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1 INTRODUCTION AND LIST OF COMMENTERS 

 
1.0 INTRODUCTION 
 
This Final Environmental Impact Report (FEIR) contains public and agency comments received 
during the public review period of the Wildhorse Ranch Project Draft Environmental Impact Report 
(Draft EIR). This document has been prepared by the City of Davis, as lead agency, in accordance 
with the California Environmental Quality Act (CEQA) and Guidelines (Section 15132). Chapter 1 
discusses the background of the Draft EIR, the organization of the FEIR, and lists the fifteen 
comment letters received. 
  
1.1 BACKGROUND 
 
The Wildhorse Ranch Project Draft EIR contains the following environmental analysis sections: 
 

• Land Use and Agricultural Resources; 
• Population, Housing, and Employment; 
• Transportation and Circulation; 
• Air Quality; 
• Noise; 
• Biological Resources; 
• Aesthetics; 
• Hydrology, Water Quality, and Drainage; 
• Public Services and Utilities; and 
• Climate Change. 

 
The City used several methods to solicit public input on the Draft EIR. These methods included the 
distribution of a Notice of Preparation (NOP) on July 5, 2007, Public Scoping Meeting on July 18, 
2007, and the distribution of the Draft EIR for a 45-day comment period from April 24, 2009 to 
June 8, 2009. The Draft EIR was distributed to applicable public agencies, responsible agencies, 
and interested individuals. Copies of the document were made available at the public counter of the 
Community Development Department, located at 23 Russell Boulevard, Davis, California 95616 
and posted on the City of Davis website.  In addition, a Planning Commission meeting to receive 
comments on the DEIR was held on Wednesday, June 3, 2009 at 7 pm in the Community 
Chambers. 
 

Chapter 1 – Introduction and List of Commenters 
1 - 1 
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1.2 ORGANIZATION OF THE FINAL EIR 
 
The FEIR is organized into the following chapters: 
 
1. Introduction and List of Commenters 
Chapter 1 provides an introduction and overview of the document, describing the background and 
organization of the FEIR. Chapter 1 also provides a list of commenters who submitted letters in 
response to the Draft EIR. 
 
2. Revisions to the DEIR Text   
Chapter 2 is intended to summarize changes made to the Draft EIR text either in response to 
comment letters or minor staff edits that do not change the intent or content of the analysis or 
effectiveness of mitigation measures. 
  
3. Responses to Comments 
Chapter 3 presents all of the comment letters received, and responses to each comment. In addition, 
the chapter includes responses to the verbal comments received at the Planning Commission hearing 
that was held regarding the Wildhorse Ranch Draft EIR. Each comment letter received has been 
numbered at the top and then bracketed to indicate how the letter has been divided into individual 
comments. Each comment is given a number with the letter number appearing first, followed by the 
comment number. For example, the first comment in Letter 1 would have the following format: 1-1. 
  
 
4. Mitigation Monitoring Plan   
The Mitigation Monitoring Plan (MMP) in Chapter 4 includes a description of the requirements of 
the California Environmental Quality Act. The intent of the MMP is to prescribe and enforce the 
proper and successful implementation of the mitigation measures as identified within the 
Environmental Impact Report for this project. 
 
1.3 LIST OF COMMENTERS 
 
The following comment letters were received during the comment period for the Wildhorse Ranch 
Project Draft EIR: 

 
Letter 1 ......................................................................................................... Jonathan A. Kerr – Resident 
Letter 2 ....................................................................................................... Christina A. Frank – Resident 
Letter 3 ........................................................ Bridget Binning – California Department of Public Health  
Letter 4 ....................................................................................................... Pamela S. Nieberg – Resident 
Letter 5 .......................................... Susan Monheit and David Balgobin – Water Quality Specialist and  
       Wastewater Treatment and Recycled Water Engineer 
Letter 6 .................................................................................................... Walter A. Bunter Jr. – Resident 
Letter 7 ........................................................................... Alyssa Begley – Department of Transportation 
Letter 8 .................................................................................................................... Albert Lin – Resident 
Letter 9 ................................................................................................................... Phil Wyels – Resident 
Letter 10 ...................................................................................... Mark F. Braly – Planning Commission 

Chapter 1 – Introduction and List of Commenters 
1 - 2 
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Chapter 1 – Introduction and List of Commenters 
1 - 3 

Letter 11 .......................................................................... Karen Hewett and William Vance – Residents 
Letter 12 ......................................................................................................... Tansey Thomas – Resident 
Letter 13 .............................................................................. Ananya Choudhuri – Planning Commission 
Letter 14 ........................................... Whitman F. Manley – Remy, Thomas, Moose, and Manley, LLP 
Letter 15 .............................................................................. Planning Commission Hearing – Transcript 
 
1.4 RECIRCULATION 
 
CEQA requires recirculation of an EIR when significant new information is added to the EIR after 
public notice is given of the availability of the Draft EIR for public review, but before certification 
(Section 15088.5). New information is not “significant” unless the EIR is changed in a way that 
deprives the public of a meaningful opportunity to comment upon a substantial adverse 
environmental effect of the project or a feasible way to mitigate or avoid such an effect (Section 
15088.5).   
 
Because this FEIR did not result in the identification of any new significant environmental impacts, 
or a substantial increase in the severity of an environmental impact, this FEIR does not contain 
“significant new information,” and a recirculation of the Draft EIR is not required prior to approval. 
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Chapter 2 – Revisions to the DEIR Text 
2 - 1 

 
 

2.0  INTRODUCTION 
 
This chapter presents all of the revisions made to the Draft EIR in response to comments 
received or minor staff edits. It should be noted that the following revisions do not change the 
intent or content of the analysis or effectiveness of the mitigation measures presented in the Draft 
EIR. 
 
2.1  DESCRIPTION OF CHANGES 
 
New text is double “underlined”, and deleted text is “struck through”. Text changes are presented 
in the page order in which they appear in the DEIR. 
 
1. INTRODUCTION 
 
Chapter 1 of the DEIR, page 1-1, first paragraph is hereby revised as follows: 
 

…The City of Davis is the lead agency for the environmental review of the 
Wildhorse Ranch project (proposed project) evaluated herein and has the principal 
responsibility for approving the project… 

 
The above change is for clarification purposes only and does not alter any of the conclusions 
contained within the DEIR. 
 
Chapter 1 of the DEIR, page 1-2, is hereby revised as follows: 
 

Attached single-family townhome, 78 units (3630 are Middle Income for sale-
attached units) 

 
The above changes are for clarification purposes only and do not alter any of the conclusions 
contained within the DEIR. 
 
Chapter 1 of the DEIR, page 1-3, fourth paragraph is hereby revised as follows: 
 

The Final EIR is made available for a 10-day review by the public and 
commenting agencies. 

 
The above change is for clarification purposes only and does not alter any of the conclusions 
contained within the DEIR. 
 

2 REVISIONS TO THE DEIR TEXT 
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Chapter 2 – Revisions to the DEIR Text 
2 - 2 

Chapter 1 of the DEIR, page 1-3, last paragraph is hereby revised as follows: 
 

A Notice of Preparation (NOP) for this Draft EIR was released July 5, 2007 for a 
30-day review (Appendix A). A public scoping meeting was held on July 18, 
2007. Comments provided by the public and public agencies in response to the 
NOP were received by the City of Davis and are provided in Appendix B. In 
addition, an Initial Study was prepared to focus the scope of the Wildhorse Ranch 
EIR. It should be noted that the Initial Study was prepared for buildout of 259 
residential units on the project site. The Initial Study was included as an 
attachment to the NOP (See Appendix A to this Draft EIR)… 

 
The above change is for clarification purposes only and does not alter any of the conclusions 
contained within the DEIR. 
 
Chapter 1 of the DEIR, page 1-5, second paragraph is hereby revised as follows: 
 

…The Initial Study prepared for the proposed project concluded that several 
environmental issues would result in a less-than-significant impact. The complete 
text of the Initial Study is contained in Appendix A as an attachment to the NOP. 
(See Chapter 4.0, Intro to Analysis for a list of discussion of impacts dismissed 
from the Initial Study from further analysis) 

 
The above change is for clarification purposes only and does not alter any of the conclusions 
contained within the DEIR. 
 
2. EXECUTIVE SUMMARY 
 
Chapter 2 of the DEIR, page 2-1, last paragraph is hereby revised as follows: 
 

…73 detached single-family residences, and 78 two to three story attached single-
family townhome units (including 3630 middle-income units) on 11.95-acres and 
1.92-acres of attached affordable housing for a maximum of 40 units at 201 
du/ac… 
 

The above changes are for clarification purposes only and do not alter any of the conclusions 
contained within the DEIR. 

 
The following table beginning on page 2-10 of the Executive Summary chapter is hereby revised 
as follows: 
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TABLE 2-1 

SUMMARY OF IMPACTS AND MITIGATION MEASURES 

Impact 

Level of 
Significance 

Prior to 
Mitigation 

Mitigation Measures 

Level of 
Significance 

After 
Mitigation 

4.1 Land Use and Agricultural Resources 
4.1-1 Consistency with the City of 

Davis General Plan. 
LS 4.1-1 None required. N/A 

4.1-2 Consistency with the Davis 
Planned Development district 
process. 

LS 4.1-2 None required. N/A 

4.1-3  Loss of prime agricultural land. S 4.1-3 The project applicant shall set aside in perpetuity active 
agricultural acreage at a minimum ratio of 2:1 based on 
the total project footprint of 25.79 acres, through 
granting a farmland conservation easement, a farmland 
deed restriction, or other farmland conservation 
mechanism to or for the benefit of the City and/or a 
qualifying entity approved by the City. The mitigation 
acreage shall be set aside prior to recordation of the 
final map(s). The location and amount of active 
agricultural acreage for the proposed project would be 
subject to the review and approval of the City Council. 

SU 

4.1-4 Incompatibilities between future 
residential uses on the project 
site and surrounding uses.   

S 4.1-4(a) Consistent with Action AG 1.1(g) of the General Plan 
and the Davis Right-to-Farm Ordinance, the 
applicant/developer shall inform and provide recorded 
notice to prospective buyers within 1,000 feet of 
agricultural land in writing and prior to purchase, as 
prescribed by the City’s Right to Farm Ordinance, about 
existing and on-going agricultural activities in the 
immediate area in the form of a disclosure statement. 
The notifications shall disclose that Davis and Yolo 
County are agricultural areas and residents of the 

LS 
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TABLE 2-1 
SUMMARY OF IMPACTS AND MITIGATION MEASURES 

Impact 

Level of 
Significance 

Prior to 
Mitigation 

Mitigation Measures 

Level of 
Significance 

After 
Mitigation 

property may be subject to inconvenience or discomfort 
arising from the use of agricultural chemicals, and from 
pursuit of agricultural operations, including, but not 
limited to cultivation, irrigation, plowing, spraying, 
aerial application, pruning, harvesting, crop protection, 
and agricultural burning which occasionally generate 
dust, smoke, noise, and odor. The language and format 
of such notification shall be reviewed and approved by 
the Community Development Director prior to 
recording final maps. Each disclosure statement shall be 
acknowledged with the signature of each prospective 
property owner. 

 
4.1-4(b) Prior to the use of pesticides on the orchard, the Home 

Owner’s Association and contractor(s) shall obtain a 
permit and comply with all regulations from the Yolo 
County Agricultural Commissioner. In addition, signage 
shall be posted at the perimeter of the orchard notifying 
the public that pesticides have been recently applied. 
The signage shall remain posted for the appropriate 
length, as determined during the permit process. 

 
4.1-4(c) Prior to recordation of final map(s), in the event the 

Davis Sports Park is constructed adjacent and east of 
the proposed project, the applicant shall prepare and 
submit a disclosure statement for the review and 
approval of the Community Development Director 
which shall disclose the operations associated with the 
Davis Sports Park Project which will include ballfield 
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TABLE 2-1 
SUMMARY OF IMPACTS AND MITIGATION MEASURES 

Impact 

Level of 
Significance 

Prior to 
Mitigation 

Mitigation Measures 

Level of 
Significance 

After 
Mitigation 

lights, weekly games, tournaments etc. Language shall 
be included on the final map(s) to ensure that the 
disclosure of the Sports Park runs with the land, and is 
therefore provided to all prospective buyers of property. 

4.1-5 Long-term impacts to Prime 
Farmland from the proposed 
project in combination with 
existing and future developments 
in the Davis area.   

S 4.1-5 Implement Mitigation Measure 4.1-3.  SU 

4.1-6 Consistency with the City of 
Davis’ plans, policies, or 
ordinances. 

LS 4.1-6 None required. N/A 

4.2 Population, Housing, and Employment 
4.2-1 Inconsistency with City of Davis 

affordable housing policies and 
Affordable Housing Ordinance. 

LS 4.2-1 None required. N/A 

4.2-2 Inconsistency with Growth 
Management Action “e” of the 
Davis General Plan. 

LS 4.2-2 None required. N/A 

4.2-3 Impacts to employment and 
housing. 

LS 4.2-3 None required. N/A 

4.2-4 Long-term impacts to 
population, housing, and 
employment from the proposed 
project in combination with 
existing and future developments 
in the Davis area.   

 

LS 4.2-4 None required. N/A 
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TABLE 2-1 
SUMMARY OF IMPACTS AND MITIGATION MEASURES 

Impact 

Level of 
Significance 

Prior to 
Mitigation 

Mitigation Measures 

Level of 
Significance 

After 
Mitigation 

4.3 Transportation and Circulation 
4.3-1 Impacts to study intersections 

and roadways. 
LS 4.3-1 None required. N/A 

4.3-2 Impacts related to the provision 
of efficient site access and 
circulation. 

S 4.3-2 Prior to approval of the Tentative Map, the project 
applicant shall ensure that the following items are 
incorporated into the project design, for the review and 
approval by the City Engineer: 

 
• Provision of adequate sight distance at both 

project access intersections, by setting back any 
barrier walls far enough from the curb, and by 
ensuring that existing and new plantings do not 
obstruct drivers’ views; 

• Design of the internal roadways to meet City 
standards, and inclusion of internal traffic 
calming elements as may be determined to be 
necessary, subject to the review and approval of 
the City Engineer; and 

• Provision of traffic control devices, if and where 
needed in the internal roadway system, based on 
an analysis of the internal traffic turning 
movements to be prepared when the project 
design is more detailed. 

LS 

4.3-3 Impacts related to pedestrian and 
bicycle access and circulation. 

S 4.3-3 Prior to approval of the Tentative Map, the project 
applicant shall ensure that the pathway and sidewalk 
network meets ADA accessibility requirements, subject 
to the review and approval by the City Engineer. 

LS 

4.3-4 Impacts related to transit access. LS 4.3-4 None required. N/A 
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TABLE 2-1 
SUMMARY OF IMPACTS AND MITIGATION MEASURES 

Impact 

Level of 
Significance 

Prior to 
Mitigation 

Mitigation Measures 

Level of 
Significance 

After 
Mitigation 

4.3-5 Impacts to traffic flow from 
construction traffic associated 
with grading and development of 
the project site. 

S 4.3-5 Prior to any on-site construction activities, the project 
applicant shall prepare a Construction Traffic 
Management Plan subject to the review and approval by 
the City Engineer. The Construction Traffic 
Management Plan shall include all measures for 
temporary traffic control, temporary signage and 
striping, location points for ingress and egress of 
construction vehicles, haul routes, staging areas, and 
shall provide for the timing of construction activity that 
appropriately limits hours during which large 
construction equipment may be brought onto or taken 
off of the site. 

LS 

4.3-6  Cumulative impacts regarding 
the deterioration of the Second 
Street / Mace Boulevard 
intersection LOS. 

S 4.3-6 Prior to the issuance of building permits, or such other 
time as may be approved at the time of Tentative Map, 
the project applicant shall pay a fair share fee, as 
determined by the City Public Works Department, for 
improvements to the intersection of Second Street and 
Mace Boulevard; these improvements may include, but 
are not necessarily limited to: construction of a second 
left-turn lane on the northbound approach to the 
intersection of Second Street and Mace Boulevard, re-
striping of the eastbound through lane to a shared 
through-left turn lane, and modification of the signal 
phasing to allow eastbound and westbound split 
phasing. 

LS 

4.4 Air Quality 
4.4-1 Exhaust emissions and fugitive 

dust emissions from project-
S 4.4-1 Prior to commencement of any ground disturbing 

activities, the applicant shall submit a dust control plan 
LS 
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TABLE 2-1 
SUMMARY OF IMPACTS AND MITIGATION MEASURES 

Impact 

Level of 
Significance 

Prior to 
Mitigation 

Mitigation Measures 

Level of 
Significance 

After 
Mitigation 

associated construction 
activities. 

to the City Engineer and the Yolo-Solano Air Quality 
Management District and the dust control plan shall be 
approved by the Yolo-Solano Air Quality Management 
District.  This plan shall ensure that adequate dust 
controls are implemented during all phases of project 
construction. The dust control best management 
practices (BMPs) may shall include but are not 
necessarily limited to the following: 

 
• Apply nontoxic soil stabilizers according to 

manufacturer’s specifications to all inactive 
construction areas (previously graded areas 
inactive for ten days or more); 

• Reestablish ground cover in disturbed areas 
quickly; 

• Water recently disturbed construction areas 
(ground disturbed within 10 days) at least twice 
daily to avoid visible dust plumes; 

• Pave, apply water three times daily, or apply 
(non-toxic) soil stabilizers on all unpaved access 
roads, parking areas and staging areas at 
construction sites; 

• Enclose, cover, water twice daily or apply non-
toxic soil binders to exposed stockpiles (dirt, 
sand, etc.); 

• Enforce a speed limit of 15 MPH for equipment 
and vehicles operated in unpaved areas; 

• All vehicles hauling dirt, sand, soil, or other 
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TABLE 2-1 
SUMMARY OF IMPACTS AND MITIGATION MEASURES 

Impact 

Level of 
Significance 

Prior to 
Mitigation 

Mitigation Measures 

Level of 
Significance 

After 
Mitigation 

loose materials shall be covered or should 
maintain at least two feet of freeboard; and 

• Sweep streets at the end of the day if visible soil 
material is carried onto adjacent public paved 
roads; and 

• All grading operations shall be suspended when 
wind speeds (as instantaneous gusts measured 
by an on-site anemometer) exceed 25 mph and 
dust has the potential to adversely affect 
adjacent residential properties. Wind speeds 
shall be measured with an anemometer on site a 
minimum of one time per day. Additional hourly 
anemometer measurements shall be conducted if 
wind conditions noticeably increase or are 
forecast to be greater than 15 mph. 

4.4-2 New air pollutant emissions 
within the air basin resulting 
from operation of the proposed 
project. 

LS 4.4-2 None required. N/A 

4.4-3 Increased carbon monoxide 
concentrations at project-area 
intersections. 

LS 4.4-3 None required. N/A 

4.4-4 Long-term air quality impacts 
from the proposed project in 
combination with existing and 
future developments in the Davis 
area.   

 

LS 4.4-4  None required. N/A 
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TABLE 2-1 
SUMMARY OF IMPACTS AND MITIGATION MEASURES 

Impact 

Level of 
Significance 

Prior to 
Mitigation 

Mitigation Measures 

Level of 
Significance 

After 
Mitigation 

4.5 Noise 
4.5-1  Impacts associated with an 

increase of existing traffic noise 
levels on surrounding roadways. 

LS 4.5-1 None required. N/A 

4.5-2 Noise impacts associated with 
existing agricultural activities. 

LS 4.5-2 None required. N/A 

4.5-3 Short-term noise impacts from 
construction activities. 

S 4.5-3 Compliance with the following measures shall be 
incorporated within the Final Planned Development 
with specific criteria and standards to be reviewed and 
approved by the Planning Commission: 

 
• Construction activities shall be scheduled to 

occur during normal daytime working hours 
(i.e., 7:00 AM to 7:00 PM Monday through 
Friday and 8:00 AM to 8:00 PM Saturday and 
Sunday).  These criteria shall be included in the 
Improvement Plans prior to initiation of 
construction. Exceptions to allow expanded 
construction activity hours shall be reviewed on 
a case-by-case basis as determined by the 
Community Development Director; 

• All heavy construction equipment and all 
stationary noise sources (such as diesel 
generators) shall be fitted with factory-specified 
mufflers; and 

• Equipment warm up areas, water tanks, and 
equipment storage areas shall be located in an 
area as far away from existing residences as 

LS 
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TABLE 2-1 
SUMMARY OF IMPACTS AND MITIGATION MEASURES 

Impact 

Level of 
Significance 

Prior to 
Mitigation 

Mitigation Measures 

Level of 
Significance 

After 
Mitigation 

feasible. 
4.5-4  Noise impacts associated with 

greenbelt and orchard 
maintenance activities. 

S 4.5-4 Prior to recordation of final map, disclosure statements 
advising that periods of orchard and greenbelt 
maintenance could result in elevated noise levels, shall 
be prepared and submitted for the review and approval 
of the Community Development Director. A copy of the 
approved disclosure statements shall be provided to all 
prospective buyers of property within the Wildhorse 
Ranch Subdivision. Language shall be included on the 
Final Map to ensure that the disclosure of elevated noise 
levels are provided at the time of all future sales. 

LS 

4.5-5 Cumulative impact of traffic 
noise levels. 

LS 4.5-5 None required. N/A 

4.5-6 Cumulative impact of traffic 
noise levels at outdoor activity 
areas proposed within the 60 dB 
Ldn contours.   

LS 4.5-6 None required. N/A 

4.5-7 Cumulative impact of traffic 
noise levels at interior residential 
uses proposed within the 60 dB 
Ldn contours.   

LS 4.5-7 None required. N/A 

4.6 Biological Resources 
4.6-1 Potential Impacts to the 

American Badger. 
S 4.6-1(a)  A qualified biologist shall conduct pre-construction 

surveys for American badger in all construction areas 
identified as potential habitat located within the project 
area two weeks prior to initiation of construction 
activities. If an American badger or active burrow, 
indicated by the presence of badger sign (i.e. suitable 

LS 
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TABLE 2-1 
SUMMARY OF IMPACTS AND MITIGATION MEASURES 

Impact 

Level of 
Significance 

Prior to 
Mitigation 

Mitigation Measures 

Level of 
Significance 

After 
Mitigation 

shape and burrow-size, scat) is found within the 
construction area during pre-construction surveys, the 
CDFG shall be consulted to obtain permission for 
animal relocation. 

 
4.6-1(b)  If the qualified biologist determines that potential dens 

are inactive, the biologist shall excavate these dens by 
hand with a shovel to prevent badgers from re-using 
them during construction. 

 
4.6-1(c) If the qualified biologist determines that potential dens 

may be active, the entrances of the dens shall be blocked 
with soil, sticks, and debris for three to five days to 
discourage use of these dens prior to project 
disturbance. The den entrances shall be blocked to an 
incrementally greater degree over the three to five day 
period. After the qualified biologist determines that 
badgers have stopped using active dens within the 
project boundary, the dens shall be hand-excavated with 
a shovel to prevent re-use during construction. 

 
Prior to initiating passive relocation efforts, adjacent 
lands will be evaluated to confirm that suitable habitat 
and refugia for badgers is present adjacent to the active 
den site. If necessary, artificial dens will be created in 
suitable areas within close proximity (as close as is 
feasible) to reduce exposure to predation during 
relocation. If passive relocation is ineffective, active 
relocation techniques will be coordinated with CDFG 
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SUMMARY OF IMPACTS AND MITIGATION MEASURES 

Impact 

Level of 
Significance 

Prior to 
Mitigation 

Mitigation Measures 

Level of 
Significance 

After 
Mitigation 

and carried out by a qualified biologist. A suitable 
relocation site will be found in the vicinity of the project 
site and a relocation plan designed to minimize stress to 
the animal will be developed for approval by CDFG and 
the City. 

 
4.6-1(d)  If badger are determined to be actively using the site, a 

qualified biologist shall provide project contractors and 
construction crews responsible for site demolition 
and/or grading operations with a worker-awareness 
program before any ground disturbance work within the 
project area. This program shall be used to describe the 
species, its habits and habitats, its legal status and 
required protection, and all applicable mitigation 
measures. 

4.6-2 Potential Impacts to Western 
Burrowing Owl.  

 

S 4.6-2(a) Prior to commencement of construction-related 
activities for the project including, but not limited to, 
grading, staging of materials, or earthmoving activities 
and within 15 days of initiation of any grading or other 
construction activities, pre-construction surveys of all 
potential burrowing owl habitat shall be conducted by a 
qualified biologist within the project area and within 
250 feet of the project boundary. Presence or sign of 
burrowing owl and all potentially occupied burrows 
shall be recorded and monitored according to the 
CDFG and California Burrowing Owl Consortium 
guidelines. If burrowing owls are not detected by sign or 
direct observation, construction may proceed. 

 

LS 
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TABLE 2-1 
SUMMARY OF IMPACTS AND MITIGATION MEASURES 

Impact 

Level of 
Significance 

Prior to 
Mitigation 

Mitigation Measures 

Level of 
Significance 

After 
Mitigation 

4.6-2(b) If potentially nesting burrowing owl are present during 
pre-construction surveys conducted between February 1 
and August 31, grading or other construction related 
disturbance shall not be allowed within 250 feet of any 
active nest burrows during the nesting season (February 
1 – August 31) unless approved by CDFG.  

 
4.6-2(c) If burrowing owl are detected during pre-construction 

surveys outside the nesting season (September 1 – 
January 31), passive relocation and monitoring may be 
undertaken by a qualified biologist following the CDFG 
and California Burrowing Owl Consortium guidelines, 
which involve the placement of one-way exclusion doors 
on occupied and potentially occupied burrowing owl 
burrows. Owls shall be excluded from all suitable 
burrows within the project area and within a 250-foot 
buffer zone of the impact area. A minimum of one week 
shall be allowed to accomplish this task and allow for 
owls to acclimate to alternate burrows. These mitigation 
actions shall be carried out prior to the burrowing owl 
breeding season (February 1 - August 31) and the site 
shall be monitored weekly by a qualified biologist until 
construction begins to ensure that burrowing owls do 
not re-inhabit the site. 

 
If passive relocation is unsuccessful, the feasibility of 
active relocation will be discussed with CDFG and an 
alternate strategy evaluated. Any active relocation 
efforts must be approved by CDFG and the City, and 
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carried out by a qualified biologist with similar 
burrowing owl relocation experience and according to 
an approved plan. 

 
4.6-2(d) If burrowing owl or sign of burrowing owl are detected 

at any time on the project site, a minimum of 6.5 acres 
of foraging habitat per pair or individual resident bird, 
shall be acquired and permanently protected to 
compensate for the loss of burrowing owl habitat. The 
acreage shall be based on the maximum number of owls 
observed inhabiting the property for any given 
observation period, pre-construction survey, or other 
field visit. The protected lands shall be occupied 
burrowing owl habitat and at a location acceptable to 
CDFG. A report shall be submitted to the City 
describing the agreed upon location. First priority for 
habitat preservation shall be accomplished on-site. If 
the required acreage cannot be preserved on-site, 
second priority shall be given to habitat preservation at 
an off-site location within the Davis city limits that shall 
be acquired and preserved in perpetuity. Third priority 
shall be given to another off-site location outside of the 
Davis city limits. Habitat in the amount specified above 
shall be acquired, permanently protected, and enhanced 
through management for the benefit of the species, to 
compensate for the loss of burrowing owl habitat on the 
project site. Alternatively, the applicant can provide the 
required mitigation either through an in-lieu fee 
program, purchase of the required acreage in an 
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approved mitigation bank, or an approved Habitat 
Conservation Plan (HCP). 

 
4.6-2(e) If burrowing owl are determined to be actively using the 

site, a qualified biologist shall conduct an education 
session for project contractors and construction crews 
responsible for site demolition and/or grading 
operations before any ground disturbance work within 
the project area. The education session, shall include 
includes photos of burrowing owl for identification 
purposes, habitat description, limits of construction 
activities in the project area, and guidance regarding 
general measures being implemented to conserve 
burrowing owl as they relate to the project. A qualified 
biologist shall provide materials and instructions to 
train new workers whose jobs involve initial ground 
disturbance, grading, or paving. Training for personnel 
finalizing exteriors and interiors would not be required. 

 
4.6-2(f) A monitoring report of all activities associated with pre-

construction surveys, avoidance measures, and passive 
relocation of burrowing owls shall be submitted to the 
City and CDFG no later than three days before 
initiation of grading. 

4.6-3  Potential Impacts to Nesting 
Birds. 

