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CALIFORNIA

City of Davis
Planning Commission Meeting Minutes
Community Chambers, 23 Russell Boulevard, Davis, CA 95616
Wednesday, October 22, 2025
7:00 P.M.

Commission Members: Alan Bennett (Vice Chair), Catherine Brinkley, Vince McLaughlin,
Greg Rowe, Johannes Troost, Georgina Valencia, Michelle
Weiss (Chair), Rachael Fulp-Cooke (Alternate)

Commission Members Absent: None

Council Liaisons: Donna Neville, Linda Deos (Alternate)

Staff: Principal Planner Dara Dungworth

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

2. Approval of Agenda. V. McLaughlin moved, seconded by G. Rowe, to approve the
agenda. Motion passed unanimously.

3. Brief Announcements from Staff, Commissioners, and Council Liaisons
Principal Planner Dara Dungworth: The Social Services Commission will consider
approving a change to the affordable housing mix for 500 G St (The Lumberyard).
The Omnibus Ordinance revising Chapter 40 of the Davis Municipal Code was
introduced to the City Council and will be scheduled for adoption.

M. Weiss: City Council appointed Commissioners Bennett, Brinkley, and Valencia to
serve on the General Plan Update Committee.

C. Brinkley: Still time to complete the General Plan survey. Closes October 31.

4. Public Comment
e Dan Carson: The Village Farms Development Agreement unnecessarily
designates land for a new fire station despite a city study recommending
repositioning existing stations, suggest removing the fire station requirement and
use the site for affordable housing instead. Concern about potential staff burden
from the down payment assistance program.
e Ning Wan: Support free speech and women’s rights.

5. Consent Calendar

A. Minutes from the Planning Commission Meeting of September 10, 2025
Recommendation: Approve
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G. Rowe moved, seconded by V. McLaughlin, to approve the September 10, 2025,
Planning Commission minutes, as amended to include the following to the
Commission’s feedback on the General Plan Update (GPU) presentation:

e Infusion of traditional ecological knowledge into the GPU.

e Showecasing our public values in civic buildings with climate neutral, solar, or
energy updates.

e Clarification that if school sites close as a result of low enrollment rates, the
sites should be carefully considered for redevelopment to maximize potential
housing benefits for the community.

e Wherever possible, the Planning Commission will implement land-use
decisions to help bolster school district enrollment.

Motion passed unanimously.

6. Regular Items
A. Workshop: Village Farms Davis Proposed Project

Principal Planner Dara Dungworth: Summarized the project, which includes 1,800
units on 497.6 acres with a mix of affordable and market-rate homes, preserves
natural habitat, parks and open spaces, community amenities, and a potential fire
station site. Applicant requests to withdraw General Plan Amendment Note “f” from
the Land Use Categories Section A to allow averaging allowable densities, and to
delete Land Use Action LU 1.1e related to growth management metrics as those
numbers are obsolete. Outlined the Development Agreement (DA) exhibits,
including B (Baseline Project Features), E (Affordable Housing Plan), F
(Sustainability Features), G (Transportation Features: Mobility-Bike-and-Trail &
Vehicle Circulation), H (Agricultural Features), | (Park Features), L (Phasing), N
(Wetland Preservation Features), and O (Community Benefits).

Rochelle Swanson, Applicant representative: Outlined the project’s housing mix,
affordability level for low and middle incomes, and the down payment assistance
program for small footprint lots. Storm and water detention facilities designed to
mitigate increased runoff downstream. Proposed community farm will be
programmatically run by DJUSD for educational purposes. The project sets aside
land for a potential fire station and provides bicycle and pedestrian crossings to
bolster connectivity to existing neighborhoods.

Brian Foster, Project’s Engineer and Land Use Planner, Cunningham Engineering:
Phased development will begin with moving soil to raise and grade the project site,
building the drainage and retention infrastructure; followed by Phase 1, which will
include laying the utility services infrastructure, roadways, roundabouts,
undercrossing, and initial construction of affordable and market-rate housing.
Phase 2 will build additional housing mixes, Heritage Oak Park, and also build the
major traffic infrastructure on Pole Line Road. Phase 3 will begin construction of
North Village homes and the F Street overcrossing.
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Commissioners discussed the proposed deletion of General Plan (GP) Land Use
Action LU 1.1e, which indicates a growth management system to keep the city’s
population under 64,000 and single-family homes under 15,500 by 2010. Options
included letting the GP Update address the outdated language, modifying the
action’s language to maintain a growth management system to keep single-family
homes below 15,500, and clarifying which housing types qualify as single-family
dwellings.

