
 

 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 27, 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 27, 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: Mark Weston 
B. Opening Comments (Invocation): Mark Weston 

 
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 Site Plan approval for Swoon Interior 

Design at 3086 Santa Clara Drive. April and Brian Hickman, applicants. 
 

B. Planning Commission Approval  
 

1. Approval of Wall Signs for Beans and Brews, located at 3542 Rachel Drive, Suite #104, 
in the Harmons Shopping Center. Kevin Anderson with Impact Signs, applicant.  
 

2. Approval of Walls Signs for Royal Thai Express, located at 3663 Pioneer Parkway, Suite 
#3. Quinn Hadley with Turnbow Sign and Art, applicant.   

 
6. Discussion Items 

 
A. Monument Signs 

 

mailto:contact@sccity.org
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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: October 13, 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 20th day of October 2022. 

 

____________________________ 

Jim McNulty, Planning Manager 



 

  

 

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

  
  

 

Site Plan Approval 
Summary and Recommendation 

 

Public Body: Santa Clara City Planning Commission  
Meeting Date: October 27, 2022 
Current Zone: Historic District Overlay/Mixed Use Zone 
Property Size: 0.45 acres 
Property Location: 3086 Santa Clara Drive 
Request: Site Plan Approval (Swoon Interior Design) 
Applicant Name: April & Brian Hickman 
Staff Planner: Jim McNulty 
Planning Staff Recommendation: Approve with conditions 
Meeting Type: Public Meeting 
 

PROJECT DESCRIPTION 

The applicants, April & Brian Hickman, are requesting Site Plan Approval for Swoon Interior Design.  The 
proposed plan includes converting the existing single-family home located at 3086 Santa Clara Drive into a 
business/professional office.  The main floor of the home is approximately 1,150 square feet in size, with a 
partial basement that’s approximately 300 square feet to be used for storage.  The subject property is 
approximately 0.45 acres in size. 
 
The subject property is located within a Historic District/ Mixed Use Zone.  The proposed use is permitted within 
this zoning district.  This item was reviewed by the Heritage Commission on September 1, 2022.  The Heritage 
Commission approved the applicants request to paint the outdoor trim and exterior doors a shade of blue while 
leaving the brick the original color.  Repairing and maintaining the existing wood shake shingle roof as well as 
painting the shed on the property a matching color to tie in with the building was also approved.  
 
Chapter 17.74, Historic District/Mixed Use, requires a review of the site plan layout, building design and 
materials, parking, landscaping, lighting, project signage, as well as other necessary items as needed for a 
commercial project.  Staff will further discuss the proposed project and requirements in the report. 
 
 

SITE & VICINITY DESCRIPTION  

The subject property is located at 3086 Santa Clara Drive.  The property has frontage along Santa Clara Drive and 
is located across the street (north) of the Santa Clara Merc.  Some lots in the immediate area are currently 
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utilized as single-family homes, while other properties along Santa Clara Drive are being used as commercial 
businesses. 
 

ITEMS TO ADDRESS/SITE PLAN REVIEW 

City staff has identified the following items that need to be addressed with the Site Plan Review: 
 

1. Site Plan Layout:  Business access to the site will be to the west of the building via Santa Clara Drive.  
This will include a new concrete drive approach with a 27’ driveway allowing for vehicles to make safe 
turning movements (see Site Plan).  The driveway construction will include a 4” road base, with 3” of 
grey gravel like other businesses in the area.  The required ADA parking space and unloading areas on 
either side of this space, and up to the ADA ramp will be concrete; however, the other parking spaces 
shown on the Site Plan will incorporate the same design as the driveway.  Each parking space will be 
required to have a parking stop as shown on the Site Plan.  Additionally, standard parking spaces are 
required to be 9’ x 18’.  An existing driveway access is located on the east side of the building.  City staff 
is recommending that this be signed as “Private Parking Only”. 
 