S 4.6-3(a)  The removal of any buildings, trees, or shrubs shall 
occur from September 1 through December 15, outside 
of the avian nesting season. If removal of buildings, 
trees, or shrubs occurs, or construction begins between 
February 1 and August 31 (nesting season for passerine 

LS 
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or non-passerine land birds) or between December 15 
and August 31 (nesting season for raptors), a nesting 
bird survey shall be performed by a qualified 
ornithologist within 15 days prior to the removal or 
disturbance of a potential nesting structure, tree, or 
shrub, or the initiation of other construction activities. 
During this survey, a qualified biologist shall inspect all 
potential nesting habitat (trees, shrubs, structures, 
grasslands, etc.) for nests in and immediately adjacent 
to the impact areas. A report of the survey findings shall 
be provided to the City and CDFG. 

 
4.6-3(b)  All vegetation and structures with active nests shall be 

flagged and an appropriate non-disturbance buffer zone 
shall be established around the nest site. The size of the 
buffer zone shall be determined by the project biologist 
in consultation with CDFG and shall depend on the 
species involved, site conditions, and type of work to be 
conducted in the area. 

 
4.6-3(c)  A qualified biologist shall monitor active nests to 

determine when the young have fledged and are feeding 
on their own. The project biologist and CDFG shall be 
consulted for clearance before construction activities 
resume in the vicinity.   

4.6-4 Potential Impacts to Special-
Status Bat Species. 

S 4.6-4(a) A pre-construction survey for roosting bats shall be 
performed by a qualified biologist within 30 days prior 
to any removal of trees or structures on the site. If no 
active roosts are found, then no further action would be 

LS 
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warranted. If either a maternity roost or hibernacula 
(structures used by bats for hibernation) is present, the 
following mitigation measures shall be implemented. 

 
4.6-4(b) If active maternity roosts or hibernacula are found in 

trees or structures which will be removed as part of 
project construction, the project shall be redesigned to 
avoid the loss of the tree or structure occupied by the 
roost to the extent feasible as determined by the City. If 
an active maternity roost is located and the project 
cannot be redesigned to avoid removal of the occupied 
tree or structure, demolition shall commence before 
maternity colonies form (i.e., prior to March 1) or after 
young are volant (flying) (i.e., after July 31). 
Disturbance-free buffer zones, as determined by a 
qualified biologist in coordination with CDFG, shall be 
observed during the maternity roost season (March 1 - 
July 31).  

 
4.6-4(c) If a non-breeding bat hibernacula is found in a tree or 

structure scheduled for removal, the individuals shall be 
safely evicted, under the direction of a qualified 
biologist (as determined by a Memorandum of 
Understanding with CDFG), by opening the roosting 
area to allow airflow through the cavity. Demolition 
shall then follow at least one night after initial 
disturbance for airflow. This action should allow bats to 
leave during darkness, thus increasing their chance of 
finding new roosts with a minimum of potential 
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predation during daylight. Trees or structures with 
roosts that need to be removed shall first be disturbed at 
dusk, just prior to removal that same evening, to allow 
bats to escape during the darker hours. 

 
4.6-4(d) If special-status bats are found roosting within trees or 

structures on-site that require removal, appropriate 
replacement roosts shall be created at a suitable 
location on site or off site in coordination with a 
qualified biologist, CDFG, and the City. 

4.6-5 Potential Impacts to Nesting 
Swainson’s Hawk. 

S 4.6-5(a) In order to ensure that nesting Swainson’s hawks will 
not be affected by construction on the project site, a 
qualified biologist shall conduct pre-construction 
surveys according to the CDFG and Swainson’s hawk 
Technical Advisory Committee guidelines (2000). 
Survey Period I occurs from January 1 – March 20, 
Period II from March 20 – April 5, Period III from April 
5 – April 20, Period IV from April 21 – June 10, and 
Period V from June 10 – July 30. Three surveys shall be 
completed in at least each of the two survey periods 
immediately prior to a project’s initiation and shall 
encompass the area within one half mile of the project 
site. 

 
4.6-5(b) Because of the potential for Swainson’s hawk to nest on-

site, potential adverse affects to this species shall be 
avoided by establishment of CDFG approved buffers 
around any active nests. No construction activities shall 
take place within 0.25 mile of the nest until the young 

LS 
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have fledged, or authorization has been obtained from 
CDFG. Weekly monitoring reports summarizing nest 
activities shall be submitted to the City and CDFG until 
the young have fledged and the nest is determined to be 
inactive. Trees containing nests that must be removed as 
a result of project implementation shall be removed 
during the non-breeding season (late September to 
March) and in accordance with the CDFG “Staff Report 
Regarding Mitigation for Impacts to Swainson’s Hawks 
in the Central Valley of California,” November 8, 1994. 

 
4.6-5(c) Replacement trees for any potential Swainson’s hawk 

nest trees removed as part of project construction must 
be planted either on-site or at a nearby site, and/or an 
in-lieu fee must be paid to the City of Davis Tree 
Preservation Fund as detailed in Mitigation Measure 
4.6-7. The implementation of this measure is not 
intended to be duplicative of the mitigation for loss of 
trees contained in Mitigation Measure 4.6-7(c). 
Accordingly, mitigation provided under MM 4.6-7(c) 
may also serve as mitigation under this measure, 
provided that the standards of this measure are met.

4.6-6 Potential Impacts to Swainson’s 
Hawk Foraging Habitat. 

S 4.6-6(a) The applicant shall be responsible for mitigating the loss 
of any Swainson’s hawk foraging habitat. The extent of 
any necessary mitigation shall be determined by the City 
in consultation with CDFG; past recommended 
mitigation for loss of foraging habitat has been at a ratio 
of one acre of suitable foraging habitat for every one 
acre utilized by the proposed project. An “Agreement 

LS 



Final EIR 
Wildhorse Ranch Project 

July 2009 
 

Chapter 2 – Revisions to the DEIR Text 
2 - 21 

TABLE 2-1 
SUMMARY OF IMPACTS AND MITIGATION MEASURES 

Impact 

Level of 
Significance 

Prior to 
Mitigation 

Mitigation Measures 

Level of 
Significance 

After 
Mitigation 

Regarding Mitigation for Impacts to Swainson’s Hawk 
Foraging Habitat in Yolo County” was executed in 
August, 2002, between the Cities of Davis, West 
Sacramento, Winters, Woodland, the County of Yolo, 
and CDFG. The agreement currently requires 1.0 acre 
of habitat management lands as mitigation for each 1.0 
acre of Swainson’s hawk foraging habitat lost. 

 
4.6-6(b) The project proponent will compensate for the loss of 

Swainson’s hawk foraging habitat by providing Habitat 
Management lands (HM lands) to CDFG as defined in 
the Staff Report Regarding Mitigation for Impacts to 
Swainson’s Hawks in the Central Valley of California 
(published by California Department of Fish and Game 
in 1994). If the proposed project is located within 1 mile 
of an active nest (used during one or more of the last five 
years, to be determined with preconstruction surveys) 
the loss of habitat will be compensated at a ratio of 1:1 
(HM lands:urban development). The project proponent 
will provide HM lands through an in-lieu fee process 
prior to commencement of construction-related activities 
for the project including, but not limited to, grading, 
staging of materials, or earthmoving activities, 
groundbreaking per the Agreement to Yolo County 
HCP/NCCP Joint Powers Agency. Credits will be 
purchased through the in-lieu fee program due to the 
lack of mitigation credits currently available at a bank. 
As of January 2007, the cost per acre for the in-lieu fee 
is $8,660 payable to the Joint Powers Agency. Should 
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the in-lieu fee be increased prior to clearance to grade 
the project site, the project proponent shall pay the in-
lieu fee in effect at that time. The project proponent will 
issue a check to the Joint Powers Agency if mitigation is 
required. It is estimated that a total of 15.5 acres of 
Swainson’s hawk foraging habitat would be removed as 
a result of the project. The applicant shall pay the in-lieu 
fee for the 15.5 acres based on the removal of this 
Swainson’s hawk foraging habitat. 

 
-Or- 
 

Prior to commencement of construction-related 
activities for the project including, but not limited to, 
grading, staging of materials, or earthmoving activities, 
the project proponent shall place and record one or 
more Conservation Easements that meet the acreage 
requirements of CDFG’s Swainson’s Hawk foraging 
habitat mitigation guidelines. The conservation 
easement(s) shall be executed by the project proponent 
and a Conservation operator. The City may, at its 
discretion, also be a party to the conservation 
easement(s). The conservation easement(s) shall be 
reviewed and approved in writing by CDFG prior to 
recordation for the purpose of confirming consistency. 
The purpose of the conservation easement(s) shall be to 
preserve the value of the land as foraging habitat for the 
Swainson’s hawk. 
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4.6-7 Potential Impacts to Tree 
Removal. 

S 4.6-7(a) Prior to commencement of construction-related 
activities for the project including, but not limited to, 
grading, staging of materials, or earthmoving activities, 
a tree preservation plan, in compliance with Ordinance 
37.03.010 in the City of Davis Municipal Code, shall be 
submitted to the Community Development Department 
and City Arborist for review and approval, which shall 
ensure the following measures: 

 
• Trees shall be cordoned off with chain link fence 

prior to construction as specified; 
• Soil compaction under trees is to be avoided; 
• The fence shall prevent equipment traffic and 

storage under the trees and should extend 
beyond the drip-line;   

• Excavation within this zone shall be 
accomplished by hand, and roots ½” and larger 
shall be preserved; 

• Proper fertilization and irrigation prior to and 
during the construction period shall be provided 
as specified; 

• New landscaping under existing trees shall be 
carefully planned to avoid any grade changes 
and any excess moisture in trunk area.  Existing 
plants which have compatible irrigation 
requirements and which complement the trees’ 
color, texture and form are to be saved; 

• Trenching within the drip-line shall be 

LS 
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performed only with prior approval of the Park 
and General Services Department. Boring is 
preferred when feasible; 

• All paving plans and specifications shall clearly 
prohibit the use of soil sterilants adjacent to 
preserved trees; and 

• Grade changes greater than one foot within the 
drip-line shall be avoided, and nothing other 
than a saw shall be used for root cutting. 

 
4.6-7(b) Prior to commencement of construction-related 

activities for the project including, but not limited to, 
grading, staging of materials, or earthmoving activities, 
a sheet shall be included with the project plans, which 
indicates all of the trees identified.  The tree report with 
corresponding descriptions of each tree by species, 
health, etc. should also be included.  In addition, notes 
shall be included on the plans which clearly state 
protection procedures for trees that are to be preserved.  
Any tree care practices, such as cutting of roots, pruning 
the top, etc., shall be adequately described and shall 
have the approval of a representative of the Parks and 
General Services Department prior to execution. In the 
event of damage to existing trees, a penalty clause shall 
be replacement tree(s) of equal size in D.B.H. unless 
specified otherwise by the Parks and General Services 
Department. 

 
4.6-7(c) Trees identified on the site as Trees of Significance, that 
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are proposed for removal, shall be replaced either on 
site or at a nearby site deemed acceptable by the 
Director of the City of Davis Parks and General 
Services Department. The Director may require an in-
lieu fee to be paid to the City of Davis Tree Preservation 
Fund instead of or in addition to tree replacement. The 
recommendations for avoidance of trees contained in 
Chapter 37 of the City of Davis Municipal Code (Tree 
Planting, Preservation, and Protection) should be 
adopted if feasible. If infeasible, the applicant should 
identify trees slated for removal on the site plan, 
including those with encroachments within 30-feet of the 
drip line of trees and develop a tree replacement plan 
that shall be reviewed and approved by the City prior to 
issuance of the grading permit. Tree replacement shall 
be implemented according to options outlined in Section 
37.03.070 of the City’s Municipal Code as follows: 

 
(i) Replanting a tree(s) on site: Trees shall be 

planted in number and size so that there is no 
net loss in tree diameter at breast height (DBH). 
For example, if one tree is removed with a 12-
inch DBH size, mitigation may consist of a 
replacement of equal size, two trees each 6-inch 
DBH, or four trees each 3-inch DBH. The 
replanted tree(s) shall be minimum 5 gallon size 
and of a species that will eventually equal or 
exceed the removed tree in size. 

(ii) Replanting a tree(s) off site: If there is 
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insufficient space on the property for the 
replacement tree(s), required planting shall 
occur on other property in the applicant's 
ownership or in City-owned open space or park, 
subject to the approval of the City Arborist and 
authorized property owners. 

(iii)Payment to the Tree Preservation Fund in lieu of 
replacement: If in the City Arborist's 
determination no feasible alternative exists to 
plant the required mitigation, or there are other 
considerations for alternative mitigation, the 
applicant shall pay into the Tree Preservation 
Fund an amount determined by the Director 
based upon the ISA appraisal guidelines or 
other approved method. If the Director approves 
another method of appraisal guideline, the 
Director shall publish notice of that approval 
and notify the permit applicant at the time the 
permit application is issued. 

4.6-8 Cumulative loss of biological 
resources in the City of Davis 
and the effects of ongoing 
urbanization in the region.  

LS 4.6-8 None required. 
 
 
 

N/A 

4.7 Aesthetics 
4.7-1 Impacts related to altering the 

existing character of the project 
site and obstructing views from 
existing homes. 

S 4.7-1 None feasible. SU 
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4.7-2 Impacts related to light and 
glare. 

S 4.7-2(a) Prior to issuance of the first building permit, the 
developer shall submit a street lighting plan for review 
and approval by the City Engineer. Street lightning shall 
be limited to reduced height low-profile fixtures. The 
Plan shall comply with Chapter 6 of the Davis 
Municipal Code- Article VIII: Outdoor Lighting 
Control. 

 
4.7-2(b) Prior to the issuance of building permits, the developer 

shall submit a lighting plan for the review and approval 
of the Chief Building Official of the City of Davis. The 
lighting plan shall include shielding on all light fixtures 
and shall address-limiting light trespass and glare 
through the use of shielding and directional lighting 
methods, including but not limited to, fixture location 
and height. The Plan shall comply with Chapter 6 of the 
Davis Municipal Code- Article VIII: Outdoor Lighting 
Control. 

LS 

4.7-3 Impacts to scenic resources. LS 4.7-3 None required. N/A 
4.7-4 Long-term impacts to the visual 

character of the region from the 
proposed project in combination 
with existing and future 
developments in the Davis area.  

S 4.7-4 None feasible. SU 

4.8 Hydrology, Water Quality, and Drainage 
4.8-1 Exposure of people and 

structures to flood hazards on the 
project site. 

LS 4.8-1 None required. N/A 
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4.8-2 Increased stormwater runoff 
from the project site contributing 
to downstream flooding. 

S 4.8-2 In conjunction with the submittal of a tentative map, the 
project applicant shall submit a design-level 
engineering report on the stormwater detention and 
conveyance system to the City Engineer demonstrating 
that the proposed project peak flows into the existing 36-
inch storm drain would not exceed 6.2 cfs. The report 
shall also demonstrate that peak flows from the site do 
not coincide with peak flows within Channel “A” and 
demonstrate how the system would function to 
adequately treat stormwater runoff prior to being 
discharged into Channel “A.” Stormwater detention and 
conveyance plans shall be reviewed and approved by the 
City Engineer. 

LS 
 

4.8-3 Construction-related impacts to 
surface water quality. 

S 4.8-3 Prior to commencement of construction, the applicant 
shall obtain a NPDES General Permit for Discharges of 
Storm Water Associated with Construction Activity 
(Construction General Permit), which pertains to 
pollution from grading and project construction. 
Compliance with the Permit requires the project 
applicant to file a Notice of Intent (NOI) with the State 
Water Resources Control Board (SWRCB) and prepare 
a Storm Water Pollution Prevention Plan (SWPPP) 
prior to ground disturbance. The SWPPP would 
incorporate Best Management Practices (BMPs) in 
order to prevent, or reduce to the greatest extent 
feasible, adverse impacts to water quality from erosion 
and sedimentation. A copy of the SWPP including BMP 
implementation provisions shall be submitted to the 
Chief Building Official. 

LS 
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4.8-4 Long-term water quality 
degradation associated with 
urban runoff from the project 
site. 

LS 4.8-4 None required. N/A 

4.8-5 Long-term increases in peak 
stormwater runoff flows from 
the proposed project in 
combination with existing and 
future developments in the Davis 
area. 

LS 4.8-5 None required. N/A 

4.8-6 Cumulative impacts related to 
degradation of water quality. 

S 4.8-5 Implement Mitigation Measures 4.8-2 and 4.8-3. 
 

LS 

4.9 Public Services and Facilities 
4.9-1 Ability of Existing Water 

Conveyance Facilities to Meet 
Project Water Demands. 

S 4.9-1(a) Prior to issuance of building permits, the East Area 
Tank, the East Area Main Upsize, and the West Area 
Main Upsize shall be included within the City’s Capital 
Improvement Plan and fully funded for construction.  

 
4.9-1(b) If the following is not included in the City's water 

connection charge at the time the water charge is paid 
for any unit in the project, then, in addition to the water 
connection charge, the project shall pay fair share fees 
for the above-listed improvements at the time of building 
permit issuance. This fair share shall include any 
additional costs that the City may incur to accelerate the 
timing of the above-listed projects. 

LS 

4.9-2 Long-term availability of water 
supply to meet the project water 

S 4.9-2 The project applicant shall pay fair share fees for the 
future water supply project(s) required to meet City 

LS 
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demand. demand beyond 2020 at the time of building permit 
issuance.  

4.9-3 Increased demand for 
wastewater disposal. 

S 4.9-3 Prior to the approval of a tentative map for the 
Wildhorse Ranch project, the applicant shall submit a 
design-level wastewater report for the proposed project 
that demonstrates how the project’s wastewater will be 
delivered to the Wastewater Treatment Plant. Included 
in the report shall be a determination of the capacity of 
downstream sewer lines and what improvements, if any, 
need to be constructed to accommodate and convey the 
project’s additional wastewater, and the construction 
and operational costs of the options. The wastewater 
report shall be subject to approval by the City Engineer. 
The applicant shall be required to fully fund and 
construct the necessary wastewater improvements 
determined by the wastewater report. 

LS 

4.9-4 Increased demand for fire 
protection services.   

S 4.9-4 Prior to the issuance of building permits Certificates of 
Occupancy, the applicant shall contribute funds to the 
Davis Fire Department for the provision of facilities 
needed to provide adequate fire protection service to the 
proposed project. These facilities may include but are 
not necessarily limited to a fourth City fire station and a 
ladder truck. The amount of funding shall be pay all 
applicable major project impact fees per the impact fee 
schedule determined by the Community Development 
Director and the Davis Fire Chief. 

SU 

4.9-5 Increased demand for law 
enforcement protection services.  

LS 4.9-5 Prior to the issuance of building permits, the project 
applicant shall contribute funding to the Davis Police 
Department needed to provide an additional 0.57 

LSN/A 
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officer. Funding options include, but are not necessarily 
limited to the following:   

 
1) Provide an endowment fund that would provide 

for the hiring of approximately 60 percent law 
enforcement officer and the support equipment 
and materials for the officer;  

2) Contribute toward hiring new officers, their 
equipment and materials with the goal of 
improving community relations as a good 
steward of the community; or  

3) The project applicant shall present an 
alternative and acceptable means, as 
determined by the Police Chief, whereby the 
required law enforcement officer will be 
provided in the long-term. 

 
 The final funding mechanism and dollar amount shall be 

reviewed and approved by the Community Development 
Director and the Davis Police Chief. None required. 

4.9-6  Increased demand for school 
resources. 

S 4.9-6 Prior to the issuance of building permits, the applicant 
shall show proof to the Community Development 
Department of payment of current SB50 and AB 16 
school impacts fees. 

LS 

4.9-7 Increased demand for solid 
waste disposal/recycling 
services. 

LS 4.9-7 None required. N/A 

4.9-8 Increased demand for park and 
recreation services and facilities. 

S 4.9-8 Prior to the issuance of building permits Certificates of 
Occupancy, the applicant shall pay in-lieu Quimby fees 

LS 
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TABLE 2-1 
SUMMARY OF IMPACTS AND MITIGATION MEASURES 

Impact 

Level of 
Significance 

Prior to 
Mitigation 

Mitigation Measures 

Level of 
Significance 

After 
Mitigation 

for required park acreage. 
4.9-9 Impacts to gas and electric 

facilities. 
LS 4.9-9 None required. N/A 

4.9-10 Long-term impacts to public 
services and facilities from the 
proposed project in combination 
with existing and future 
developments in the Davis area.   

LS 4.9-10 None required. 
 
 
 
 

N/A 

4.10 Climate Change 
4.10-1 Project impacts concerning the 

production of GHGs. 
S 4.10-1 In conjunction with the submittal of a Tentative Map for 

the proposed project, the project applicant shall submit, 
for the review and approval of the Community 
Development Department, a sustainability plan, which 
demonstrates that the proposed project does not conflict 
with the goals and strategies of Executive Order S-3-05, 
the Attorney General’s suggested global warming 
mitigation measures, or City of Davis Resolution No. 08-
166. The sustainability plan shall include, but not be 
limited to, the compliance measures listed in the right 
column of included in Table 4.10-6, which is labeled 
“Wildhorse Ranch Compliance.” 

SU 

Initial Study 
V.  Cultural Resources. S 

 
 
 
 

V-1  Prior to commencement of construction-related 
activities for the project including, but not limited to, 
grading, staging of materials, or earthmoving activities, 
an archaeological monitor shall be retained by the 
applicant and approved by the City to train the 

LS 
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TABLE 2-1 
SUMMARY OF IMPACTS AND MITIGATION MEASURES 

Impact 

Level of 
Significance 

Prior to 
Mitigation 

Mitigation Measures 

Level of 
Significance 

After 
Mitigation 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

S 

construction grading crew prior to commencement of 
earth-grading activity in regard to the types of artifacts, 
rock, bone, or shell that they are likely to find, and when 
work shall be stopped for further evaluation. One 
trained crew member shall be on-site during all earth 
moving activities, with the assigned responsibility of 
“monitor.” If any earth-moving activities uncover 
artifacts, exotic rock, or unusual amounts of bone or 
shell, work shall be halted in the immediate area of the 
find and shall not be resumed until after the 
archaeologist monitor has inspected and evaluated the 
deposit and determined the appropriate means of 
curation. The appropriate mitigation measures may 
include as little as recording the resource with the 
California Archaeological Inventory database or as 
much as excavation, recordation, and preservation of 
the sites that have outstanding cultural or historic 
significance. 

 
V-2 Prior to the approval of tentative map(s), the tentative 

map(s) shall state that during construction, if bone is 
uncovered that may be human; the Native American 
Heritage Commission in Sacramento and the Yolo 
County Coroner shall be notified. Should human 
remains be found, the Coroner’s office shall be 
immediately contacted and all work halted until final 
disposition by the Coroner. Should the remains be 
determined to be of Native American descent, the Native 
American Heritage Commission shall be consulted to 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

LS 
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TABLE 2-1 
SUMMARY OF IMPACTS AND MITIGATION MEASURES 

Impact 

Level of 
Significance 

Prior to 
Mitigation 

Mitigation Measures 

Level of 
Significance 

After 
Mitigation 

determine the appropriate disposition of such remains.   
VI Geology and Soils. S 

 
 
 
 
 
 
 
 

S 

VI-1 Prior to commencement of construction-related 
activities for the project including, but not limited to, 
grading, staging of materials, or earthmoving activities, 
the developer shall prepare a storm water pollution 
prevention plan (SWPPP), consistent with the State 
Water Resources Control Board NPDES requirements. 
A copy of the SWPPP shall be submitted to the City 
Engineer subject to review and comment. 

 
VI-2 Prior to the approval of final map(s), a final design-

level geotechnical report, with consideration of 
recommendations from the Wildhorse Geotechnical 
Investigation, shall be prepared and submitted to the 
Chief Building Official for review and comment. The 
recommendations of the final geotechnical report shall 
be incorporated into the project design prior to issuance 
of building permits for review and approval of the City 
Engineer and/or Chief Building Official. 

LS 
 
 
 
 
 
 
 
 

LS 

VII Hazards and Hazardous 
Materials. 

S VII-1 Prior to commencement of construction-related 
activities for the project including, but not limited to, 
grading, staging of materials, or earthmoving activities, 
the on-site septic systems and agricultural well(s) shall 
be located and properly destroyed by a licensed 
contractor in compliance with Yolo County 
Environmental Health Department standards. 
Confirmation of the destruction of such facilities shall 
be submitted to the City Engineer. 

LS 
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3. PROJECT DESCRIPTION 
 
Chapter 3 of the DEIR, page 3-1, second paragraph is hereby revised as follows: 

 
… The site is identified by Yolo County Assessor’s Parcel Number (APN) 071-
140-11. The current City of Davis General Plan (adopted May 2001) designation 
for the site is Agriculture (See Figure 4.1-1). 

 
The above change is for clarification purposes only and does not alter any of the conclusions 
contained within the DEIR. 
 
Chapter 3 of the DEIR, page 3-4, fourth paragraph is hereby revised as follows: 
 

…73 detached single-family residences, and 78 two to three story attached single-
family townhome units (including 3630 middle-income units) on 11.95-acres and 
1.92-acres of attached affordable housing for a maximum of 40 units at 210 du/ac 
(See Table 3-1, Wildhorse Ranch Project Data and Figure 3-3, Wildhorse Ranch 
Site Plan).  

 
The above change is for clarification purposes only and does not alter any of the conclusions 
contained within the DEIR. 
 
Chapter 3 of the DEIR, page 3-5, Table 3-1 is hereby revised as follows: 
 

Project Residential Unit Types Units 
Detached Single-Family (3,600 square feet) 73 
Attached Single-Family 78* 
Middle Income for Sale-Attached (3630* of 78) 
Low/Very Low (Multi-family rental units) 40* 
 
The above change is for clarification purposes only and does not alter any of the conclusions 
contained within the DEIR. 
 
Chapter 3 of the DEIR, page 3-7, second paragraph is hereby revised as follows: 
 

…If dedicated to the City, the land dedication site would be required to be at least 
2.671.92acres. A land dedication site of 2.671.92 acres for a 40-unit requirement 
is consistent with the City density calculations of 1520 du/acre in accordance with 
the Affordable Housing Ordinance… 

 
The above change is for clarification purposes only and does not alter any of the conclusions 
contained within the DEIR. 
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Chapter 3 of the DEIR, page 3-7, second paragraph is hereby revised as follows: 
 
…The applicant proposes to apply to the City for a Project Individualized Plan 
(“PIP”) that would allow it the applicant to construct, own and manage the units. 
The applicant anticipates that part of its application will include a proposal to 
select a local housing non-profit who specializes in tax credit financed affordable 
housing projects as a partner in building and managing the apartment site 
housing… 

 
The above change is for clarification purposes only and does not alter any of the conclusions 
contained within the DEIR. 
 
Chapter 3 of the DEIR, page 3-8, seventh and eighth bullets are hereby revised as follows: 
 

• Roof orientation to maximize solar panel efficiency; and 
• The community provides a natural buffer edge that decreases the likelihood of 

further encroachment into the adjacent agricultural uses as well as increasing 
the amount of accessible open space in the project area., and 

• Homeowner education on water use and conservation. 
 
The above change is for clarification purposes only and does not alter any of the conclusions 
contained within the DEIR. 
 
Chapter 3 of the DEIR, page 3-8, last three bullets are revised as follows: 
 

• Efficient hot water delivery (demand-initiated tankless heating/core plumbing 
system); and 

• Limit amount of turf coverage per lot and open space areas, and/or require 
‘water-budget’ landscape design.; and 

• Homeowner education on water use and conservation. 
 

The above change is for clarification purposes only and does not alter any of the conclusions 
contained within the DEIR. 

 
Chapter 3 of the DEIR, page 3-8, 8th bullet is hereby revised as follows: 
 

• Energy Star rated appliances (to include dishwasher, and refrigerator and 
clothes washer); 

 
The above change is for clarification purposes only and does not alter any of the conclusions 
contained within the DEIR. 
 
Chapter 3 of the DEIR, page 3-8, 12th bullet is hereby revised as follows: 
 

• Low water-factor clothes washers and dishwashers; 
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The above change is for clarification purposes only and does not alter any of the conclusions 
contained within the DEIR. 

 
Chapter 3 of the DEIR, page 3-9, first paragraph is hereby revised as follows: 

 
Boulevard and Monarch Lane intersection is anticipated for signalization as part 
of the project and would allow full turn movements to and from the site. A 
secondary vehicle access point is proposed along East Covell Boulevard at the 
south end of the 65-foot additional buffer land dedication area. The intersection 
would be a “T”-intersection with a right-in and right-out only. The proposed 
project includes the construction of both access points. The exact alignments will 
be determined in consultation with the City Engineer and the public safety 
departments and then incorporated into the Site Plan. The two street access points 
from Covell Boulevard are the primary fire and police access points. A potential 
third Emergency Vehicle Access (EVA) is located at Caravaggio Place to the 
north (See Figure 3-3). The final number and location of EVAs will be 
determined at a later stage. 

