Staff Report
November 30, 2015

TO:

Natural Resources Commission

FROM:

Katherine Hess, Community Development Administrator

SUBJECT:

Nishi Gateway Planning Effort

Recommendation
Staff is requesting comments from the Natural Resources Commission on the aspects of the
Nishi Gateway proposal within the purview of the Commission, to be transmitted to the Planning
Commission and City Council during their deliberations on the project applications.
Specifically, staff is recommending the Commission determine that the project’s location,
configuration, and amenities, including the Sustainability Implementation Plan, are generally
consistent with the City Guiding Principles in the category of Sustainability.
Background
Over the past few years, the City has been collaborating with UC Davis, Yolo County, and the
property owner to explore potential for the Nishi Property as a mixed-use innovation district.
This followed the Council’s direction on the Business Park Land Strategy to initiate planning of
the Nishi property as a mix of university-related research park development complemented by
high density urban housing.
The Natural Resources Commission has reviewed various aspects of the proposal, including:
September 22, 2014 Introduction to Nishi Gateway project concept and public review process
October 27, 2014

Review and comment on Guiding Principles for Davis Innovation
Center(s) subsequently adopted by City Council as applicable to Nishi
Gateway

January 26, 2015

Review of Nishi Gateway sustainability framework (goals, objectives, and
recommended actions for future study)
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October 26, 2015

Review of Draft Environmental Impact Report. Commission comments
will be addressed in the “Response to Comments” section of the Final
EIR, anticipated for release mid-December.

Project Description
The proposed project includes a mix of housing and office/R&D uses. Components include
440 Residential apartments
210 Residential condominiums
325,000 square feet of office/R&D uses
20,000 square feet of ancillary retail (coffee shop, café, etc.)
The application also includes potential redevelopment of privately-owned properties on West
Olive Drive. This redevelopment would occur based upon market decisions by property owners,
but impacts will be analyzed in the EIR. Redevelopment of West Olive Drive could provide an
increase of approximately 55,000 square feet of office and retail uses. The EIR will also
anticipate road improvements on West Olive Drive to provide access to the Nishi property.
The current Draft Land Plan is illustrated below. Additional renderings and the Sustainability
Implementation Plan are at http://cityofdavis.org/city-hall/community-development-andsustainability/development-projects/nishi-and-downtown-university-gateway-district/projectdocuments.
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Sustainable Communities Grant / Sustainability Implementation Plan
The City, with Yolo County as a co-applicant and UC Davis as an active participant, was
awarded nearly $600,000 from the Strategic Growth Council for sustainability and
environmental studies for the Nishi Gateway area and adjacent UC Davis property. The City has
contracted with Ascent Environmental to prepare both the sustainability plans and the EIR.
Ascent’s subcontractors include Davis Energy Group (energy), Fehr & Peers (transportation),
Cunningham Engineering (water and wastewater) and MIG (land planning).
In January, the Commission reviewed the Sustainability Technical Memorandum, which laid the
groundwork for the sustainability analyses. The Memorandum included background information
on City/UCD/County policies, as well as an analysis of opportunities and constraints for
development of the Nishi Gateway. The Sustainability Framework included goals, objectives,
and recommendations for further study in several goal areas, including transportation choices,
high-performance buildings, and synergy with other design goals. The Commission made
additional comments on the Sustainability Implementation Plan at its meeting in September.
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Responses to comments made by this Commission, and by the Recreation and Park Commission,
are included as Attachment 2 to this report.
Commission Review of Project Applications
Resolution No. 10-053 provides guidance on Commission review of development proposals. It
calls for staff to refer development proposals to subject-matter commissions when a proposal is
inconsistent with existing policy or has outstanding characteristics in a certain area, before
proceeding to the Planning Commission or City Council. Rather than stating a position on a
development proposal in its entirety, a commission should provide the pros and/or cons of a
project relative to their specific area of expertise.
Specifically, staff is requesting the Natural Resources Commission determine that the project’s
location, configuration, and amenities, including the Sustainability Implementation Plan, are
generally consistent with the City Guiding Principles in the category of Sustainability
(Attachment 2).
Staff has the following comments:
The Sustainability Principle speaks to the following sub-areas:
 Apply Low Impact Development Principles
 Ensure minimal greenhouse gas (GHG) impacts at the project level
 Explore opportunities to bolster the goals of the Climate Adaptation and Action Plan
(CAAP)
 Ag Land Conservation / Open Space
 Other considerations
Staff is working with the consultants and the applicant to make a recommendation on how the
Sustainability Implementation Plan should be incorporated into the General Plan Amendment,
Preliminary Planned Development, Development Agreement, and Baseline Project Features for
the Nishi development. Appendix F of the SIP identifies Implementing Mechanisms for each
proposed action. Final entitlement documents will need to ensure that the project remains
consistent with overall sustainability commitments and EIR parameters through buildout and
continued operation, while allowing flexibility for adaptation in methodology with
improvements in technology, policy, and social behavior.
Other Commission Comments Relevant to Natural Resources Commission
The Bicycling, Transportation, and Street Safety Commission reviewed the proposal on October
27, 2015. The Commission concluded that it could not conclude that the project appropriately
meets the Transportation Principle because there is not enough information about detailed plans
and actual commitments. Other comments potentially relevant to NRC review included:
 That the proposed internal road configuration is highly desirable and should be
incorporated to help mitigate traffic impacts; and
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Project must commit to a minimum of two entrances / exits: Olive Drive and UC Davis.

