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SANTA CLARA CITY PLANNING COMMISSION 
MEETING MINUTES 
2603 Santa Clara Drive 

Thursday, December 15, 2022 
 

Present: Mark Weston, Chair 
 Ryan Anderson 
 Logan Blake 
 James Call (via Zoom) 
 Mark Hendrickson 
 Shelly Harris 
 Curtis Whitehead 
  
 Staff: Jim McNulty, Planning and Economic Development Manager  
 Selena Nez, Deputy City Recorder 
 Cody Mitchell, Building Official  
 Matt Ence, City Attorney 
  
1. Call to Order. 
 
Chair Mark Weston called the meeting to order at 5:30 p.m.     
 
2. Opening Ceremony. 
 

A. Pledge of Allegiance:  Curtis Whitehead. 
 

B. Opening Comments (Invocation):  Curtis Whitehead. 
 
3. Communications and Appearances. 
 
There were no communications or appearances.   

 
4. Working Agenda. 
 

A. Public Hearing. 
 
i. Consider a Proposed General Plan Amendment for Property located at 

approximately 2900 Pioneer Parkway (Parcel #SC-SB-103-B-N-1, 7.94 
acres). The Applicant, Andy Bentley, is Requesting a General Plan 
Amendment from Open Space, OS to Medium-Density Residential, MDR 
on 5.38 Acres of Property to Allow for Clustered Townhomes.  The 
Remaining 2.56 Acres of Property will Stay in the Open Space, OS 
Designation. 

 
Planning and Economic Development Manager, Jim McNulty, presented the Staff Report and stated 
that the applicant, Andy Bentley, was requesting a General Plan Amendment for his 7.94-acre 
property.  The subject property is located at approximately 2900 Pioneer Parkway and 5.38 acres were 
to be rezoned from Open Space (“OS”) to Medium-Density Residential (“MDR”) to allow for 
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clustered townhomes.  The remaining 2.56 acres will remain in the OS designation.  Mr. McNulty 
reported that Mr. Bentley submitted a Concept Plan that includes two areas on the property where the 
MDR is proposed with the remaining area in the OS designation.  The Concept Plan includes a design 
for a potential clustered townhome project on the eastern 3.65 acres; however, the western 1.73 acres 
do not include the design.  The proposed General Plan Amendment from OS to the MDR would allow 
for three to 12 dwelling units per acre.  The Concept Plan includes a total of 22 units on the eastern 
3.65 acres, which equates to a density of six units per acre.  Staff asked Mr. Bentley to consider a 
Low-Density Residential (“LDR”) designation for the property, which allows for a range of two to 
four dwelling units per acre but Mr. Bentley chose to proceed with the MDR application.   
 
Mr. McNulty reviewed the General Plan description for OS which includes permanent, natural open 
space, as well as limited passive recreation such as golf courses and trails.  The Open Space 
designation is applied to most sensitive lands.  He reviewed Section 9.3 of the General Plan, which 
includes preservation of Sensitive Lands and Habitats and states that natural features, such as 
floodplains and dry washes, are important to the drainage and protection of health and property.  
These features are both opportunities and constraints and can easily be compromised by typical 
development practices.  If avoided and protected, however, they can reduce the cost of infrastructure 
and contribute to the City’s distinctive character and appeal.  Mr. McNulty explained that Policy 9.5 
states that new development will avoid or mitigate impacts on sensitive lands. He reviewed Policy 
9.8, which supports Section 9.3.4 of the General Plan regarding dry washes.  It states that dry washes 
are to be protected in a natural state for floodways, wildlife habitats, and passive recreation such as 
hiking trails.   
 
He also reviewed Policy 9.9, which supports Section 9.5.5 of the General Plan regarding expansive 
clay soils.  It specifies that the City requires careful engineering, design, and mitigation in areas of 
expansive clay soils.  In these areas, clustered and attached dwelling units will also be encouraged to 
reduce the per-dwelling-unit cost of mitigation.  Mr. McNulty stated that there are six Sensitive Land 
Objectives in the General Plan.  He highlighted the following:  
 

• Maintain open space in lava, hillside, and floodplain areas. 
 

• Protect investments by avoiding development on expansive soils 
 
• Protect future homeowners by avoiding or adequately mitigating development on 

expansive soils.  
 