2. Building Design:  The existing home on the property is a “Period Cottage” style home originally 
constructed in 1936.  The conversion of this home to a commercial use is allowed within the Historic 
District/Mixed Use Zone.  As previously indicated, the Heritage Commission reviewed and approved the 
exterior revisions to the building.  This includes an ADA ramp on the west side of the building with an 
access door.  The applicants will be required to work with the Building Official to be compliant with all 
building code requirements. 
 

3. Required Parking:  The project is required to have a minimum of 4 parking spaces for the proposed 
business or professional office use as per Chapter 17.32.  The Site Plan includes a total of 4 parking 
spaces (including 1 ADA space) adjacent to the west side of the building as per city code.  The Site Plan 
also includes additional employee/guest parking (11 spaces) behind the building. 

 
4. Project Landscaping: The final landscape plan will be required to comply with City Ordinance #22-05 

(Water Efficient Landscaping & Conservation Standards).  The Site Plan includes a Landscape Legend 
for the project.  City staff will work with the applicants to make sure that any new landscaping proposed 
will meet city requirements.  The Site Plan also includes the location of two (2) large sycamore trees to 
remain along the property frontage. 

 
5. Outdoor Lighting:  Chapter 17.32.070 allows for parking lot light standards with a maximum height of 16 

feet (16’) using indirect, hooded light sources.  Additionally, all outdoor lighting shall not adversely 
impact surrounding businesses or residential uses.  All outdoor lighting shall be shielded and directed 
downward to avoid light spill.  The applicants are not proposing parking lot light standards. 

 
6. Project Signage:  Chapter 17.45 allows for signs in a Historic District.  At this time, the applicants have 

proposed a decorative pole sign allowed by city code.  The proposed sign is six (6) feet in height with a 
sign area of approximately 6 square feet per side (see attached drawing).  The proposed sign was 
approved by the Heritage Commission. 
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NEIGHBORHOOD RESPONSE 

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

 

STATE CODE CONSIDERATIONS 

Utah Code, Section 52-4-202 includes requirements for a Site Plan.  The city must hold at least one public 
meeting to consider a Site Plan.  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, Local Post Office & Library) 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 forwards a positive recommendation for Site Plan 
Approval to the City Council for Swoon Interior Design located at 3086 Santa Clara Drive subject to the following 
conditions:  
 

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

2. That the project be built according to the approved Site Plan as discussed in the staff report. 
3. That the “Period Cottage” style building design remain in place.  That the exterior revisions as 

approved by the Heritage Commission be allowed.  
4. That a minimum of 4 parking spaces (including 1 ADA space) be provided for the site as per Chapter 

17.32 of city code.  That the additional employee/guesting parking spaces (11 spaces) be allowed 
behind the building.  That a parking stop be put in place for each parking space. 

5. That the final landscape plan be required to comply with City Ordinance #22-05 (Water Efficient 
Landscaping & Conservation Standards).  That the two (2) large sycamore trees along the property 
frontage remain in place.  

6. That all outdoor lighting complies with Chapter 17.32 of city code. 
7. That the project signage complies with Chapter 17.45 of city code.  That the proposed decorative 

pole sign be allowed.   
8. That the applicant be required to work with the Building Official to be compliant with all building 

code requirements. 
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2603 Santa Clara Drive 
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Heritage Commission 
Summary and Recommendation 

 

Public Body: Santa Clara City Heritage Commission  
Meeting Date: September 1, 2022 
Current Zone: Historic District Overlay/Mixed Use Zone 
Property Address: 3086 Santa Clara Drive 
Applicant Name: Brian & April Hickman 
Staff Planner: Jim McNulty 
Planning Staff Recommendation: Approval with conditions 
 

PROJECT DESCRIPTION 

The applicants, Brian & April Hickman, are proposing to convert the existing single-family home located at 3086 
Santa Clara Drive into an Interior Design Studio (April Hickman Design) business to be known as Swoon.  The 
main floor of the home is approximately 1,200 square feet in size, with a partial basement that’s approximately 
300 square feet to be used for storage.  The Hickman’s plan to keep the original hardwood floors; however, a 
good amount of interior remodeling (see narrative) is proposed for the future business.   
 