The Open Space and Habitat Commission reviewed the proposal on November 30, 2015. The
Commission the Project’s location, configuration, and amenities are generally consistent with the
City Council-approved Guiding Principles for Innovation Center(s) in the category of Ag Land
Conservation/Open Space, assuming the Project incorporates the Commission’s comments
submitted to the City as part of the Commission’s review of the Project’s Draft Environmental
Impact Report. The Commission noted that obligations for agricultural mitigation lands shall
consistent with Davis Municipal Code. Other comments potentially relevant to NRC review
included:
 At least a majority of tree and plant species on the Project site should be native species;
 Green roofs should be maximized (preferred over photovoltaics); and
 Passive recreation should be allowed in habitat areas, including the drainage basin.
The Recreation and Park Commission reviewed the proposal on October 15, 2015. The
Commission concluded that the project’s location configuration, and amenities appropriately
meet the City Guiding Principles for Low Impact Development and Ag Land Conservation /
Open Space. Other comments potentially relevant to NRC review included:
 Need flexibility in developing park spaces; balance advantages and disadvantages of
turfgrass for active recreation areas;
 Parking should be provided for public use within the project and for access to parks,
greenbelt and habitat areas; and
 Design the detention basin and perimeter areas to discourage camping and maintain
safety.
Next Steps
On November 17, the City Council gave direction for a public hearing schedule that would
provide the Council with the ability to place the General Plan Amendment on the June 2016
ballot for voter consideration. The Planning Commission is scheduled to have an introduction to
the project proposal and applications on December 16, 2016. Planning Commission formal
public hearing and recommendation, along with City Council hearing and action, are scheduled
for January. Final action would need to be taken by the City Council by no later than February
16 to meet the deadline for a June ballot measure.
Attachments
1.
Response to Comments on Sustainability Implementation Plan
2.
Guiding Principles for Davis Innovation Center(s)

Nishi Gateway Sustainability Implementation Plan – Draft Responses to Comments for City Staff Review
11/25/2015
Source
Mark Braly, member,
Davis Natural Resources
Commission, comments
on DEIR Nishi and
Downtown/University
Gateway District

Comment
Energy GHG, Objective 3.3: From the
outset, design the Nishi development to
achieve ZNE such that all site energy use is
offset with renewable energy generation on
an annual basis. Recommend following
edits: To the extent possible, on-site
generation will be used to meet this
objective; however, off-site generation and
purchase of renewable energy offsets will
also be considered. Technical appendix C of
the Nishi Sustainability Plan shows that
additional areas for siting on the project
would be enough to provide the needed
amount of PV: “If the three additional areas
discussed above (and summarized in Table
7 below) are considered for siting PV
arrays, and these areas are utilized to the
capacities assumed in this analysis, the
project can meet zero net energy with onsite production. Total production would be
18% greater than estimated community
electricity consumption and would fall just
short of meeting 100% of predicted TDV
energy consumption.”