Mr. McNulty stated that City staff and legal counsel identified the concerns regarding the proposed 
application set forth in the Staff Report.  Staff recommended that the Planning Commission 
recommend denial based on the findings set forth in the Staff Report.   
 
Mr. McNulty added that two processes are required to rezone the property.  Currently, the applicant 
has elected to submit a General Plan Amendment that involves amending the General Plan Land Use 
Map.  The applicant would also be required to rezone the property on the City's zoning map.  It is 
currently R-110, which is what most properties are zoned, and includes single-family residential 
properties with 10,000 minimum square foot lots and roughly three units per acre once the roads and 
utilities are in.  In this case, the applicants decided to do one first and the other later.  The matter to 
be addressed tonight was the General Plan Amendment public hearing and not the rezoning. 
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Mr. McNulty noted that an email was sent to each of the Planning Commission members the previous 
day from Patrice Hunt who resides at 2859 Canyon View Drive.  She and her husband could not come 
to the meeting because they are currently serving a full-time LDS mission.  The Planning Commission 
received her email which identified her concerns, the history of why the area is open space, and things 
she has experienced while riding horses in the area. 
 
The applicant’s representative, Jared Bates from Rosenberg Engineering, stated that the applicant is 
not a developer.  He owns the property and would like a place to stay when he visits.  He added that 
Low-Density Residential was considered but the applicant does not feel that the area is appropriate 
for single-family due to its location along Pioneer Parkway and some of the constraints due to the 
flood plain and soil erosion.  Mr. Bates referenced the Soils Report and stated that it has cost Mr. 
Bentley a great deal to prepare a layout to get to this point.  He does not want to invest in the Soils 
Report at this time but he would be willing to do a Soils Report in the future. 
 
Chair Weston opened the public hearing at 5:45 p.m. 
 
Leslie Benson gave her address as 1866 North Red Mountain Drive and submitted a petition with 150 
signatures that voiced the residents’ objections to the proposed General Plan Amendment.  The first 
objection was that most residents live here for the small town feel and the beauty of the area and it 
seemed that that has changed.  She was concerned that the lava beds are being destroyed and with the 
townhomes and vacation homes being built.   
 
Her second objection was that the project is incompatible with sound development principles  She 
remarked that the General Plan should not be changed to allow housing to be built in areas that are 
prone to flooding.  Her third objection was that the proposed amendment will lead to a zoning 
amendment, which was also of concern.  The fourth objection was that they do not believe that more 
townhomes are needed as Santa Clara Heights has nearly reached build-out.  Ms. Benson commented 
that the existing infrastructure cannot accommodate the increased traffic that will result just from the 
Black Desert Resort.  She was concerned that large townhome developments are not homeowner 
based and instead, are used by developers to expand their portfolios and make money.  Ms. Benson 
appreciated the larger signs informing her and other residents of the public meeting.  She thanked 
City staff for recommending denial of the proposed change. 
 
Gary Zabriskie gave his address as 2941 Dutchman Drive and stated that he worked as a City Planner 
for years and is a Land Use Planner by profession.   He expressed gratitude for Santa Clara’s City 
Planners.  He expressed opposition to the proposed project and stated that the General Plan protects 
open space for a reason and the reasons given by the applicant are not justifiable.  He works for the 
Five County Association of Governments, which has worked with every community in the region on 
a five-year update of the Federal Emergency Management Agency (“FEMA”) Natural Hazard 
Mitigation Plan.  It identified this area as being in a flood plain.  One of the policies the City adopted 
in the plan was to conserve vulnerable areas in sensitive lands.  One of the actions would be to acquire 
and identify property that is most vulnerable to flooding along washes in the Santa Clara River using 
either Santa Clara City funds or Flood Control Authority funds with Santa Clara being the responsible 
entity.   
 
Mr. Zabriskie reported that the applicant purchased the property on May 17, 2022, with full 
knowledge that it was designated as Open Space in the General Plan. The proposed amendment is not 
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in compliance with the General Plan.  Mr. Zabriskie recommended that the General Plan be followed 
for permanent open space and commented that Medium-Density Residential does not match what is 
in the General Plan.  He commented that if some places in the City are preserved but not others, it 
would be arbitrary.  He expressed concern that the applicant was not present and stated that having a 
representative present is not the same as the applicant being present in person. 
 