The Hickman’s plan to paint the outdoor trim and exterior doors a shade of blue (SW Cyberspace) while leaving 
the brick the original color.  The applicants also propose to repair the existing wood shake shingle roof as well as 
painting the shed a matching color to tie in with the building. 
 
Access to the property will be off Santa Clara Drive.  There is an existing residential driveway along the east side 
of the home.  A second access for the building is proposed along the west side of the site (see concept plan).  
This includes a 25’ paved driveway with 6 parking spaces.  One (1) ADA parking space will be required for the 
business.  An ADA ramp providing access into the building will also be required.  These items will be reviewed by 
both the Planning Commission and City Council during a required Site Plan review process. 
 
As per Section 17.76.060(E) of City Code, one of the duties of the Heritage Commission is to act as the Design 
Review Committee for new construction, remodeling, or new signs within the Historic District.  Additionally, the 
Santa Clara Historic District Design Guidelines, approved by the City Council in June 2017 provide various 
examples of home designs/styles within the Historic District. 
 
This existing home on the property appears to be a “Period Cottage” style home originally constructed in 1936.  
The conversion of this home to a commercial use is permitted within the Historic District Overlay/Mixed Use 
Zone.  The applicants will be required to work with the city Building Official to be complaint with all code 
requirements.  More specific information will be required during the Site Plan review process. 

Staff Report 
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Item J within the Design Guidelines addresses color.  The applicants plan includes painting the outdoor trim and 
exterior doors a shade of blue while leaving the brick the original color.  They also propose to paint the shed a 
matching color as well as repairing the existing wood shake shingle roof.  Additional information will be 
presented by the applicants at the Heritage Commission meeting. 
 
 

SITE & VICINITY DESCRIPTION  

The subject property is located at 3086 Santa Clara Drive.  The property has frontage along Santa Clara Drive and 
is located across the street (north) of the Santa Clara Merc.  Some lots in the immediate area are currently 
utilized as single-family homes, while other properties along Santa Clara Drive are being used as commercial 
businesses.  
 

PLANNING STAFF RECOMMENDATION 

Planning Staff recommends that the Heritage Commission approve the proposed application for the building 
located at 3086 Santa Clara Drive subject to the following conditions:  
 

1. That the applicants be allowed to paint the outdoor trim and exterior doors of the building as 
presented to the Heritage Commission.   

2. That the applicants be allowed to repair the wood shake shingle roof and paint the shed a matching 
color as presented to the Heritage Commission. 

3. That the applicants work with the Building Official to meet all code requirements. 
4. That the applicants proceed with the Planning Commission and City Council as required by city code. 
5. That the applicants come back to the Heritage Commission if additional changes to the building 

elevations, materials, and colors are proposed. 
 

  



& Swoon Home & Gift
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Wall Signs Approval 
Summary and Recommendation 

 

Public Body: Santa Clara City Planning Commission  
Meeting Date: October 27, 2022 
Current Zone: Planned Development Commercial, PDC 
General Plan Designation: Main Street Commercial 
Property Location: 3542 Rachel Drive, Suite #104 (Harmon’s Shopping Center) 
Request: Approval of Wall Signs for Beans & Brews 
Applicant Name: Kevin Anderson (Impact Signs) 
Staff Planner: Jim McNulty 
Planning Staff Recommendation: Approve with conditions 
Meeting Type: Public Meeting 
 

PROJECT DESCRIPTION 

The applicant, Kevin Anderson, is requesting Wall Sign Approval for the Beans & Brews located at 3542 Rachel 
Drive, Suite #104.   The Santa Clara City Sign Ordinance, Chapter 17.44, states that wall signs are allowed in the 
Planned Development Commercial, PDC Zone subject to Planning Commission approval.  This business will be in 
the commercial building on Pad A of the Harmon’s Shopping Center.  Beans & Brews will be the first tenant, with 
Roxberry Juice and Great Clips coming soon.  
 