 
The above change is for clarification purposes only and does not alter any of the conclusions 
contained within the DEIR. 
 
Chapter 3 of the DEIR, page 3-9, first paragraph is hereby revised as follows: 
 

…The East Covell Boulevard and Monarch Lane intersection is anticipated 
planned for signalization as part of the project and would allow full turn 
movements to and from the site… 

 
The above change is for clarification purposes only and does not alter any of the conclusions 
contained within the DEIR. 
 
Chapter 3 of the DEIR, page 3-13, second to last paragraph is hereby revised as follows: 
 

Consistent with General Plan Policy UD2.2, where feasible all streets would be 
lined with shade trees, creating a well shaded street and green canopy that slows 
traffic, reduces the heat island affect, and enhances the neighborhood 
aesthetics.… 

 
The above change is for clarification purposes only and does not alter any of the conclusions 
contained within the DEIR. 
 
4.0 INTRODUCTION TO THE ANALYSIS 
 
Chapter 4.0 of the DEIR, page 4.0-2, fourth bullet, is hereby revised as follows: 
 

• Hazards and Hazardous Materials (VII a., c.-f., h. p.33): The project site is 
not located within an airport land use plan, within two miles of an airport, or 
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located within an area where wildland fires occur.  Therefore, the proposed 
project would result in no impacts pertaining to the aforementioned hazards. 
The Wildhorse Subdivision Hazards Assessment, which included the project 
site, noted that the project site had been used for agriculture in the past. The 
report analyzed project site samples for Organocholorine Pesticides using 
EPA method 8080. The report concluded no concentrations of DDT, DDD, 
toxaphene, dieldrin or any other EPA method 8080 constituents with the 
exception of DDE, which was detected in all samples at concentrations 
ranging from 0.043 to 0.083 parts per million (ppm). The presence of DDE in 
the soil was found to be well below the Total Threshold Limit Concentration 
of 1.0 ppm. Therefore, the pesticide residues are well below the Total 
Threshold Limit Concentration,  

 
The above change is for clarification purposes only and does not alter any of the conclusions 
contained within the DEIR. 
 
4.1 LAND USE AND AGRICULTURAL RESOURCES 
 
Section 4.1 of the DEIR, page 4.1-1, second to last paragraph is hereby revised as follows: 
 

The City of Davis General Plan designates the 25.79-acre parcel on the project 
site as Agriculture (AG) (See Figure 4.1-1). The City of Davis General Plan 
definition for the Agriculture land use is: 

 
The above change is for clarification purposes only and does not alter any of the conclusions 
contained within the DEIR. 
 
Section 4.1 of the DEIR, page 4.1-22, second to last paragraph is hereby revised as follows: 
 

…The proposed project is consistent with the policy because the project includes 
73 detached single-family residences, 78 two to three story attached single-family 
units (including 3630 middle-income units) on 11.95 acres, and 1.92 acres of 
attached affordable housing for a maximum of 40 units at 201 dwelling units per 
acre. Therefore, the proposed project would provide a mix of densities, price and 
rents, and housing types. 

 
The above change is for clarification purposes only and does not alter any of the conclusions 
contained within the DEIR. 
 
Section 4.1 of the DEIR, page 4.1-22, second to last paragraph is hereby revised as follows: 
 

The project is consistent with Policy LU A.3 of the General Plan which requires 
each new development to include a mix of housing types, densities, prices and 
rents, and designs. The proposed project is consistent with the policy because the 
project includes 73 detached single-family residences, 78 two to three story 
attached single-family units (including 3630 middle-income units) on 11.95 acres, 
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and 1.92 acres of attached affordable multifamily housing for a maximum of 40 
units (38 units are affordable) at 201 dwelling units per acre. Therefore, the 
proposed project would provide a mix of densities, price and rents, and housing 
types. 
 

The above change is for clarification purposes only and does not alter any of the conclusions 
contained within the DEIR. 
 
Section 4.1 of the DEIR, page 4.1-23, first paragraph is hereby revised as follows: 
 

…Using this approach, a total of 3.923.66 acres was subtracted from the 25.79-
acre total site acreage, resulting in a greenbelt calculation acreage of 21.8820.52 
acres... 

 
The above change is for clarification purposes only and does not alter any of the conclusions 
contained within the DEIR. 
 
Section 4.1 of the DEIR, page 4.1-26, second paragraph is hereby revised as follows: 
 

…The affordable site is approximately 1.92-acres, and is anticipated to be dedicated to 
the City. The affordable housing site density, if intended to be dedicated, would be based 
on 201 units per acre. The dedication would be inconsistent with the Affordable Housing 
Ordinance (AHO) which requires 15 units per acre... 

 
The above change is for clarification purposes only and does not alter any of the conclusions 
contained within the DEIR. 
 
4.2 POPULATION, HOUSING, AND EMPLOYMENT 
 
Section 4.2 of the DEIR, page 4.2-10, third paragraph is hereby revised as follows: 
 

…The affordable housing would be composed of 3630 units of attached for-sale 
middle-income units, and 1.92 acres of land designated for the development of 
affordable housing… 

 
The above change is for clarification purposes only and does not alter any of the conclusions 
contained within the DEIR. 
 
Section 4.2 of the DEIR, page 4.2-10, third paragraph is hereby revised as follows: 
 

Forty (40) Thirty six (36) percent of the project’s housing would be affordable to 
very low and low as well as middle-income housing provided in accordance with 
the City’s specifications and definitions of affordable and middle income 
housing. The City’s Social Services Commission, Planning Commission, and 
City Council are in the process of reviewing reduction of required middle-
income housing units for projects such as this, given the current market 
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conditions. The outcome could be a reduction in the number of required middle-
income housing units for this project. The affordable housing site would likely 
be dedicated to the City.  The affordable housing site density, if intended to be 
dedicated, would be based on 201 units per acre. 

 
The above change is for clarification purposes only and does not alter any of the conclusions 
contained within the DEIR. 
 
4.3 TRANSPORTATION AND CIRCULATION 
 
The commenter is correct that the reference to Table 4.3-8 should be Table 4.3-18. Section 4.3 of 
the DEIR, page 4.3-55, last paragraph is hereby revised as follows: 
 

As shown in Table 4.3-84.3-18, the Second Street / Mace Boulevard intersection 
operates at LOS C under both the Existing and Existing With Project scenarios… 

 
The above change is for clarification purposes only and does not alter any of the conclusions 
contained within the DEIR. 
 
Section 4.3 of the DEIR, page 4.3-25, third to last paragraph is hereby revised as follows: 
 

…The primary access driveway would be on Covell Boulevard, aligned with 
Monarch Lane. To achieve an acceptable service level, this intersection is 
assumed planned for signalization to be signalized… 

 
The above change is for clarification purposes only and does not alter any of the conclusions 
contained within the DEIR. 
 
Section 4.3 of the DEIR, page 4.3-29, fourth paragraph is hereby revised as follows: 
 

The Covell Boulevard/Monarch Lane/Proposed Project Entrance #1 intersection 
was assumed to be signalized is planned for signalization in the Existing Plus 
Project scenario. The Existing Plus Project traffic volumes meet the peak hour 
signal warrant at this location, demonstrating the need for the proposed signal. 

 
The above change is for clarification purposes only and does not alter any of the conclusions 
contained within the DEIR. 
 
Section 4.3 of the DEIR, page 4.3-32, Table 4.3-11 is hereby revised as follows: 
 

3.  Intersection is SSSC in Existing No Project conditions, and assumed to be 
signalized planned for signalization in Existing Plus Project conditions. 

 
The above change is for clarification purposes only and does not alter any of the conclusions 
contained within the DEIR. 
 



Final EIR 
Wildhorse Ranch Project 

July 2009 
 

Chapter 2 – Revisions to the DEIR Text 
2 - 41 

4.4 AIR QUALITY  
 
Section 4.4 of the DEIR, page 4.4-11, mitigation measure 4.4-1 is hereby revised as follows: 
 

4.4-1 Prior to commencement of any ground disturbing activities, the 
applicant shall submit a dust control plan to the City Engineer and 
the Yolo-Solano Air Quality Management District and the dust 
control plan shall be approved by the Yolo-Solano Air Quality 
Management District.  This plan shall ensure that adequate dust 
controls are implemented during all phases of project 
construction. The dust control best management practices (BMPs) 
may shall include but are not necessarily limited to the following: 

 
The above change is for clarification purposes only and does not alter any of the conclusions 
contained within the DEIR. 
 
Section 4.4 of the DEIR, page 4.4-12, Mitigation Measure 4.4-1 is hereby revised as follows: 
 

• All vehicles hauling dirt, sand, soil, or other loose materials 
shall be covered or should maintain at least two feet of 
freeboard; and 

• Sweep streets at the end of the day if visible soil material is 
carried onto adjacent public paved roads: and. 

• All grading operations shall be suspended when wind speeds 
(as instantaneous gusts measured by an on-site anemometer) 
exceed 25 mph and dust has the potential to adversely affect 
adjacent residential properties. Wind speeds shall be 
measured with an anemometer on site a minimum of one time 
per day. Additional hourly anemometer measurements shall 
be conducted if wind conditions noticeably increase or are 
forecast to be greater than 15 mph. 

 
The above change would further reduce this less-than-significant impact and does not alter any of 
the conclusions contained within the DEIR. 
 
4.6 BIOLOGICAL RESOURCES 
  
Section 4.6 of the DEIR, page 4.6-1, first paragraph is hereby revised as follows: 
 

This section is primarily based on a Biological Resource Analysis (Appendix F),1 
a Habitat Assessment and Focused Winter Season Survey for Burrowing Owl 
(Appendix G),2 and Focused Breeding Season Survey for Burrowing Owl 
(Appendix G)3 prepared by EDAW, Inc., a Tree Appraisal (Appendix H)4 
prepared by Tree Associates, as well as the City of Davis General Plan,.5 as well 
as Burrowing Owl Survey Protocol and Mitigation Guidelines.6 
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The above change would further reduce this less-than-significant impact and does not alter any of 
the conclusions contained within the DEIR. 
 
Section 4.6 of the DEIR, page 4.6-39, Mitigation Measure 4.6-1(c) is hereby revised as follows: 
 

4.6-1(c) If the qualified biologist determines that potential dens may be 
active, the entrances of the dens shall be blocked with soil, sticks, 
and debris for three to five days to discourage use of these dens 
prior to project disturbance. The den entrances shall be blocked to 
an incrementally greater degree over the three to five day period. 
After the qualified biologist determines that badgers have stopped 
using active dens within the project boundary, the dens shall be 
hand-excavated with a shovel to prevent re-use during 
construction. 

 
 Prior to initiating passive relocation efforts, adjacent lands will be 

evaluated to confirm that suitable habitat and refugia for badgers 
is present adjacent to the active den site. If necessary, artificial 
dens will be created in suitable areas within close proximity (as 
close as is feasible) to reduce exposure to predation during 
relocation. If passive relocation is ineffective, active relocation 
techniques will be coordinated with CDFG and carried out by a 
qualified biologist. A suitable relocation site will be found in the 
vicinity of the project site and a relocation plan designed to 
minimize stress to the animal will be developed for approval by 
CDFG and the City. 

 
The above change is for clarification purposes only and does not alter any of the conclusions 
contained within the DEIR. 
 
Section 4.6 of the DEIR, page 4.6-41, Mitigation Measure 4.6-2(c) is hereby revised as follows: 
 

4.6-2(c) If burrowing owl are detected during pre-construction surveys 
outside the nesting season (September 1 – January 31), passive 
relocation and monitoring may be undertaken by a qualified 
biologist following the CDFG and California Burrowing Owl 
Consortium guidelines, which involve the placement of one-way 
exclusion doors on occupied and potentially occupied burrowing 
owl burrows. Owls shall be excluded from all suitable burrows 
within the project area and within a 250-foot buffer zone of the 
impact area. A minimum of one week shall be allowed to 
accomplish this task and allow for owls to acclimate to alternate 
burrows. These mitigation actions shall be carried out prior to the 
burrowing owl breeding season (February 1 - August 31) and the 
site shall be monitored weekly by a qualified biologist until 
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construction begins to ensure that burrowing owls do not re-
inhabit the site.  

 
 If passive relocation is unsuccessful, the feasibility of active 

relocation will be discussed with CDFG and an alternate strategy 
evaluated. Any active relocation efforts must be approved by 
CDFG and the City, and carried out by a qualified biologist with 
similar burrowing owl relocation experience and according to an 
approved plan. 

 
The above change is for clarification purposes only and does not alter any of the conclusions 
contained within the DEIR. 
 
Section 4.6 of the DEIR, page 4.6-45, second paragraph is hereby revised as follows: 

 
4.6-5(c) Replacement trees for any potential Swainson’s hawk nest trees removed as part of 

project construction must be planted either on-site or at a nearby site, and/or an in-
lieu fee must be paid to the City of Davis Tree Preservation Fund as detailed in 
Mitigation Measure 4.6-7. The implementation of this measure is not intended to be 
duplicative of the mitigation for loss of trees contained in Mitigation Measure 4.6-
7(c). Accordingly, mitigation provided under MM 4.6-7(c) may also serve as 
mitigation under this measure, provided that the standards of this measure are met. 

 
The above change is for clarification purposes only and does not alter any of the conclusions 
contained within the DEIR. 
 
Section 4.6 of the DEIR, page 4.6-45, Mitigation Measures 4.6-6(a) is hereby revised as follows: 
 

4.6-6(a) The applicant shall be responsible for mitigating the loss of any 
Swainson’s hawk foraging habitat. The extent of any necessary mitigation 
shall be determined by the City in consultation with CDFG; past 
recommended mitigation for loss of foraging habitat has been at a ratio of 
one acre of suitable foraging habitat for every one acre utilized by the 
proposed project. An “Agreement Regarding Mitigation for Impacts to 
Swainson’s Hawk Foraging Habitat in Yolo County” was executed in 
August, 2002, between the Cities of Davis, West Sacramento, Winters, 
Woodland, the County of Yolo, and CDFG. The agreement currently 
requires 1.0 acre of habitat management lands as mitigation for each 1.0 
acre of Swainson’s hawk foraging habitat lost. 

 
The above change is for clarification purposes only and does not alter any of the conclusions 
contained within the DEIR. Upon City Staff’s further review, Mitigation Measure 4.6-6(a) is 
redundant with the more detailed Mitigation Measure 4.6-6(b) addressing Swainson’s hawk 
foraging habitat mitigation.  
 



Final EIR 
Wildhorse Ranch Project 

July 2009 
 

Chapter 2 – Revisions to the DEIR Text 
2 - 44 

Section 4.6 of the DEIR, page 4.6-45, Mitigation Measures 4.6-6(b) is hereby revised as follows: 
 

4.6-6(b) The project proponent will compensate for the loss of Swainson’s 
hawk foraging habitat by providing Habitat Management lands 
(HM lands) to CDFG as defined in the Staff Report Regarding 
Mitigation for Impacts to Swainson’s Hawks in the Central Valley 
of California (published by California Department of Fish and 
Game in 1994). If the proposed project is located within 1 mile of 
an active nest (used during one or more of the last five years, to be 
determined with preconstruction surveys) the loss of habitat will be 
compensated at a ratio of 1:1 (HM lands:urban development). The 
project proponent will provide HM lands through an in-lieu fee 
process prior to commencement of construction-related activities 
for the project including, but not limited to, grading, staging of 
materials, or earthmoving activities, groundbreaking per the 
Agreement to Yolo County HCP/NCCP Joint Powers Agency. 
Credits will be purchased through the in-lieu fee program due to 
the lack of mitigation credits currently available at a bank. As of 
January 2007, the cost per acre for the in-lieu fee is $8,660 
payable to the Joint Powers Agency. Should the in-lieu fee be 
increased prior to clearance to grade the project site, the project 
proponent shall pay the in-lieu fee in effect at that time. The 
project proponent will issue a check to the Joint Powers Agency if 
mitigation is required. It is estimated that a total of 15.5 acres of 
Swainson’s hawk foraging habitat would be removed as a result of 
the project. The applicant shall pay the in-lieu fee for the 15.5 
acres based on the removal of this Swainson’s hawk foraging 
habitat. 

 
-Or- 
 
Prior to commencement of construction-related activities for the 
project including, but not limited to, grading, staging of materials, 
or earthmoving activities, the project proponent shall place and 
record one or more Conservation Easements that meet the acreage 
requirements of CDFG’s Swainson’s Hawk foraging habitat 
mitigation guidelines. The conservation easement(s) shall be 
executed by the project proponent and a Conservation operator. 
The City may, at its discretion, also be a party to the conservation 
easement(s). The conservation easement(s) shall be reviewed and 
approved in writing by CDFG prior to recordation for the purpose 
of confirming consistency. The purpose of the conservation 
easement(s) shall be to preserve the value of the land as foraging 
habitat for the Swainson’s hawk. 
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The above change is for clarification purposes only and does not alter any of the 
conclusions contained within the DEIR. 
 
Section 4.6 of the DEIR, page 4.6-49, endnotes is hereby revised as follows: 

 
1. EDAW, Inc., Biological Resource Analysis, February 13, 2007. 
2. EDAW, Inc., Habitat Assessment and Focused Winter Season Survey for Burrowing Owl, April 
9, 2007. 
3. EDAW, Inc., Focused Breeding Season Survey for Burrowing Owl, September 26, 2007. 
4. Tree Associates, Tree Appraisal, September 15, 2006. 
5. City of Davis, City of Davis General Plan, May 2001. 
6. California Burrowing Owl Consortium, Burrowing Owl Survey Protocol and Mitigation 
Guidelines, April 1993. 
 

The above change is for clarification purposes only and does not alter any of the conclusions 
contained within the DEIR. 
 
4.7 AESTHETICS 
 
Section 4.7 of the DEIR, page 4.7-8, second bullet is hereby revised as follows: 
 

• 78 two- to three-story attached single-family units (including 3630 
middle-income units) on 11.95 acres; and 

• 1.92 acres of attached affordable housing for a maximum of 40 units at 201 
dwelling units per acre (du/ac). 

 
The above changes are for clarification purposes only and do not alter any of the 
conclusions contained within the DEIR. 
 
4.9 PUBLIC SERVICES AND UTILITIES 
 
Based upon the comment and further consideration by City Staff, Mitigation Measure 4.9-4 on 
page 4.9-28 of the DEIR is hereby revised for clarification purposes as follows:  
 

4.9-4 Prior to the issuance of building permits Certificates of Occupancy, the 
applicant shall contribute funds to the Davis Fire Department for the 
provision of facilities needed to provide adequate fire protection service to 
the proposed project. These facilities may include but are not necessarily 
limited to a fourth City fire station and a ladder truck. The amount of 
funding shall be pay all applicable major project impact fees per the 
impact fee schedule determined by the Community Development Director 
and the Davis Fire Chief. 

 
It is important to note that the DEIR did not determine that Mitigation Measure 4.9-4 would 
reduce the project’s impact to fire protection services to a less-than-significant level. The above 
revised Mitigation Measure 4.9-4 would also not be expected to reduce the proposed project’s 
impacts to fire protection services, but rather, the measure would serve to reduce the project’s 
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fire services impact to the extent feasible. Therefore, the DEIR conclusions remain unchanged in 
the respect that the project’s impacts to fire protection services would be significant and 
unavoidable.  
 
The above change is for clarification purposes only and does not alter any of the conclusions 
contained within the DEIR. 
 
Based upon the comment, further consideration has been given by City Staff regarding the fact 
that police service is an issue that is evaluated and addressed at a city-wide level. The City 
currently collects impact fees from new development and reviews the adequacy of impact fees on 
an annual basis. Payment of the applicable impact fees by the project applicant would ensure that 
project impacts to police services are less-than-significant. As a result, Impact Statement 4.9-2 
on page 4.9-29 of the DEIR is hereby revised as follows:  

 
4.9-5 Increase demand for law enforcement protection services.   

 
The proposed project involves the construction of 191 residential units, which 
would result in a population increase in the City of Davis of 474 persons. 
According to the Davis Police Department, the City’s service ratio standard is 1.2 
officers per 1,000 population and the existing service level is roughly 0.88 
officers per 1,000 population. Utilizing the City’s service ratio standard, the 
project would generate the need for an additional 0.57 officers (Officers required 
= total project population/1,000 x 1.2). The Davis Police Department has 
indicated that it does not have adequate resources to meet its current obligations.i 
However, police service is an issue that is appropriately evaluated and addressed 
at a city-wide level. The City currently collects impact fees from new 
development based upon projected impacts from that development and reviews 
the adequacy of impact fees on an annual basis. The City also adopts an annual 
budget allocating resources to police services and other City services based upon 
community needs. Payment of the applicable impact fees by the project applicant, 
and ongoing revenues that would come from property taxes, sales taxes, and other 
revenues generated by the project, would ensure that project impacts to police 
services are less-than-significant. Therefore, the additional demand created by the 
proposed project would have a significant impact to police protection services.  

 
Mitigation Measure(s) 
Implementation of the following mitigation measures would reduce the above 
impact to a less-than-significant level. None required.  

 
4.9-5 Prior to the issuance of building permits, the project applicant 

shall contribute funding to the Davis Police Department needed to 
provide an additional 0.57 officer. Funding options include, but 
are not necessarily limited to the following:   
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1) Provide an endowment fund that would provide for the hiring 
of approximately 60 percent law enforcement officer and the 
support equipment and materials for the officer;  

2) Contribute toward hiring new officers, their equipment and 
materials with the goal of improving community relations as a 
good steward of the community; or  

3) The project applicant shall present an alternative and 
acceptable means, as determined by the Police Chief, whereby 
the required law enforcement officer will be provided in the 
long-term. 

 
The final funding mechanism and dollar amount shall be reviewed 
and approved by the Community Development Director and the 
Davis Police Chief. 

 
The above changes are for clarification purposes only and do not alter any of the conclusions 
contained within the DEIR.  
 
For clarification purposes, Section 4.9 of the DEIR, page 4.9-31, third paragraph is hereby 
revised as follows: 
 

One Community Park, Mace Ranch Community Park, is located within a half 
mile or less of the subject site, and two Neighborhood Parks, Slide Hill Park, and 
Robert Arneson Park, are located within a quarter of a mile of the subject site. 
Slide Hill Park includes swimming pools, tennis courts, and a Girl Scout Cabin. 
 

The above change is for clarification purposes only and does not alter any of the conclusions 
contained within the DEIR. 
 
Section 4.9 of the DEIR, page 4.9-31, last paragraph is hereby revised as follows: 
 

…Using this approach, a total of 3.923.66 acres was subtracted from the 25.78-acre 
total site acreage, resulting in project acreage of 21.8820.52 acres… 

 
The above change is for clarification purposes only and does not alter any of the conclusions 
contained within the DEIR. 
 
Section 4.9 of the DEIR, page 4.9-32, Mitigation Measure 4.9-8 is hereby revised as follows:  
 

4.9-8 Prior to the issuance of building permits Certificates of Occupancy, the 
applicant shall pay in-lieu Quimby fees for required park acreage. 

 
The above change is staff-initiated and is for clarification purposes regarding the timing of 
Mitigation Measure 4.9-8, and does not alter any of the conclusions contained within the DEIR. 
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4.10 CLIMATE CHANGE 
 
Comment noted. Based on Comment 14-73, Table 4.10-4, Carbon Allowances, on page 4.10-13 
of the DEIR is hereby revised as follows: 
 

Table 4.10-4 
Carbon Allowances 

Target Year 
Minimum / Desired Target 

Carbon Allowance to Meet GHG Reduction Target 
(annual metric tonnes per dwelling unit and per person)  

Residential Type 

New Residential 
Percent Reduction Over 

Existing 
Existing / Base Year 

(2010) N/A 16.5 20.25 per unit / 6.6 8.1 
per person 

0% 20.25 per unit / 0% 8.1 
per person 

2012 (minimum) 
2012 (desired) 

1998 level 
7% below 1990 

15.0 18.6 / 6.0 7.4 
8.61 1.25 / 3.4 4.5 

9% 18.75 / 7.5 
48% 11.75 / 4.7 

2020 (minimum) 
2020 (desired) 

1990 level 
28% below 1990 

9.25 12.0 / 3.7 4.8 
6.7 8.75 / 2.7 3.5 

44% 12.75 / 5.1 
59% 9.25 / 3.7 

2030 (minimum) 
2030 (desired) 

28% below 1990 
53% below 1990 

6.7 8.75 / 2.7 3.5 
4.35 5.75 / 1.75 2.3 

59% 9.25 / 3.7 
74% 6.0 / 2.4 

2040 (minimum) 
2040 (desired) 

53% below 1990 
80% below 1990 

4.35 5.75 / 1.75 2.3 
1.85 2.5 / 0.75 1.0 

74% 6.0 / 2.4 
89% 2.5 / 1.0 

2050 (minimum) 
2050 (desired) 

80% below 1990 
Carbon neutral 

1.85 2.5 / 0.75 1.0 
Net 0 

89% 2.5 / 1.0 
100% Net 0 

* Assumes 2.5 persons per dwelling unit and an annual growth rate of 1% per year. (Source:  City of Davis GHG 
Inventory and Forecast Report, May 2008). 
 
Sources:  City of Davis, City Council Staff Report, November 4, 2008 April 21, 2009; and Deb Niemeier, Ph.D., 
P.E., Carbon Development Allowances, Final Report, September 2008.
 
In addition, page 4.10-14 of the DEIR is hereby revised as follows: 
 

New Residential Projects 
 

Pursuant to the April 21, 2009 City Council staff report regarding GHG emission 
thresholds and standards for new residential development, the Staff is in the 
process of drafting initial guidelines for GHG reduction standards for new 
residential projects have been set by the City of Davis. The guidelines use the 
GHG inventory and allowances to set standards for new residential projects. The 
intent of the guidelines is to ensure that new residential projects move the City 
toward its long-term GHG reduction targets. The draft guidelines are currently in 
the early development stages. The guidelines establish multiple paths for meeting 
the overall requirements and include suggested mitigation measures to help 
achieve meaningful reductions in GHG emissions.  
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Conclusion 
 
Because Tthe City recognizesd that implementation of programs to reduce 
residential GHG emissions will requires development of a set of standards, 
measures, and tools to educate and guide existing residents and developers of new 
residential projects, the City developed recommended GHG emissions standards 
for new residential projects. Establishment of the allowances is a critical first step, 
but it must be followed by programs that provide certainty and adequate 
flexibility to give developers and residents a viable chance of achieving the per-
capita targets. According to the April 21, 2009 City Council staff report (p. 08-6), 
“The recommended general GHG emissions standard for new residential projects 
is a phased approach that provides meaningful GHG reductions and rewards 
creative design that takes advantage of existing community form. The general 
standard includes two paths: the first is a package approach that the City would 
recognize as sufficient to satisfy GHG emissions standards. The second would be 
a project-specific calculation of GHG emissions and customized mitigation 
program to reduce project GHG emissions to target year levels.”  

 
The above change is for clarification purposes only and does not alter any of the conclusions 
contained within the DEIR. 
 
Page 4.10-14 of the DEIR is hereby revised as follows: 
 

Pursuant to Senate Bill 97, Chapter 185 (2007), the California Office of Planning 
and Research (OPR), the agency responsible for development and updates to the 
CEQA Guidelines, is not required to have a draft set of guidelines for climate 
change until July 1, 2009 (pursuant to Senate Bill 97, Chapter 185, 2007). Senate 
Bill 97 directs OPR to propose CEQA guidelines advising local agencies how to 
mitigate GHG emissions. Draft amendments to the CEQA Guidelines were issued 
by OPR in April 2009; the amendments are to be adopted by January 2010. The 
draft amendments direct lead agencies to identify significance thresholds, but do 
not indicate what those thresholds should be.  

 
The above change is for clarification purposes only and does not alter any of the conclusions 
contained within the DEIR. 
 
In addition, the following text is hereby added to page 4.10-16 of the DEIR: 
 

City of Davis GHG Emissions Standards for New Residential Projects 
 
Based on City Council-adopted residential growth guidelines and working from 
an assumption that 250 residential units will be built per year between 2010 and 
2013, the City recommends that new residential projects of less than five percent 
of the total units assumed to be built in a particular year (12 units), are exempt as 
a de minimus impact. Projects of up to 10 percent of the total units assumed to be 
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built in a particular year (25 units), may pay a GHG mitigation in lieu fee of the 
cost of achieving 35 percent better than 2005 Title 24, plus $1,000 per unit to 
fund implementation of community GHG emission reduction programs with no 
further requirement Projects over 10 percent of the total units assumed to be built 
in a particular year (25+ units), are required to mitigate under one of the two 
following paths: 
 

o Meet standards for LEED Neighborhood Development Gold certification. 
The City considers this certification process consistent with the intent of 
the City’s GHG standards.  

