
 

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

 
NOTICE OF PUBLIC MEETING 

PLANNING COMMISSION 
 

Planning Commission 
October 13, 2022 @ 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, October 13, 2022, commencing at 5:30 PM. The meeting will be 
broadcasted via YouTube linked on our website at https://sccity.org/meetings. 
 

The agenda for the meeting is as follows: 

1. Call to Order 
 

2. Opening Ceremony 
 

A. Pledge of Allegiance: James Call 
B. Opening Comments (Invocation): James Call 

 
3. Communications and Appearances 

 
4. Working Agenda 

 
A. Public Hearing 

 
1. None 

 
5. General Business  

 
A. Recommendation to City Council 

 
1. Recommendation to the City Council to consider Preliminary Plat approval for Lindsey 

Estate Subdivision. Located south of Vineyard Drive and east of Riverwood Lane. Jason 
Lindsey, applicant. 
 

B. Planning Commission Approval  
 

1. Planning Commission Review of a Project Plan Amendment for Harmon’s Alumni 
Creamery, located in the Harmons Subdivision and north of Pioneer Parkway. Kristen 
Voros, applicant.  

 
6. Discussion Items 

 
A. None 
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 2603 Santa Clara Drive, Santa Clara, Utah 84765 
 Phone (435) 673-6712    Fax (435) 628-7338   

7. Approval of Minutes 
 

A. Request Approval of Regular Meeting minutes: September 8, 2022 
 
 

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

 
 

Posted this 6th day of October 2022. 

 

____________________________ 

Jim McNulty, Planning Manager 



 

  

 

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

  
  

 

Preliminary Subdivision Approval  
Summary and Recommendation 

 

Public Body: Santa Clara Planning Commission  
Meeting Date: October 13, 2022 
Current Zone: RA Single-Family Zone 
General Plan Designation: Very Low Density Residential 
Property Address: South of Vineyard Drive and east of Riverwood Lane 
Request: Lindsey Estate Subdivision, Preliminary Plat Approval 
Applicant Name: Jason Lindsey 
Staff Planner: Jim McNulty 
Planning Staff Recommendation: Approval with conditions 
Meeting Type: Public Meeting 
 

PROJECT DESCRIPTION 

The applicant, Jason Lindsey, is requesting Preliminary Plat Approval for the Lindsey Estate Subdivision.  This 
subdivision plat includes a total of five (5) single-family lots.  The subject property is 6.47 acres in size.  The 
Residential Agriculture, RA Zone requires a minimum lot size of ½ an acre (21,780 sq. ft. minimum).  The 
proposed lots range in size from 28,132 sq. ft. (0.65 acres) to 57,389 sq. ft. (1.32 acres) for an average lot size of 
1-acre (43,560 sq. ft.).  The project density equates to 0.77 dwelling units/acre which includes the required 
public streets. 
 
The five (5) single-family lots proposed for the project will be required meet the area, width, and yard 
regulations as per Section 17.60.050 of city ordinance.  The property owner intends to build a single-family 
home on one of the proposed lots, with other lots being available for purchase.  Currently, the property is being 
used for agricultural purposes (see attached photos).  
 
Ingress/Egress to the site will be provided via Vineyard Drive and Riverwood Lane.  The preliminary plat includes 
two (2) common areas adjacent to these two access points.  The third common area is adjacent to Road A (west) 
on the preliminary plat.  The applicant will be required to form an HOA allowing for maintenance of the 
common areas. 
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SITE & VICINITY DESCRIPTION  

The subject property is located directly south of Vineyard Drive and east of Riverwood Lane.  Major cross streets 
in the vicinity include Vineyard Drive, Heights Drive, and Santa Clara Drive.  

 

PRELIMINARY REVIEW ITEMS/PROPOSED MITIGATION 

City staff has identified the following preliminary review items that need to be addressed at this time: 
 

1. Public Streets & Dedication:  All required public street improvements must meet city standards and be 
installed or bonded for prior to Subdivision Plat Recordation.  The public streets required for this 
subdivision include a 50-foot cross-section as per the preliminary plat.   Additionally, full street 
improvements are required for the Lot 5 frontage along Vineyard Drive. 

 
2. Common Areas:  The preliminary plat includes three (3) common areas.  One is adjacent to Lot 5, one is 

adjacent to an existing single-family home in a different subdivision (Cottonwood Creek #3), and one is 
adjacent to Road A.  City staff recommends that an HOA be formed to maintain these two areas.  Staff 
further recommends that each common area be labeled on the plat (e.g., Common Area ‘A’ and 
Common Area ‘B’). 
 

3. Secondary Water Availability:  The applicant will be required to connect/install secondary water for 
outdoor water use for each building lot and the common areas. 
 