Response
The suggested edits are not recommended.
As stated in response to comment L3-6 in the Admin Final EIR: “Based on
the current land plan for the Nishi site and the competing desires for open
space (including trees and other vegetation) and solar (photovoltaic [PV]),
the project, at its current stage of planning, cannot reasonably achieve
zero-net energy (ZNE) through on-site generation alone. These challenges
are identified in Technical Appendix C of the Nishi Sustainability Plan on
page 14. Due to the concerns regarding feasibility and effectiveness of
additional PV, inclusion of PV within the additional areas identified in the
comment may not be possible or yield meaningful renewable energy
supplies.”
In addition, the purpose of Objective 3.3 is to ensure that the Nishi
develop will operate as close to ZNE as possible using on-site renewables;
however, it also provides some flexibility to offset energy consumption
with off-site sources if needed. The suggested edits to Objective 3.3 would
eliminate this flexibility.
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Nishi Gateway Sustainability Implementation Plan – Draft Responses to Comments for City Staff Review
11/25/2015
Mark Braly, member,
Davis Natural Resources
Commission, comments
on DEIR Nishi and
Downtown/University
Gateway District

Mark Braly, member,
Davis Natural Resources
Commission, comments
on DEIR Nishi and
Downtown/University
Gateway District

Delete the finding that stationary battery
and demand response strategies should not
be evaluated immediately, but as the
project progresses. The reasons given for
this finding (current utility rate structures
and no methodology for crediting storage
of DR strategies with TDV) are not valid.
EIR analysis should not rely on utility rates
which we know are going to change. The
EIR should instead base some of its findings
on the possibility that Davis will be served
by a community choice aggregation entity.
Table 4.7-6 Nishi Gateway project should
be designed for ZNE on some basis from
the beginning. The following Policy Energy
1.3, setting out an interim goal of 30% over
Title 24 should be deleted.
Recommend following edit: Design and
construct high-performance buildings,
public lighting, and on-site renewable
energy systems that work towards
achieving ZNE by Nishi development buildout. Following edit is proposed: Objective
3.1: Achieve high-performance buildings at
a minimum 30 percent compliance margin
relative to the 2013 Title 24 Building Energy
Efficiency Standards, or equivalent. Highperformance buildings will also incorporate
energy consumption feedback mechanisms
in order to encourage resident and
employee engagement and minimize
wasted energy use.

The suggested edits to the SIP are not recommended.
While this comment applies mostly to the EIR, the SIP does reference
community choice aggregation (see discussion under “Future Off-Site
Energy Strategies” in Chapter 4, and Action 4.23: Off-site Renewable
Energy Strategies).
The Draft EIR cannot base its analysis on potential changes that have yet
to be finalized or approved. CEQA requires an evaluation of the effect of
the project on the environment based on existing conditions, including
regulatory conditions. Further, the City has yet to approve or form a
community choice aggregation entity that could have been taken into
consideration as part of the Draft EIR’s analysis.
The suggested edits are not recommended.
Objective 3.1 provides a minimum compliance standard to help ensure
that energy efficiency of the proposed high –performance buildings is as
high as possible, thereby reducing total required renewables, which is an
essential strategy in designing for ZNE. We feel that without including this
minimum standard, there is no baseline expectation for minimum
efficiency requirements the developer would be expected to achieve.
Also, it should be noted that all three Energy objectives stated in the SIP
are intended to work together to help the project achieve ZNE, while at
the same time maintaining flexibility in how this goal is achieved.
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Nishi Gateway Sustainability Implementation Plan – Draft Responses to Comments for City Staff Review
11/25/2015
Rec and Parks
Commission comments
(email from Kerry Loux)

Parking should be provided for public use
within the project and for access to parks,
greenbelt and habitat areas.

Public-use parking is provided on streets (Action 6.22), in public-access
surface parking to the south near the open space (see Figure 2-1), and
through bike parking (Action 3.5).

Rec and Parks
Commission comments
(email from Kerry Loux)

Issues of homelessness, especially near
freeway and RR boundaries, and at
detention basin.

Rec and Parks
Commission comments
(email from Kerry Loux)

Density and intensity of development begs
for higher park & recreation acreage
requirements and park use area design
than are currently given in Parks Master
Plan.
Table 1 in Fehr & Peers Technical Appendix
is inconsistent with Table 3-1 in Chapter 3.