 
Or 

 
o Achieve 1990 level project GHG allowances for the house portion of the 

proposed project (33% of total residential GHG emissions) as specified in 
Table 4.10-4.  

 
If the second path is selected, the City encourages a majority of GHG savings to 
occur on-site. The advantage of on-site mitigation is based on the premise that it 
is much more cost effective to make improvements in houses and infrastructure 
during construction than to retrofit at a later date. This reduces the likelihood that 
the City will need to develop and fund programs in the future to retrofit the newly 
developed portion of the community housing stock in the decades ahead. In 
addition, it is anticipated that a more efficient home would provide benefits when 
homes are marketed, and serve as an example for other builders and homeowners. 

 
In addition, page 4.10-16 of the DEIR is hereby revised as follows: 
 

It should be noted that the Davis NRC is in the process of making 
recommendations to the City Council regarding which GHG reduction target year 
should be adopted for new development occurring prior to 2010 (See Table 4.10-
2) due to the City seeking a balance between project viability and meaningful 
GHG reductions, the recommended initial target year is 1990. Based on Table 
4.10-4, each project would receive a per unit carbon "allowance" equal to 1990 
levels. If the project achieved better than 1990 level reductions, the project could 
trade with other future projects. The City recommends that this initial target be in 
effect until December 2010. Beginning in January 2011, the target would 
automatically roll to the next target year based on a linear interpolation to achieve 
the next key target year (e.g. 2012, 2020 etc.). Review of the target year would be 
incorporated into regular review of the standard. 

 
The above changes are for clarification purposes only and do not alter any of the conclusions 
contained within the DEIR. 
 
Based on Comment 14-80, page 4.10-16, fifth paragraph, fourth sentence, of the DEIR is hereby 
revised as follows: 
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Based on the URBEMIS-2007 information, the proposed project was estimated to 
generate approximately 3,823.54 tons of CO2 per year. It should be noted that this 
estimate is based on the proposed project without implementation of the project’s 
future sustainability plan (or any other mitigation).  

 
It should be noted that, as discussed in Response to Comment 14-74, the final sustainability plan 
for the proposed project has not yet been submitted or approved by the City. Pursuant to 
Mitigation Measure 4.10-1 in the DEIR, in conjunction with the submittal of a Tentative Map, 
the project applicant is required to submit the sustainability plan for the project, for review and 
approval by the Community Development Department. At the time of submittal of the 
sustainability plan, quantification of CO2 reductions that would be attributable to the 
sustainability plan will be feasible. In addition, it should be noted that the DEIR does indicate, on 
pages 4.10-17 through 4.10-19, by what approximate percentage each of the items of the 
preliminary sustainability plan (i.e., passive solar design, building systems and equipment, on-
site photovoltaic systems, and transportation) would reduce project-related GHG emissions. 
 
The above change is for clarification purposes only and does not alter any of the conclusions 
contained within the DEIR. 
 
Based on Comment 14-79, the following text is hereby added to page 4.10-17 of the DEIR, 
above the Wildhorse Ranch Sustainability Plan header: 
 
 Senate Bill 375 
 

As discussed in the Regulatory Context section above, SB 375 requires CARB to 
work with metropolitan planning organizations within the State to align their 
regional transportation, housing, and land use plans, and prepare sustainable 
communities strategies to reduce the amount of vehicle miles traveled in their 
respective regions and demonstrate each region's ability to attain its GHG 
emission reduction targets. The SACOG Preferred Blueprint Scenario, which was 
adopted in 2004, provides an indication of the planning principles that are likely 
to be incorporated into the sustainable communities strategy for the Sacramento 
region. 

 
The above change is for clarification purposes only and does not alter any of the conclusions 
contained within the DEIR. 
 
Page 4.10-20 of the DEIR is hereby revised as follows: 
 
 Conclusion 
 

As discussed above, the City is still in the process of establishing GHG reduction targets 
for new development occurring prior to 2010. Therefore, the City does not currently have 
an established threshold of significance against which the proposed project can be 
evaluated. Although the proposed project would implement several design standards to 
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reduce energy use well below 2009 Title 24 standards, as well as ensure overall 
consistency with the latest GHG reduction measures identified by the California Attorney 
General, a single project cannot, on its own, feasibly mitigate impacts associated with the 
large-scale issue of global climate change; therefore, impacts related to GHG emissions 
and global climate change would remain significant.  
 

The above change is for clarification purposes only and does not alter any of the conclusions 
contained within the DEIR. 
 
Section 4.10 of the DEIR, page 4.10-21, Table 4.10-6 is hereby revised as follows: 
 
Energy Efficiency 
Design buildings to be energy-efficient. Site 
buildings to take advantage of shade, prevailing 
winds, landscaping and sun screens to reduce 
energy use. 

As part of compliance with the Green Building 
Ordinance, all buildings in the proposed project 
would include buildings shall be designed to 
exceed existing Title 24 energy standards by a 
minimum of 15 percent. Building Rroofs would 
shall be oriented to ensure solar efficiency. 

 
The above change is for clarification purposes only and does not alter any of the conclusions 
contained within the DEIR. 
 
Section 4.10 of the DEIR, page 4.10-22, Table 4.10-6 is hereby revised as follows: 
 
Land Use Measures 
Include mixed-use, infill, and higher density in 
development projects to support the reduction of 
vehicle trips, promote alternatives to individual 
vehicle travel, and promote efficient delivery of 
services and goods. 

The proposed project includes attached single-
family townhomes, and a multi-family housing 
area that could be developed at a density of 201 
units per acre. 

 
The above change is for clarification purposes only and does not alter any of the conclusions 
contained within the DEIR. 
 
Section 4.10 of the DEIR, page 4.10-24, mitigation measure 4.10-1 is hereby revised as follows: 
 

4.10-1 In conjunction with the submittal of a Tentative Map for the 
proposed project, the project applicant shall submit, for the review 
and approval of the Community Development Department, a 
sustainability plan, which demonstrates that the proposed project 
does not conflict with the goals and strategies of Executive Order 
S-3-05, the Attorney General’s suggested global warming 
mitigation measures, or City of Davis Resolution No. 08-166. The 
sustainability plan shall include, but not be limited to, the 
compliance measures listed in the right column of included in 
Table 4.10-6, which is labeled “Wildhorse Ranch Compliance.” 
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The above change is for clarification purposes only and does not alter any of the conclusions 
contained within the DEIR. 
 
6.0 ALTERNATIVES ANALYSIS 
 
In response to the comment, the “Land Use and Agricultural Resources” discussion under the 
Infill Site Alternative on page 6-15 of the DEIR is hereby revised as follows:  
 

The potential infill sites have been designated for urban uses, such as schools and 
residential development, and are currently surrounded by other urban uses; 
therefore, development of any combination of the potential sites would not result 
in impacts related to agricultural compatibility issues. The Simmons and Nugget 
Fields would require General Plan Amendments and changes of zoning; however, 
because the amendment(s) to the General Plan do not necessitate re-designating a 
property currently designated Agriculture the entitlements would not include 
Measure J approval. It should be noted, however, that these sites may have soils 
that are considered of prime agricultural significance, as is the case for the 
Wildhorse project site. ThereforeOverall, the Infill Site Alternative would 
substantially reduce impacts as compared to the Proposed Project in the area of 
Land Use and Agricultural Resources. 
 

The above changes do not alter the conclusions of the DEIR, but serve to better describe the 
characteristics of the Infill Alternative sites.  
 
Page 6-17 of the DEIR is hereby revised as follows:  
 

The Measure J Alternative project site is located in Yolo County, north and east 
of the City of Davis City limits, southwest of the curve where East Covell 
Boulevard becomes Mace Boulevard. The Alternative site is comprised of 
approximately 47 acres. Similar to Unlike the Proposed Project, the Measure J site 
would need to be annexed to the City of Davis. and Both the Proposed Project and 
this Alternative would require public approval pursuant to Measure J. The site is 
not currently owned by the current project applicant. The Measure J Alternative 
would result in the construction of the same number and type of residential units. 
However, both the dedicated greenbelt/open space and single-family detached lots 
sizes would be increased to fill the approximately 21 additional acres.  

 
The above changes serve to more accurately describe the Measure J Alternative in the DEIR. The 
DEIR’s analysis of the potential impacts of the Measure J Alternative relative to the Proposed 
Project remains unchanged.  
                                                 
i Davis Police Department, Landy Black, Davis PD, May 30, 2007. 
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This chapter includes responses to each of the comment letters received on the Wildhorse Ranch 
Project Draft Environmental Impact Report (Draft EIR). Each bracketed comment letter is 
followed by numbered responses to each bracketed comment. If revisions to the Draft EIR text 
are required, added text is double underlined and removed text is struck through. 

3 RESPONSES TO COMMENTS 
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LETTER 1: JONATHAN A. KERR, RESIDENT 
 
Response to Comment 1-1 
 
The commenter is correct that should the applicant grade the project site in one day, grading 
would generate 516 lbs/day of fugitive PM10. However, implementation of mitigation measures 
in the DEIR would reduce PM10 emissions to 76.65 lbs/day, which is less than the 80 lbs/day 
threshold. Therefore, even under this worst case scenario, the conclusions in the DEIR would 
remain less-than-significant. 
 
Response to Comment 1-2 
 
Please see Response to Comment 1-1. The mitigation included in the DEIR is adequate to reduce 
grading the entire site in one day to a less-than-significant level. 
 
Response to Comment 1-3 
 
As noted on page 26 of the YSAQMD Handbook for Assessing and Mitigating Air Quality 
Impacts, the mitigation measures discussed and emission reductions identified in the Handbook 
compliment the measures and methodology utilized by URBEMIS.  In addition, the 
recommended mitigation are by no means the only measures the lead agency uses and the 
handbook encourages the lead agency to explore and incorporate additional feasible mitigation 
measures where appropriate.  Therefore, the reductions identified in the DEIR are consistent with 
YSAQMD guidance. 
 
Response to Comment 1-4 
 
Please see Response to Comment 1-1 and 1-3. 
 
Response to Comment 1-5 
 
Please see Response to Comment 1-1 and 1-3. The mitigation measures reduce the impact to a 
less-than-significant level; therefore, the conclusions in the DEIR are unchanged and 
recirculation is not necessary. 
 
Response to Comment 1-6 
 
Please see Response to Comment 1-1 and 1-3. Mitigation measures to reduce the impacts to a 
less-than-significant level have been required. 
 
Response to Comment 1-7 
 
Section 4.4 of the DEIR, page 4.4-11, Mitigation Measure 4.4-1, is hereby revised as follows: 
 

Prior to commencement of any ground disturbing activities, the applicant shall 
submit a dust control plan to the City Engineer and the Yolo-Solano Air Quality 
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Management District and the dust control plan shall be approved by the Yolo-
Solano Air Quality Management District.  This plan shall ensure that adequate 
dust controls are implemented during all phases of project construction. The dust 
control best management practices (BMPs) may shall include but are not 
necessarily limited to the following: 
 

The above change is for clarification purposes only and does not alter any of the conclusions 
contained within the DEIR. 
 
Response to Comment 1-8 
 
Section 4.4 of the DEIR, page 4.4-12, mitigation measure 4.4-1 is hereby revised as follows: 
 

• All vehicles hauling dirt, sand, soil, or other loose materials shall be 
covered or should maintain at least two feet of freeboard; and 

• Sweep streets at the end of the day if visible soil material is carried onto 
adjacent public paved roads; and. 

• All grading operations shall be suspended when wind speeds (as 
instantaneous gusts measured by an on-site anemometer) exceed 25 mph 
and dust has the potential to adversely affect adjacent residential 
properties. Wind speeds shall be measured with an anemometer on site a 
minimum of one time per day. Additional hourly anemometer 
measurements shall be conducted if wind conditions noticeably increase 
or are forecast to be greater than 15 mph. 

 
The above change would further reduce this less-than-significant impact and does not alter any of 
the conclusions contained within the DEIR. 
 
Response to Comment 1-9 
 
Table 3 on page 17 of the Urbemis2007 for Windows Users’ Guide Version 9.2 shows that for 
residential uses, pass-by trips represent five percent of the total vehicle trips. Therefore, the use 
of pass-by trips would be appropriate.  However, URBEMIS was rerun for the project without 
pass-by trips included.  The resulting emissions for ROG are 7.37 tons/year, 7.44 tons/year of 
NOX, and 62.22 lbs/day of PM10, which equates to a maximum increase of 1.06 tons/year (NOX) 
and 4.5 lbs/day (PM10).  Therefore, even with the increase, emissions would still remain below 
the YSAQMD thresholds, and would not change the conclusions presented in the DEIR. 
 
Response to Comment 1-10 
 
Section 4.10 of the DEIR, page 4.10-24, mitigation measure 4.10-1 is hereby revised as follows: 
 

4.10-1 In conjunction with the submittal of a Tentative Map for the 
proposed project, the project applicant shall submit, for the review 
and approval of the Community Development Department, a 
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sustainability plan, which demonstrates that the proposed project 
does not conflict with the goals and strategies of Executive Order 
S-3-05, the Attorney General’s suggested global warming 
mitigation measures, or City of Davis Resolution No. 08-166. The 
sustainability plan shall include, but not be limited to, the 
compliance measures listed in the right column of included in 
Table 4.10-6, which is labeled “Wildhorse Ranch Compliance.” 

 
The above change is for clarification purposes only and does not alter any of the conclusions 
contained within the DEIR. 
 
Response to Comment 1-11 
 
As indicated in Table 4.10-5 on page 4.10-15 of the DEIR, the project already includes that all 
buildings will exceed Title 24 by a minimum of 15 percent. Additionally, page 4.10-17 of the 
DEIR indicates that the current project proposal includes a reduction program that is intended to 
reduce GHG emissions and energy use 25 percent below 2009 Title 24 standards. For 
clarification purposes, Table 4.10-6, Greenhouse Gas Emissions Measures – Wildhorse Ranch 
Project, on page 4.10-21 of the DEIR is hereby revised as follows: 
 

As part of compliance with the Green Building Ordinance, all buildings in the 
proposed project would include buildings shall be designed to exceed existing 
Title 24 energy standards by a minimum of 15 percent. Building Rroofs would 
shall be oriented to ensure solar efficiency. 

 
The above change is for clarification purposes only and does not alter any of the conclusions 
contained within the DEIR. 
 
Response to Comment 1-12 
 
As stated under impact discussion 4.10-1, project impacts concerning the production of GHGs, 
on page 4.10-18 of the DEIR, the project residential heating and cooling systems would use 
passive thermal designs combined with high efficiency HVAC systems or radiant heating and 
cooling systems to reduce heating and cooling use well under 2009 standards. 
 
Response to Comment 1-13 
 
There are various ways of designing water efficient landscapes. The detailed design of the 
landscaping will be determined during the City’s review of the tentative map for the project. 
Pages 4.9-24 to 4.9-26 of the DEIR, discuss inside and outside water conservation and efficiency 
measures, including but not limited to low-flow fixtures, low water use dishwashers, efficient hot 
water delivery systems, pressure regulators, homeowner education on water use and 
conservation, and HOA-maintained landscape irrigation via the existing shallow agricultural 
well. The above measures would reduce the project’s water demand to approximately 120 
gallons per capita per day (gcd), less than the City’s average water use of 190 gcd. 
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Response to Comment 1-14 
 
Please refer to Response to Comment 1-13. 
 
Response to Comment 1-15 
 
Appendix B of the CEQA and Climate Change California Air Pollution Control Officer 
Association (CAPCOA) white paper identifies existing and potential mitigation measures. Page 
79 of the CEQA and Climate Change white paper states that Appendix B (of the white paper) 
provides a brief description of the potential mitigation measure and not all strategies may be 
applicable to each project. Mitigation measure 4.10-1 on page 4.10-24 of the DEIR states that the 
sustainability plan shall include, but not limited to, the compliance measures included in Table 
4.10-6. Thus, feasible greenhouse gas reduction measures were presented and the public had an 
opportunity to comment on the measures listed in Table 4.10-6.   
 
Response to Comment 1-16 
 
The responsibility of funding for the greenhouse gas reduction measures is inferred from “the 
project applicant shall.”  
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LETTER 2: CHRISTINA A. FRANK, RESIDENT 
 
Response to Comment 2-1 
 
The commenter is correct that the proposed project would increase traffic on East Covell 
Boulevard. However, as stated on page 4.3-50 of the DEIR the proposed project would have a 
less-than-significant impact to existing roadways and intersections. In addition, the proposed 
project includes signalization of the project access intersection of East Covell Boulevard and 
Monarch Lane. All other intersections along East Covell Boulevard would not warrant 
signalization as a result of project traffic. 

 
Response to Comment 2-2 
 
As can be determined on page 4.9-22 of the DEIR, the City’s water supply and distribution 
system is currently operating sufficiently at off-peak times. However, the DEIR acknowledges 
that the possibility exists that the overall system pressure could be below the minimum standard 
during peak water demand. The DEIR also notes a lack of sufficient water pressure would only 
occur during a major fire in the summer. In addition, the DEIR requires implementation of 
Mitigation Measures 4.9-1(a) and (b), which prohibit the issuance of any project building permits 
until the East Area Tank, the East Area Main Upsize, and the West Area Main Upsize are 
included within the City’s Capital Improvement Plan, fully funded for construction and the 
applicant has paid the project’s fair-share fees.  
 
Response to Comment 2-3 
 
Aesthetic impacts are discussed in Section 4.7, Aesthetics, of the DEIR. The DEIR concluded 
that the project would result in a change in the character of the project site from an agricultural 
horse ranch setting to an urban setting. Although the project includes landscaping and open 
spaces areas to increase the aesthetic quality of the project, the change in visual character would 
be permanent and a significant and unavoidable impact would occur. 
 
Response to Comment 2-4 
 
The comment speaks to the marketability of the project and the appropriateness of the City 
approving the project. This comment does not address the adequacy of the DEIR, but will be 
forwarded to the decisionmakers for their consideration during project review. 
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LETTER 3: BRIDGET BINNING, CALIFORNIA DEPARTMENT OF PUBLIC HEALTH 
 
Response to Comment 3-1 
 
This comment is an introductory paragraph, and does not address the adequacy of the DEIR.   
 
Response to Comment 3-2 
 
This comment does not address the adequacy of the DEIR, but will be forwarded to the 
decisionmakers for their consideration. Should an amended water supply permit be needed, one 
will be obtained by the project applicant prior to operation of the project. 
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LETTER 4: PAM NIEBERG, RESIDENT 
 
Response to Comment 4-1 
 
This comment is an introductory paragraph that describes the commenter’s position on the 
proposed project and does not address the adequacy of the DEIR.   
 
Response to Comment 4-2 
 
This comment is a paragraph summarizing the project, and does not address the adequacy of the 
EIR.   
 
Response to Comment 4-3 
 
The comment describes the land use and agricultural uses of the site and does not address the 
adequacy of the DEIR. 
 
Response to Comment 4-4 
 
The commenter is correct that the applicant is required to set aside in perpetuity active 
agricultural acreage at a minimum ration of 2:1. As discussed on page 4.1-24 of the DEIR, a 
majority of the project site contains soils that are considered Prime Farmland soils by the City of 
Davis General Plan. Consistent with the General Plan Update EIR, permanent loss of Prime 
Farmland and Farmland of Local Importance would result in a significant and unavoidable 
impact. 
 
Response to Comment 4-5 
 
The commenter is correct that the project includes development of housing for different income 
levels and will add 65 feet to the agricultural buffer. The comment reiterates language in the 
DEIR and does not address the adequacy of the DEIR.   
 
Response to Comment 4-6 
 
This comment reiterates language in the DEIR related to population and housing and does not 
address the adequacy of the DEIR.   
 
Response to Comment 4-7 
 
This comment reiterates language in the DEIR and does not address the adequacy of the DEIR.   
 
Response to Comment 4-8 
 
The commenter is correct that the cumulative traffic analysis includes existing conditions plus 
project plus future developments. The project would contribute traffic volume to a ramp that is 
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over capacity in the Cumulative No Project Scenario. The comment does not address the 
adequacy of the DEIR. 
 
Response to Comment 4-9 
 
The commenter is correct that the project would not result in insufficient Mace Overcrossing 
queue lengths. As also noted by the commenter, the maximum queue lengths for the Cumulative 
No Project and Cumulative Plus Project Scenarios would exceed the storage length by 
approximately two car lengths. 
 
Response to Comment 4-10 
 
The PM peak hour imbalance does not cause the LOS to fall below the City’s Standard. As stated 
on page 4.3-49, Lane Imbalance Analysis,  
 

Under Cumulative plus Project conditions, the intersection of Mace Boulevard/I-80 
Westbound Ramps operates at LOS C in the AM peak hour and at LOS E in the PM peak 
hour. Thus, the lane imbalance does not cause operations at this intersection to fall below 
the City’s Standard. 

 
Response to Comment 4-11 
 
This comment reiterates language in the DEIR and does not address the adequacy of the DEIR.   
 
Response to Comment 4-12 
 
This comment reiterates language in the DEIR and does not address the adequacy of the DEIR.   
 
Response to Comment 4-13 
 
This comment reiterates language in the DEIR and does not address the adequacy of the DEIR.   
 
Response to Comment 4-14 
 
This comment reiterates language in the DEIR and does not address the adequacy of the DEIR.   
 
Response to Comment 4-15 
 
This comment reiterates the conclusion in the DEIR and does not address the adequacy of the 
DEIR.   
 
Response to Comment 4-16 
 
This comment reiterates language in the DEIR and does not address the adequacy of the DEIR.   
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Response to Comment 4-17 
 
Mitigation 4.3-2, on page 4.3-53 of the DEIR requires that the City Engineer review and approve 
project designs related to adequate sight distance, internal roadways, and traffic control devices.  
 
Response to Comment 4-18 
 
Mitigation 4.3-3, on page 4.3-53 of the DEIR requires that the City Engineer review and approve 
project designs related pathway and sidewalk networks for ADA accessibility. 
 
Response to Comment 4-19 
 
Please see Response to Comment 4-17. 
 
Response to Comment 4-20 
 
This comment reiterates requirements of the YSAQMD and does not address the adequacy of the 
DEIR.   
 
Response to Comment 4-21 
 
This comment reiterates language in the DEIR and does not address the adequacy of the DEIR.   
 
Response to Comment 4-22 
 
This comment reiterates language in the DEIR and does not address the adequacy of the DEIR.   
 
Response to Comment 4-23 
 
This comment reiterates language in the DEIR and does not address the adequacy of the DEIR.   
 
Response to Comment 4-24 
 
This comment reiterates language and conclusions of the DEIR and does not address the 
adequacy of the DEIR.   
 
Response to Comment 4-25 
 
This comment reiterates language and conclusions of the DEIR and does not address the 
adequacy of the DEIR.   
 
Response to Comment 4-26 
 
This comment reiterates language and conclusions of the DEIR and does not address the 
adequacy of the DEIR.   
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Response to Comment 4-27 
 
The comment identifies that the construction hours in the mitigation measure to reduce 
construction noise impacts are not typical hours. However, the hours of 7 AM to 7 PM on 
weekdays and 8 AM to 8 PM on Saturday and Sunday are the hours of operations in the City’s 
Noise Ordinance, and therefore, are the appropriate hours to be included in Mitigation Measure 
4.5-3 in the DEIR. It should be noted that this comment has been forwarded to the 
decisionmakers who may change the allowable hours of construction set forth in Mitigation 
Measure 4.5-3, during their review of the DEIR and the project. 
 
Response to Comment 4-28 
 
The specific muffler requirement in Mitigation Measure 4.5-3 is only one of the measures 
required to limit construction noise. This measure is primarily intended to address equipment that 
is in less-than-satisfactory condition, not newly purchased vehicles already equipped with 
factory-installed mufflers. 
 
Response to Comment 4-29 
 
During construction, the possibility exists for construction equipment storage to be located 
anywhere on-site, including close to existing residences. Mitigation Measure 4.5-3 would reduce 
the impacts to nearby existing residence by locating the noise source as far away as possible. 
 
Response to Comment 4-30 
 
Please see Response to Comment 4-27. 
 
Response to Comment 4-31 
 
Please see Responses to Comments 4-27, 4-28, and 4-29. 
 
Response to Comment 4-32 
 
The commenter is correct that grasslands can support a number of species. A biological 
resources analysis was conducted for the site, including a CNDDB database search and field 
surveys by qualified biologists. The comment does not provide specific comments related to the 
adequacy of the DEIR. 
 
Response to Comment 4-33 
 
Section 4.6 of the DEIR, Biological Resources, includes mitigation that requires pre-construction 
surveys for American badger, western burrowing owl, nesting birds, special-status bat species, 
and Swainson’s hawk. 
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Response to Comment 4-34 
 
Section 4.6 of the DEIR, page 4.6-39, Mitigation Measure 4.6-1(c), is hereby revised as follows: 
 

4.6-1(c) If the qualified biologist determines that potential dens may be 
active, the entrances of the dens shall be blocked with soil, sticks, 
and debris for three to five days to discourage use of these dens 
prior to project disturbance. The den entrances shall be blocked to 
an incrementally greater degree over the three to five day period. 
After the qualified biologist determines that badgers have stopped 
using active dens within the project boundary, the dens shall be 
hand-excavated with a shovel to prevent re-use during 
construction. 

 
 Prior to initiating passive relocation efforts, adjacent lands will be 

evaluated to confirm that suitable habitat and refugia for badgers 
is present adjacent to the active den site. If necessary, artificial 
dens will be created in suitable areas within close proximity (as 
close as is feasible) to reduce exposure to predation during 
relocation. If passive relocation is ineffective, active relocation 
techniques will be coordinated with CDFG and carried out by a 
qualified biologist. A suitable relocation site will be found in the 
vicinity of the project site and a relocation plan designed to 
minimize stress to the animal will be developed for approval by 
CDFG and the City. 

 
The above change is for clarification purposes only and does not alter any of the conclusions 
contained within the DEIR. 
 
Response to Comment 4-35 
 
The comment reiterates information contained in the DEIR and does not address the adequacy of 
the DEIR. 
 
Response to Comment 4-36 
 
The commenter is correct that suitable habitat with ample burrows exists immediately adjacent 
and north of the project site. Therefore, during passive relocation owls would not have to travel 
far to find alternative habitat. EDAW (Sycamore) has performed several successful passive 
relocations with conditions similar to the project site. Passive relocation is expected to be 
successful at the project site and, as required by Mitigation Measure 4.6-2(c) in the DEIR, 
relocation will be followed with monitoring efforts by qualified biologists to monitor success 
prior to construction. However, out of an abundance of caution, Mitigation Measure 4.6-2(c) on 
page 4.6-41 of the DEIR, is hereby revised as follows: 
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4.6-2(c) If burrowing owl are detected during pre-construction surveys 
outside the nesting season (September 1 – January 31), passive 
relocation and monitoring may be undertaken by a qualified 
biologist following the CDFG and California Burrowing Owl 
Consortium guidelines, which involve the placement of one-way 
exclusion doors on occupied and potentially occupied burrowing 
owl burrows. Owls shall be excluded from all suitable burrows 
within the project area and within a 250-foot buffer zone of the 
impact area. A minimum of one week shall be allowed to 
accomplish this task and allow for owls to acclimate to alternate 
burrows. These mitigation actions shall be carried out prior to the 
burrowing owl breeding season (February 1 - August 31) and the 
site shall be monitored weekly by a qualified biologist until 
construction begins to ensure that burrowing owls do not re-
inhabit the site.  

 
 If passive relocation is unsuccessful, the feasibility of active 

relocation will be discussed with CDFG and an alternate strategy 
evaluated. Any active relocation efforts must be approved by 
CDFG and the City, and carried out by a qualified biologist with 
similar burrowing owl relocation experience and according to an 
approved plan. 

 
The above change is for clarification purposes only and does not alter any of the conclusions 
contained within the DEIR. 
 
Response to Comment 4-37 
 
Although the County does not have an approved HCPNCCP, the Yolo Natural Heritage Plan, 
which is the County’s Habitat Conservation Plan/Natural Community Conservation Plan 
(HCP/NCCP), is currently in the planning phase. As reported on the Yolo Natural Heritage 
Program website (http://www.yoloconservationplan.org/index.html) the Joint Powers Authority 
(JPA) recently completed the first phase of the Yolo Natural Heritage Program. Some important 
accomplishments during the first phase include establishment of a Steering Advisory Committee 
and a Technical Advisory Committee, preparation of a draft Ecological Baseline Report (HT 
Harvey 2006), development of a GIS data base and completion of the Independent Science 
Advisors process including a report (Independent Science Advisors 2006). The next major phase 
is underway and focuses on development of conservation strategies and preserve design 
alternatives. The City of Davis is a participating agency and has an obligation to encourage 
projects within their jurisdiction to participate in the HCP that is under development. The support 
of HCP’s in other Counties such as East Contra Costa has been in part through in-lieu fees paid 
and held to mitigate species impacts prior to plan implementation. The HCP will have wider 
reaching conservation benefits for the species than a project by project mitigation strategy which 
can result in preservation of smaller land areas in more piecemeal. The HCP planning process 
will identify areas that are most valuable to the species in a strategic, comprehensive process 
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informed by science. The plan will allow large, connected preserves that contribute to the long-
term conservation of species to be assembled over time.  
 