4. Public Utility Easements:  The preliminary plat includes public utility easements.  It’s city staff’s 
understanding that the public utilities will be located within the front yard setback; however, a 15’ 
easement is shown within Lot 1.  The applicant will be required to work with city staff to make sure all 
public utility easements are correct. 

 
 
 

NEIGHBORHOOD RESPONSE 

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

REVIEWING DEPARTMENTS 

DEPARTMENT: Building 
Recommendations: A geotechnical report will be required for all lots within the subdivision at the time of 
building permit submittal. 
Required Revisions: None at this time. 
 
DEPARTMENT: Parks & Trails 
Recommendations: N/A 
Required Revisions: N/A 
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DEPARTMENT: Police & Fire 
Recommendations: N/A 
Required Revisions: N/A 
 
DEPARTMENT: Power 
Recommendations: Public Utility Easements (PUE’s) are required. 
Required Revisions: None at this time. 
 
DEPARTMENT: Public Works 
Recommendations: Public Utility Easements (PUE’s) are required to be shown on the plat.  A secondary water 
connection is required.  A final mylar with signature blocks is required after final plat approval. 
Required Revisions: None at this time. 
 
 

STATE CODE CONSIDERATIONS 

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

PLANNING STAFF RECOMMENDATION 

Planning Staff recommends that the Planning Commission recommends approval of the Preliminary Subdivision 
Plat for the Lindsey Estate Subdivision to the City Council subject to the following conditions:  
 

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

2. That the applicant be required to install public street improvements (50-foot cross-section) which 
meet city standards.  That public street improvements be required for the Lot 5 frontage along 
Vineyard Drive as well.  That the public street improvements be installed or bonded for prior to 
subdivision plat recordation. 

3. That the three (3) common areas included on the preliminary plat be identified as Common Area ‘A’, 
Common Area ‘B’, and Common Area ‘C’.  That the applicant be required to form an HOA for the 
maintenance of the common areas. 

4. That the applicant be required to connect/install secondary water for outdoor water use for each 
building lot and the common areas. 

5. That the applicant provides a will-serve letter from the WCWCD or other required verification for 
culinary water prior to plat recordation. 

6. That the applicant be required to submit a final subdivision plat application prior to final plat 
recordation. 
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Project Plan Amendment 
Summary and Recommendation 

 

Public Body: Santa Clara City Planning Commission  
Meeting Date: October 13, 2022 
Current Zone: PDC 
General Plan Designation:  Main Street Commercial 
Property Location: Approx. 3520 Pioneer Parkway 
Request: Project Plan Amendment (Alumni Creamery) for Harmon’s Center 
Applicant Name: Kristen Voros (representing Harmon’s) 
Staff Planner: Jim McNulty 
Planning Staff Recommendation: Approval with conditions 
Meeting Type: Public Meeting 
 

PROJECT DESCRIPTION 

The applicant, Kristen Voros (representing Harmon’s), is requesting a Project Plan Amendment for the proposed 
Alumni Creamery.  The existing Harmon’s Shopping Center development commenced in 2014-2015 (site plan 
attached).  Several pad sites have developed on the site as well and include retail tenants such as Café Rio, Mo 
Bettah’s, Tag-N-Go carwash and many others.  Currently, Pad A is under construction and will include a Beans 
and Brews, Roxberry, and a Great Clips.  The Harmon’s store is the anchor tenant for this site. 
 
The proposed Alumni Creamery would be located within the Harmon’s building (east end of building).  The 
Alumni Creamery would occupy the last retail space available and adjacent to the new Sleepbetter Mattress 
Store. 
 
Section 17.68.070 of city code allows for Project Plan Amendments and includes the following: 
 

“The Planning Commission may approve an amendment to a previously approved project plan if: the 
proposed amendment does not alter any approved site development regulations of the plan and does 
not materially alter other aspects of the plan, including traffic circulation, mixture of use types, or 
general physical layout.” 

 
A proposed site plan (Sheet C1.1) has been included.  The changes to the site would include removal of a portion 
of the existing landscape improvements on the east side of the building adjacent to the eastern delivery 
driveway.  A drive-thru with queuing for four (4) vehicles would be constructed next to the building, along with 
queuing for two (2) additional vehicles within the eastern driveway.  This would include a solid painted line 
along with “Drive-Thru” and an arrow being painted on the asphalt to direct traffic.  The remainder of this area 
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will be landscaped as per the submitted plans (Sheet L1.1).  Changes to the building include the installation of a 
drive-thru window and service/delivery door with a walkway access.  The applicant will be required to work with 
the Building Official to obtain a permit addressing these changes. 
 