A total of three (3) wall signs are proposed for this business.  Section 17.44.090C indicates 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 which indicate that 10% would allow for larger wall signs than proposed.  The west 
building elevation wall sign (facing Rachel Drive) is proposed at 78 square feet.  This wall sign includes 
illuminated white letters with smaller pin mounted white letters below.  The east building elevation wall sign 
(facing the parking lot) is proposed at 46.5 square feet.  This wall sign includes illuminated white letters with 
smaller pin mounted white letters below.  The south building elevation wall (includes a pick-up window) is 
proposed at 40.25 square feet.  This wall sign includes illuminated white letters with smaller pin mounted white 
letters below.   The proposed signs meet the standards for wall signs as per city code.  
 

ISSUES OF CONCERN/PROPOSED MITIGATION 

No items of concern have been identified for this application.   
 

Staff Report 
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PLANNING STAFF RECOMMENDATION 

Planning Staff recommends that the Planning Commission approve the proposed Wall Signs for the Beans & 
Brews located at 3542 Rachel Drive, Suite #104 subject to the following conditions:  
 

1. That the west building elevation wall sign be allowed at 78 square feet with illuminated white letters. 
2. That the east building elevation wall sign be allowed at 46.5 square feet with white illuminated letters. 
3. That the south building elevation wall sign be allowed at 40.25 square feet with white illuminated 

letters. 
4. That a building permit be applied for and obtained prior to placement of the wall signs on the building. 
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WHITE ACRYLIC FACES, BLACK TRIMCAP AND BLACK 
RETURNS. INTERNALLY ILLUMINATED WITH WHITE LEDS
MOUNTED FLUSH TO WALL

COFFEE HOUSE LETTERS
MANUFACTURE & INSTALL
(1) SET OF PIN MOUNTED LETTERS
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A. MANUFACTURE AND INSTALL (2) ILLUMINATED D/F DIRECTIONAL CABINET DISPLAYS.
B. CABINET TO BE ALUMINUM CONSTRUCTION. BACK RETURNS AND 1” RETAINER
TO BE PAINTED BLACK. FACES TO BE ACRYLIC WITH DIGITALLY PRINTED VINYL GRAPHICS 
WITH LAMINATE
C. BASE TO BE ALUMINUM CONSTRUCTION PAINTED BLACK
D. INSTALL ON SITE ACCORDING TO CUSTOMER
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OPTION 1 OPTION 2
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Wall Signs Approval 
Summary and Recommendation 

 

Public Body: Santa Clara City Planning Commission  
Meeting Date: October 27, 2022 
Current Zone: Planned Development Commercial, PDC 
General Plan Designation: Main Street Commercial 
Property Location: 3663 Pioneer Parkway, Suite #3 
Request: Approval of Wall Signs for Royal Thai Express 
Applicant Name: Quinn Hadley (Turnbow Signs) 
Staff Planner: Jim McNulty 
Planning Staff Recommendation: Approve with conditions 
Meeting Type: Public Meeting 
 

PROJECT DESCRIPTION 

The applicant, Quinn Hadley, is requesting Wall Sign Approval for the Royal Thai Express located at 3663 Pioneer 
Parkway, Suite #3.   The Santa Clara City Sign Ordinance, Chapter 17.44, states that wall signs are allowed in the 
Planned Development Commercial, PDC Zone subject to Planning Commission approval.  This business is in the 
commercial building that currently has a Quench IT and Aloe Urgent Care in place. 
 
A total of two (2) wall signs are proposed for this business.  Section 17.44.090C indicates 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 which indicate that 10% would allow for a wall sign of 72 square feet per building side; however, 
each proposed wall sign is 48 square feet (4’ x 12’) in size.  The front building elevation facing south includes a 
wall sign that is illuminated.  As a result, staff will recommend that this sign be turned off nightly to be less 
impactful to adjacent residents.  The rear elevation (street side along Pioneer Parkway) faces north and includes 
an illuminated sign with red and white lettering.  The proposed signs meet the standards for wall signs as per 
city code. 
 