In the event that the Yolo Natural Heritage Plan is approved prior to implementation of 
mitigation 4.6-2(d), the applicant could opt to pay HCP fees, which would be directly utilized to 
preserve large habitat areas. 
 
Any acquired mitigation lands will be managed for the benefit of burrowing owl. Thus, these 
lands will only overlap with agricultural mitigation areas to the extent that other uses are 
compatible with the habitat requirements and mitigation acreage required to fully compensate for 
burrowing owl impacts. 
 
Response to Comment 4-38 
 
Mitigation Measure 4.6-6(b) in the DEIR includes an option for mitigating the loss of 
Swainson’s hawk foraging habitat via payment of in-lieu fees to provide Habitat Management 
lands to the CDFG. This approach to mitigating Swainson’s hawk foraging habitat has been 
deemed acceptable for Yolo County by the Yolo County HCP/NCCP Joint Powers Agency. Yet, 
in order to provide a range of options to successfully mitigate loss of Swainson’s hawk foraging 
habitat, Mitigation Measure 4.6-6(b) in the DEIR also enables the appropriate amount of land to 
be dedicated for Swainson’s hawk foraging habitat via recordation of a conservation easement. 
 
Response to Comment 4-39 
 
The comment reiterates language in the DEIR and does not address the adequacy of the DEIR.   
 
Response to Comment 4-40 
 
Mitigation Measure 4.8-2 on page 4.8-11 of the DEIR requires the applicant to submit a design-
level engineering report on the stormwater detention and conveyance plans for review and 
approval of the City Engineer. 
 
Response to Comment 4-41 
 
This comment reiterates language in the DEIR and requirements of the City of Davis and does 
not address the adequacy of the DEIR.   
 
Response to Comment 4-42 
 
This comment reiterates language in the DEIR and does not address the adequacy of the DEIR.   
 
Response to Comment 4-43 
 
Comment noted. As stated by the commenter, and concluded in the DEIR, one development 
project cannot mitigate a global impact, such as global climate change. As stated on page 4.10-16 
of the DEIR, “Given the significant adverse environmental effects linked to global climate 
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change induced by GHGs, the emission of GHGs is considered a significant impact.” Although 
the proposed project would include a number of features that would reduce the project’s 
contribution to global warming, and although the DEIR includes required mitigation measures to 
ensure a reduction in the project’s creation of GHG emissions, the project’s impacts related to 
GHG emissions and global climate change would remain significant and unavoidable. 
 
Response to Comment 4-44 
 
This comment reiterates language in the DEIR and does not address the adequacy of the DEIR.   
 
Response to Comment 4-45 
 
While several project impacts would still exist, the Viewshed Preservation Alternative would 
reduce the intensity of other impacts. As stated on page 6-8 of the DEIR, the Viewshed 
Preservation Alternative would result in a decrease in the total number of project related trips by 
approximately 1,400. Although the traffic impacts would remain less-than-significant, the 
intensity of the impact would be reduced. In addition, a reduction of the total numbers of units 
would reduce the demand for public services and facilities. The commenter’s thoughts on the 
validity of the alternative will be forwarded to the decisionmakers for their consideration. 
 
Response to Comment 4-46 
 
The Reduced Intensity Alternative was selected in part because the integration of agricultural 
characteristics has been found to work. As stated on page 6-10, the alternative would utilize 
organic or integrated pest management methods that would unlikely result in conflicts with 
adjacent residences. Although high density multi-family is one of the main smart growth 
principles, the City of Davis strives to balance urban development with the surrounding 
agricultural character. The commenter’s thoughts on the validity of the alternative will be 
forwarded to the decisionmakers for their consideration. 
 
Response to Comment 4-47 
 
CEQA Guidelines Section 15126.6(f)(2), requires that an EIR consider off-site locations for a 
project. For the City of Davis, four vacant undeveloped parcels remain within the City. In order 
to accommodate the proposed Wildhorse Ranch project at an alternative location, the City 
determined that the project would need to be spread amongst multiple undeveloped parcels 
within the City. None of the four properties are currently owned by the project applicant. Grande 
School site recently received entitlement approvals from the City Council for the development of 
41 single-family units. The property is owned by the school district who intends to sell the 
entitled property to prospective developers. Project applications have been submitted for the 
Simmons property for the development of 108 single-family units. The Simmons applications are 
under review and have not been approved by the City Council. No formal applications have been 
submitted to the City for the development of the Nugget Fields at this time. The City of Davis 
has evaluated similar alternatives in previous environmental documents (i.e. Second Street 
Crossing). Therefore, the DEIR has complied with CEQA Guidelines Section 145126.6(f)(2) by 
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considering off-site alternative locations, regardless of whether a project site can be properly 
considered infill. 
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LETTER 5: SUSAN MONHEIT, WATER QUALITY SPECIALIST & DAVID BALGOBIN, 
WASTEWATER TREATMENT AND RECYCLED WATER ENGINEER 

 
Response to Comment 5-1 
 
The biological consultant conducted focused surveys and found western burrowing owl to be 
present on-site. Mitigation measure 4.6-2(a) of the DEIR, page 4.6-40, requires that pre-
construction surveys are conducted for western burrowing owl. As stated in Mitigation Measure 
4.6-2(d), if burrowing owl or sign of burrowing owl are detected at any time on the project site, 
habitat shall be acquired, permanently protected, and enhanced through management for the 
benefit of the species, to compensate for the loss of burrowing owl habitat. In addition, grading 
or other construction activities shall not occur within 250 feet of any active nests during the 
nesting season. The DEIR concludes that implementation of the mitigation measures would 
reduce the impact to burrowing owl to a less-than-significant level. 
 
Response to Comment 5-2 
 
Mitigation measure 4.6-5(a) of the DEIR, page 4.6-44, requires that three pre-construction 
surveys are conducted for nesting Swainson’s hawk. As stated in Mitigation Measures 4.6-6(a) 
and 4.6-5(b), prior to obtaining clearance to grade the project site, the project proponent shall pay 
in-lieu fees for the loss of Swainson’s hawk foraging habitat or acquire a conservation easement 
reviewed and approved by the CDFG. An “Agreement Regarding Mitigation for Impacts to 
Swainson’s Hawk Foraging Habitat in Yolo County” was executed in August, 2002, between the 
Cities of Davis, West Sacramento, Winters, Woodland, the County of Yolo, and CDFG. The 
agreement currently requires 1.0-acre of habitat management lands as mitigation for each 1.0-
acre of Swainson’s hawk foraging habitat lost. Payment of in-lieu fees ensures the preservation 
of habitat management lands. Please also see Responses to Comments 14-52 and 14-53. 
 
Response to Comment 5-3 
 
The proposed project site is designated as Agriculture in City of Davis General Plan. The City of 
Davis General Plan, Figure 33, shows the project site as “Class I – Least Limited Soils for 
Agricultural Use.” Class I soils are described on page 287 of the GP as being of “prime 
agricultural significance.” The site is surrounded by development on three sides and is 
considered infill. In addition, the DEIR includes Mitigation Measure 4.1-3 to preserve 
agricultural land at a 2:1 ratio. 
 
Response to Comment 5-4 
 
Please see Response to Comment 5-3. Potential impacts to special-status species are discussed in 
Section 4.6, Biological Resources, of the DEIR. Potential impacts to American badger, Western 
burrowing owl, nesting birds, special-status species bat, and Swainson’s hawk are mitigated to a 
less-than-significant level. Climate change and greenhouse gases are discussed in Section 4.10, 
Climate Change, of the DEIR. The project includes a sustainability plan that demonstrates how 
the project would reduce levels of project-related GHG emissions, thereby reducing the project’s 
contribution to global climate change. 
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Response to Comment 5-5 
 
The comment provides general comment about development, but does not provide specifics 
regarding the adequacy of the DEIR. See discussion on climate change in Response to Comment 
14-74.  
 
Response to Comment 5-6 
 
The comment states that a three-story high density development is not appropriate to a small 
agricultural community. The comment does not specifically address the adequacy of the DEIR, 
but will be forwarded to the decisionmakers for their consideration of the project.  
 
Response to Comment 5-7 
 
The City of Davis Urban Water Management Plan determined that the City does not have 
sufficient groundwater to supply the City beyond 2020. The proposed project would contribute 
toward the need to construct new water supply and treatment facilities and, through compliance 
with Mitigation Measure 4.9-2 in the DEIR, would contribute fair share fees for the future water 
supply project(s) required to meet City demand.  
 
Response to Comment 5-8 
 
This comment questions the developer’s financial capacity and does not address the adequacy of 
the DEIR, but will be forwarded to the decision-makers for their consideration. The City has 
mechanisms to ensure that mitigation occurs prior to the project’s impact.  
 
Response to Comment 5-9 
 
Please see Response to Comment 5-8. 
 
Response to Comment 5-10 
 
Mitigation Measures 4.9-1(a), 4.9-1(b), and 4.9-2 in the DEIR require the project applicant to 
pay fair share fees for City-wide water conveyance improvements prior to the issuance of 
building permits. The applicant would not be able to construct any units until the necessary water 
system improvements are in place.  
 
Response to Comment 5-11 
 
This comment does not address the adequacy of the DEIR, but will be forwarded to the 
decisionmakers for their consideration. However, it should be noted that the project will be 
required to comply with the California Building Code, the City’s Green Building Ordinance, and 
the greenhouse gas reduction standards.  
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Response to Comment 5-12 
 
As stated on page 4.9-26 of the DEIR, the City of Davis Wastewater Treatment Plant has a 
capacity of 7.5 million gallons per day (mgd), which is above the projected General Plan 
buildout demand of 7.0 mgd. In addition, the project applicant would be required to fully fund 
and construct the necessary wastewater improvements for the project to receive adequate 
wastewater service. 
 
Response to Comment 5-13 
 
Prior to the issuance of building permits for the project, the applicant would be required to fully 
fund and construct the necessary wastewater improvements identified in the sewer report 
required by Mitigation Measure 4.9-3 in the DEIR.  
 
Response to Comment 5-14 
 
The commenter is correct that a one-time payment toward fire fighting equipment is not adequate 
to mitigate the project impacts. On page 4.9-28, the DEIR concludes that the impacts related to 
the provision of fire protection would be significant and unavoidable. Please also see Response 
to Comment 14-59 regarding the revisions in this Final EIR to Mitigation Measure 4.9-1 
addressing fire protection services.  
 
Response to Comment 5-15 
 
Please see Response to Comment 14-63.  
 
Response to Comment 5-16 
 
The comment does not provide specific comments regarding the DEIR. The project would 
include implementation of various approaches aimed at limiting the production of GHG on-site. 
Table 4.10-6 in the DEIR lists the measures set forth in the project’s preliminary sustainability 
plan. Mitigation Measure 4.10-1 requires the submittal of a final sustainability plan wherein 
more specifics will be provided, as well as calculations showing how the project design complies 
with the City’s new carbon allowance standards. 
 
Response to Comment 5-17 
 
Please see Responses to Comments 5-10, 5-13, and 5-15. 
 
Response to Comment 5-18 
 
Please see Responses to Comments 5-1, 5-2, and 5-6. 
 
Response to Comment 5-19 
 
Please see Response to Comment 5-3. 
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Response to Comment 5-20 
 
The comment notes that the cost of providing services to serve the project is problematic given 
the current economic conditions. The comment does not address the adequacy of the DEIR, but 
will be forwarded to the decisionmakers for their consideration. 
 
Response to Comment 5-21 
 
This comment does not address the adequacy of the DEIR, but will be forwarded to the 
decisionmakers for their consideration. 
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LETTER 6: WALTER A. BUNTER JR., RESIDENT 
 
Response to Comment 6-1 
 
The comment is an introductory paragraph that summarizes the commenter’s concerns and will 
be addressed in the responses below. 
 
Response to Comment 6-2 
 
The comment states that the intersection of Monarch Lane and Covell Boulevard will be 
worsened until installation of a signal. The proposed project includes signalization of the 
intersection of Monarch Lane and East Covell Boulevard prior to occupancy of the project.  
 
Response to Comment 6-3 
 
The comment is an introductory paragraph that summarizes the commenter’s concerns. Please 
see Response to Comment 6-4, below, for a specific response regarding signalization of the 
intersection of East Covell Boulevard and Monarch Lane. 
 
Response to Comment 6-4 
 
Chapter 3 of the DEIR, page 3-9, first paragraph is hereby revised as follows: 
 

…The East Covell Boulevard and Monarch Lane intersection is anticipated 
planned for signalization as part of the project and would allow full turn 
movements to and from the site… 

 
The above change is for clarification purposes only and does not alter any of the conclusions 
contained within the DEIR. 
 
Response to Comment 6-5 
 
The difference between the Routes P and Q and PQ express route is discussed on page 4.3-9 of 
the DEIR. 
 
Response to Comment 6-6 
 
Please see Responses to Comments, 6-2, 6-3, and 6-4. 
 
Response to Comment 6-7 
 
The level of detail on the bus schedules was not deemed necessary to include in the DEIR for an 
adequate discussion of existing transit service in the project vicinity. 
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Response to Comment 6-8 
 
Figure 4.3-4 is intended to convey the basic route information, which is supplemented in the 
DEIR text. 
 
Response to Comment 6-9 
 
The A/B designation for Route 42 conveys the two directions of the route and this distinction 
was not deemed necessary to specify in the DEIR. Figure 4.3-4 on page 4.3-7 of the DEIR shows 
the bus stop locations near East Covell Boulevard and Wright Boulevard. It should be noted that 
Unitrans or Yolobus may add or modify stops/routes in conjunction with future review of the 
project Tentative Map. 
 
Response to Comment 6-10 
 
The DEIR text and Figure 4.3-4 adequately describe Route 43 and the stop near the East Covell 
Boulevard/Monarch Lane intersection. Please see Response to Comment 6-2 regarding the 
project including the installation of a signal at Monarch Lane and East Covell Boulevard prior to 
occupancy of the project. 
 
Response to Comment 6-11 
 
As described in Table 4.3-3 footnote 2 on page 4.3-14 of the DEIR, the LOS methodology for 
side street stop control intersections gives a delay and LOS for the intersection as a whole (the 
first entry) and for the worst approach (the second entry).  In the case of East Covell 
Boulevard/Monarch Lane, the worst approach is Monarch Lane, and the delay for the Monarch 
Lane approach is 24 seconds/LOS C in the AM peak hour, and 19 seconds/LOS C in the PM 
peak hour.  These results are the average over an entire hour, as opposed to the “longest wait” 
one might encounter at any given time during the hour.  The two-seconds/LOS A result is for the 
intersection as a whole, including movements that do not need to stop, i.e. through movements 
along East Covell Boulevard. 
 
Response to Comment 6-12 
 
Section 4.3 of the DEIR, page 4.3-25, third to last paragraph is hereby revised as follows: 
 

… The primary access driveway would be on Covell Boulevard, aligned with 
Monarch Lane. To achieve an acceptable service level, this intersection is 
assumed planned for signalization to be signalized… 

 
The above change is for clarification purposes only and does not alter any of the conclusions 
contained within the DEIR. 
 
Response to Comment 6-13 
 
Section 4.3 of the DEIR, page 4.3-29, fourth paragraph is hereby revised as follows: 
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The Covell Boulevard/Monarch Lane/Proposed Project Entrance #1 intersection 
was assumed to be signalized is planned for signalization in the Existing Plus 
Project scenario. The Existing Plus Project traffic volumes meet the peak hour 
signal warrant at this location, demonstrating the need for the proposed signal. 

 
The above change is for clarification purposes only and does not alter any of the conclusions 
contained within the DEIR. 
 
Response to Comment 6-14 
 
This comment restates DEIR text and does not address the adequacy of the DEIR.  
 
Response to Comment 6-15 
 
Section 4.3 of the DEIR, page 4.3-32, Table 4.3-11 is hereby revised as follows: 
 

3.  Intersection is SSSC in Existing No Project conditions, and assumed to be 
signalized planned for signalization in Existing Plus Project conditions. 

 
The above change is for clarification purposes only and does not alter any of the conclusions 
contained within the DEIR. 
 
Response to Comment 6-16 
 
As described in the signalized intersection LOS methodology section on DEIR page 4.3-11, the 
delay and LOS are the weighted average for all movements at the intersection, over the course of 
the peak hour.  Individual delays for individual movements, such as turns from Monarch and the 
new project entrance, may be longer than the delays for the through movements on East Covell 
Boulevard, due to the signal timing which is intended to minimize overall delay – and thus gives 
more time to the larger-volume movements. The delays for the individual movements can be 
found in the detailed LOS calculation worksheets in of Appendix C of the DEIR. 
 
Response to Comment 6-17 
 
Please see Response to Comment 16-2. 
 
Response to Comment 6-18 
 
The proximity of park facilities to the proposed project is listed on page 4.9-31 of the DEIR.  
 
For clarification purposes, Section 4.9 of the DEIR, page 4.9-31, third paragraph is hereby 
revised as follows: 
 

One Community Park, Mace Ranch Community Park, is located within a half 
mile or less of the subject site, and two Neighborhood Parks, Slide Hill Park, and 
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Robert Arneson Park, are located within a quarter of a mile of the subject site. 
Slide Hill Park includes swimming pools, tennis courts, and a Girl Scout Cabin. 
 

The above change is for clarification purposes only and does not alter any of the conclusions 
contained within the DEIR. 
 
Response to Comment 6-19 
 
As stated in Mitigation Measure 4.9-8 the applicant would be required to Quimby fees for the 
required park acreage. The Quimby Act (Government Code 66477) allows for full mitigation of 
up to three acres of recreation and park impacts through the payment of Quimby fees. 
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LETTER 7: ALYSSA BEGLEY, DEPARTMENT OF TRANSPORTATION 
 
Response to Comment 7-1 
 
This comment is an introductory paragraph, and does not address the adequacy of the EIR.   
 
Response to Comment 7-2 
 
The project trip distribution was based on a “select zone” assignment from the City of Davis 
Travel Demand Model (e.g., an assessment of the trip routing using the model’s calibrated and 
validated travel characteristics). However, the east-west distribution on Covell – 59 percent to 
the west and 27 percent to the east -- was checked relative to the east-west distribution at three 
near-by intersections, the southbound Pole Line approach at Covell/Pole Line, the northbound 
Monarch approach at Covell/Monarch, and the northbound approach at Covell/Alhambra. Taken 
together, these traffic movements support the project distribution – the Pole Line distribution, 
which is west of the project site, is 41 percent to the west and 20 percent to the east; the Monarch 
distribution, which is opposite the project site, is 34 percent to the west and 66 percent to the 
east, and the Alhambra distribution, which is east of the site, is 84 percent to the west and 16 
percent to the east. It should be noted that, from the project site, trips to/from the west on I-80 are 
more likely to use Covell Boulevard to SR 113 to I-80 West than to use the Richards interchange 
on I-80, because that route involves greater traveling time by going through the downtown.   
 
Response to Comment 7-3 
 
Please see Response to Comment 7-2. 
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LETTER 8: ALBERT LIN, RESIDENT 
 
Response to Comment 8-1 
 
This comment is an introductory paragraph, and does not address the adequacy of the EIR.   
 
Response to Comment 8-2 
 
The project will be required to meet City parking code requirements at the tentative map review 
stage. As part of the tentative map submittal process, the City Public Works staff will review the 
parking proposed for the project and will ensure that the amount of parking provided is 
consistent with City standards, thereby ensuring that impacts to parking are less-than-significant.  
 
Response to Comment 8-3 
 
As stated on page 6-1 of the DEIR, the primary intent of the alternatives evaluation in an EIR, as 
stated in Section 15126.6(a) of the CEQA Guidelines, is to “[…] describe a range of reasonable 
alternatives to the project, or to the location of the project, which would feasibly attain most of 
the basic objectives of the project but would avoid or substantially lessen any of the significant 
effects of the project, and evaluate the comparative merits of the alternatives [...].”  
 
The DEIR considers six alternatives, including alternatives that would develop less than 191 
units, thereby reducing impacts related to land use and agriculture, transportation and circulation, 
air quality, noise, aesthetics, hydrology, water quality, and drainage, public services and utilities, 
and climate change. Therefore, the EIR provided a reasonable range of alternatives that would 
permit a reasoned choice. 
 
Response to Comment 8-4 
 
The DEIR analysis focuses on physical impacts. The business amenity of a horse ranch is not a 
physical impact unless determined to be historically significant. The Initial Study (Appendix A 
of the DEIR) determined that the project site and on-site structures were not of historical or 
cultural significance. The comment will, however, be forwarded to the decisionmakers for their 
consideration. 
 
Response to Comment 8-5 
 
The comment refers to Impact 4.7-1, impacts related to altering the existing character of the 
project site and obstructing views from existing homes, of the DEIR. The impact discussion 
concludes that the project would permanently alter the character of the site and block significant 
views of open farmland and the Sierra Nevada mountains (in the distance) to the east of the site. 
Reducing the height of the proposed three-story structures is considered in Chapter 6, 
Alternatives Analysis, of the DEIR. Specifically, this is considered for the Reduced Intensity - 
Viewshed Preservation Alternative. Therefore, consistent with the conclusions in the DEIR, 
feasible mitigation measures are not available and a significant and unavoidable impact would 
occur.  
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Response to Comment 8-6 
 
On page 4.6-34, the DEIR recognizes that the preparation of a County-wide Natural 
Communities Conservation Plan/Habitat Conservation Plan (NCCP/HCP) has begun. The DEIR 
provides mitigation to reduce impacts to biological resources. In addition, the DEIR mitigation 
includes alternative methods upon approval of the HCP. Therefore, consistent with the DEIR 
conclusion, with or without an approved HCP, the proposed project would not have substantial 
adverse effects to the on-site populations of special-status species and sensitive habitats, and 
less-than-significant cumulative impacts are expected. 
 
Response to Comment 8-7 
 
Please see Response to Comment 4-27. 
 
Response to Comment 8-8 
 
The comment will be forwarded to the decisionmakers for their consideration. 
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LETTER 9: PHIL WYELS, RESIDENT 
 
Response to Comment 9-1 
 
The comment states that a 150-unit alternative is feasible and should be considered to reduce 
aesthetic and traffic impacts. In Chapter 6, Alternatives Analysis, of the DEIR, two alternatives 
with 75 units that would result in reduced impacts to aesthetics and traffic are analyzed. CEQA 
does not require every possible alternative be studied; rather, a range of reasonable alternatives 
need be considered. 
 
Response to Comment 9-2 
 
Please see Response to Comment 9-1. 
 
Response to Comment 9-3 
 
The project complies with the City’s parking requirements as currently designed. However, upon 
submittal of a tentative map for the proposed project, the City will conduct a more detailed 
analysis based upon a review of the details on the tentative map, such as proposed garage areas, 
and on- and off-street parking.  From this detailed review, Staff will confirm the adequacy of the 
parking proposed for the project. The commenter’s recommendations related to a resident 
parking program and/or traffic-calming measures along Caravaggio Drive will be forwarded to 
the decisionmakers for their consideration, and will also be considered by Staff in their future 
review of the project tentative map, when more specifics are provided for on- and off-street 
parking.  
 
Response to Comment 9-4 
 
Please see Response to Comment 9-3. 
 
Response to Comment 9-5 
 
Please see Response to Comment 9-3. 
 
Response to Comment 9-6 
 
Please see Response to Comment 9-3. 
 
Response to Comment 9-7 
 
The survey is available for public review. This comment does not address the adequacy of the 
DEIR, but will be forwarded to the decisionmakers for their consideration.  



Final EIR 
Wildhorse Ranch Project 

July 2009 
 

Chapter 3 – Responses to Comments 
3 - 64 

Letter 10 

10-1 



Final EIR 
Wildhorse Ranch Project 

July 2009 
 

Chapter 3 – Responses to Comments 
3 - 65 

LETTER 10: MARK F. BRALY, PLANNING COMMISSION 
 
Response to Comment 10-1 
 
Section 4.8, Hydrology, Water Quality, and Drainage, page 4.8-11 of the DEIR states the 
following: 

 
Stormwater detention ponds are not included in the project design. Rather a distributed 
stormwater detention system is planned that would incorporate designs emphasizing the 
Low Impact Development standards of the City of Davis, including gently sloping 
vegetative swales, rain gardens, and pervious pavements. 
 
Onsite runoff would be conveyed to the local detention areas via overland drainage and 
underground piping. A portion of the three acre-feet of detention storage would be within 
the proposed orchard area, and the remainder in the western part of the expanded 200-
foot agricultural buffer abutting the east edge of the site.  
 
The project’s contribution to peak flows within Channel “A” was evaluated to ensure that 
the proposed project would not result in Channel “A” exceeding its design capacity. 
Cunningham Engineering compared the timing of peak flows into and within Channel 
“A” for the 100-year, 10-day storm. The project site’s peak outflow would precede peak 
flows within Channel “A” by approximately six hours. By the time peak flows within 
Channel “A” are attained, the project site’s outflow had receded by approximately 50 
percent. As such, the project site’s post-development flows are not expected to have an 
adverse effect on 100-year peak flows in Channel “A.” 
 

As indicated above, the proposed project’s contribution to peak flows would not result in 
Channel “A” exceeding its design capacity. Mitigation Measure 4.8-2 in the DEIR ensures that a 
design-level engineering report on the stormwater detention and conveyance system is submitted 
to the City Engineer demonstrating that the proposed project peak flows would not coincide with 
peaks flows within Channel “A.” The design-level report will also specify precisely how the low 
impact development standards of the City of Davis, including gently sloping vegetative swales, 
rain gardens, and pervious pavement, would be incorporated into the final storm drain design for 
the project. Therefore, consistent with conclusions in the DEIR, with implementation of 
applicable mitigation measures, the impact related to stormwater runoff contributing to 
downstream flooding would be less-than-significant. 
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LETTER 11: KAREN HEWETT AND WILLIAM VANCE, RESIDENTS 
 
Response to Comment 11-1 
 
This comment is an introductory paragraph, and does not address the adequacy of the EIR.   
 
Response to Comment 11-2 
 
Figure 4.3-7, on page 4.3-28 of the DEIR, shows that approximately 14 percent of the project 
generated trips would travel along Monarch Lane, 59 percent along East Covell Boulevard 
toward Pole Line Road, and 27 percent along East Covell Boulevard toward Mace Boulevard. A 
majority of the project generated trips would not travel along Monarch Lane. In addition, the 
proposed project includes signalization of the intersection of Monarch Lane and East Covell 
Boulevard. The comment regarding relocation of the project access to not align with Monarch 
Lane will be forwarded to the decisionmakers for their consideration. 
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LETTER 12: TANSEY THOMAS, RESIDENTS 
 
Response to Comment 12-1 
 
The comment does not address the adequacy of the DEIR, but will be forwarded to the 
decisionmakers for their consideration. 
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LETTER 13: ANANYA CHOUDHURI, PLANNING COMMISSION 

 
Given the difficulty in reading the Commissioner’s comments, each comment is restated below 
before its respective response.  
 
Response to Comment 13-1 
 
The comment states “(proposed project).”  
 
Chapter 1 of the DEIR, page 1-1, first paragraph is hereby revised as follows: 
 

…The City of Davis is the lead agency for the environmental review of the 
Wildhorse Ranch project (proposed project) evaluated herein and has the principal 
responsibility for approving the project… 

 
The above change is for clarification purposes only and does not alter any of the conclusions 
contained within the DEIR. 
 
Response to Comment 13-2 
 
The comment states “a 10 day.” 
 
Section 15088(b) of the CEQA Guidelines requires the lead agency provide a written proposed 
response to a public agency on comments made by that agency at least 10 days prior to certifying 
an EIR. Therefore, a 10 day review will occur prior to review by the City Council, as required by 
CEQA. In addition, page 1-3, fourth paragraph, third sentence, of the DEIR is hereby revised as 
follows: 
 

The Final EIR is made available for a 10-day review by the public and 
commenting agencies. 

 
The above change is for clarification purposes only and does not alter any of the conclusions 
contained within the DEIR. 
 
Response to Comment 13-3 
 
The comment states “Should mention which sections have been scoped out & why” and “This 
site has been used for ag uses – why are there no impacts discussion on previous use of 
pesticides & other hazards to human health?” 
 