Eric Holtrop gave his address as 1838 Red Mountain in Santa Clara and identified himself as a local 
physician.  He expressed gratitude for the signs advertising tonight’s meeting.  He stated that this 
property is a natural open space that residents in the area appreciate.  He did not want to see that 
disappear.  He expressed concern that the applicant purchased the land for an inexpensive price but 
now wants to change it to develop townhomes and make a profit although there are more appropriate 
areas in which to do that.  Dr. Holtrop also expressed concern that the applicant was not in attendance.  
 
City Attorney, Matt Ence, stated that the applicant had been planning to attend on the date this meeting 
was originally scheduled.  However, when the date was changed, he had a conflict that could not be 
resolved.   
 
There were no further public comments. Chair Weston closed the public hearing at 6:00 p.m. 
  
Commissioner Blake understood that the wash was going down the middle but asked Mr. Bates why 
it is in three separate pieces since going across the wash seems expensive.  Mr. Bates responded that 
the applicant felt that it was a good option to develop eight units, otherwise, less than one-third of the 
property would be developed.  Mr. Bates stated that the open space is what is now in the flood plain.  
The northwest portion would be for future development since it is not in the flood plain.  He added 
that none of the residential development is in the floodplain or the floodway.  He stated that there is 
room in the residential portion to install rock erosion protection to protect the homes from erosion 
damage.   
 
Commissioner Hendrickson was concerned that erosion protection does not provide for the clay 
problems that occur.  Mr. Bates stated that on the south side it is likely that there is a clay problem; 
however, on the north side sand is more likely.  In that case, they could install piers or better materials. 
 
Commissioner Call stated that in his experience making a change as dramatic as this to the General 
Plan requires a consensus from the community.  
 
Chair Weston pointed out that changes have been made to open space many times and gave examples 
such as half of the Hills at Santa Clara, the Pioneer Crossing Subdivision; the Santa Clara Stake 
Center on Rachel Drive,  half of the Desert Villages behind Harmons, and the northeast corner of 
Bella Sol which were all open space at one point.  He stated that the General Plan is what the City 
would like to see happen but is not required.  
 
Mr. McNulty explained that there is a history in this particular area with the washes, flood plain, soils, 
and clay, and is why staff would like to see a Soils Report.  He pointed out that they do not know 
which land is truly available for development until a Soils Report is completed. 
 
Commissioner Hendrickson was not in favor of the proposed amendment.  He did not think the project 
was the right use for the land and he agreed with the concerns raised by the residents.  Although he 
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generally felt that property owners have the right to do what they want with their land he did not 
consider this to be the right project for this particular area.   
 
Commissioner Anderson agreed with Commissioner Hendrickson.  He added that it is difficult for 
him to consider a project for which City staff is recommending denial.  
 
Commissioner Blake was not in favor of the project since trying to cross the wash for eight more units 
seemed like a great deal of liability and expense with no real benefit to the community. 
 

B. Public Meeting. 
 

i. Consider a Proposed Partial Plat Amendment for The Hills at Santa Clara 
Subdivision, Phase 3 (Lots 303, 304, and 305) located at 3930 Hillside Way. 
Brett Boyce, Applicant.  

 
Mr. McNulty presented the Staff Report and explained that the applicant, Brett Boyce from Split Rock 
Builders is requesting to amend the Hills at Santa Clara Subdivision, Phase 3.  This proposed Plat 
Amendment would include combining Lots 303, 304, and 305 into one large lot that would be 89,298 
square feet in size or 2.05 acres.  In addition, the proposed Plat Amendment would decrease the size 
of the “No Build Area” and allow the applicant to build one large single-family home on the property.  
The new Lot 303 would meet the area, width, and yard regulations per Section 17.65.050 of City 
ordinance.  This proposed plat amendment would reduce the number of lots in the subdivision from 
26 to 24. 
 
On November 22, 2022,  the Hillside Review Board forwarded a positive recommendation to the 
Planning Commission and the City Council for the Hills at Santa Clara, Phase 3, Lots 303, 304, and 
305, to allow for the construction of a proposed residence based on the following five criteria: 
 

1. The design drawings shall be updated to include the sub-basement profiles. 
 

2. The area between the two-tiered wall and the newly proposed third wall shall be 
mitigated for disturbance. 

 
3. The Geotechnical Engineer shall look at temporary excavation stability, particularly 

along the upper roadway and the basement area coming into the new proposed 
residence. 

 
4. The Geotechnical Investigation shall be updated to verify that there are no expansive 

materials within the required separation distance below the lower basement level. 
 