ISSUES OF CONCERN/PROPOSED MITIGATION 

City staff discussed this proposal with the applicant at a recent TRC meeting.  Providing some drive-thru queuing 
for vehicles next to the building, and access from the eastern deliver driveway with additional vehicle queuing 
was discussed along with Building Code requirements. It was decided that the applicant could proceed with the 
proposed application to amend the Project Plan. 
 

PLANNING STAFF RECOMMENDATION 

Planning Staff recommends that the Planning Commission approve the proposed Project Plan Amendment for 
the proposed Alumni Creamery subject to the following conditions:  
 

1. That the applicant (Harmon’s/Alumni Creamery) be allowed to construct a drive-thru on the east 
end of the building. 

2. That the applicant provides queuing for four (4) vehicles in the drive-thru next to the building, with 
queuing for two (2) additional vehicles within the eastern driveway.  That a solid painted line along 
with “Drive-Thru” and an arrow be painted on the asphalt. 

3. That the applicant provides landscaping in compliance with city ordinance #2022-05. 
4. That the applicant be required to obtain a building permit before work commences. 

 
With the following finding: 
 

1. The amendment does not alter other aspects of the plan, including traffic circulation, mixture of use 
types, or general physical layout. 
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SANTA CLARA CITY PLANNING COMMISSION 
MEETING MINUTES 
2603 Santa Clara Drive 

Thursday, September 8, 2022 
 
Present: Curtis Whitehead, Vice-Chair 
 Shelly Harris 
 James Call 
 Mark Hendrickson 
   
 Staff: Jim McNulty, Planning and Economic Development Manager  
 Cody Mitchell, Building Official 
 Selena Nez, Executive Assistant 
   
Excused: Mark Weston 
 Logan Blake 
 Ryan Anderson 
   
1. Call to Order. 
 
Vice Chair Whitehead called the meeting to order at 5:31 p.m.  James Call led the pledge of 
allegiance and gave the invocation.  
 
2. Opening Ceremony. 
 

A. Pledge of Allegiance:  James Call. 
 

B. Opening Comments (Invocation):  James Call. 
 
3. Communications and Appearances. 
 
There were no communications or appearances.   
 
4. Working Agenda. 
 

A. Public Hearing. 
 

i. None. 
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5. General Business. 
 
A. Planning Commission Approval. 

 
i. Approval of Wall Signs for Aloe Urgent Care, located at 3663 Pioneer 

Parkway, Suites 1 and 2.  Chad Christensen with Turnbow Sign and 
Art, Representing. 

 
Planning and Economic Development Manager, Jim McNulty presented the staff report and stated 
that the request was for approval of a wall sign for Aloe Urgent Care to be located at 3663 Pioneer 
Parkway.  It currently houses Quench It and Royal Thai.  Aloe Urgent Care will utilize two of the 
suites in the building.  The applicant is Chad Christensen.  City ordinance specifies that wall signs 
are allowed in the Planned Development Commercial (“PDC”) Zone subject to Planning 
Commission approval. 
 
A total of three wall signs were proposed for the business.  Section 17.44.090 (C) states that wall 
signs may not exceed 10% of the total square footage of the wall on which the wall sign is placed.  
The applicant has provided calculations that indicate that 10% would allow for a wall sign of 72 
square feet per building side.  The wall sign on the front of the building will not be illuminated as 
it faces single-family homes to the south.  The side and back elevations will both have illuminated 
signs with white lettering.  The proposed signs meet the standards for wall signs as per City Code.  
Staff recommended approval of the request subject to the conditions set forth in the staff report. 
 
Commissioner Hendrickson asked if the signs will be on all night or go off at a certain time.  It 
was noted that they will be on a timer. 
 
Vice-Chair Whitehead asked if there will be a monument sign along the road.  Mr. McNulty 
explained that Aloe Urgent Care plans to install a monument sign but the City will make sure that 
the sign is shared as there are three users in the building.  The City will want to see plans for the 
sign before it is approved.  There will be another monument sign for the building to the west.  
 
Commissioner Hendrickson moved to APPROVE the proposed Wall Signs for Aloe Urgent 
Care located at 3663 Pioneer Parkway, Suites 1 & 2, subject to the following conditions:  
 

1. That the three (3) wall signs do not exceed 42 square feet in size per wall sign. 
 

2. That the front elevation wall sign facing south be non-illuminated. 
 
3. That the side elevation (back wall) wall sign and rear elevation (street side) 

wall sign be allowed to be illuminated with white lettering. 
 
4. That a Building Permit be applied for and obtained prior to placement of the 

wall signs on the building. 
 