Chapter 4.0 of the DEIR, Intro to Analysis, lists a discussion of impacts dismissed from the 
Initial Study from further analysis. In addition, page 4.0-2, fourth bullet, of the DEIR is hereby 
revised as follows: 
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• Hazards and Hazardous Materials (VII a., c.-f., h. p.33): The project site is 
not located within an airport land use plan, within two miles of an airport, or 
located within an area where wildland fires occur.  Therefore, the proposed 
project would result in no impacts pertaining to the aforementioned hazards. 
The Wildhorse Subdivision Hazards Assessment, which included the project 
site, noted that the project site had been used for agriculture in the past. The 
report analyzed project site samples for Organocholorine Pesticides using 
EPA method 8080. The report concluded no concentrations of DDT, DDD, 
toxaphene, dieldrin or any other EPA method 8080 constituents with the 
exception of DDE, which was detected in all samples at concentrations 
ranging from 0.043 to 0.083 parts per million (ppm). The presence of DDE in 
the soil was found to be well below the Total Threshold Limit Concentration 
of 1.0 ppm. Therefore, the pesticide residues are well below the Total 
Threshold Limit Concentration,  

 
The above change is for clarification purposes only and does not alter any of the conclusions 
contained within the DEIR. 
 
Response to Comment 13-4 
 
The comment states “- fig??”  
 
Chapter 3 of the DEIR, page 3-1, second paragraph is hereby revised as follows: 

 
… The site is identified by Yolo County Assessor’s Parcel Number (APN) 071-
140-11. The current City of Davis General Plan (adopted May 2001) designation 
for the site is Agriculture (See Figure 4.1-1). 
 

The above change is for clarification purposes only and does not alter any of the conclusions 
contained within the DEIR. 
 
Response to Comment 13-5 
 
The comment states, “seems too subjective re-phrase.”  
 
The DEIR language was drafted in concert with City Staff and provides accurate details of the 
current project proposal. 
 
Response to Comment 13-6 
 
The comment states, “The City?” 
 
Chapter 3 of the DEIR, page 3-7, second paragraph is hereby revised as follows: 

 
…The applicant proposes to apply to the City for a Project Individualized Plan 
(“PIP”) that would allow it the applicant to construct, own and manage the units. 
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The applicant anticipates that part of its application will include a proposal to 
select a local housing non-profit who specializes in tax credit financed affordable 
housing projects as a partner in building and managing the apartment site 
housing… 
 

The above change is for clarification purposes only and does not alter any of the conclusions 
contained within the DEIR. 
 
Response to Comment 13-7 
 
The comment states, “how is this architectural?  Should be part of previous discussion.”  
 
Chapter 3, page 3-8, seventh and eighth bullets, of the DEIR are revised as follows: 
 

• Roof orientation to maximize solar panel efficiency; and 
• The community provides a natural buffer edge that decreases the likelihood of 

further encroachment into the adjacent agricultural uses as well as increasing the 
amount of accessible open space in the project area.; and 

• Homeowner education on water use and conservation. 
 
Chapter 3 of the DEIR, page 3-8, last three bullets are revised as follows: 
 

• Efficient hot water delivery (demand-initiated tankless heating/core plumbing 
system); and 

• Limit amount of turf coverage per lot and open space areas, and/or require ‘water-
budget’ landscape design.; and 

• Homeowner education on water use and conservation. 
 

The above change is for clarification purposes only and does not alter any of the conclusions 
contained within the DEIR. 
 
Response to Comment 13-8 
 
The comment states, “Ref to a figure – in traffic section perhaps?”  
 
Chapter 3 of the DEIR, page 3-9, first paragraph is hereby revised as follows: 

 
Boulevard and Monarch Lane intersection is anticipated for signalization as part 
of the project and would allow full turn movements to and from the site. A 
secondary vehicle access point is proposed along East Covell Boulevard at the 
south end of the 65-foot additional buffer land dedication area. The intersection 
would be a “T”-intersection with a right-in and right-out only. The proposed 
project includes the construction of both access points. The exact alignments will 
be determined in consultation with the City Engineer and the public safety 
departments and then incorporated into the Site Plan. The two street access points 



Final EIR 
Wildhorse Ranch Project 

July 2009 
 

Chapter 3 – Responses to Comments 
3 - 97 

from Covell Boulevard are the primary fire and police access points. A potential 
third Emergency Vehicle Access (EVA) is located at Caravaggio Place to the 
north (See Figure 3-3). The final number and location of EVAs will be 
determined at a later stage. 
 

The above change is for clarification purposes only and does not alter any of the conclusions 
contained within the DEIR. 
 
Response to Comment 13-9 
 
The comment states, “doesn’t CEQA case law require you show all the ‘math’.”  
 
Further discussion and calculations for water demand are located in Section 4.9, pages 4.9-23, 
4.9-24, and 4.9-25 of the DEIR.  
 
Response to Comment 13-10 
 
The comment states, “? How do trees slow traffic?”  
Chapter 3 of the DEIR, page 3-13, second to last paragraph is hereby revised as follows: 
 

Consistent with General Plan Policy UD2.2, where feasible all streets would be 
lined with shade trees, creating a well shaded street and green canopy that slows 
traffic, reduces the heat island affect, and enhances the neighborhood 
aesthetics.… 

 
The above change is for clarification purposes only and does not alter any of the conclusions 
contained within the DEIR. 
 
Response to Comment 13-11 
 
The comment states, “Are Appendix G Thresholds being used or does City use its own?  Needs 
to be clarified”, “Cumulative setting discussions are very bare-bone.  Is there any way to make 
those more comprehensive?”, “Traffic – probably the only well-analyzed section”, and “Report 
is very inconsistent in layout of section, level of detail provided, depth of analysis.  Only those 
prepared by subs are detailed & cohesive.”  
 
The DEIR standards of significance are a combination of thresholds from Appendix G of the 
CEQA Guidelines and the City’s thresholds, which are more stringent. The thresholds of 
significance used for each discussion are presented in the Standards of Significance section 
located in each chapter.  
 
The cumulative setting for the proposed project is discussed on page 5-4 of the DEIR where the 
following is stated:  
 

The cumulative analysis for this EIR is based on the City of Davis General Plan (May 2001) and 
the Program EIR for the City of Davis General Plan Update and Project EIR for Establishment of 



Final EIR 
Wildhorse Ranch Project 

July 2009 
 

Chapter 3 – Responses to Comments 
3 - 98 

a New Junior High School (General Plan Update EIR) (January 2000).  The cumulative traffic 
analysis was also based on full buildout of the UC Davis 2003 Long Range Development Plan, 
including the research park and Aggie Village, Spring Lake residential development in the City of 
Woodland and the Woodland Gateway development. Given that the air and noise analyses for the 
proposed project are based upon the traffic data prepared for the project, the air and noise 
cumulative settings include the same parameters as the traffic cumulative setting. 
 

Therefore, the lead agency has defined the cumulative setting consistent with CEQA Guidelines 
Section (b)(1)(B) through the use of “a summary of projections contained in an adopted general 
plan or related planning document, or in a prior environmental document which has been 
adopted or certified, which described or evaluated regional or area wide conditions contributing 
to the cumulative impact.”   
 
As presented in Chapter 4.0, Introduction to the Analysis, each technical chapter is organized as 
shown on page 4.0-4.  The technical chapters included in the DEIR require differing levels of 
technical analysis.  For example, traffic analyses, in general, require extensive data gathering and 
analysis while aesthetics analyses are as technically involved.  The DEIR provides adequate 
detail and analysis sufficient to arrive at an appropriate significance conclusion. 
 
Response to Comment 13-12 
 
The comment states, “This should be mentioned in previous discussions on the NOP as well.”  
 
Chapter 1 of the DEIR, page 1-3, last paragraph is hereby revised as follows: 
 

A Notice of Preparation (NOP) for this Draft EIR was released July 5, 2007 for a 
30-day review (Appendix A). A public scoping meeting was held on July 18, 
2007. Comments provided by the public and public agencies in response to the 
NOP were received by the City of Davis and are provided in Appendix B. In 
addition, an Initial Study was prepared to focus the scope of the Wildhorse Ranch 
EIR. It should be noted that the Initial Study was prepared for buildout of 259 
residential units on the project site. The Initial Study was included as an 
attachment to the NOP (See Appendix A to this Draft EIR)… 

 
The above change is for clarification purposes only and does not alter any of the conclusions 
contained within the DEIR. 
 
Response to Comment 13-13 
 
The comment states, “graphic?”  
 
Section 4.1 of the DEIR, page 4.1-1, second to last paragraph is hereby revised as follows: 
 

The City of Davis General Plan designates the 25.79-acre parcel on the project 
site as Agriculture (AG) (See Figure 4.1-1). The City of Davis General Plan 
definition for the Agriculture land use is: 
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The above change is for clarification purposes only and does not alter any of the conclusions 
contained within the DEIR. 
 
Response to Comment 13-14 
 
The comment states, “What about all other plans discussed in the Reg section?”  
 
The commenter refers to Impact 4.1-1, which discusses the consistency of the proposed project 
with the City of Davis General Plan. Other City planning/regulatory documents included in the 
Regulatory Context for Section 4.1 are discussed in subsequent impact statements. For example, 
the right to farm ordinance is discussed in Impact 4.1-4, on page 4.1-25 of the DEIR, and the 
Davis Zoning Ordinance is discussed in Impact 4.1-2, on page 4.1-23 of the DEIR.  
 
Response to Comment 13-15 
 
The comment states, “Why would this still not be s/u?”  
 
On page 4.1-24 of the DEIR, under “Mitigation Measure(s)” for Impact 4.1-3, the conclusion is 
noted to be “significant and unavoidable” even after implementation of mitigation measures 
included in the DEIR.  
 
Response to Comment 13-16 
 
The comment states, “How is the MM to be implemented?  At what point of proj devt?  Are 
there details to be provided in an MMRP?  If no, these should be included in the EIR.”  
 
As stated in Mitigation Measure 4.1-3, on page 4.1-24 of the DEIR, “The mitigation acreage 
shall be set aside prior to recordation of final maps.” Mitigation Measure 4.1-3 is included in the 
Mitigation Monitoring Plan, which is included in Chapter 4 of this FEIR. 
 
Response to Comment 13-17 
 
The comment states, “And what would happen the next of the year? How can incompatibilities 
between land uses from the proj be pushed on to possible future mitigation from another future 
project?”  
 
The DEIR acknowledges the fact that the City is currently studying three potential locations for a 
sports park, one of them adjacent to the proposed project site. The EIR prepared for the Davis 
Sports Park project would be required to address land use incompatibilities with surround land 
uses.  Given that an environmental review of the Davis Sports Park project has not been prepared 
and in the event that the Sports Park would be located adjacent to the proposed project, 
Mitigation Measure 4.1-4(c) has been included in the proposed project DEIR (for 
implementation only if the sports park project is completed prior to the development of the 
Wildhorse Ranch project). In such an event, Mitigation Measure 4.1-4(c) requires the sports park 
applicant to “[…] prepare and submit a disclosure statement for the review and approval of the 
Community Development Director which shall disclose the operations associated with the Davis 
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Sports Park Project which will include ballfield lights, weekly games, tournaments etc. 
Language shall be included on the final map(s) to ensure that the disclosure of the Sports Park 
runs with the land, and is therefore provided to all prospective buyers of property.”  Should the 
Sports Park not be located adjacent to the site, the disclosure statement would not be required.   
 
Response to Comment 13-18 
 
The comment states, “No! Limit orchard use to non-fruit bearing trees and restrict use of 
pesticides.” 
 
Mitigation Measure 4.1-4(b) states that the use of pesticides shall require a permit and comply 
with all regulations from the Yolo County Agricultural Commissioner. In addition, it should be 
noted that, as stated on page 3-14 of the DEIR, the specific species of tree to be planted in the 
orchard area have not been determined; however, the trees will not be fruit-bearing. 
 
Response to Comment 13-19 
 
The comment states, “speculative!”  
 
Please see Response to Comment 13-17. 
 
Response to Comment 13-20 
 
The comment states, “Is this the requirement for Yolo County? What is the basis for the 1:1?  If 
cum. setting includes the County then County requirements should be not applicable.”  
 
The minimum 1:1 ratio discussed in Impact 4.1-5, in the DEIR, long-term impacts to Prime 
Farmland from the proposed project in combination with existing and future developments in the 
Davis area, is required by the General Plan Update EIR. However, the proposed project is 
required through Mitigation Measure 4.1-3 in the DEIR to preserve agricultural lands at a 2:1 
ratio, as required by the Davis Agricultural Preservation Ordinance.  
 
Response to Comment 13-21 
 
The comment states, “based on?? How do we go from 1.2% to 0.6% annually? explain.”  
 
As stated on page 4.2-1 of the DEIR, the Housing Element Background Report indicates that the 
growth is expected to slow to approximately 0.6 percent annually between 2005 and 2013.  
 
Response to Comment 13-22 
 
The comment states, “There is no discussion of jobs/housing ratio in settings section. Please 
include this.”  
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Page 4.2-12 of the DIER, impact discussion 4.2-3, Impacts to Employment and Housing, states 
the current jobs/housing balance is approximately 1.09:1 (28216 jobs ÷ 25,875 housing units = 
1.09). 
 
Response to Comment 13-23 
 
The comment states, “Cum. Setting??”  
 
See Response to Comment 13-11. The project cumulative setting is described on page 5-4 of the 
DEIR. 
 
Response to Comment 13-24 
 
The comment states, “Should be added to MM 4.3-2.”  
 
The recommendations are not as a result of an environmental impact, but are related to specific 
design. The recommendations will be considered by City staff during approval of the project 
conditions of approval.  
 
Response to Comment 13-25 
 
The comment states, “A good Env. Setting that is seriously lacking in the areas of the other 
section.”  
 
Comment 13-25 is a generalized statement regarding the DEIR and lacks adequate information 
to issue a response. 
 
Response to Comment 13-26 
 
The comment states, “Table should be expanded to add in a level of significance column to 
clearly show that they [sic] proj. results in less than sig. standards on all the quantitative criteria 
established by the AG’s office.”  
 
The level of significance determination appropriately applies to the final impact determination, 
which is presented on page 4.10-24 of the DEIR as significant and unavoidable even after 
implementation of Mitigation Measure 4.10-1. The fact that the project would include the 
measures listed in Table 4.10-6 will serve to reduce the project’s GHG emissions, but not to a 
less-than-significant level. 
 
Response to Comment 13-27 
 
The comment states, “BUT what is the Cum. Setting?  Should be in each section!”  
 
Please see Response to Comment 13-11. 
 
 



Final EIR 
Wildhorse Ranch Project 

July 2009 
 

Chapter 3 – Responses to Comments 
3 - 102 

Letter 14 

14-1 

14-2 

14-3 

14-4 



Final EIR 
Wildhorse Ranch Project 

July 2009 
 

Chapter 3 – Responses to Comments 
3 - 103 

Letter 14 
Cont’d 

14-5 

14-6 

14-7 

14-8 

14-9 

14-10 

14-11 



Final EIR 
Wildhorse Ranch Project 

July 2009 
 

Chapter 3 – Responses to Comments 
3 - 104 

Letter 14 
Cont’d 

14-12 

14-13 

14-14 

14-15 

14-17 

14-16 



Final EIR 
Wildhorse Ranch Project 

July 2009 
 

Chapter 3 – Responses to Comments 
3 - 105 

Letter 14 
Cont’d 

14-18 

14-19 

14-20 

14-22 

14-21 



Final EIR 
Wildhorse Ranch Project 

July 2009 
 

Chapter 3 – Responses to Comments 
3 - 106 

Letter 14 
Cont’d 

14-23 

14-24 

14-27 

14-25 

14-26 



Final EIR 
Wildhorse Ranch Project 

July 2009 
 

Chapter 3 – Responses to Comments 
3 - 107 

Letter 14 
Cont’d 

14-28 

14-29 

14-32 

14-30 

14-31 

14-33 



Final EIR 
Wildhorse Ranch Project 

July 2009 
 

Chapter 3 – Responses to Comments 
3 - 108 

Letter 14 
Cont’d 

14-33 
Cont’d 

14-34 



Final EIR 
Wildhorse Ranch Project 

July 2009 
 

Chapter 3 – Responses to Comments 
3 - 109 

Letter 14 
Cont’d 

14-34 
Cont’d 

14-35 

14-36 

14-37 

14-38 

14-39 

14-40 



Final EIR 
Wildhorse Ranch Project 

July 2009 
 

Chapter 3 – Responses to Comments 
3 - 110 

Letter 14 
Cont’d 

14-40 
Cont’d 

14-41 

14-42 

14-43 

14-44 

14-45 



Final EIR 
Wildhorse Ranch Project 

July 2009 
 

Chapter 3 – Responses to Comments 
3 - 111 

Letter 14 
Cont’d 

14-45 
Cont’d 

14-46 

14-47 

14-48 

14-49 

14-50 

14-51 



Final EIR 
Wildhorse Ranch Project 

July 2009 
 

Chapter 3 – Responses to Comments 
3 - 112 

Letter 14 
Cont’d 

14-51 
Cont’d 

14-52 

14-53 

14-54 



Final EIR 
Wildhorse Ranch Project 

July 2009 
 

Chapter 3 – Responses to Comments 
3 - 113 

Letter 14 
Cont’d 

14-54 
Cont’d 

14-55 

14-56 

14-58 

14-59 

14-60 

14-57 



Final EIR 
Wildhorse Ranch Project 

July 2009 
 

Chapter 3 – Responses to Comments 
3 - 114 

Letter 14 
Cont’d 

14-60 
Cont’d 

14-61 

14-62 

14-64 

14-65 

14-66 

14-63 



Final EIR 
Wildhorse Ranch Project 

July 2009 
 

Chapter 3 – Responses to Comments 
3 - 115 

Letter 14 
Cont’d 

14-67 

14-68 

14-70 

14-69 



Final EIR 
Wildhorse Ranch Project 

July 2009 
 

Chapter 3 – Responses to Comments 
3 - 116 

Letter 14 
Cont’d 

14-71 

14-75 

14-72 

14-73 

14-74 



Final EIR 
Wildhorse Ranch Project 

July 2009 
 

Chapter 3 – Responses to Comments 
3 - 117 

Letter 14 
Cont’d 

14-75 
Cont’d 

14-76 

14-77 

14-78 

14-79 



Final EIR 
Wildhorse Ranch Project 

July 2009 
 

Chapter 3 – Responses to Comments 
3 - 118 

Letter 14 
Cont’d 

14-79 
Cont’d 

14-80 

14-81 

14-82 

14-83 



Final EIR 
Wildhorse Ranch Project 

July 2009 
 

Chapter 3 – Responses to Comments 
3 - 119 

Letter 14 
Cont’d 

14-84 

14-88 

14-85 

14-86 

14-87 



Final EIR 
Wildhorse Ranch Project 

July 2009 
 

Chapter 3 – Responses to Comments 
3 - 120 

Letter 14 
Cont’d 

14-88 
Cont’d 

14-95 

14-91 

14-92 

14-93 

14-89 

14-90 

14-94 



Final EIR 
Wildhorse Ranch Project 

July 2009 
 

Chapter 3 – Responses to Comments 
3 - 121 

Letter 14 
Cont’d 

14-95 
Cont’d 

14-98 

14-99 

14-100 

14-96 

14-97 

14-101 

14-102 

14-103 



Final EIR 
Wildhorse Ranch Project 

July 2009 
 

Chapter 3 – Responses to Comments 
3 - 122 

Letter 14 
Cont’d 

14-103 
Cont’d 

14-104 

14-105 



Final EIR 
Wildhorse Ranch Project 

July 2009 
 

Chapter 3 – Responses to Comments 
3 - 123 

Letter 14 
Cont’d 



Final EIR 
Wildhorse Ranch Project 

July 2009 
 

Chapter 3 – Responses to Comments 
3 - 124 

Letter 14 
Cont’d 



Final EIR 
Wildhorse Ranch Project 

July 2009 
 

Chapter 3 – Responses to Comments 
3 - 125 

Letter 14 
Cont’d 



Final EIR 
Wildhorse Ranch Project 

July 2009 
 

Chapter 3 – Responses to Comments 
3 - 126 

Letter 14 
Cont’d 



Final EIR 
Wildhorse Ranch Project 

July 2009 
 

Chapter 3 – Responses to Comments 
3 - 127 

Letter 14 
Cont’d 



Final EIR 
Wildhorse Ranch Project 

July 2009 
 

Chapter 3 – Responses to Comments 
3 - 128 

Letter 14 
Cont’d 



Final EIR 
Wildhorse Ranch Project 

July 2009 
 

Chapter 3 – Responses to Comments 
3 - 129 

Letter 14 
Cont’d 



Final EIR 
Wildhorse Ranch Project 

July 2009 
 

Chapter 3 – Responses to Comments 
3 - 130 

Letter 14 
Cont’d 



Final EIR 
Wildhorse Ranch Project 

July 2009 
 

Chapter 3 – Responses to Comments 
3 - 131 

Letter 14 
Cont’d 



Final EIR 
Wildhorse Ranch Project 

July 2009 
 

Chapter 3 – Responses to Comments 
3 - 132 

Letter 14 
Cont’d 



Final EIR 
Wildhorse Ranch Project 

July 2009 
 

Chapter 3 – Responses to Comments 
3 - 133 

Letter 14 
Cont’d 



Final EIR 
Wildhorse Ranch Project 

July 2009 
 

Chapter 3 – Responses to Comments 
3 - 134 

Letter 14 
Cont’d 



Final EIR 
Wildhorse Ranch Project 

July 2009 
 

Chapter 3 – Responses to Comments 
3 - 135 

Letter 14 
Cont’d 



Final EIR 
Wildhorse Ranch Project 

July 2009 
 

Chapter 3 – Responses to Comments 
3 - 136 

Letter 14 
Cont’d 



Final EIR 
Wildhorse Ranch Project 

July 2009 
 

Chapter 3 – Responses to Comments 
3 - 137 

Letter 14 
Cont’d 



Final EIR 
Wildhorse Ranch Project 

July 2009 
 

Chapter 3 – Responses to Comments 
3 - 138 

Letter 14 
Cont’d 



Final EIR 
Wildhorse Ranch Project 

July 2009 
 

Chapter 3 – Responses to Comments 
3 - 139 

Letter 14 
Cont’d 



Final EIR 
Wildhorse Ranch Project 

July 2009 
 

Chapter 3 – Responses to Comments 
3 - 140 

Letter 14 
Cont’d 



Final EIR 
Wildhorse Ranch Project 

July 2009 
 

Chapter 3 – Responses to Comments 
3 - 141 

Letter 14 
Cont’d 



Final EIR 
Wildhorse Ranch Project 

July 2009 
 

Chapter 3 – Responses to Comments 
3 - 142 

Letter 14 
Cont’d 



Final EIR 
Wildhorse Ranch Project 

July 2009 
 

Chapter 3 – Responses to Comments 
3 - 143 

Letter 14 
Cont’d 



Final EIR 
Wildhorse Ranch Project 

July 2009 
 

Chapter 3 – Responses to Comments 
3 - 144 

Letter 14 
Cont’d 



Final EIR 
Wildhorse Ranch Project 

July 2009 
 

Chapter 3 – Responses to Comments 
3 - 145 

Letter 14 
Cont’d 



Final EIR 
Wildhorse Ranch Project 

July 2009 
 

Chapter 3 – Responses to Comments 
3 - 146 

Letter 14 
Cont’d 



Final EIR 
Wildhorse Ranch Project 

July 2009 
 

Chapter 3 – Responses to Comments 
3 - 147 

Letter 14 
Cont’d 



Final EIR 
Wildhorse Ranch Project 

July 2009 
 

Chapter 3 – Responses to Comments 
3 - 148 

Letter 14 
Cont’d 



Final EIR 
Wildhorse Ranch Project 

July 2009 
 

Chapter 3 – Responses to Comments 
3 - 149 

Letter 14 
Cont’d 



Final EIR 
Wildhorse Ranch Project 

July 2009 
 

Chapter 3 – Responses to Comments 
3 - 150 

Letter 14 
Cont’d 



Final EIR 
Wildhorse Ranch Project 

July 2009 
 

Chapter 3 – Responses to Comments 
3 - 151 

Letter 14 
Cont’d 



Final EIR 
Wildhorse Ranch Project 

July 2009 
 

Chapter 3 – Responses to Comments 
3 - 152 

Letter 14 
Cont’d 



Final EIR 
Wildhorse Ranch Project 

July 2009 
 

Chapter 3 – Responses to Comments 
3 - 153 

Letter 14 
Cont’d 



Final EIR 
Wildhorse Ranch Project 

July 2009 
 

Chapter 3 – Responses to Comments 
3 - 154 

Letter 14 
Cont’d 



Final EIR 
Wildhorse Ranch Project 

July 2009 
 

Chapter 3 – Responses to Comments 
3 - 155 

Letter 14 
Cont’d 



Final EIR 
Wildhorse Ranch Project 

July 2009 
 

Chapter 3 – Responses to Comments 
3 - 156 

Letter 14 
Cont’d 



Final EIR 
Wildhorse Ranch Project 

July 2009 
 

Chapter 3 – Responses to Comments 
3 - 157 

Letter 14 
Cont’d 



Final EIR 
Wildhorse Ranch Project 

July 2009 
 

Chapter 3 – Responses to Comments 
3 - 158 

Letter 14 
Cont’d 



Final EIR 
Wildhorse Ranch Project 

July 2009 
 

Chapter 3 – Responses to Comments 
3 - 159 

Letter 14 
Cont’d 



Final EIR 
Wildhorse Ranch Project 

July 2009 
 

Chapter 3 – Responses to Comments 
3 - 160 

Letter 14 
Cont’d 



Final EIR 
Wildhorse Ranch Project 

July 2009 
 

Chapter 3 – Responses to Comments 
3 - 161 

Letter 14 
Cont’d 



Final EIR 
Wildhorse Ranch Project 

July 2009 
 

Chapter 3 – Responses to Comments 
3 - 162 

Letter 14 
Cont’d 



Final EIR 
Wildhorse Ranch Project 

July 2009 
 

Chapter 3 – Responses to Comments 
3 - 163 

Letter 14 
Cont’d 



Final EIR 
Wildhorse Ranch Project 

July 2009 
 

Chapter 3 – Responses to Comments 
3 - 164 

Letter 14 
Cont’d 



Final EIR 
Wildhorse Ranch Project 

July 2009 
 

Chapter 3 – Responses to Comments 
3 - 165 

Letter 14 
Cont’d 



Final EIR 
Wildhorse Ranch Project 

July 2009 
 

Chapter 3 – Responses to Comments 
3 - 166 

Letter 14 
Cont’d 



Final EIR 
Wildhorse Ranch Project 

July 2009 
 

Chapter 3 – Responses to Comments 
3 - 167 

Letter 14 
Cont’d 



Final EIR 
Wildhorse Ranch Project 

July 2009 
 

Chapter 3 – Responses to Comments 
3 - 168 

Letter 14 
Cont’d 



Final EIR 
Wildhorse Ranch Project 

July 2009 
 

Chapter 3 – Responses to Comments 
3 - 169 

Letter 14 
Cont’d 



Final EIR 
Wildhorse Ranch Project 

July 2009 
 

Chapter 3 – Responses to Comments 
3 - 170 

Letter 14 
Cont’d 



Final EIR 
Wildhorse Ranch Project 

July 2009 
 

Chapter 3 – Responses to Comments 
3 - 171 

LETTER 14: WHITMAN F. MANLEY, REMY, THOMAS, MOOSE AND MANLEY, LLP 
 
Response to Comment 14-1 
 
This comment is an introductory paragraph and does not address the adequacy of the DEIR.   
 
Response to Comment 14-2 
 
The commenter is correct that the reference to 36 middle-income units should be 30 middle-
income units.  
 
Chapter 1 of the DEIR, page 1-2, is hereby revised as follows: 
 

Attached single-family townhome, 78 units (3630 are Middle Income for sale-
attached units)… 

 
Chapter 2 of the DEIR, page 2-1, last paragraph is hereby revised as follows: 
 

…73 detached single-family residences, and 78 two to three story attached single-
family townhome units (including 3630 middle-income units) on 11.95-acres and 
1.92-acres of attached affordable housing for a maximum of 40 units at 21 
du/ac… 
 

Chapter 3 of the DEIR, page 3-4, fourth paragraph is hereby revised as follows: 
 

…73 detached single-family residences, and 78 two to three story attached single-
family townhome units (including 3630 middle-income units) on 11.95-acres and 
1.92-acres of attached affordable housing for a maximum of 40 units at 21 du/ac 
(See Table 3-1, Wildhorse Ranch Project Data and Figure 3-3, Wildhorse Ranch 
Site Plan).  