5. The backyard drainage shall be collected and discharged to an appropriate location on 

the lower street.  Alternatively, the drainage could be pumped to the upper street. 
 
Mr. McNulty stated that Staff recommended that the Planning Commission recommend approval of 
the Partial Plat Amendment subject to the conditions set forth in the Staff Report.  
 
Sam Marcum identified himself as the owner of Lot 315 of the Hills of Santa Clara Phase 3 and stated 
that he is part of the Architectural Control Committee for Phase 3.  He reported that the Covenants, 
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Conditions, and Restrictions (“CC&Rs”) have different stipulations on the height of homes on 
different lots.  Lots 303 and 304 have a stipulation of 28 feet while Lot 305 has a stipulation of 18 
feet.  Mr. Marcum reported that the Architectural Control Committee has spoken to Mr. Boyce who 
understands that before the Building Permit is issued, he must have the required ACC approve the 
plan to ensure that it meets all of the requirements set forth in the CC&Rs.  Mr. Boyce assured the 
Commission that it will meet the 18-foot height stipulation in Lot 305.  He expected the height to be 
less than 18 feet on all of the lots.  Mr. Marcum explained as long as the stipulation regarding height 
is adhered to, as property owners they have no objection. 
 
Brent Anderson gave his address at 1439 Canyon View Drive and was present representing the owner 
of Lot 302.  He stated the property owner’s main concern was that he did know how the lots were to 
be developed.  The owner of Lot 302 was not in favor of townhomes but Mr. Anderson had no 
objection to the single-family home.  
 
Commissioner Blake stated there had been concerns about the deep sub-basement and ensuring that 
there is shoring, which was included in the staff recommendation.  As long as staff’s 
recommendations are followed he was in support.  
 

ii. Consider a Final Subdivision Plat for Coyote Landing at Deserts Edge, 
Phase 1, Generally located East of 400 East and North of North Town 
Road.  Robert Smith, Applicant. 

 
Mr. McNulty presented the Staff Report and stated that the applicant, Robert Smith from Taylor Built 
Homes is requesting Final Plat Approval of Coyote Landing at Deserts Edge, Phase 1.  The project 
includes a total of 24 multi-family townhome units, a common area amenity site, boat and RV parking, 
public road dedication, and improvements.  The City Council adopted Ordinance #2021-13 on 
September 8, 2021, which allowed for the PDR Zone with a total of 239 units with a density of 11.94 
units per acre.  The applicant modified the Project Plan with the Planning Commission per Chapter 
17.68.070 on March 24, 2022, to allow for one additional unit bringing the total to 240 units.  The 
subject property is 20.01 acres in size.  The overall proposed project density is 11.99 dwelling units 
per acre.   
 
Mr. McNulty reported that the subject property is located east of 400 East and north of North Town 
Road.  The future extension of Hamblin Parkway will run along the eastern boundary of the site.  Both 
the north and west boundaries of the subject property are adjacent to Ivins City.  The design of the 
building and materials include brick, hardy board or fiber cementitious siding, stucco, metal, and 
trellis-covered balconies with tile roofing.  
 
Staff identified items to be addressed prior to Final Plat Approval.  Mr. McNulty reported that staff 
recommended that the Planning Commission forward a positive recommendation to the City Council 
for Final Plat Approval for the Coyote Landing at Deserts Edge, Phase 1 Subdivision, subject to the 
conditions set forth in the Staff Report.    
 
Tony Carter, an engineer from Horrocks Engineering, was present on behalf of the applicant, Robert 
Smith.  He thanked the Planning Commission and looked forward to working with the City.  
 
Chair Weston asked Mr. McNulty about the timeline for construction of Hamblin Parkway.  
Mr. McNulty expected it to take some time.  He reported that the Mayor, the Public Works Director, 
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and others have consistently stressed that dedication is needed in Phase 1.  The applicant agreed to 
do it and was showing it on the plat.  They were working with the MPO to obtain those funds. The 
City will put in the road improvements later but the timeline was uncertain.  He stated that in general 
Phase 1 takes zero to 5 years, Phase 2 takes five to 10 years, and Phase 3 can take 10 to 20 years.  Mr. 
McNulty would give an update at the next meeting. 
 