Action 6.39 of the SIP calls for improving safety of the Nishi property by
several methods, including providing open space and park design
elements that improve the effectiveness of policing and security efforts.
This will be implemented through the design guidelines and construction
improvement plans.
As stated in Chapter 6, the plans meet and exceed minimum requirements
for parks and open space (see Action 6.1, Action 6.9). Open space and
parks land uses need to be balanced with other uses for higher-density
residential and office/R&D uses, in accordance with the project objectives.

NRC Meeting Comments

NRC Meeting Comments

Is ZNE feasible? How would all-electric
buildings affect ability to reach targets?

Chapter 3 was updated after the technical report was completed. In
addition, the site plan was updated using information in the technical
reports which resulted in changes to the technical information as
presented in the SIP.
As described in Appendix C (Zero Net Energy Feasibility Study), meeting
ZNE goals is feasible with the use of both on- and off-site renewable
energy sources (see section 6 Opportunities & Conclusions).
With respect to all-electric buildings, the ZNE feasibility study in SIP
Appendix C addressed the potential for all-electric buildings on page 5, as
follows: “Electrification of a ZNE project is one option but developers and
builders are resistant, and implementation is more challenging, for
projects with limited site capacity for renewables. Developers and
builders are reluctant to design all electric projects because of market
limitation concerns. Customers are accustomed to gas, especially for
cooking, and the cost to operate electric appliances are still higher than
gas.”
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Nishi Gateway Sustainability Implementation Plan – Draft Responses to Comments for City Staff Review
11/25/2015
NRC Meeting Comments

Confirm 30% better than Title 24 is 2013
standard or rolling standard?

NRC Meeting Comments

Community Choice Aggregation – how
would this affect ZNE goal? May be
opportunities to integrate achievement of
CCA into Nishi plan? Does Nishi support the
case for CCA?

NRC Meeting Comments

GHG emission factors for electricity appear
to be inconsistent between Nishi and MRIC
EIRs.

Objective 3.1 requires the project to achieve high-performance buildings
at a minimum 30 percent compliance margin relative to the 2013 Title 24
energy efficiency standards. This is not a “rolling” compliance margin
requirement that would apply to future updates to Title 24 standards.
It should be noted that all three Energy objectives stated in the SIP are
intended to work together to help the project achieve ZNE, while
maintaining flexibility in how this goal is achieved. The “minimum”
standard would likely be met or exceeded if future triennial Title 24 code
updates push minimum standards beyond an equivalent 30% compliance
margin relative to 2013 Title 24 standards.
The SIP includes CCA in Action 4.23: Off-site Renewable Energy Strategies.
Also, as stated under “Future Off-Site Energy Production Strategies” (SIP,
Chapter 4, page 4-19), a communitywide CCA program could be used to
offset energy consumption that cannot be directly offset on-site. The Nishi
project would not preclude establishment of the CCA, and could help
support the case for a CCA program given the Energy objectives set forth
for the project. Participation in a CCA program would provide additional
opportunities to reduce greenhouse gases for the project as well as for
the remainder of the Davis community
GHG emission factors and changes to GHG emission calculations will be
addressed in text changes in the FEIR, and will also be addressed in edits
to SIP Chapter 2, Table 2-2.
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11/25/2015
NRC Meeting Comments

NRC Meeting Comments

NRC Meeting Comments

NRC Meeting Comments
NRC Meeting Comments

How to reconcile GHG emissions with
Council goal of carbon-neutral by 2050?
Can any development meet these goals?

May need to think about capturing more
on-site stormwater and reusing through
rainwater harvesting. Don’t just detain and
treat with LID measures. Consider capturing
site stormwater and storing it for on-site
use, e.g. cisterns or other methods, or
having nearly all of it percolate, with
exception of major storm events.
Need to have purple pipe installed upfront
as part of project, including interior (toilet)
plumbing; don’t defer until later when it’s
too late.
Is there an opportunity to bring treated
wastewater from the UC Davis WWTP?
Potential of non-potable sources (recycled,
graywater, well) is good, but would this be
enough?