 
Chapter 3 of the DEIR, page 3-5, Table 3-1 is hereby revised as follows: 
 

Project Residential Unit Types Units 
Detached Single-Family (3,600 square feet) 73 
Attached Single-Family 78* 
Middle Income for Sale-Attached (3630* of 78) 
Low/Very Low (Multi-family rental units) 40* 
 
Section 4.1 of the DEIR, page 4.1-22, second to last paragraph is hereby revised as follows: 
 

…The proposed project is consistent with the policy because the project includes 
73 detached single-family residences, 78 two to three story attached single-family 
units (including 3630 middle-income units) on 11.95 acres, and 1.92 acres of 
attached affordable housing for a maximum of 40 units at 21 dwelling units per 



Final EIR 
Wildhorse Ranch Project 

July 2009 
 

Chapter 3 – Responses to Comments 
3 - 172 

acre. Therefore, the proposed project would provide a mix of densities, price and 
rents, and housing types. 

 
Section 4.2 of the DEIR, page 4.2-10, third paragraph is hereby revised as follows: 
 

…The affordable housing would be composed of 3630 units of attached for-sale 
middle-income units, and 1.92 acres of land designated for the development of 
affordable housing… 

 
Section 4.7 of the DEIR, page 4.7-8, second bullet is hereby revised as follows: 
 

• 78 two- to three-story attached single-family units (including 3630 
middle-income units) on 11.95 acres; and 

 
The above changes are for clarification purposes only and do not alter any of the conclusions 
contained within the DEIR. 
 
Response to Comment 14-3 
 
Please see Response to Comment 14-2. 
 
Response to Comment 14-4 
 
Please see Response to Comment 14-2. 
 
Response to Comment 14-5 
 
For clarification purposes, Figure 3-3, page 3-6 of the DEIR is replaced as follows: 
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Figure 3-3 
Wildhorse Ranch Site Plan 
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In addition to the location of roadways and residential units, the revised Figure 3-3 includes a 
preliminary concept for various landscape features. The above change is for clarification purposes 
only and does not alter any of the conclusions contained within the DEIR.  
 
Response to Comment 14-6 
 
Based upon clarification with City Staff regarding the affordable housing site, Chapter 3 of the 
DEIR, page 3-7, second paragraph is hereby revised as follows: 
 

…If dedicated to the City, the land dedication site would be required to be at least 
2.671.92 acres. A land dedication site of 2.671.92 acres for a 40-unit requirement 
is consistent with the City density calculations of 15 du/acre in accordance with 
the Affordable Housing Ordinance… 

 
The above change is for clarification purposes only and does not alter any of the conclusions 
contained within the DEIR. 
 
Response to Comment 14-7 
 
Please see Response to Comment 14-6. 
 
Response to Comment 14-8 
 
Chapter 3 of the DEIR, page 3-8, 8th bullet is hereby revised as follows: 
 

• Energy Star rated appliances (to include dishwasher, and refrigerator and 
clothes washer); 

 
The above change is for clarification purposes only and does not alter any of the conclusions 
contained within the DEIR. 
 
Response to Comment 14-9 
 
Chapter 3 of the DEIR, page 3-8, 12th bullet is hereby revised as follows: 
 

• Low water-factor clothes washers and dishwashers; 
 
The above change is for clarification purposes only and does not alter any of the conclusions 
contained within the DEIR. 
 
Response to Comment 14-10 
 
The comment asks why the option of a new deep aquifer well (an option noted on page 3-10 of 
the DEIR) is not described in the Pubic Services Section (Section 4-9 of the DEIR).  
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Page 4.9-6 of the Pubic Services section describes projects that the City is currently undertaking 
to improve availability of water supply (under paragraph entitled Water Supply Projects and 
System Upgrades).  Additionally, new deep wells are discussed under the next paragraph 
(paragraph entitled City Well Capacity Replacement Project). However, this discussion limits the 
City to replacement of existing deep well capacity. This is due to an agreement between the City 
and U.C. Davis which limits the volume of water that the City can pump from the deep aquifer. 
The City is limited to 4,500 gpm of capacity from deep aquifer wells; therefore, proposed City 
projects are limited to replacement of wells which already meet this capacity.  
 
If a developer were to provide a deep well outside the City limits, they would potentially have to 
go through the same EIR process with U.C. Davis that the City went through but may be able to 
provide additional water supply through such means. 
 
Response to Comment 14-11 
 
Section 4.1, Land Use and Agricultural, of the DEIR includes an analysis for agricultural 
resources on the project site. As stated on page 4.1-7 of the DEIR, similar to the criteria in the 
LESA model, the DEIR analysis used information from the USDA Natural Resources 
Conservation Service, Land Capability Classification System, Storie Index Rating system, and 
Farmland Mapping and Monitoring Program. The executive summary of the LESA model states 
that amendment to Appendix G of the California Environmental Quality Act Guidelines is 
intended “to provide lead agencies with an optional methodology…” Therefore, the analysis in 
the DEIR is adequate and further analysis is not warranted.  
 
Response to Comment 14-12 
 
Please see Response to Comment 14-2. 
 
Section 4.1 of the DEIR, page 4.1-22, second to last paragraph is hereby revised as follows: 
 

The project is consistent with Policy LU A.3 of the General Plan which requires 
each new development to include a mix of housing types, densities, prices and 
rents, and designs. The proposed project is consistent with the policy because the 
project includes 73 detached single-family residences, 78 two to three story 
attached single-family units (including 3630 middle-income units) on 11.95 acres, 
and 1.92 acres of attached affordable multifamily housing for a maximum of 40 
units (38 units are affordable) at 21 dwelling units per acre. Therefore, the 
proposed project would provide a mix of densities, price and rents, and housing 
types. 
 

The above change is for clarification purposes only and does not alter any of the conclusions 
contained within the DEIR. 
 
Response to Comment 14-13 
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The commenter is correct that the total Agricultural Buffer, Covell Greenstreet, and land 
dedication is 3.66 acres and the total deduction is 5.27 acres.  
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Section 4.1 of the DEIR, page 4.1-23, first paragraph is hereby revised as follows: 
 

…Using this approach, a total of 3.923.66 acres was subtracted from the 25.79-
acre total site acreage, resulting in a greenbelt calculation acreage of 21.8820.52 
acres... 
 

Section 4.9 of the DEIR, page 4.9-31, last paragraph is hereby revised as follows: 
 

…Using this approach, a total of 3.923.66 acres was subtracted from the 25.78-acre 
total site acreage, resulting in project acreage of 21.8820.52 acres… 

 
The above change is for clarification purposes only and does not alter any of the conclusions 
contained within the DEIR. 
 
As stated on page 4.1-14 of the DEIR, Policy LUA.5 of the City of Davis General Plan Update 
requires all new residential development to designate 10 percent for use as open space primarily 
for neighborhood greenbelts. The Natural Habitat Area is considered Private Open Space 
(Orchard Area) and would not reduce the required neighborhood greenbelt area. Therefore, 
consistent with DEIR conclusions, the neighborhood greenbelt acreage required for the project 
exceeds the 1.61 acres provided by the proposed project and payment of in-lieu Quimby fees 
would be required. 
 
Response to Comment 14-14 
 
The commenter is correct that the California Department of Conservation’s Guide to the 
Farmland Mapping and Monitoring Program defines Prime, Statewide, and Unique Farmland as 
requiring irrigation within the 2 years prior to the mapping date. However, Section 
40.A.03.020(c) of the Davis Municipal Code defines agricultural land or farmland as the 
following: 
 

Those land areas of the county and/or city specifically designated and zoned as 
Agricultural Preserve (A-P), Agricultural Exclusive (A-E), or Agricultural 
General (A-l), as those zones are defined in the Yolo County zoning ordinance; 
those land areas designated and zoned Exclusive Agriculture (A-40), as defined in 
the Solano County zoning ordinance; those lands in agricultural use; those lands 
designated in the city’s general plan as Agricultural (A); and those land areas of 
the city of Davis specifically designated and zoned as Agricultural (A), 
Agricultural Planned Development, or Urban Reserve where the soil of the land 
contains Class 1, 2, 3, or 4 soils, as defined by the Soil Conservation Service. 

 
The proposed project site is designated as Agriculture in City of Davis General Plan. In addition, 
the City of Davis General Plan, Figure 33, shows the project site as “Class I – Least Limited 
Soils for Agricultural Use.” Class I soils are described on page 287 of the GP as being of “prime 
agricultural significance.” The General Plan EIR concludes on page 5A-33 that conversion of 
prime agricultural land due to urban development would be a significant and unavoidable impact. 
Therefore, consistent with the conclusions in the General Plan DEIR, the Wildhorse DEIR is 
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correct in concluding that the proposed project would result in a significant impact due to the 
irreversible conversion of Class I soil, which according to the City’s General Plan are of prime 
agricultural significance (See Figure 22 of the Davis General Plan). 
 
Response to Comment 14-15 
 
As stated on Page 4.1-11 of the DEIR, the Land Use and Agricultural Resources analysis 
includes Land Capability Classification and Storie Index Rating System values for the proposed 
project site.  
 
Response to Comment 14-16 
 
Please see Response to Comment 14-14. 
 
Response to Comment 14-17 
 
Please see Response to Comment 14-14. 
 
Response to Comment 14-18 
 
Please see Response to Comment 14-14. 
 
Response to Comment 14-19 
 
As stated on page 4.1-25 of the DEIR, the Yolo County Agricultural Commissioner was 
contacted to obtain information regarding restrictions on pesticide application near residential 
development. The Yolo County Agricultural Commissioner stated that the County restricts 
farmers from aerial pesticides applications within 500 feet of any sensitive receptors and within 
100 feet for ground spraying. While these restrictions would decrease the amount of area that 
could be farmed, the impact is still based on the conversion of prime agricultural soils, which as 
indicated in Response to Comment 14-14, is considered by the City to be a significant and 
unavoidable impact. 
 
Response to Comment 14-20 
 
Please see Responses to Comments 14-14 and 14-19. Given that the 500-foot aerial pesticide 
spraying would not be conducted for this site and a 100-foot buffer for ground spraying would be 
required, a majority of the site could be actively farmed. 
 
Response to Comment 14-21 
 
Please see Response to Comment 14-14. 
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Response to Comment 14-22 
 
The City of Davis General Plan EIR page 5A-33 mitigation measure requires an amendment to 
the Farmland Preservation Ordinance to increase the existing mitigation for the loss of farmland 
from a 1:1 ratio to a 2:1 ratio for conversion of existing agricultural land. As stated on page 4.1-
19 of the DEIR, Section 40A.03 of the Right-to-Farm and Farmland Preservation Ordinance 
states that land adjacent to City Limits and within 0.25 mile of the City Limits requires two times 
the number of acres to be protected.  
 
Response to Comment 14-23 
 
Please see Response to Comment 14-14. 
 
Response to Comment 14-24 
 
Please see Response to Comment 14-14. 
 
Response to Comment 14-25 
 
Section 40A.05.050b of the Davis Municipal Code states that the 150-foot agricultural 
buffer/transition area shall not qualify as farmland mitigation. Therefore, the conclusions in the 
DEIR are correct and revisions are not warranted. 
 
Response to Comment 14-26 
 
Section 4.2 of the DEIR, page 4.2-10, third paragraph is hereby revised as follows: 
 

Forty (40) Thirty six (36) percent of the project’s housing would be affordable to 
very low and low as well as middle-income housing provided in accordance with 
the City’s specifications and definitions of affordable and middle income 
housing. 

 
The above change is for clarification purposes only and does not alter any of the conclusions 
contained within the DEIR. 
 
Response to Comment 14-27 
 
Please see Response to Comment 14-2. 
 
Response to Comment 14-28 
 
As noted by the commenter, the traffic analysis is based on the analysis of 259 units. The traffic 
report analyzed the proposed project site under the worst case scenario and further analysis is not 
warranted.  
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Response to Comment 14-29 
 
City Staff and the project applicant have previously agreed to have the final determination of 
project internal street widths and street improvements completed at the time of submittal of the 
project tentative map. It is at this stage in the process, when sufficient dimensions will be 
provided for Staff’s review and approval. City Staff’s review will ensure that final street design 
will accommodate emergency vehicles, standard moving vans, garbage trucks, etc. 
 
Response to Comment 14-30 
 
Please see Response to Comment 14-29.  
 
Response to Comment 14-31 
 
The comment concurs with information in the DEIR. 
 
Response to Comment 14-32 
 
The comment concurs with information in the DEIR. 
 
Response to Comment 14-33 
 
Please see Response to Comment 14-29.  
 
Response to Comment 14-34 
 
Please see Response to Comment 14-29.  
 
Response to Comment 14-35 
 
Please see Response to Comment 14-29. The proposed project’s street design elements, 
including corner radii, travel width, sidewalk width, and other key dimensions, will be reviewed 
by City staff at the tentative map submittal and will be conditioned to meet City requirements at 
that time. 
 
Response to Comment 14-36 
 
Please see Response to Comment 14-35. The Section E streets serve not only as alley access for 
parking on individual properties, but also may serve substantial numbers of pedestrians walking 
between parking areas that are not immediately adjacent to individual properties, thus making 
sidewalks more desirable. 
 
Response to Comment 14-37 
 
The commenter is correct that the reference to Table 4.3-8 should be Table 4.3-18. Section 4.3 of 
the DEIR, page 4.3-55, last paragraph is hereby revised as follows: 
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As shown in Table 4.3-84.3-18, the Second Street / Mace Boulevard intersection 
operates at LOS C under both the Existing and Existing With Project scenarios… 

 
The above change is for clarification purposes only and does not alter any of the conclusions 
contained within the DEIR. 
 
Response to Comment 14-38 
 
The comment is an introductory preface to the following comments and does not address the 
adequacy of the DEIR. 
 
Response to Comment 14-39 
 
The percent contribution is provided as information to support the City’s ultimate determination 
of the project’s fair share contribution to off-site mitigations and is not part of the significance 
criteria needed for an adequate EIR analysis. 
 
Response to Comment 14-40 
 
The five second delay increase is a result of the LOS methodology, and is not linearly related to 
increase in traffic volume with the project. Please see the Technical Appendix for the detailed 
LOS calculation worksheets which show the delay calculation (See Appendix C of the DEIR). 
As to the question regarding the percent increase, the three percent calculation is the ratio of the 
project traffic to the total growth in traffic (i.e. future cumulative traffic minus existing traffic). 
The ratio of project traffic to total future cumulative traffic would indeed be a lower percentage. 
However, when assessing fair share contributions, it is not correct to include existing traffic 
volumes in the denominator, as existing traffic generators are already assumed to have 
contributed to the roadway infrastructure through property taxes, development fees, and/or direct 
contributions to project-required improvements. 
 
Response to Comment 14-41 
 
As noted by the commenter, the traffic analysis is based on the development of 259 units. The 
traffic report analyzed the proposed project site under the worst case scenario and further 
analysis is not required.  
 
Response to Comment 14-42 
 
The single-family trip generation rate was the most appropriate rate to use for the project as 
defined when the DEIR analysis was performed. Please see Response to Comment 14-41. It 
should be noted that the comment misstates the originally proposed total dwelling unit count 
twice. The original proposal for the project included 259 units.   
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Response to Comment 14-43 
 
Please see Responses to Comments 14-41 and 14-42. 
 
Response to Comment 14-44 
 
Please see Responses to Comments 14-41 and 14-42. 
 
Response to Comment 14-45 
 
The Project will be required to contribute, on a fair-share basis, to improvements required as a 
result of a significant project impact, and may not be required to contribute to improvements that 
are fully the responsibility of other projects. 
 
Response to Comment 14-46 
 
Please see Response to Comment 14-45. 
 
Response to Comment 14-47 
 
The DEIR provides information on the project’s contribution to traffic growth at the significantly 
impacted locations, as this is the most appropriate measure for fair share determination (please 
see Response to Comment 14-40). However, the City’s final determination of the required 
contribution to off-site impacts will be determined through the project approval process, 
particularly the Tentative and Final Maps, and is not specified in the DEIR.   
 
Response to Comment 14-48 
 
Please see Response to Comment 14-47. 
 
Response to Comment 14-49 
 
Swainson's hawk (SWHA) foraging habitat mitigation lands may be used to fulfill burrowing 
owl habitat mitigation obligations. However, any conservation agreement reached with the 
California Department of Fish and Game (CDFG) must include habitat management objectives 
that address both species. In other words, the lands must be managed for the benefit of both 
species. In addition, in the event that there are more than two pairs or unpaired owls occupying 
the property, the 15.5 acres of SWHA foraging habitat would be inadequate, thus requiring 
additional mitigation land. 
 
Response to Comment 14-50 
 
Section 4.6 of the DEIR, page 4.6-1, first paragraph is hereby revised as follows: 
 

This section is primarily based on a Biological Resource Analysis (Appendix F),1 
a Habitat Assessment and Focused Winter Season Survey for Burrowing Owl 
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(Appendix G),2 and Focused Breeding Season Survey for Burrowing Owl 
(Appendix G)3 prepared by EDAW, Inc., a Tree Appraisal (Appendix H)4 
prepared by Tree Associates, as well as the City of Davis General Plan,.5 as well 
as Burrowing Owl Survey Protocol and Mitigation Guidelines.6 
 

Section 4.6 of the DEIR, page 4.6-49, “Endnotes,” is hereby revised as follows: 
 
1. EDAW, Inc., Biological Resource Analysis, February 13, 2007. 
2. EDAW, Inc., Habitat Assessment and Focused Winter Season Survey for 
Burrowing Owl, April 9, 2007. 
3. EDAW, Inc., Focused Breeding Season Survey for Burrowing Owl, September 
26, 2007. 
4. Tree Associates, Tree Appraisal, September 15, 2006. 
5. City of Davis, City of Davis General Plan, May 2001. 
6. California Burrowing Owl Consortium, Burrowing Owl Survey Protocol and 
Mitigation Guidelines, April 1993. 
 

The above changes are for clarification purposes only and do not alter any of the conclusions 
contained within the DEIR. 

 
Response to Comment 14-51 
 
Section 4.6 of the DEIR, page 4.6-45, second paragraph is hereby revised as follows: 
 

4.6-5(c) Replacement trees for any potential Swainson’s hawk nest trees 
removed as part of project construction must be planted either on-
site or at a nearby site, and/or an in-lieu fee must be paid to the 
City of Davis Tree Preservation Fund as detailed in Mitigation 
Measure 4.6-7. The implementation of this measure is not intended 
to be duplicative of the mitigation for loss of trees contained in 
Mitigation Measure 4.6-7(c). Accordingly, mitigation provided 
under Mitigation Measure 4.6-7(c) may also serve as mitigation 
under this measure, provided that the standards of this measure 
are met. 

 
The above change is for clarification purposes only and does not alter any of the conclusions 
contained within the DEIR. 
 
Response to Comment 14-52 
 
The project site provides suitable foraging habitat for threatened Swainson's hawks, irrespective 
of quality. CDFG identifies "dry-land pasture" and "fallow fields" (among other habitats) as 
"preferred foraging habitats for Swainson's hawks."1 The project site supports adequate 

                                                 
1 California Department of Fish and Game, Staff Report Regarding Mitigation for Impacts to Swainson’s Hawks in 
the Central Valley of California, 1994. 
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vegetative cover to harbor an abundance of potential prey items for SWHA including species 
such as California ground squirrel, burrowing owl, meadow vole, western fence lizard, gopher 
snake and racer. The project site adjoins open space and agricultural fields to the immediate east. 
This connection facilitates the movement of potential prey items onto the site and increases the 
likelihood that hawks will find, and thus, forage on the site. Structures and paved surfaces are not 
considered suitable foraging habitat and thus have been removed from the total acres of proposed 
project development. CEQA requires a mandatory finding of significance if a project will impact 
a threatened or endangered species. The loss of SWHA foraging habitat (regardless of quality) 
associated with this project is therefore significant, as determined in Impact Statement 4.6-6 of 
the DEIR. 
 
For further clarification purposes, Section 4.6 of the DEIR, page 4.6-45, Mitigation Measures 
4.6-6(a) is hereby revised as follows: 
 

4.6-6(a) The applicant shall be responsible for mitigating the loss of any 
Swainson’s hawk foraging habitat. The extent of any necessary mitigation 
shall be determined by the City in consultation with CDFG; past 
recommended mitigation for loss of foraging habitat has been at a ratio of 
one acre of suitable foraging habitat for every one acre utilized by the 
proposed project. An “Agreement Regarding Mitigation for Impacts to 
Swainson’s Hawk Foraging Habitat in Yolo County” was executed in 
August, 2002, between the Cities of Davis, West Sacramento, Winters, 
Woodland, the County of Yolo, and CDFG. The agreement currently 
requires 1.0 acre of habitat management lands as mitigation for each 1.0 
acre of Swainson’s hawk foraging habitat lost. 

 
The above change is for clarification purposes only and does not alter any of the conclusions 
contained within the DEIR. Upon City Staff’s further review, it has been determined that Mitigation 
Measure 4.6-6(a) is redundant with the more detailed Mitigation Measure 4.6-6(b) addressing the 
same issue - Swainson’s hawk foraging habitat.  
 
Response to Comment 14-53 
 
The commenter’s proposed revision to Mitigation Measure 4.6-6(a) is inconsistent with State 
regulatory guidelines for the species and therefore unacceptable. The loss of SWHA foraging 
habitat associated with this project is considered significant. The project proposes to permanently 
remove 15.5 acres of SWHA foraging habitat. Active SWHA nests are known to occur within 
one mile of the project site. Active nests are those that have been used one or more times during 
the last five years. Historic and current nesting activity within the City supports the likelihood 
that SWHA would be nesting within one mile of the project site immediately prior to 
construction. In order to reduce the impact to a less-than-significant level, CDFG requires, for 
projects within one mile of an active SWHA nest, that one acre of mitigation land be acquired for 
each one acre of foraging habitat lost. Mitigation ratios decrease by 1/4 acre of mitigation land 
for each five miles (up to 10 miles) of distance between active nests and lost habitat (i.e. 0.75:1 
for nests greater than one mile but within five miles, 0.5:1 for nests greater than five miles but 
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within 10).2  The exceptions for this requirement are "infill projects in areas which have less than 
five acres of foraging habitat and are surrounded by existing urban development." The project 
does not qualify for this exception. 
 
For further clarification purposes, Section 4.6 of the DEIR, page 4.6-45, Mitigation Measures 
4.6-6(b) is hereby revised as follows: 
 

4.6-6(b)  The project proponent will compensate for the loss of Swainson’s 
hawk foraging habitat by providing Habitat Management lands 
(HM lands) to CDFG as defined in the Staff Report Regarding 
Mitigation for Impacts to Swainson’s Hawks in the Central Valley 
of California (published by California Department of Fish and 
Game in 1994). If the proposed project is located within 1 mile of 
an active nest (used during one or more of the last five years, to be 
determined with preconstruction surveys) the loss of habitat will be 
compensated at a ratio of 1:1 (HM lands:urban development). The 
project proponent will provide HM lands through an in-lieu fee 
process prior to commencement of construction-related activities 
for the project including, but not limited to, grading, staging of 
materials, or earthmoving activities, groundbreaking per the 
Agreement to Yolo County HCP/NCCP Joint Powers Agency. 
Credits will be purchased through the in-lieu fee program due to 
the lack of mitigation credits currently available at a bank. As of 
January 2007, the cost per acre for the in-lieu fee is $8,660 
payable to the Joint Powers Agency. Should the in-lieu fee be 
increased prior to clearance to grade the project site, the project 
proponent shall pay the in-lieu fee in effect at that time. The 
project proponent will issue a check to the Joint Powers Agency if 
mitigation is required. It is estimated that a total of 15.5 acres of 
Swainson’s hawk foraging habitat would be removed as a result of 
the project. The applicant shall pay the in-lieu fee for the 15.5 
acres based on the removal of this Swainson’s hawk foraging 
habitat. 

 
Or- 

 
Prior to commencement of construction-related activities for the 
project including, but not limited to, grading, staging of materials, 
or earthmoving activities, the project proponent shall place and 
record one or more Conservation Easements that meet the acreage 
requirements of CDFG’s Swainson’s Hawk foraging habitat 
mitigation guidelines. The conservation easement(s) shall be 
executed by the project proponent and a Conservation operator. 

                                                 
2 California Department of Fish and Game, Staff Report Regarding Mitigation for Impacts to Swainson’s Hawks in 
the Central Valley of California, 1994. 



Final EIR 
Wildhorse Ranch Project 

July 2009 
 

Chapter 3 – Responses to Comments 
3 - 186 

The City may, at its discretion, also be a party to the conservation 
easement(s). The conservation easement(s) shall be reviewed and 
approved in writing by CDFG prior to recordation for the purpose 
of confirming consistency. The purpose of the conservation 
easement(s) shall be to preserve the value of the land as foraging 
habitat for the Swainson’s hawk. 

 
The above changes are for clarification purposes only and do not alter any of the conclusions 
contained within the DEIR. 
 
Response to Comment 14-54 
 
Please see Response to Comment 14-53. 
 
Response to Comment 14-55 
 
Please see Response to Comment 14-2. 
 
Response to Comment 14-56 
 
Fair share fees will be based on the actual number of units proposed on the Tentative Map 
application. Fees will be determined at the time of the Tentative Map approval. 
 
Response to Comment 14-57 
 
Please see Response to Comment 14-56. 
 
Response to Comment 14-58 
 
As stated on page 4.9-28 of the DEIR: 
 

…the May 2007 letter and the March 2009 response time map provided by the Fire 
Department indicated that the internal streets of the proposed project lie just outside of 
the Department’s 5 minute response time area. Furthermore, response times to the project 
site could be greater if Engine 33 (from Station 33 on Mace Boulevard) is already 
assigned. The Davis General Plan specifically identified the Wildhorse development as 
having deficient response times. The proposed project is located within the Davis General 
Plan area, adjacent to the Wildhorse development area, within the area identified as 
having a deficient response time. The General Plan EIR identified a significant and 
unavoidable cumulative impact related to the adequacy of the fire protection 
infrastructure, as buildout of the General Plan would result in development in areas that 
are outside of the General Plan update performance standards. The City Council found 
that feasible mitigation measures did not exist to reduce the impact to a less-than-
significant level, and, as a result, fire response times would remain deficient until such 
time as a fourth fire station is constructed to serve the northwestern portion of the City of 
Davis. The Davis City Council adopted Findings of Fact and a Statement of Overriding 
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Considerations that found that the specific economic, legal, social, technological, and 
other considerations supported approval of the General Plan despite the significant and 
unavoidable impact. Therefore, consistent with the analysis of the Davis General Plan 
and General Plan EIR, the proposed project would have a significant impact to fire 
protection services.  
 

It is not necessary to include the fire response time map referenced in the DEIR text on page 4.9-
28, as the DEIR discussion includes the results of City Staff’s review of the response time map 
provided by the Fire Chief and direct correspondence with the Fire Department Chief. 
Furthermore, the DEIR conclusion regarding fire protection services does not solely rely upon 
said response time map, but also the conclusions of the Davis General Plan EIR regarding 
deficient response times for the Wildhorse development area, as stated on page 4.9-28 of the 
DEIR.  
 
Response to Comment 14-59 
 
Based upon the comment and further consideration by City Staff, Mitigation Measure 4.9-4 on 
page 4.9-28 of the DEIR is hereby revised for clarification purposes as follows:  
 

4.9-1 Prior to the issuance of building permits Certificates of Occupancy, the 
applicant shall contribute funds to the Davis Fire Department for the 
provision of facilities needed to provide adequate fire protection service to 
the proposed project. These facilities may include but are not necessarily 
limited to a fourth City fire station and a ladder truck. The amount of 
funding shall be pay all applicable major project impact fees per the 
impact fee schedule determined by the Community Development Director 
and the Davis Fire Chief. 

 
It is important to note that the DEIR did not determine that Mitigation Measure 4.9-4 would 
reduce the project’s impact to fire protection services to a less-than-significant level. The above 
revised Mitigation Measure 4.9-4 would also not be expected to reduce the proposed project’s 
impacts to fire protection services, but rather, the measure would serve to reduce the project’s 
fire services impact to the extent feasible. Therefore, the DEIR conclusions remain unchanged in 
the respect that the project’s impacts to fire protection services would be significant and 
unavoidable.  
 
Response to Comment 14-60 
 
Please see Response to Comment 14-59. 
 
Response to Comment 14-61 
 
Please see Response to Comment 14-59. 
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Response to Comment 14-62 
 
As stated in the DEIR on page 4.9-29: 
 

The proposed project involves the construction of 191 residential units, which would 
result in a population increase in the City of Davis of 474 persons. According to the 
Davis Police Department, the City’s service ratio standard is 1.2 officers per 1,000 
population and the existing service level is roughly 0.88 officers per 1,000 population. 
Utilizing the City’s service ratio standard, the project would generate the need for an 
additional 0.57 officers (Officers required = total project population/1,000 x 1.2). The 
Davis Police Department has indicated that it does not have adequate resources to meet 
its current obligations. 