Commissioner Blake asked if Santa Clara City has a policy to not copy road names from other areas.  
Building Official, Cody Mitchell, responded that the County looks for duplicate names, which are 
flagged.  Mr. Carter commented that they had to change some road names but these are the current 
names that are planned and approved by the County.  
 
5. General Business. 

 
A. Recommendation to City Council. 
 

i. Recommendation to the City Council for a Proposed General Plan 
Amendment for Property located at Approximately 2900 Pioneer 
Parkway (Parcel #SC-SB-103-B-N-1, 7.94 acres). Andy Bentley, 
Applicant. 

 
Commissioner Whitehead moved to recommend that the City Council DENY the proposed 
General Plan Amendment for property located at approximately 2900 Pioneer Parkway based 
on the following: 
 

1. The proposed General Plan Amendment does not comply with Section 9.3 of the 
General Plan (Preservation of Sensitive Lands and Habitats), or Policy 9.5 which 
supports this section. 
 

2. The proposed General Plan Amendment does not comply with Section 9.3.4 of 
the General Plan (Dry Washes), or Policy 9.8 which supports this section 

 
3. The proposed General Plan Amendment does not comply with Section 9.3.5 of 

the General Plan (Expansive Clay Soils), or policy 9.9 which supports this section. 
 
4. The proposed General Plan Amendment does not comply with the Sensitive Land 

Objectives (Items #3, #5, and #6) as identified in the General Plan. 
 
5. The applicant has not submitted a Soils Report as requested by City staff. 
6.  
7. The proposed General Plan Amendment does not include sufficient information 

to protect the health, safety, and welfare of future residents. 
 
Commissioner Hendrickson seconded the motion.  The motion passed with the unanimous 
consent of the Commission.   
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ii. Recommendation to the City Council to Consider a Partial Plat 
Amendment for The Hills at Santa Clara Subdivision, Phase 3 (Lots 303, 
304, and 305) located at 3930 Hillside Way.  Brett Boyce, Applicant.  

 
Commissioner Harris moved to recommend that the City Council APPROVE the partial plat 
amendment 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 record the Partial Plat Amendment prior to 
Building Permit issuance. 
 

3. An electronic copy of the recorded Partial Plat Amendment shall be provided to 
City Staff. 

 
4. The applicant shall be required to submit an updated Geotechnical Report. 
 
5. The applicant shall be required to comply with all recommendations made by the 

Hillside Review Board on November 22, 2022. 
 
Commissioner Henderson seconded the motion.  The motion passed with the unanimous 
consent of the Commission. 
 
 

iii. Recommendation to the City Council to Consider a Final Subdivision Plat 
for Coyote Landing at Deserts Edge, Phase 1, Generally located East of 
400 East and North of North Town Road. Robert Smith, Applicant.  

 
Commissioner Curtis Whitehead moved to recommend that the City Council approve the Final 
Subdivision Plat for the Coyote Landing at Desert Edge Phase I, subject to the following: 
 
Items to be addressed prior to Final Plat were as follows:  
 

1. Public Streets and Dedication:  All required public street improvements must 
meet City standards and be installed or bonded prior to plat recordation.  
Recordation for each subdivision plat for Phases 1 thru 6 shall allow for the 
required public streets to be dedicated to the City. 
 

2. Building Design/Materials/Height: Coyote Landing is a townhome product that 
includes brick, fiber cement lap siding, stucco, trellis covered balconies, with flat 
tile roofing.  Staff supported the proposed architectural design and materials.  
The maximum height in the PDR Zone was 35 feet.  The project was designed to 
comply with this requirement. 

 
3. Building Setbacks/Type:  Coyote Landing includes front and rear-loaded 

townhome designs.  Phase 1 includes front-loaded townhomes that front a public 
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street.  This requires a 20-foot front setback, a rear yard setback of 10 feet, with 
a side yard setback of 12 feet between buildings.  A 20-foot driveway is also 
required for each unit. 

 
4. Project Amenities:  Shall include a centrally located clubhouse, splash pad or 

water toy feature with water slide, a spa, pickleball courts, and tennis courts with 
Phase 1.   

 
5. Project Landscaping/Open Space:  The final landscape plans shall comply with 

Ordinance #22-05-Water Efficient Landscaping & Conservation.  The Code 
requires a minimum of 30% open space.  The applicant has indicated that the 
Plan includes approximately 40% open space. 

 
6. Project Fencing:  A six-foot privacy wall is required along Hamblin Parkway.  

The applicant intends to utilize CMU block as per other projects in the vicinity.   
 