As noted in SIP Chapter 2, pages 2-16 and 2-17, ongoing reductions would
be needed beyond the estimated buildout horizon year of 2022 to
contribute to longer-term GHG emission reduction goals for the city as a
whole established by the Davis Climate Action and Adaptation Plan (i.e.,
carbon-neutrality by the year 2050). Many of these reductions will come
from ongoing improvements in vehicle technology ahnd fuel economy
standards and other actions that are under State or federal authority.
Policy changes and technological advancements are likely to continue, and
innovative strategies will continue to emerge that will contribute to
further reductions in this project’s (as well as communitywide) emissions,
but which cannot be predicted or quantified with certainty at this time.
See also the GHG emissions section of the Draft EIR, which analyzed longterm impacts and mitigation measures for GHG emissions beyond project
build-out. If the GHG mitigation measures set forth in the Draft EIR are
adopted, emissions between 2022 and 2050 will be monitored and
reduced according to specified procedures.
Stormwater management and LID measures are addressed under section
5.2.3 (Stormwater and Low Impact Development Strategies). Rainwater
harvesting and on-site storage was analyzed in SIP Appendix D (Water,
Sewer, and Drainage Infrastructure Concepts Study) and was determined
to be expensive and not cost-effective based on regional annual rainfall
estimates, at least on a large-scale for site-wide irrigation or other nonpotable water uses.
Included as part of Action 5.8: Non-potable Water Distribution

This was studied as an option. See Strategy 2 in Appendix D and Action
5.6:
Non-potable Water Supply.
Question unclear. The non-potable sources are addressed in the section
under “Non-Potable Water Supply System” in Chapter 5.
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Nishi Gateway Sustainability Implementation Plan – Draft Responses to Comments for City Staff Review
11/25/2015
NRC Meeting Comments

NRC Meeting Comments

Waste sector: not much in SIP. Need more
focus on actions to encourage minimizing
waste generation, reduction of solid waste,
recycling, composting, etc. Residential &
commercial sector programs, coordinate
with City efforts. Consider excluding trash
compactors, which prevent separation of
waste by type. Look at what UC Davis is
doing.
Consider TDM efforts such as car-sharing or
car storage approaches being used on UC
Davis campus.

This is addressed in Objective 5.5 and section 2.5.3 Waste Reduction and
Recycling.
The consultant team’s scope of work did not include creating a detailed
waste chapter of the SIP. However, we still provided implementing
actions in various sections of the plan to highlight waste reduction, reuse
and recycling opportunities, where applicable.

This is addressed in Action 3.25: EV Car Sharing and could also be
addressed through the TDM program in response to monitoring results as
described in section 3.3.2 Monitoring.
Fehr & Peers also considered existing strategies employed by UC Davis
when developing the actions related to car-sharing and car storage. The
concept of “car storage” is mentioned on page 3-16 of the SIP. See
Actions 3.13 through 3.17 relative to parking pricing and management.
UC Davis’ efforts should certainly be studied and coordinated more closely
as the project and specific parking structures or facilities move into the
detailed design and permitting stage.
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RESOLUTION NO. 14-181, SERIES 2014
RESOLUTION ADOPTING GUIDING PRINCIPLES

FOR DAVIS INNOVATION CENTER(S)

WHEREAS, the City has spent many years working to assess and identify opportunities to
strengthen economic development activities; and
WHEREAS, the City released a Request for Expressions of Interest for an Innovation Park and
has received two proposals; and
WHEREAS, the Council Innovation Center Subcommittee developed a set of "Guiding
Principles" to better define community values and clarify community expectations for evaluating
and guiding refinement of proposed Innovation Centers).
NOW, THEREFORE, BE IT RESOLVED that the City Council of the City of Davis hereby
adopts the Guiding Principles as set forward in the attached Exhibit: Guiding Principles for
Davis Innovation Center(s).
PASSED AND ADOPTED by the City Council of the City of Davis this 16th day of December,
2014, by the following vote:
AYES:

Davis, Frerichs, Lee, Swanson, Wolk

NOES:

None

Daniel M. Wolk

Mayor
ATTEST:
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Guiding Principles for
Davis Innovation Center(s)
Revised to incorporate Commission and Cool Davis Comments

Purpose - establish a framework for evaluating proposed Innovation Centers. Commission
reviews are not to make a determination of whether the project(s) should move forward, but to
provide their specific subject matter expertise as it pertains to specific aspects of each proposed
project.

