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City of Davis 
Planning Commission Meeting Minutes 

Community Chambers, 23 Russell Boulevard, Davis, CA 95616 
Wednesday, May 28, 2025 

7:00 P.M. 
 
 
Commission Members: Alan Bennett (Vice Chair), Catherine Brinkley, Vince 

McLaughlin, Greg Rowe, Johannes Troost, Georgina Valencia 
 
Commission Members Absent: Michelle Weiss (Chair) 
 
Council Liaisons: Donna Neville, Linda Deos (Alternate) 
 
Staff:  Principal Planner Dara Dungworth 

 

1. Call to Order & Roll Call. Vice Chair Bennett called the meeting to order at 7:00 p.m. 
 

2. Approval of Agenda. G. Rowe moved, seconded by J. Troost, to approve the 
agenda. Motion passed by the following vote:  
AYES: Bennett, Brinkley, McLaughlin, Rowe, Troost, Valencia 
NOES: None 
ABSENT: Weiss 
 

3. Brief Announcements from Staff, Commissioners, and Council Liaisons  
 
Principal Planner Dara Dungworth: Provided project updates: Sidewalk 
improvements for Volt Food Trailers, Subdivision maps for Palomino Place and 715 
Pole Line project, and administrative approval of a multi-family residential project at 
1616 Da Vinci Court. City Council initiated a Façade Revitalization grant program for 
commercial businesses in the Davis Opportunity Zones. Public feedback meeting for 
the General Plan Update is scheduled on August 13.  
 
L. Deos: City is working with the developer and UC Davis on a partnership to provide 
additional parking for 1616 Da Vinci Court. 
 
G. Rowe: Highlighted two articles about downsizing and cost.  
 

4. Public Comment. None 
 

5. Consent Calendar 

A. Minutes from the Planning Commission Meetings of February 12, and February 
26, 2025 
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G. Rowe moved, seconded by C. Brinkley, to approve the February 12, and 
February 26, 2025 minutes. Motion passed by the following vote: 
AYES:  Bennett, Brinkley, McLaughlin, Rowe, Troost, Valencia 
NOES: None 
ABSENT: Weiss 
 

6. Regular Items 

A. Public Hearing: 4525 Fermi Place Starbucks Restaurant — Planning Application 
(PA) #24-52 for Conditional Use Permit (CUP) #3-24, Design Review (DR) #12-
24 

 

Vice Chair Bennett opened the public hearing. 

 

Associate Planner Thomas McNairn: Project converts a vacant bank building into 
a Starbucks restaurant, improvements include bike parking, increased drive-thru 
capacity, and an outdoor seating area.  

 

Public Comment: 

• Unnamed individual: Oppose project because Starbucks mistreats 
employees, engages in union-busting, and the city already has several 
locations in town. 

 

Vice Chair Bennett closed the public comment period. 

 

Callie Huff, Applicant: The new Starbucks location is intended to help alleviate 
the demand on the Mace Starbucks location, which is the highest producing store 
in the region. 

 

Commissioner comments included: 

• New location has the potential to change traffic patterns. 

• Concerned that Starbucks in the El Macero Shopping Center (near Nugget 
Markets) will close due to competition from new location. 

• Concerned whether there is adequate bike and bike path access. 

• Question whether left turn cuing lanes at 2nd St and Mace Blvd, and 2nd and 
Fermi Pl intersections can accommodate the traffic demand. 

• Suggest imposing a traffic timing signal study to determine if the traffic light 
phasing/timing should be adjusted. 

• Concerned about adequate bicycle access to the site. 

 

C. Huff: Starbucks does not intend to close any stores. 

 

T. McNairn: The city’s Traffic Engineer requested a queuing study, which used 
Starbucks data from nearby locations which met the Traffic Engineer’s 
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qualifications. Staff analysis suggests a new Starbucks location will alleviate 
congestion at El Macero Shopping Center, as people are already exiting the 
freeway to patronize the establishment. 