7. Project Parking: A total of 702 parking spaces are required for the overall 

project.  This includes 96 spaces for the Phase 1 front-loaded townhomes.  Boat 
and RV parking was also provided per the short-term rental project 
requirements as part of Phase 1 of the project. 

 
8. Water Availability:  The applicant is required to obtain a will-serve letter or 

other verified documentation from the Washington County Water Conservancy 
District, (“WCWCD”) prior to final plat recordation.  Secondary water will also 
be required for outdoor use. 

 
9. Dust Control: The applicant shall submit a Dust Control Plan for each project 

phase prior to final plat recordation.  This is a large-scale development and 
precautionary measures are needed to protect the general health, safety, and 
welfare of residents in the vicinity. 

 
Conditions of approval: 
 

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

2. The applicant shall be required to install public street improvements that meet 
City standards.  

 
3. The building materials for Phase 1 include brick, fiber cement lap siding, stucco, 

trellis covered balconies, with flat tile roofing.  That the building height does not 
exceed 35 feet as per the PDR Zone. 

 
4. The building setbacks for Phase 1 shall include a 20-foot front yard, and a 10-foot 

rear yard, with a side yard of 12 feet between buildings.  A minimum driveway 
depth of 20 feet shall be provided for each unit. 
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5. The required Phase 1 project amenities include a centrally located clubhouse, 
splash pad or water toy feature with a water slide, a spa, pickle ball courts, and 
tennis courts.  The Phase 1 amenities shall be in place prior to the issuance of the 
final Certificate of Occupancy for Phase 1.  The Phase 1 Final Plat shall include 
the boat and RV parking area.  The boat & RV parking shall be in place prior to 
issuance of the final Certificate of Occupancy for Phase 1. 

 
6. The final landscape and irrigation plans for each project phase shall comply with 

Ordinance #22-05 - Water Efficient Landscaping & Conservation.  The project 
open space shall meet or exceed the 30% PDR Zone requirement. 

 
7. A six-foot privacy wall utilizing CMU block shall be required along Hamblin 

Parkway.  
 
8. A total of 702 parking spaces shall be provided for the overall project.  96 parking 

spaces for Phase 1 shall be required. 
 
9. The applicant shall provide a will-serve letter or other verified documentation 

from the WCWCD prior to final plat recordation of each project phase.  A 
secondary water system is required for outdoor use. 

 
10. A Dust Control Plan shall be required and submitted to City staff for review and 

approval before a Grading Permit is issued or site work commences for each 
project phase. 

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

  
6. Discussion Items. 
 

A. Walkable Commercial District. 
 
Mr. McNulty reported Jeremy Call, an Architect and former Planning Commission Member would 
like to discuss a Walkable Commercial District with the Commission.  Currently, the City has two 
commercial zones in place, including the Commercial Zone and the Planned Development 
Commercial Zone.  Mr. Call would like the City to consider adopting an ordinance that allows for 
more walkable commercial development.   
 
Mr. Call explained that the purpose of the ordinance is to allow for the type of commercial 
development that was envisioned by the City in the General Plan.  The General Plan does not require 
developers to do this and allows them to choose to do so if they wish.  Mr. Call stated that the concepts 
in the ordinance are not arbitrary or new and were not driven by developers.  They come directly from 
the General Plan and have been proven to work in many cities around the world. 
 
Mr. Call reported that the General Plan designated the areas around Harmons and Dutchman’s to be 
Main Street Commercial and Mixed-Use Residential.  Page 42 of the General Plan states that the 
Pioneer Parkway Retail Core objective is to ensure the flow of traffic in a major transportation 
corridor while providing significant retail and employment opportunities in a pedestrian-oriented 
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center.  In the Pioneer Parkway retail core, the City encourages the creation of a quality pedestrian-
oriented center with a mix of commercial business and residential uses.  The actions to achieve this 
objective involve the following: 
 

• Working with local property owners to adopt design objectives for the Pioneer Parkway 
area that encourage buildings to abut the sidewalks adjacent to the street;  
 

• Continuous and transparent facades;  
 
• Wide sidewalks;  
 
• Plazas;  
 
• Combined curb access;  
 
• On-street parking;  
 
• Interconnected sheared off-street parking;  
 
• Curb extensions;  
 
• Generous landscape building articulation; and  
 
• Emphasize pedestrian crossings.   