Public comment:

Susan Rainer, Marjorie Longo, John Zeller, David McLauchlan, Arri
Helperstead, Ricardo Miceli, Raina Nayyar, Jim Flannigan, Mary Jo Brian,
George Columbo, Dapo Okupe, Steve Greco, Trudi Learner, Eilane Robert-
Musser, John Kelley, Glen Holstein, Eileen Samitz, Michael Reynolds, Tim
Hobin, Carol Marques, Ginga Strozyk, Alan Jackson, Danielle Patterson,
Luanna Villanueva, Robert Coolbrith, and Elizabeth Coolbrith: Project is overly
large and being fast-tracked without sufficient detail. Concern about building
north of Channel A on a floodplain. Potential exposure to toxic chemicals from
the OId Davis Landfill site leaching into groundwater and soil; risks associated
with soil disturbance during grading; and inadequate protections for vernal
pools and neighboring wildlife. Major traffic impacts, including an unsafe
roundabout connection to the Cannery, insufficient transportation infrastructure
to accommodate increased traffic, and a lack of identified funding sources for
proposed grade-separated crossings. Prevalence of “TBD” and “if feasible”
language throughout the documents, leaving key aspects of the project unclear.
Question if the project will deliver affordable housing or attract families with
school-aged children to help boost school enroliment. Support smaller project
footprint (especially south of Channel A), clear enforceable commitments,
updated analyses, and a slower, more transparent approval process.

Alan Pryor, Leslie Blevins, Hiram Jackson, Norbie Kumagai, Anna Aljabiry,
David Massie, Katie Dooley, Judy Ennis, Matt Williams, Ted, Kristen, Frankie,
Karen Stone, Nick, Mikey, Susana, Joan Millerstadt, Charlette Decker, Ann
Privateer, Val Harris, Alesha, Jamie, Francisco Jimenez, Heather Caswell,
Unnamed individual, and Brooke: Support project. Address housing shortage.
Project could bring in young families with school-aged children to improve
declining school enrollment numbers and reduce in-commuting traffic. Interest
in more attainable housing types, including additional for-sale affordable units,
a larger monetary contribution to the Housing Trust Fund to support affordable
housing development, and homes priced around $500,000 for the “missing
middle.” Favorable location. Potential to generate tax revenue. State Water
Resources Control Board indicates landfill contamination is not a concern if the
project uses municipal water. Site will be raised above the 100-year floodplain
during grading, after which the developer would petition FEMA to remove the
site from the floodplain.
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Planning Commission recessed at 9:07 p.m. and reconvened at 9:16 p.m.

Commissioner discussion regarding the DA Exhibits consisted of the following:

Exhibit E — Affordable Housing Plan
Commissioners supported Social Services Commission recommendations:

1. Village Farm Davis development proposal meets the necessary criteria for

a Project Individualized Program (PIP); and

2. The PIP generates the same amount of affordability equal to or greater than
the amount that would be generated under the standard affordability

requirements; and

3. Approved the PIP substantially in the form as provided to the commission

with the following recommendations:

a. Include income caps for the proposed Down Payment Assistance
Program included in the Program Individualized Program; and

b. Make a larger cash contribution to the Housing Trust fund (HTF)
(in excess of the $2 million contribution included in the PIP) for the
construction of the 278 affordable unit project to improve the
construction feasibility of the project; and

c. Ensure that Down Payment Assistance Program’s repayments are
returned to the HTF for future unrestricted uses.

Commission discussion resulted in recommendations to require the developer to
contribute at least $2 million to the HTF, establishing a down payment assistance
program cap based on 80-120 AMI for first-time homebuyers, and requiring the
funds used for down payment assistance be repaid to the HTF and designated for
reuse in future down payment assistance programs or allocated as unrestricted

funds.

Exhibit F — Sustainability Features

Commission supported Climate and Environmental Justice Commission
recommendations:

Planning vegetation to support alternative transportation (e.g., shade for
bus stops, bike lanes, and walkways), selecting climate-adapted tree
species based on local guidance, establishing a minimum canopy coverage
standard informed by existing city conditions, and phasing tree removal to
align closely with construction timing.