 

D. Dungworth: In 2010, the current Planned Development was rezoned, and the 
potential traffic impacts of the conditionally allowed uses were analyzed. The 
Traffic Engineer’s analysis determined that a new traffic study was not 
necessary. If interested in more data relating to intersections, could consider a 
Condition of Approval to require a signal timing study to adjust for peak time use. 
Engineering staff did not raise any bicycle circulation concerns. The project is 
considered an infill project, and there is no clear nexus that requires 
improvements to the existing infrastructure. 

 
V. McLaughlin moved, seconded by G. Rowe, to approve Resolution No. 25-008 
– Approving a Conditional Use Permit for a Restaurant and Drive-Thru for a 
Starbucks, PA #24-52 for CUP #03-24, DR #12-24 and Finding the Project 
Exempt from Review Pursuant to CEQA Regulation Guidelines Sections §15301 
(Existing Facilities) and §15332 (In-Fill Development Projects). Motion passed by 
the following vote:  
AYES:  Bennett, Brinkley, McLaughlin, Rowe, Troost, Valencia 
NOES: None 
ABSENT: Weiss 

 

V. McLaughlin moved, seconded by G. Rowe, as follows: 

1. Approve Resolution No. 25-009 – Approving a Design Review for a 
Restaurant and Drive-Thru for a Starbucks, PA #24-52 for CUP #03-24, DR 
#12-24 and Finding the Project Exempt from Review Pursuant to CEQA 
Regulation Guidelines Sections §15301 (Existing Facilities) and §15332 (In-
Fill Development Projects) 

2. Add a Condition of Approval that the applicant pay for a traffic signal timing 
study at 2nd St and Mace Blvd and 2nd and Fermi Pl intersections, and direct 
staff to adjust timing accordingly. 

Motion passed by the following vote:  
AYES:  Bennett, Brinkley, McLaughlin, Rowe, Troost, Valencia 
NOES: None 

ABSENT: Weiss 
 

B. Update on Items on Commission Initiated Task List and Introduction of Potential 
New Items/Tasks  

 

1. AB 1033 — 2024 legislation that provides the ability to condominiumize an 
Accessory Dwelling Unit (ADU). The local jurisdiction is required to "opt in" by 
passing an Ordinance to allow for the separate conveyance of the primary 
residence and ADUs as condos. 
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V. McLaughlin: Not yet prepared to report back.  

 

By Consensus, Commission tabled the item to the next available meeting or 
when McLaughlin is ready to report back.  

 

2. City/County Agreements — The Davis-Yolo Pass-Through Agreement  

 

D. Dungworth: Commission agreed to receive an informational item. Staff is 
working on bringing the item forward. 

 

By Consensus, Commission tabled the item to the next available meeting 
after June. 

 

3. Annexation of UC Davis Campus 

 

D. Dungworth: Commission voted on to elevate this item to City Council for 
approval as a task. Seeking clarification to understand what the commission 
is looking for. Is there an underlying goal such as information on best 
practices or political and policy considerations for cities that annex university 
campuses? 

 

C. Brinkley: Purpose is to provide student access to local voting opportunities 
and City Council representation, potential new access to funding based on 
population, and to explore how current partnerships or services can be 
combined such as public safety and transportation services. 

 

A. Bennett: Would like to understand the motivation of the most recent 
annexation (UC Merced) and how that applies to Davis.  

 

G. Rowe: Interested in property tax implications since UC Davis does not pay 
property taxes. Concern about potential for UCD to avoid providing on-
campus housing. 

 

D. Dungworth: Will use feedback to submit a staff report for City Council 
review. 

 

4. Cannery Design (Proposed task) — Review broader features and 
components of the Cannery. 

 

G. Rowe: See this as an informational item. The Cannery was not subject to a 
Measure J/R/D vote, so there were no baseline features for voter approval. In 
future, city should add key project features in Conditions of Approval (COA) 
instead of Development Agreements (DA) to avoid potential amendments to 
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projects. Consider downsides of higher density housing such as narrower 
streets and limited parking. Believe there are lessons learned from the 
Cannery project that can be applied to future Measure J/R/D projects. 