ISSUES OF CONCERN/PROPOSED MITIGATION 

City staff is concerned with the front building elevation (south facing) wall sign as proposed.  It includes 
illumination that’s red and white.  City staff recommends that this sign be turned off nightly at the close of 
business or no later than 10:00 PM.  Additionally, the wall signs were previously placed on the building without 
a permit. 

Staff Report 



               Request: Royal Thai Express                                            
 

Wall Sign Approval  Page 2 of 2 

PLANNING STAFF RECOMMENDATION 

Planning Staff recommends that the Planning Commission approve the proposed Wall Signs for the Royal Thai 
Express located at 3663 Pioneer Parkway, Suite #3 subject to the following conditions:  
 

1. That the two (2) wall signs (north and south) do not exceed 48 square feet in size per wall sign. 
2. That the front elevation wall sign facing south which is illuminated (red and white) be turned off nightly 

at the close of business or no later than 10:00 PM. 
3. That the rear elevation (north/street side) wall sign be allowed to be illuminated with red and white 

lettering. 
4. That a building permit be applied for and obtained prior to obtaining a CO (with the Building 

Department) as the signs were placed on the building without a permit. 
 

 
  



3663 Pioneer Pkwy Suite #3 
909-706-0447
435-986-4211
         5005311-5501 

Royal Thai Express
Turnbow Sign & Arts Inc.
1033 E 770 N. St. George, UT 84770 

x

Quinn Hadley/Turnbow Sign & Arts Inc.

9-13-22

48 (x2)                                                                              $10,000



Royal Thai Cuisine Express

Attn: Paul/Fa 

1-27- 2022

3663 Pioneer Pkwy

Santa Clara, UT 84765 

Chad C.

Chad C.

RTCECL1

Manufacture and install (2) sets pan channel letters.

White (2447)/Red .177”plex faces.

5” deep black returns.

1” chrome trim cap

White/Red Principal LED (3100KV) lighting.

Mounted to custom black .080 aluminum panel frame.

Remote located 60w power supplies.

UT Contractors License #5005311-5501
NV Contractors License #0077703

Front Elevation

Existing                                                      Proposed                          Night view

144”
4
8
"

Wood/ stucco wall 5” deep aluminum pan channel letters/logo

Internally illuminated w/LED
raceway mounted to wall.

60w 12v
class 2 LED power supplies

existing 120v power
provided by customer

Panel finish to be satin black

24
’

30’

Tenant space:

Sign: 48” x 144” = 48 Sq Ft.

Building: 24’ x 30’ = 720 Sq Ft.
20% = 144 Sq. Ft.
10% = 72 Sq. Ft.

89



Royal Thai Cuisine Express

Attn: Paul/Fa 

1-27- 2022

3663 Pioneer Pkwy

Santa Clara, UT 84765 

Chad C.

Chad C.

RTCECL1

Manufacture and install (2) sets pan channel letters.

White (2447)/Red .177”plex faces.

5” deep black returns.

1” chrome trim cap

White/Red Principal LED (3100KV) lighting.

Mounted to custom black .080 aluminum panel frame.

Remote located 60w power supplies.

UT Contractors License #5005311-5501
NV Contractors License #0077703

Back Elevation

144”
4
8
"

Wood/ stucco wall 5” deep aluminum pan channel letters/logo

Internally illuminated w/LED
raceway mounted to wall.

60w 12v
class 2 LED power supplies

existing 120v power
provided by customer

Panel finish to be satin black

Sign: 48” x 144” = 48 Sq Ft.

Building: 24’ x 30’ = 720 Sq Ft.
20% = 144 Sq. Ft.
10% = 72 Sq. Ft.

89

Existing                                                      Proposed                          Night view
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’
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Tenant space:
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SANTA CLARA CITY PLANNING COMMISSION 
MEETING MINUTES 
2603 Santa Clara Drive 

Thursday, October 13, 2022 
 
Present: Mark Weston, Chair 
 Ryan Anderson 
 Logan Blake 
 James Call 
 Shelly Harris 
 Mark Hendrickson 
 Mark Weston 
 Curtis Whitehead 
  
 Staff: Jim McNulty, Planning and Economic Development Manager  
 Selena Nez, Executive Assistant 
   
1. Call to Order. 
 
Chair Mark Weston called the meeting to order at 5:30 p.m.     
 