Specify and document protections for biological resource areas in project
plans, design landscaping to reduce pollution near high-traffic roads, and
conduct additional community engagement on the placement of Heritage
Oaks Park to evaluate safety and buffering benefits and inform the final
location decision.

Specify concrete sustainable design measures in the Sustainability Plan,
require a grade-separated crossing at Pole Line as a condition for the
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relevant construction phase, and include operable EV chargers in
multifamily and park areas with defined minimum targets tied to project
operation.

e Expressed support for the project and its goal of balancing housing
development with conservation of on-site natural resources.

Commission discussion recommended greater consideration of flood zone risks
due to increasing flood severity, while noting that requiring a microgrid may be
premature.

Exhibit G — Transportation Features

Commission discussion included the need for greater clarity regarding the
connection to the Cannery roundabout, including its operation, projected traffic
volumes, and potential impacts on the farm property. Commission recommended
pedestrian and bicycle crossings over F Street/Freight Line and Pole Line Road
be included as committed baseline project features and suggested adding a
crossing over Covell Boulevard if feasible. Also requested developer to provide a
study assessing the impact of cut-through traffic on surrounding neighborhoods
and recommended incorporating on-street bicycle infrastructure along the
backbone roadway network, including eliminating parking on one side of the street.

Exhibit H — Agricultural Features

Commission discussion generated several suggestions, including requiring the
developer to post a performance bond, placing deed restrictions on the property,
incorporating into the DA a requirement to test soil taken from the borrow site for
toxins, designating the agricultural land as a detention basin rather than as Ag,
and evaluating whether the borrow site can be remediated for future agricultural
use.

Exhibit | — Park Features
Commission supported Recreation and Park Commission recommendations:

1. General maintenance of the parks will be adequately funded. No automatic
cleaning bathrooms.

2. Playing fields will have lighting to allow for use at night and winter evenings.
Greenbelts and active transportation paths should also have security
lighting.

3. The community park should include an indoor gym.

4. Research should be done to determine whether an additional dog park is
needed before one is included in the community park.

5. The community park should be designed to provide adequate safety buffers
between playing fields and active use areas and Covell Boulevard and Pole
Line Road. These could include, but not be limited to, the parking area and
driveway(s), fencing, netting, and landscaping.

6. Adequate parking for the community park should be provided.
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7. Review and mitigation of any potential toxins in the soil on the project site
should be conducted in accordance with the appropriate local, state and
federal authorities with jurisdiction.

Commission indicated that the project should include a dog park as a community
amenity and questioned the need for a gym facility as part of the project.

Exhibit J — Urban Forest
Commissioners had no comments on this exhibit.

Exhibit K — Financing
Commission discussed conducting a sensitivity analysis on project density, noting
that the results could help demonstrate the project is financially responsible.

Exhibit L — Phasing
Commission suggested improving the phasing map to clearly indicate when
construction of the crossings would begin.

Exhibit N — Wetland Preservation
Commissioners had no comments on this exhibit.

Exhibit O — Community Benefit

Commission suggested that the developer dedicate the land planned for a future
fire station to the city, with flexibility to allow an alternative use if needed at a later
date.

Exhibit B — Baseline Project Features

Commission suggested that bicycle and pedestrian grade-separated crossings
should be included as baseline project features, along with any necessary roadway
improvements. Consider requiring a performance bond to ensure proper
remediation of the agricultural buffer (borrow site) following soil extraction for
grading. Require developer to implement a program equivalent to delivering
approximately 280 affordable housing units, including contributions exceeding $2
million, and to clearly specify the total acreage dedicated to parks. Incorporate land
dedications for a potential fire station site, a Pre-K Early Learning Center, and an
Educational Farm into the baseline features. Consider integrating sustainability
measures, such as installing solar photovoltaic systems on all buildings to help
offset overall energy use.

By consensus, the Planning Commission extended the meeting and took up the
next item on the agenda.

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

D. Dungworth: Village Farms Public Hearing is scheduled for December 10. The

Historical Resources Management Ordinance amendment will be rescheduled to
January or February.

8. Adjournment. Meeting adjourned at 12:40 a.m.
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