 

G. Valencia: Suggest adding an evaluation of Community Facility Districts 
(CFDs).  

 

D. Dungworth: Staff can return with analysis and preliminary designs for the 
Village Farms and Willow Grove projects. Both projects are proposing 
standard width streets. 

G. Rowe: As the proponent of this task, would be happy to receive an 
informational staff presentation on the proposed street standards for 
upcoming projects.  

 

D. Dungworth: Should CFD information be an independent item? 

G. Valencia: Possibly a standalone item, would like to understand why a 
CFD is necessary, and if it is appropriate for a new neighborhood to pay 
for the new amenities when city residents can use them for free. 

 

By consensus, Commission requested an informational item on CFDs be 
added as Task #10.  

 

5. Cannery Farm — Request to receive an informational item related to the farm 
component. 

 

D. Dungworth: Conferred with staff about this item. Real Property/Open 
Space Program Manager Tracie Reynolds is reviewing a previously prepared 
FAQ document to confirm if it provides the requested information. The FAQ 
will be made available at a future meeting, unless it requires further 
refinement. 

 

6. Citizens Planning Academy — Initiative to enhance public understanding and 
participation in the planning process. 

 

D. Dungworth: The commission already voted to elevate this item to the City 
Council for task approval. Which item should be prioritized to go to City 
Council for approval first, item 3 (Annexation) or item 6 (Academy)? 

 

C. Brinkley: Should prioritize annexation. Suggest removing “citizen” from the 
Citizen Planning Academy title. This proposal could benefit from a 
subcommittee to put together best practices and what other cities are doing.  

D. Dungworth: The formation of a subcommittee can be included as a 
component of the task when the item is elevated for City Council approval.  
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7. Removal of Single Family Zoning. 

D. Dungworth: Commission previously voted to table this item, but did not 
specify if/when to bring it back. 

 

G. Rowe: Believe this can be incorporated into the General Plan (GP) update 
process. 

 

C. Brinkley: Interested in a discussion before or in parallel with the GP—
defining what it means to remove single family zoning and what cities have 
seen develop in its place. 

 

D. Dungworth: Staff can provide an informational item with initial research 
on the topic. The topic will likely be discussed further during the GP 
update process. 

 

A. Bennett: Recommend tabling the item again and defer discussion to the 
GP update.  

 

D. Dungworth: Suggest staff discuss with the GP consultant to determine how 
to incorporate the topic into the GP update process. Will report back how and 
when it will be incorporated. 

 

By consensus, Commission is amenable to incorporating the removal of 
single family zoning discussion into the GP update process. 

 

8. Onboarding — Create a “resource archive” with educational information that a 
commissioner can use to educate themselves about various planning topics. 

 

J. Troost: Began compiling data on what other cities provide for onboarding 
materials and created a matrix depicting this information. Would like to bring it 
back with more detail. 

 

D. Dungworth: Suggest a meeting between J. Troost and staff to look at 
the list and discuss what would be feasible to implement.  

 

By consensus, Commission concurs that Commissioner Troost will meet with 
staff before seeking input from the full Commission. 

 

9. Schools Enrollment Presentation — Davis Joint Unified School District 
(DJUSD) information regarding the link between declining school enrollment 
and lack of new housing construction. 
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D. Dungworth: Staff was not able to schedule a meeting date that coincides 
with DJUSD availability; however, the City Council received the presentation, 
and the meeting video and presentation is available on the city’s website. 

 

10. Community Facility Districts (CFD) 101 

This item was added to the potential task list. See discussion above in item 
number 4. 

 
7. Long Range Calendar: Upcoming Meeting Dates and/or Potential Agenda Items 

A. Commission Calendar 
 
D. Dungworth: Traffic Impact Study Guidelines, Omnibus Zoning Amendment, and 
General Plan Update Committee appointments, and report back on task list are 
scheduled for June 11. No items are scheduled for June 25, and taking a July 
recess. No August 13 meeting in lieu of the General Plan public meeting. Village 
Farms and Willow Grove projects are slated for late summer/fall meetings.  
 

8. Adjournment. Meeting was adjourned at 9:29 p.m. 