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. 
 
5. General Business. 

 
A. Recommendations to City Council. 

 
i. 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. 

 
Planning and Economic Development Manager, Jim McNulty, presented the Staff Report and 
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stated that the request was to consider preliminary plat approval for the Lindsey Estate 
Subdivision.  Mr. McNulty explained that the subdivision plat includes a total of five single-family 
lots on a 6.47-acre property.  The Residential Agriculture (“RA”) Zone requires a minimum lot 
size of one-half acre.  The proposed lots range in size from 0.65 to 1.32-acres for an average lot 
size of one acre.  The project density equates to 0.77 dwelling units per acre, which includes the 
required public streets, which would result in it being a Low-Density Residential project.  The lots 
proposed for the project will be required to meet the area, width, and yard requirements as per 
Section 17.60.050 of the City ordinance. 
 
Mr. McNulty presented photos of the property and reported that it is currently being used for 
agricultural purposes.  Access will be via Riverwood Lane and Vineyard Drive, a 50-foot public 
roadway, and a cul-de-sac providing access to Lots 1 and 2.  The preliminary plat includes three 
common areas.  One is adjacent to Lot 5, another is adjacent to an existing single-family home in 
the Cottonwood Creek #3 Subdivision, and the third is adjacent to Road A.  Staff recommended 
that an HOA be formed to maintain the common areas with each being labeled on the plat.  
Mr. McNulty stated that Public Utility Easements (“PUE”) are required to be shown on the plat.  
The applicant will be required to work with City staff to ensure that all PUEs are correct.  A 
secondary water connection is required along with a final mylar with signature blocks at final plat 
approval.  Staff recommended that the Planning Commission recommend approval of the 
Preliminary Subdivision Plat for the Lindsey Estate Subdivision to the City Council subject to the 
conditions set forth in the Staff Report.  
 
Commissioner Anderson asked if the common area will have tree-lined streets and a sidewalk.  
Jared Bates from Rosenberg Associates reported that the common area along Lot 5 will be an 
entrance or have a sign and will be landscaped.  He added that there will be landscaping along Lots 
1, 2, 3, and 4 on Road A, and potentially some trees.  
 
Commissioner Hendrickson expressed support for the project.  He stated that he looked at the 
property and had no concerns. 
 
Commissioner Whitehead moved to recommend that the City Council consider Preliminary 
Plat Approval of the Lindsey Estate Subdivision subject to the following conditions: 
 

1. The applicant shall be required to comply with the recommendations from all 
City reviewing departments. 
 

2. The applicant shall be required to install public street improvements (50-foot 
cross-section) which meet City standards.  Public street improvements shall 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’.  The 
applicant shall be required to form an HOA for the maintenance of the 
common areas. 
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4. The applicant shall be required to connect/install secondary water for outdoor 

water use for each building lot and the common areas. 
 
5. The applicant shall provide a Will-Serve Letter from the Washington County 

Water Conservancy District (“WCWCD”) or other required verification for 
culinary water prior to plat recordation. 

 
6. The applicant shall be required to submit a final subdivision plat application 

prior to final plat recordation. 
 

Commissioner Anderson seconded the motion. The motion passed with the unanimous 
consent of the Commission.  
 

B. Planning Commission Approval. 
 

i. Planning Commission Review of a Project Plan Amendment for 
Harmons Alumni Creamery, located in the Harmons Subdivision and 
North of Pioneer Parkway.  Kristen Voros, Applicant.  

 
Mr. McNulty presented the Staff Report and stated that the request is to consider approval of a 
Project Plan Amendment for Harmons Alumni Creamery.  The Harmons store is the anchor tenant 
for the site.  The proposed Alumni Creamery will be located within the Harmons Building on the 
east end.  The space was intended to have up to three retail users.  Since the Sleep Better Mattress 
Store fills two-thirds of the space, the Alumni Creamery will occupy the last remaining retail unit.  
 