The City requested and has received applications for two new Innovation Centers that will
require Environmental Impact Reports, and a positive community vote prior to formal approval
and annexation. In addition to established city policy and land use documents, (such as the
Municipal Code, Zoning Ordinance and General Plan), the City Council created a Council
subcommittee to provide direction for Community review of these proposed Innovation Centers.
The City Council Innovation Center Subcommittee developed these "Guiding Principles," with
staff assistance, to better define community values and clarify community expectations for
evaluating and guiding refinement of proposed Innovation Center concepts. These guidelines
are to make more explicit specific thresholds for performance - what the community and its
policy makers are looking for in any Davis innovation center. They are also to act as a
framework and evaluation tool establishing up front transparent bench marks by which the
community, Commissions, Council and project proponents can assess achievement of these
community objectives.

At the appropriate time, applicants will be required to prepare detailed design guidelines for all
aspects of the project (building forms, materials, detailing, greenbelts, open spaces, streets,
pathways, etc.). These Guiding Principles are intended to inform project evaluation throughout
the process and be implemented via the zoning and Development Agreement for the project(s)
The Guiding Principles for the Innovation Center concepts include the following seven areas:
Principle #1: Density

Due to the relative scarcity of developable land in Davis, an innovation center should focus
on guidelines to maximize density to accommodate long-term business growth while taking
into account the specific needs of identified tenants within the specific project where
applicable. The review process must be cautious to not impose unilateral requirements for
the sake of achieving "Density."
Achieving preferred density would include:
• Goal of at least 0.5 floor area ratio (FAR), which is consistent with the General Plan and
previous business park land strategies. Increased FAR will be encouraged, but will
require change to the General Plan.

•
•

Opportunities for densification over time (i.e. parking structures and new buildings).
Building massing would include a mix of building types and heights to meet user needs,
including potential for corporate headquarter buildings.
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Principle #2: Sustainability

Apply Low Impact Development Principles

Concerted efforts to integrate Low Impact Development (LID) principles into the project
design, with the intent of creating new and adaptive models and integrating these principles
throughout all components of the project. Due to the scale of the proposed projects, there is
an opportunity to explore concepts that have not been seen in project designs yet in Davis.
These include the concepts of incorporating storm water drainage swale systems and to
integrate "smart street" designs into the project to minimize paved surfacing/street sections.
These concepts will continue to refine throughout the review process, and may require
amendments to the current city standards.

Ensure minimal greenhouse gas (GHG) impacts at the project level
The applicants have been engaged with staff and other community resources, including
receiving guidance from experts at UC Davis about the opportunities to minimize the carbon
footprint of the proposed project. While no specific approach or goal has been established
as of yet, the scale of the project site puts the applicant in a position to exceed current
standards of greenhouse gas reductions and create new models for replication across the
nation. While the City has established a greenhouse gas reduction policy, staff believes that
it is important to begin articulating the specific goals of the project and Council expectations
for energy/greenhouse gas reduction.
A combination of vehicle trip reduction via alternative transportation modes, building
envelope efficiencies utilizing significant LEED/green building design, and energy production
striving towards net-zero goals (on and off site) are expected to address GHG concerns.
Retaining and creating jobs in Davis increasing employment opportunities for existing
residents can be a means of significantly reducing vehicle trips, the single highest
contributor to GHG. Reductions of GHG should also be an evolving goal that allows
flexibility and adaptation over the project lifespan and as new building techniques and
energy production technologies emerge.
Explore opportunities to bolster the goals of the Climate Adaptation & Action Plan
(CAAP)

In addition to the policy requirement of meeting 1990 levels of greenhouse gas emissions,
the project construction must also comply with the minimum city requirement of the
CalGreen Tier 1 energy code for buildings. These requirements will certainly be met by the
project and could be exceeded with integration of even more energy efficiency measures
and installation of photovoltaic panels. The buildings in this project should be among the
most energy efficient in the City.
However, making an already very energy efficient building even more efficient does
eventually reach a point of diminishing marginal returns on investment. Encouraging the
exploration of programs for retrofit of the existing building stock in Davis should be
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considered as a means of achieving greater greenhouse gas reductions while providing a
benefit to the greater community.
Ag Land Conservation/Open Space
Each site will be required to mitigate with agricultural land on a 2 to 1 acre basis, as
provided for in current ordinances and regulations. Agricultural conservation easements are
a common tool to achieve the desired objectives. Additionally, discussions with Yolo County
and the County Ag Commissioner will need to address the County's Ag buffer requirements
and the potential opportunity for research fields within the Ag buffer, in addition to City
standards for Ag buffers.