Commissioner Harris seconded the motion.  The motion passed with the unanimous consent 
of the Commission. 
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Commissioner Hendrickson asked why no approval is required for monument signs.  Mr. McNulty 
explained that it was likely an oversight in the Code, however, the City is working to get it updated.  
The construction design standards and the subdivision ordinance are a priority but the City is 
planning on updating the Code for that. 
 
6. Discussion Items. 
 

A. Brief Overview of Title 16, Subdivisions. 
 
Mr. McNulty reported that the City has been asked to update Title 16-Subdivisions.  The City is 
also currently working on the Construction Design Standards.  The Design Standards are 
mentioned in the Subdivision Ordinance and they will need to correlate.  As a result, the references 
need to be added and revised.  It has been in the works for several months with input from the 
Mayor, Mr. McNulty, the City Engineer, the Public Works Director, and other City staff as needed.  
It will likely come before the Planning Commission in October and be adopted by the City Council 
in November. 
 
Some items need to be amended in the Subdivision Ordinance.  Many of the changes relate to 
water efficiency.  New policies will take effect as of the first of the year and the cities will be asked 
to add some of these policies to the Subdivision Ordinance.   
 
Another item of concern in addition to water was Preliminary Plat approval.  In many cities, once 
a developer gets Preliminary Plat Approval they can begin making horizontal improvements such 
as streets, curb and gutter, and utilities.  Later, they can come back and post a bond to guarantee 
the improvements.  The Water Conservancy District recognizes a preliminary plat approval for 
one year.  They cannot guarantee the water for the development for longer than 12 months if the 
plat has not been recorded and the developer would have to request an extension with the City and 
the Water Conservancy District.  Developers will likely phase projects into smaller portions to 
accommodate this new ruling. 
 
The City will address this issue with the Preliminary Plat requirements as well as in the Final Plat 
language.  There will also be language added regarding vesting and entitlements.  The City’s 
Subdivision Ordinance is currently 39 to 40 pages long so there is much to review and update.  
There are general provisions, definitions, approvals, and preliminary plat requirements and 
procedures.  These revisions will come before the Planning Commission before the end of the year, 
possibly by October with a final draft being adopted in November.  There will be additional 
language stating that the Preliminary Plat does not constitute vesting of development rights and 
language for approval procedures for the Final Plat, stating that the requirements will be similar to 
the Preliminary Plat requirements and must be recorded within one year of City approval.  That 
language will be important because the water will only be guaranteed for one year. 
 
Commissioner Harris asked about water rights once the Final Plat is recorded.  There are 
limitations on water rights even after Final Plat recordation.  For that reason, the Water 
Conservancy District is conducting workshops and discussions with homebuilders and developers 
to help them understand the limitations.  The City has provisions with the Final Plat but the 



 

Santa Clara City Planning Commission Meeting – 09/08/22 4 

developer will need to continue working with the Water Conservancy District to maintain the water 
rights. 
 
Discussion continued regarding the new rules with the Water Conservancy District and the 
limitations surrounding development such as renewing water rights until the lot is sold and 
maintaining fees on the lot if no structure has been constructed within a certain amount of time.  
Additional regulations will need to be followed now with respect to water as it is a diminishing 
commodity.  The City is working to add the language for these regulations to the subdivision 
process.   
 
Mr. McNulty stated that in addition to the water issues, he is working to update the design and 
construction standards.  These updates will involve the Public Works Department and the City’s 
legal counsel.  Performance guarantees will also be addressed.  A collective effort will be required 
from various City entities to ensure that the document is finalized by the end of the year.  
Mr. McNulty reported that Titles 16 and 17 deal with Land Use.  Since the Planning Commission 
is the Land Use Authority, these changes will come first.  Other parts of the ordinance can be 
modified by the City Council. 
 
Commissioner Hendrickson asked if information for these changes comes from the Utah League 
of Cities and Towns (“ULCT”).  Mr. McNulty explained that the ULCT looks at other cities and 
what they have done and customizes the document for Santa Clara City specifically.  Mr. McNulty 
reminded the Commissioners that there will not be a meeting in two weeks due to Swiss Days.  
The next meeting is scheduled for October 13, 2022. 
 
7. Approval of Minutes.  

 
A. Request Approval of the Regular Meeting Minutes – August 25, 2022. 

 
Commissioner Hendrickson moved to APPROVE the minutes of the August 25, 2022, Santa 
Clara Planning Commission Regular Meeting.  Commissioner Whitehead seconded the 
motion.  The motion passed with the unanimous consent of the Commission. 
 
8. Adjournment 

 
The Planning Commission Meeting adjourned at 6:00 p.m. 
 
 
 
__________________________________ 
Jim McNulty 
Planning Manager 
 
Approved:        
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