Mr. McNulty shared renderings showing the proposed location of the Alumni Creamery.  The Site 
Plan showed queueing for four cars.  Staff had been working with the applicant to enlarge the 
queuing area.  He explained that there is room for a vehicle to pull out of the site and turn left or 
right, however, staff wanted to enable a few more vehicles to stack.  Mr. McNulty noted that the 
issue was discussed at the most recent Technical Review Committee (“TRC”) Meeting.  Staff 
suggested, and Harmons agreed, to add queuing for two additional vehicles in the eastern driveway 
and paint a solid line along with “Drive-Thru” and an arrow on the asphalt.  
 
Mr. McNulty reported that if the Planning Commission is willing to approve the Project Plan 
Amendment, the landscaping will be required to be put back in.  Harmons originally thought the 
request could be approved through the issuance of Building Permits; however, because it is in a 
Planned Development Commercial Zone, a Project Plan Amendment is required.  Staff 
recommended the Planning Commission approve the request subject to the conditions set forth in 
the Staff Report.  
 
Commissioner Harris asked for clarification on the exit lane.  Mr. McNulty explained that the 
Public Works Director and others reviewed it and determined that it needs to remain open because 
there are cars that use it on occasion.  For that reason, the eastern portion of the drive aisle will be 
divided from the western portion. 
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Commissioner Blake suggested signage be required that reads “Do Not Block” since there could 
be blockages with vehicles queuing on the opposite side of the road.  Mr. McNulty agreed. 
 
Commissioner Blake also asked about the minimum landscaping standards.  Mr. McNulty stated 
that the minimum landscape requirement is 30% but this project exceeds that and is closer to 40%. 
 
Commissioner Whitehead expressed concern that the drive-thru lane has a bend that would make 
it difficult for a large vehicle to use.  Mr. McNulty agreed and stated that customers can always 
park and walk in.  Frank Lundquist, Harmon’s Vice President of Store Development, informed 
him that Harmons does not want to remove any more parking or landscaping than necessary and 
there is ample parking on the site.  
 
Commissioner Whitehead brought up the idea of flattening the area of the drive-thru before the 
turn-out where the island starts to bend, which will make it easier for large vehicles to exit the 
drive-thru without jumping the curb. 
 
Commissioner Hendrickson pointed out that it is not 12 feet across but does widen to 18 feet.  He 
did not think it would be a major issue because it is a 24-inch curb and gutter.  The radius to turn 
is 18 feet.  Commissioner Blake agreed that because the radius to turn is 18 feet he did not think 
there would be any significant issues.  There was a consensus among the Commissioners that 
adding “Do Not Block” striping would be necessary. 
 
Commissioner Hendrickson moved to recommend that the Planning Commission 
APPROVE the proposed Project Plan Amendment for the proposed Alumni Creamery, 
subject to the following: 
 
Conditions: 
 

1. The applicant (Harmons/Alumni Creamery) shall be allowed to construct a 
drive-thru on the east end of the building. 
 

2. The applicant shall provide 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. The applicant shall provide landscaping in compliance with City ordinance 

#2022-05. 
 
4. The applicant shall be required to obtain a building permit before work 

commences. 
 
5. The applicant shall be required to add “Do Not Block” striping. 
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Finding: 
 

1. The amendment does not alter other aspects of the plan, including traffic 
circulation, a mixture of use types, or general physical layout. 

 
Commissioner Harris seconded the motion.  The motion passed with the unanimous consent 
of the Commission.  

 
6. Discussion Items. 
 

A. None. 
 
7. Approval of Minutes.  

 
A. Request Approval of the Regular Meeting Minutes – September 8, 2022. 

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

 
The Planning Commission Meeting adjourned at 6:01 p.m. 
 
 
 
__________________________________ 
Jim McNulty 
Planning Manager 
 
Approved:        
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