Careful consideration will need to be given to the design, maintenance and ownership of
open space areas. Internal drainage, paseo, and pathway systems would likely be
maintained by project. The potential budgetary impacts of any proposed City maintenance
areas will be carefully evaluated in the fiscal analysis.
Other considerations would include:

•

Significant LEED (or LEED equivalent) construction and practices throughout the
innovation center.

Use of advanced building materials.
Water conservation, recycling and reuse.
Storm water treatment and flow control through bio swales that allow conjunctive
uses (habitat, wetland and water quality).
Use of parking and rooftops for energy generation (and possible green roofs).

Usable Open Space/Habitat opportunities overlapping with the drainage systems,
including pathways systems throughout with public access and interpretive exhibits.
Use of native species and drought tolerant landscaping that creates wildlife habitat
value, such as native pollinators.
Greenbelt spine(s) to interconnect the nearby neighborhoods.
Maximize interconnectedness of open spaces and minimize open space with
fragmented and linear edge effects.
Integrate a robust urban forest for tree shade, aesthetics, carbon sequestration, and
reduced heat island effects, while ensuring compatibility with PV systems.
Utilize planting techniques to maximize successful growth of healthy trees over time
(structural soils, cantilevered sidewalks, etc..)
Principle #3: Transportation

Bicycle/Pedestrian Connectivity
In addition to the obvious vehicular connections of the site to the community, even more
critical are the bicycle/pedestrian/transit connections that must be made in order to integrate
this site as a truly multi-modal project.

Applicant should develop partnerships with the City, UC Davis Unitrans, Yolo County Transit
and Amtrak to create a comprehensive multi-modal system and transportation plan with
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safe, dynamic, well-planned automobile, bicycle, pedestrian, mass transit and emergency
vehicle access connections.

Additional considerations would include:

•
•

Integration of alternative transit (including pedestrian, bike and mass transit).
Shuttles to key destinations, such as Downtown, should be explored.
Design for ease of bicycle, pedestrian and alternative fuel vehicular access.
Infrastructure to support the current and next generation of alternative fuels/electric
vehicles is expected.

•
•

•
•

Integration of bicycle, pedestrian and transit line networks to connect nearby
neighborhoods to and through the site.
Applicants should consider opportunities to create unique parking concepts and the
exploration of alternative parking ratios, maximum parking standards, and
alternatives to traditional surface parking fields (for vehicle trips that are generated,
incentivize alternative fuel vehicles, underground parking and garages, explore
options for incentives NOT to drive a vehicle, evaluate placement of parking to help
shape behaviors).
Participating in Bike Share programs with bike parking locations that are convenient,
safe and dry.
Provision of bicycle facilities that meet the demands of commuters AND visitors
(convenient and secure parking, shower and locker facilities, bicycle work
stations/repair shop, multi-use paths, etc.).

Principle #4: Work Environment

Project proposal should include elements of "work, live, play" that encourage an engaged
and inviting workplace. Below are examples for consideration:
An environment that is inviting and is active with activities and amenities on the
evenings and weekends as well as work hours.
Building designs incorporating LEED standards for healthy work environments
(daylight, fresh air, good indoor air quality).
Ancillary amenities that serve employees such as a cafe, coffee shop, restaurant,
copy shop and fitness center, child care (as a few examples).
Design elements that include dual use spaces, such as recreation or gathering
spaces (like amphitheater seating).
Implement shared facilities when possible (gym facilities, etc.). Should also explore
integration of meeting spaces that serve business needs during the weekdays and
community needs during the evening and weekends.
Green paseos interconnecting buildings.
Activate outdoor spaces by designing appropriately scaled buildings with
architectural character, pedestrian amenities and informal gathering areas.
Develop architectural, landscape, and hardscape aesthetic that is inspiring,
preserves/increases scenic value and uses high-quality, low-maintenance materials,
native species, wildlife habitat (pollinators, etc.).
Small areas throughout the site that can integrate drainage swales and parklets.
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•

Have the ability to accommodate a range of desired work environments, flexible
range of space, lease and ownership options reflecting an array of formal and
informal work styles and settings; including flexible small co-working,
incubator/accelerator spaces, meeting rooms, conference space, shared business
support services and "cutting edge" business center amenities (teleconferencing
etc.); specialized maker-spaces, research and development; manufacturing facilities,
larger companies and corporate headquarters.