 
All action items are included in the ordinance and each concept is in the General Plan.  The actions 
in the ordinance are environmentally-friendly, reduce crime, reduce traffic speeds, and increase the 
comfort and happiness of pedestrians and shoppers. Mr. Call stated that the ordinance will increase 
tax revenue as well as the viability and longevity of the development.  It will also allow access to a 
greater number of people in the area.  
 
Mr. Call stated that one of the components of the proposed ordinance is a reduction in parking. The 
current zoning ordinance is a barrier to this type of development because of the parking requirements.  
For this to work, the building facades need to be adjacent to and continuous along the street.  There 
also needs to be enough buildable areas to allow pedestrians to easily access shops.  Reducing the 
parking would allow more floor space in a smaller area and would generate more sales and tax 
revenue. 
 
Mr. Call shared the current site plan for the property just west of Harmons and shared an alternative 
site plan for the same area.  He stated that if the zoning ordinance were slightly modified, the 
alternative site plan could be followed where there is no drive-thru lane between the sidewalk and the 
buildings.  This would allow pedestrians to access the building from the sidewalks, create dining 
space outside, an enclosure for pedestrians, and allow for trees to be planted on the street which will 
create a barrier between the cars and the pedestrians.  On-street parking will also create a barrier 
between pedestrians and moving vehicles and improve safety.  
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Mr. McNulty commented that this would involve a policy decision by the City.  There were concerns 
with allowing parking on Rachel Drive and many commercial tenants want their 10 per 1,000 ratio to 
be met.  Parking standards from APA and the Engineering Handbook need to be considered.  He 
expressed support as long it is feasible 
 
Commissioner Whitehead commented that in the Pioneer Parkway/Rachel Drive area most people 
drive.  There did not seem to be a lot of pedestrian traffic in the area.  Mr. Call pointed out that there 
has to be a walkable space to encourage pedestrian traffic.  
 
Chair Weston did not like how people are so reliant on cars and expressed support for more walkable 
areas.  He stated that the following are needed: 
 

1. Space. 
 

2. A tenant that people want to walk to. 
 
3. A culture change.   
 

Mr. McNulty stated that the PDC allows for vertical mixed-use and he would like to see more of that.  
In suburbs and bedroom communities, development tends to be more horizontal, and the uses tend to 
be separate. 
 
Commissioner Call lives near the area and plans to build a new home there soon.  One reason he 
wants to stay in the area is because of the walkability.  He stated that when the townhouses behind 
Harmons are built out there will be much more foot traffic. Many also like to walk more when they 
are on vacation.  Commissioner Call stated that it is important to have walkable spaces and that it will 
be an even more important issue in the future. 
 
Commissioner Hendrickson felt that more walkability should be considered.  He was concerned that 
it is too late but expressed support.  Mr. Call did not think it is too late because there is still potential.  
He pointed out that the more people walk there, the more other property owners will do the same.  
The basic structure for walkability can develop over time.  He added that the 10-acre area around 
Dutchman’s has huge potential in terms of walkability. 
 
Commissioner Anderson expressed support but was concerned with the climate in relation to 
walkability.  Four months out of the year temperatures reach 100 or more and for two months of the 
year, it is cold.  Mr. Call stated that he rides his bike to Harmons year-round and expected others to 
do the same.  
 
Commissioner Blake expressed support for the City pursuing increased walkability.  He commented 
that St. George is doing the opposite and increasing parking and implementing upper-floor setbacks.   
 
Mr. McNulty commented that the next step is to forward the ordinance to the City Council for 
discussion.   
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7. Approval of Minutes.  
 
A. Request Approval of the Regular Meeting Minutes – November 10, 2022. 

 
Commissioner Hendrickson moved to APPROVE the minutes of the November 10, 2022, Santa 
Clara Planning Commission Regular Meeting, with the corrections that Chair Mark Weston 
was present at the November 10, 2022 Meeting, and update Selena Nez’s job title from Executive 
Assistant to Deputy City Recorder.  Commissioner Anderson seconded the motion.  The motion 
passed with the unanimous consent of the Commission. 
 
8. Adjournment 

 
The Planning Commission Meeting adjourned at 7:15 p.m. 
 
__________________________________ 
Jim McNulty 
Planning Manager 
 
Approved:        
 


	Jim McNulty
	Planning Manager