Principle #5: Uses

The applicant will need to initiate efforts to create and articulate a vision of the character or
"aesthetic" and environmental quality that the project will strive to achieve. The project must
reflect a character that is uniquely "Davis" while achieving very high aesthetic standards.
Staff believes that this is of critical importance, to convey to the community what the
character of the project will be. Ultimately, it is the responsibility of the City to ensure that
this vision is translated to the construction of the project.
The following should be considered when assessing potential uses for the project:
• Warehouse uses auxiliary only to research and manufacturing
• Design and uses of the innovation center should be modeled after successful
research centers, districts and parks across the U.S. and internationally, taking into
account forward-thinking best practices.
• Create both lease and business ownership opportunities in a mix of building forms
that range from single story advanced manufacturing facilities to multi-story office,
research and development buildings and research labs.
• Explore ownership opportunities that maximize flexibility, such as grid condominiums
and flex space.
• Mix of professional office, high-tech, R&D, industrial flex space, grow labs,
commercial services, focused largely on expansion needs of research and
technology development
• Some ancillary project-serving retail and services including gyms, childcare and
recreational amenities.

•

•
•
•

Hotel/conference spaces to serve the business needs of the center over time,
provided they are compatible with other envisioned hotel/conference projects in
Davis (such as the one proposed at Richards Blvd and 1-80).
Discourage distribution centers, call centers or large-scale food processing plants.
Minimization and careful management of heavy truck deliveries.
Goal is to focus on creation of research, technology and advanced manufacturing
jobs, and revenue generating uses.

Principle #6: Timing and Project Phasing

The applicant will need to demonstrate sufficient resources to ensure completion of the
projects and address potential build out scenarios and timing (based on previous
experience).
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•
•

•

Proposed project phasing should meet with anticipated market demand for space
and be adaptable to respond to changing market conditions over time.
Building density, project phasing, and total job creation must consider community
growth and CEQA mitigations, carefully accounting for the provision of appropriately
scaled and timed infrastructure (water, sewer, roads, etc.)..
Phasing needs to be responsive to actual and potential tenants.

Principle #7: Fiscal Consideration and Net Community Benefit

Project should achieve fiscal neutrality with regard to city services and provide substantial
surplus annual revenue and positive economic impacts/multipliers citywide, and net
community benefits (including social and environmental).
Project is expected to create net new annual revenue beyond project-based service
costs.

Infrastructure and direct costs (construction) of the project are expected to be
absorbed into the project.
Positive economic impacts are expected to include new job creation, property taxes,
sales and use taxes, transient occupancy tax (TOT), fees and permits.
Consideration needs to be made for positive fiscal impacts to County revenue.
City and project proponent will balance fiscal project feasibility against revenue
generation based on fiscal model and negotiated into the development agreement.

•

•

Project should consider formation of an assessment district above and beyond
standard taxes, mitigations and impact fees to create positive ongoing revenue
generation for the City (an annual per square foot charge that is assessed to owners,
for example).
Fiscal considerations should reflect the current industry standards.

Principle #8: Facilitate Collaborative Partnerships and Provide Opportunities for
Increased University and Research Engagement

The new innovation centers should facilitate technology and business development. The
review and development process needs to reflect the PARTNERSHIP of the process. All
partners - community, City, County, Regional, and State government, UC Davis, Research
Institutions, project proponents and innovative business partners should benefit and prosper
together. The new innovation center facilities, operations and activities must:
• Strengthen University/community partnerships (Joint sense of community);
• Support research and development;
• Increase access to STEAM (science, technology, engineering, arts and agriculture,
and math) and educational opportunities;
• Support UC Davis technology transfer objectives.
• Have programs/facilities to facilitate ongoing partnerships with the community and
region (a fully integrated central system).
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