 
The DEIR’s conclusion is based upon an increase in the need of police services as a result of the 
project as determined by the Davis Police Department and Community Development Department 
staff using applicable City standards. The comment appears to suggest that the project’s 
contribution to the overall demand for City police services is de minimus and therefore not an 
impact; such an approach to determining an impact is not justified.    
 
Response to Comment 14-63 
 
Based upon the comment, further consideration has been given by City Staff regarding the fact 
that police service is an issue that is evaluated and addressed at a city-wide level. The City 
currently collects impact fees from new development and reviews the adequacy of impact fees on 
an annual basis. Payment of the applicable impact fees by the project applicant would ensure that 
project impacts to police services are less-than-significant. As a result, Impact Statement 4.9-2 
on page 4.9-29 of the DEIR is hereby revised as follows:  

 
4.9-2 Increase demand for law enforcement protection services.   

 
The proposed project involves the construction of 191 residential units, which 
would result in a population increase in the City of Davis of 474 persons. 
According to the Davis Police Department, the City’s service ratio standard is 1.2 
officers per 1,000 population and the existing service level is roughly 0.88 
officers per 1,000 population. Utilizing the City’s service ratio standard, the 
project would generate the need for an additional 0.57 officers (Officers required 
= total project population/1,000 x 1.2). The Davis Police Department has 
indicated that it does not have adequate resources to meet its current obligations.i 
However, police service is an issue that is appropriately evaluated and addressed 
at a city-wide level. The City currently collects impact fees from new 
development based upon projected impacts from that development and reviews 
the adequacy of impact fees on an annual basis. The City also adopts an annual 
budget allocating resources to police services and other City services based upon 
community needs. Payment of the applicable impact fees by the project applicant, 
and ongoing revenues that would come from property taxes, sales taxes, and other 
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revenues generated by the project, would ensure that project impacts to police 
services are less-than-significant. Therefore, the additional demand created by the 
proposed project would have a significant impact to police protection services.  

 
Mitigation Measure(s) 

Implementation of the following mitigation measures would reduce the above 
impact to a less-than-significant level. None required.  

 
4.9-5 Prior to the issuance of building permits, the project applicant 

shall contribute funding to the Davis Police Department needed to 
provide an additional 0.57 officer. Funding options include, but 
are not necessarily limited to the following:   

 
1) Provide an endowment fund that would provide for the hiring 

of approximately 60 percent law enforcement officer and the 
support equipment and materials for the officer;  

2) Contribute toward hiring new officers, their equipment and 
materials with the goal of improving community relations as a 
good steward of the community; or  

3) The project applicant shall present an alternative and 
acceptable means, as determined by the Police Chief, whereby 
the required law enforcement officer will be provided in the 
long-term. 

 
The final funding mechanism and dollar amount shall be reviewed 
and approved by the Community Development Director and the 
Davis Police Chief. 

 
The above changes are for clarification purposes only and do not alter any of the conclusions 
contained within the DEIR.  
 
Response to Comment 14-64 
 
Please see Response to Comment 14-63.  
 
Response to Comment 14-65 
 
Please see Response to Comment 14-63.  
Response to Comment 14-66 
 
The comment lists other projects and that similar mitigation measures for public service was not 
required. The comment is not a DEIR adequacy issue, but will be forwarded to the City 
decisionmakers. 
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Response to Comment 14-67 
 
The comment lists other projects and that similar mitigation measures for public service was not 
required. The comment is not a DEIR adequacy issue, but will be forwarded to the City 
decisionmakers. 
 
Response to Comment 14-68 
 
The comment lists other projects and that similar mitigation measures for public service was not 
required. The comment is not a DEIR adequacy issue, but will be forwarded to the City 
decisionmakers. 
 
Response to Comment 14-69 
 
The comment lists other projects and that similar mitigation measures for public service was not 
required. The comment is not a DEIR adequacy issue, but will be forwarded to the City 
decisionmakers. 
 
Response to Comment 14-70 
 
The comment lists other projects and indicates that similar mitigation measures for public 
services were not required. The comment is not a DEIR adequacy issue, but will be forwarded to 
the City decisionmakers. 
 
Response to Comment 14-71 
 
Please see Response to Comment 14-63.  
 
Response to Comment 14-72 
 
The DEIR does not presume to determine thresholds for GHG emissions at a local level. In fact, 
page 4.10-5 of the DEIR states, “Therefore, potential impacts to the proposed project resulting 
from climate change are based on inferences out of climate models that provide generalized 
impacts for a large area.”  
 
Response to Comment 14-73 
 
Comment noted. Based on Comment 14-73, Table 4.10-4, Carbon Allowances, on page 4.10-13 
of the DEIR is hereby revised as follows: 
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Table 4.10-4 

Carbon Allowances 

Target Year 
Minimum / Desired Target 

Carbon Allowance to Meet GHG Reduction Target 
(annual metric tonnes per dwelling unit and per person)  

Residential Type 

New Residential 
Percent Reduction Over 

Existing 
Existing / Base Year 

(2010) N/A 16.5 20.25 per unit / 6.6 8.1 
per person 

0% 20.25 per unit / 0% 8.1 
per person 

2012 (minimum) 
2012 (desired) 

1998 level 
7% below 1990 

15.0 18.6 / 6.0 7.4 
8.61 1.25 / 3.4 4.5 

9% 18.75 / 7.5 
48% 11.75 / 4.7 

2020 (minimum) 
2020 (desired) 

1990 level 
28% below 1990 

9.25 12.0 / 3.7 4.8 
6.7 8.75 / 2.7 3.5 

44% 12.75 / 5.1 
59% 9.25 / 3.7 

2030 (minimum) 
2030 (desired) 

28% below 1990 
53% below 1990 

6.7 8.75 / 2.7 3.5 
4.35 5.75 / 1.75 2.3 

59% 9.25 / 3.7 
74% 6.0 / 2.4 

2040 (minimum) 
2040 (desired) 

53% below 1990 
80% below 1990 

4.35 5.75 / 1.75 2.3 
1.85 2.5 / 0.75 1.0 

74% 6.0 / 2.4 
89% 2.5 / 1.0 

2050 (minimum) 
2050 (desired) 

80% below 1990 
Carbon neutral 

1.85 2.5 / 0.75 1.0 
Net 0 

89% 2.5 / 1.0 
100% Net 0 

* Assumes 2.5 persons per dwelling unit and an annual growth rate of 1% per year. (Source:  City of Davis GHG 
Inventory and Forecast Report, May 2008). 
 
Sources:  City of Davis, City Council Staff Report, November 4, 2008 April 21, 2009; and Deb Niemeier, Ph.D., 
P.E., Carbon Development Allowances, Final Report, September 2008.
 
In addition, page 4.10-14 of the DEIR is hereby revised as follows: 
 

New Residential Projects 
 

Pursuant to the April 21, 2009 City Council staff report regarding GHG emission 
thresholds and standards for new residential development, the Staff is in the process of 
drafting initial guidelines for GHG reduction standards for new residential projects have 
been set by the City of Davis. The guidelines use the GHG inventory and allowances to 
set standards for new residential projects. The intent of the guidelines is to ensure that 
new residential projects move the City toward its long-term GHG reduction targets. The 
draft guidelines are currently in the early development stages. The guidelines establish 
multiple paths for meeting the overall requirements and include suggested mitigation 
measures to help achieve meaningful reductions in GHG emissions.  
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Conclusion 
 
Because Tthe City recognizesd that implementation of programs to reduce 
residential GHG emissions will requires development of a set of standards, 
measures, and tools to educate and guide existing residents and developers of new 
residential projects, the City developed recommended GHG emissions standards 
for new residential projects. Establishment of the allowances is a critical first step, 
but it must be followed by programs that provide certainty and adequate 
flexibility to give developers and residents a viable chance of achieving the per-
capita targets. According to the April 21, 2009 City Council staff report (p. 08-6), 
“The recommended general GHG emissions standard for new residential projects 
is a phased approach that provides meaningful GHG reductions and rewards 
creative design that takes advantage of existing community form. The general 
standard includes two paths: the first is a package approach that the City would 
recognize as sufficient to satisfy GHG emissions standards. The second would be 
a project-specific calculation of GHG emissions and customized mitigation 
program to reduce project GHG emissions to target year levels.”  

 
In addition, the following text is hereby added to page 4.10-16 of the DEIR: 
 

City of Davis GHG Emissions Standards for New Residential Projects 
  
Based on City Council-adopted residential growth guidelines and working from 
an assumption that 250 residential units will be built per year between 2010 and 
2013, the City recommends that new residential projects of less than five percent 
of the total units assumed to be built in a particular year (12 units), are exempt as 
a de minimus impact. Projects of up to 10 percent of the total units assumed to be 
built in a particular year (25 units), may pay a GHG mitigation in lieu fee of the 
cost of achieving 35 percent better than 2005 Title 24, plus $1,000 per unit to 
fund implementation of community GHG emission reduction programs with no 
further requirement Projects over 10 percent of the total units assumed to be built 
in a particular year (25+ units), are required to mitigate under one of the two 
following paths: 
 

o Meet standards for LEED Neighborhood Development Gold certification. 
The City considers this certification process consistent with the intent of 
the City’s GHG standards.  

 
Or 

 
o Achieve 1990 level project GHG allowances for the house portion of the 

proposed project (33% of total residential GHG emissions) as specified in 
Table 4.10-4.  

 
If the second path is selected, the City encourages a majority of GHG savings to 
occur on-site. The advantage of on-site mitigation is based on the premise that it 
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is much more cost effective to make improvements in houses and infrastructure 
during construction than to retrofit at a later date. This reduces the likelihood that 
the City will need to develop and fund programs in the future to retrofit the newly 
developed portion of the community housing stock in the decades ahead. In 
addition, it is anticipated that a more efficient home would provide benefits when 
homes are marketed, and serve as an example for other builders and homeowners. 

 
In addition, page 4.10-16 of the DEIR is hereby revised as follows: 
 

It should be noted that the Davis NRC is in the process of making 
recommendations to the City Council regarding which GHG reduction target year 
should be adopted for new development occurring prior to 2010 (See Table 4.10-
2) due to the City seeking a balance between project viability and meaningful 
GHG reductions, the recommended initial target year is 1990. Based on Table 
4.10-4, each project would receive a per unit carbon "allowance" equal to 1990 
levels. If the project achieved better than 1990 level reductions, the project could 
trade with other future projects. The City recommends that this initial target be in 
effect until December 2010. Beginning in January 2011, the target would 
automatically roll to the next target year based on a linear interpolation to achieve 
the next key target year (e.g. 2012, 2020 etc.). Review of the target year would be 
incorporated into regular review of the standard. 
 

In addition, page 4.10-20 of the DEIR is hereby revised as follows: 
 
 Conclusion 
 

As discussed above, the City is still in the process of establishing GHG reduction 
targets for new development occurring prior to 2010. Therefore, the City does not 
currently have an established threshold of significance against which the proposed 
project can be evaluated. Although the proposed project would implement several 
design standards to reduce energy use well below 2009 Title 24 standards, as well 
as ensure overall consistency with the latest GHG reduction measures identified 
by the California Attorney General, a single project cannot, on its own, feasibly 
mitigate impacts associated with the large-scale issue of global climate change; 
therefore, impacts related to GHG emissions and global climate change would 
remain significant.  

 
The above changes are for clarification purposes only. The DEIR was based on the best information 
available at the time of its release. Subsequent to the release of the DEIR, the City adopted 
guidelines related to GHG emissions. The above DEIR changes are based upon the recently-adopted 
guidelines, and do not alter any of the conclusions contained within the DEIR 
 
Response to Comment 14-74 
 
Comment noted. As stated in the DEIR (p. 4.10-17), “The project applicant has provided a 
preliminary sustainability plan to the City, which demonstrates how the proposed project would 
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reduce levels of project-related GHG emissions, thereby reducing the project’s contribution to 
global climate change. The proposed strategy is to use 2009 Title 24 standards as the baseline for 
energy usage and then design energy reduction and mitigation from that point.” The DEIR then 
includes a discussion of the mitigation program outlined in the preliminary sustainability plan, 
which is intended to reduce energy use and GHG emissions at least 25 percent below the 2009 
Title 24 standards, and would reduce energy use and GHG emissions an additional 50 percent 
through the use of photovoltaics and provision of electric vehicles. According to the mitigation 
program outlined in the preliminary sustainability plan, the mitigation program would include an 
approximately 25 percent reduction for transportation-related GHG emissions associated with the 
project. 
 
It should be noted, however, that the final sustainability plan for the proposed project has not yet 
been submitted or approved by the City. Pursuant to Mitigation Measure 4.10-1 in the DEIR, in 
conjunction with the submittal of a Tentative Map, the project applicant is required to submit the 
sustainability plan for the project, for review and approval by the Community Development 
Department. At the time of submittal of the sustainability plan, quantification of the percentages 
related to energy used and transportation will be feasible. 
 
Response to Comment 14-75 
 
The comment is incorrect – the DEIR does cite Senate Bill 97 in the Standards of Significance 
section of Chapter 4.10. However, in order to provide further clarification regarding the 
pertinence of Senate Bill 97 to a discussion regarding standards of significance for climate 
change, page 4.10-14 of the DEIR is hereby revised as follows: 
 

Pursuant to Senate Bill 97, Chapter 185 (2007), the California Office of Planning 
and Research (OPR), the agency responsible for development and updates to the 
CEQA Guidelines, is not required to have a draft set of guidelines for climate 
change until July 1, 2009 (pursuant to Senate Bill 97, Chapter 185, 2007). Senate 
Bill 97 directs OPR to propose CEQA guidelines advising local agencies how to 
mitigate GHG emissions. Draft amendments to the CEQA Guidelines were issued 
by OPR in April 2009; the amendments are to be adopted by January 2010. The 
draft amendments direct lead agencies to identify significance thresholds, but do 
not indicate what those thresholds should be.  

 
The above change is for clarification purposes only and does not alter any of the conclusions 
contained within the DEIR. 
 
Response to Comment 14-76 
 
This comment is an informational comment and does not address the adequacy of the DEIR. 
 
Response to Comment 14-77 
 
Comment noted. Although the proposed project would meet the City of Davis standard of 
reductions in GHG emissions for new residences, as stated in the April 21, 2009 City Council 
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staff report regarding GHG emission thresholds and standards for new residential development, 
the City standards are not intended to ensure that GHG emissions would be reduced to a less-
than-significant level. The City standards are simply designed to achieve critical long-term GHG 
reductions while maintaining the economic viability of new residential development. It should be 
noted that vehicle trips, which are not mitigated through the City standards, account for over 60 
percent of the regional GHG emissions in the Davis area. In fact, the staff report (p. 08-2) states, 
“[…] if the issue of global warming is isolated from other considerations, reducing vehicle miles 
traveled is the most pressing priority.” Therefore, simply meeting the City standards for 
reduction of GHG emissions for a residential development would not necessarily reduce the 
GHG emissions of a project to a less-than-significant level. 
 
Response to Comment 14-78 
 
Please see Response to Comment 14-77. 
 
Response to Comment 14-79 
 
Based on Comment 14-79, the following text is hereby added to page 4.10-17 of the DEIR, 
above the Wildhorse Ranch Sustainability Plan header: 
 
 Senate Bill 375 
 

As discussed in the Regulatory Context section above, SB 375 requires CARB to 
work with metropolitan planning organizations within the State to align their 
regional transportation, housing, and land use plans, and prepare sustainable 
communities strategies to reduce the amount of vehicle miles traveled in their 
respective regions and demonstrate each region's ability to attain its GHG 
emission reduction targets. The SACOG Preferred Blueprint Scenario, which was 
adopted in 2004, provides an indication of the planning principles that are likely 
to be incorporated into the sustainable communities strategy for the Sacramento 
region.  

 
The above change is for clarification purposes only and does not alter any of the conclusions 
contained within the DEIR. 
 
Response to Comment 14-80 
 
Based on Comment 14-80, page 4.10-16, fifth paragraph, fourth sentence, of the DEIR is hereby 
revised as follows: 
 

Based on the URBEMIS-2007 information, the proposed project was estimated to 
generate approximately 3,823.54 tons of CO2 per year. It should be noted that this 
estimate is based on the proposed project without implementation of the project’s 
future sustainability plan (or any other mitigation).  
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It should be noted that, as discussed in Response to Comment 14-74, the final sustainability plan 
for the proposed project has not yet been submitted or approved by the City. Pursuant to 
Mitigation Measure 4.10-1 in the DEIR, in conjunction with the submittal of a Tentative Map, 
the project applicant is required to submit the sustainability plan for the project, for review and 
approval by the Community Development Department. At the time of submittal of the 
sustainability plan, quantification of CO2 reductions that would be attributable to the 
sustainability plan will be feasible. In addition, it should be noted that the DEIR does indicate, on 
pages 4.10-17 through 4.10-19, by what approximate percentage each of the items of the 
preliminary sustainability plan (i.e., passive solar design, building systems and equipment, on-
site photovoltaic systems, and transportation) would reduce project-related GHG emissions. 
 
Response to Comment 14-81 
 
Please see Response to Comment 14-77. 
 
Response to Comment 14-82 
 
This comment is an informational comment and does not address the adequacy of the DEIR. 
 
Response to Comment 14-83 
 
Please see Response to Comment 14-77. 
 
Response to Comment 14-84 
 
Comment noted. However, the statement that if impacts are identified as significant and 
unavoidable, new development will not have any incentive to incorporate measures to address 
GHG emissions is inaccurate. The City intends to review all new development projects, prior to 
issuance of any building permits, for consistency with the City’s GHG emissions standards for 
new residential projects, in order to ensure that future projects comply with the standards. In 
addition, according to the April 21, 2009 City Council staff report (p.08-17), the City intends to 
develop a recognition program for projects that exceed the new GHG emissions standards. The 
recognition program, which would be intended to work in conjunction with the existing Davis 
Green Building Ordinance recognition program, could include recognition in the project 
approval process and development of outreach materials. The City is recommending the 
following two categories for project recognition:  1) “Davis Green Residential Project” – projects 
that achieve reduction to levels seven percent better than 1990 levels (equal to 2012 Kyoto 
targets); and 2) “Davis Deep Green Residential Project” – projects that achieve reduction to 
levels 28 percent better than 1990 levels (equal to City 2020 desired target). Furthermore, 
incorporation of measures to address GHG emissions will give development projects a greater 
chance of receiving the Measure J votes from City residents that would approve the projects. 
 
Response to Comment 14-85 
 
The commenter is correct that higher density promotes the use of alternative modes of 
transportation. However, an increase in population would also increase vehicle trips. The 
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decrease in vehicles trips from the use of alternative modes of transportation may not offset the 
increase of vehicle trips generated by the proposed project.  
 
Response to Comment 14-86 
 
While it can be stated that the No Project Alternative would not provide needed housing, it can 
also be stated that 474 additional residents would not be added to the City if the project is not 
developed. As demonstrated in the Public Services and Utilities chapter of the DEIR, this 
increase in the City’s population resulting from the proposed project would have corresponding 
impacts to public services and utilities.  
 
Response to Comment 14-87 
 
The City does not believe that the single-story assumptions included in the Reduced Intensity – 
Viewshed Preservation Alternative are overly simplistic and unrealistic. The single-story homes 
for the Alternative could be designed in such a way as to provide unit types attractive to various 
segments of the community. As stated on page 6-7 of the DEIR: 
 

Similar single-family product types would be included in this Alternative as are 
included in the Proposed Project; however, the Alternative would comply with the 
affordable housing requirement through the creative placement of attached 
residences, such as duplexes on corner lots. Average lot size would be 
approximately 0.25 acres in area. The large lot sizes would allow for the 
development of single-level ranch style units, which would reduce the impact of 
the development associated with the change in the current character of the site.   

 
Response to Comment 14-88 
 
The Viewshed Preservation Alternative would not likely increase transit use to an extent 
comparable to the proposed project, given the greater density of the project. However, 
notwithstanding this, the Alternative would still be expected to increase transit use in the area. 
Furthermore, the increase in transit use associated with the proposed project would not be likely 
to outweigh the disadvantages of the increased number of vehicle trips and miles travelled 
associated with the proposed project.  
 
Response to Comment 14-89 
 
As stated on page 6-9 of the DEIR, Alternative 3 would “…potentially allow for the preservation 
of a greater number of existing trees…” 
 
Response to Comment 14-90 
 
Please see Response to Comment 14-87. In addition, the DEIR acknowledges that although the 
Viewshed Preservation Alternative would reduce the magnitude of the proposed project’s impact 
related to the change in visual character of the project site and obstruction of existing scenic 
views, the DEIR acknowledges on page 6-9 that via implementation of the Viewshed 
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Preservation Alternative existing views would still be converted from vistas of horse ranch and 
associated open pastures to those of an urban setting, which would still be considered a 
significant and unavoidable impact under the Davis General Plan Update EIR criteria. 
 
Response to Comment 14-91 
 
The Public Services and Utilities chapter of the DEIR addresses several public services. Fire 
protection service is only one of the public services discussed. Other public services, such as 
police and schools would be less under Alternative 3 due to its lower density than the proposed 
project. Therefore, consistent with the DEIR, the Alternative’s public services impacts would be 
less than that proposed project. 
 
Response to Comment 14-92 
 
The City does not believe that the concept outlined in the DEIR for the Agricultural Character 
Alternative is inappropriate. The Clos Du Loc project in Loomis is included in the DEIR as an 
example of a similar type of concept.  
 
Response to Comment 14-93 
 
Please see Response to Comment 14-19. 
 
Response to Comment 14-94 
 
Please see Response to Comment 14-88.  
 
Response to Comment 14-95 
 
Please see Response to Comment 4-47.  
 
Response to Comment 14-96 
 
In response to the comment, the “Land Use and Agricultural Resources” discussion under the 
Infill Site Alternative on page 6-15 of the DEIR is hereby revised as follows:  
 

The potential infill sites have been designated for urban uses, such as schools and 
residential development, and are currently surrounded by other urban uses; 
therefore, development of any combination of the potential sites would not result 
in impacts related to agricultural compatibility issues. The Simmons and Nugget 
Fields would require General Plan Amendments and changes of zoning; however, 
because the amendment(s) to the General Plan do not necessitate re-designating a 
property currently designated Agriculture the entitlements would not include 
Measure J approval. It should be noted, however, that these sites may have soils 
that are considered of prime agricultural significance, as is the case for the 
Wildhorse project site. ThereforeOverall, the Infill Site Alternative would 
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substantially reduce impacts as compared to the Proposed Project in the area of 
Land Use and Agricultural Resources. 
 

The above changes do not alter the conclusions of the DEIR, but serve to better describe the 
characteristics of the Infill Alternative sites.  
 
Response to Comment 14-97 
 
The commenter’s point is not easily ascertained. The DEIR maintains that the total graded area 
for the Infill Site Alternative would be less than that of the proposed project site.  
 
Response to Comment 14-98 
 
The commenter does not provide any evidence to substantiate the claim that Swainson’s hawk 
are known to nest on the Grande School site. Furthermore, the DEIR already states on page 6-16 
that with the exception of the Nugget Fields site, the above listed sites (including the Grande 
Site) are largely undeveloped and contain potential wildlife habitat. 
 
Response to Comment 14-99 
 
The commenter is correct. As a result, page 6-17 of the DEIR is hereby revised as follows:  
 

The Measure J Alternative project site is located in Yolo County, north and east 
of the City of Davis City limits, southwest of the curve where East Covell 
Boulevard becomes Mace Boulevard. The Alternative site is comprised of 
approximately 47 acres. Similar to Unlike the Proposed Project, the Measure J site 
would need to be annexed to the City of Davis. and Both the Proposed Project and 
this Alternative would require public approval pursuant to Measure J. The site is 
not currently owned by the current project applicant. The Measure J Alternative 
would result in the construction of the same number and type of residential units. 
However, both the dedicated greenbelt/open space and single-family detached lots 
sizes would be increased to fill the approximately 21 additional acres.  

 
The above changes serve to more accurately describe the Measure J Alternative in the DEIR. The 
DEIR’s analysis of the potential impacts of the Measure J Alternative relative to the Proposed 
Project remains unchanged.  
 
Response to Comment 14-100 
 
Page 5A-5 of the Davis General Plan EIR states regarding the Signature Site, “This 90-acre 
(gross acreage) site is designated for agricultural use in the existing General Plan.”  
 
Response to Comment 14-101 
 
As stated on page 6-1 of the DEIR, the primary intent of the alternatives evaluation in an EIR, as 
stated in Section 15126.6(a) of the CEQA Guidelines, is to “[…] describe a range of reasonable 
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alternatives to the project, or to the location of the project, which would feasibly attain most of 
the basic objectives of the project but would avoid or substantially lessen any of the significant 
effects of the project, and evaluate the comparative merits of the alternatives [...].”  
 
The Infill Site Alternative can be demonstrated to meet most of the basic objectives of the 
proposed project. For example, the Alternative would be expected to contribute to the City’s 
regional fair share housing needs; provide a net positive value to the neighborhood and the City; 
embrace Low Impact Development concepts for the site such as on-site stormwater management; 
reduced pavement heat sinks; water conserving landscaping; and porous paving; and create 
architecture that is aesthetically pleasing and that utilizes the best of green building practices.  
 
Response to Comment 14-102 
 
Please see Response to Comment 14-101. 
 
Response to Comment 14-103 
 
Please see Response to Comment 14-101. 
 
Response to Comment 14-104 
 
Please see Response to Comment 14-101. 
 
Response to Comment 14-105 
 
Please see Response to Comment 14-101. 
 
 
 
 
                                                 
i Davis Police Department, Landy Black, Davis PD, May 30, 2007. 
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15-28 
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15-29 
Cont’d 
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Letter 15 
Cont’d 

 

15-31 
Cont’d 

15-32 

15-33 
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Letter 15 
Cont’d 

 

15-34 

15-35 

15-36 



Final EIR 
Wildhorse Ranch Project 

July 2009 
 
 

Chapter 3 – Responses to Comments 
3 - 218 

 

Letter 15 
Cont’d 

 

15-36 
Cont’d 
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Letter 15 
Cont’d 

 

15-36 
Cont’d 
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Cont’d 

 

15-36 
Cont’d 

15-37 

15-39 

15-38 



Final EIR 
Wildhorse Ranch Project 

July 2009 
 
 

Chapter 3 – Responses to Comments 
3 - 221 

 

Letter 15 
Cont’d 

 

15-39 
Cont’d 
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Letter 15 
Cont’d 

 

15-39 
Cont’d 

15-40 

15-41 

15-42 
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Letter 15 
Cont’d 

 

15-42 
Cont’d 

15-43 
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Letter 15 
Cont’d 

 

15-43 
Cont’d 

15-44 
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Letter 15 
Cont’d 

 

15-44 
Cont’d 

15-45 
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Letter 15 
Cont’d 

 

15-47 

15-45 
Cont’d 

15-46 
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Cont’d 

 

15-48 

15-47 
Cont’d 
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Cont’d 

 

15-49 

15-50 

15-51 
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Letter 15 
Cont’d 

 

15-51 
Cont’d 

15-52 
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Letter 15 
Cont’d 

 

15-52 
Cont’d 

15-53 
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Cont’d 

 

15-53 
Cont’d 

15-54 

15-55 
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15-55 
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Letter 15: Planning Commission Verbal Comments 
 
Response to Comment 15-1 
 
The comment is an introductory comment to begin the meeting. 
 
Response to Comment 15-2 
 
The comment is an introductory comment and does not address the adequacy of the EIR. 
 
Response to Comment 15-3 
 
Please see Response to Comment 1-1. In addition, page 4.4-12 of the DEIR, mitigation measure 
4.4-1 includes dust control best management practices, but not necessarily limited to the 
following: 
 

• Apply nontoxic soil stabilizers according to manufacturer’s specifications to 
all inactive construction areas (previously graded areas inactive for ten days 
or more); 

• Reestablish ground cover in disturbed areas quickly; 
• Water recently disturbed construction areas (ground disturbed within 10 

days) at least twice daily to avoid visible dust plumes; 
• Pave, apply water three times daily, or apply (non-toxic) soil stabilizers on all 

unpaved access roads, parking areas and staging areas at construction sites; 
• Enclose, cover, water twice daily or apply non-toxic soil binders to exposed 

stockpiles (dirt, sand, etc.); 
• Enforce a speed limit of 15 MPH for equipment and vehicles operated in 

unpaved areas; 
• All vehicles hauling dirt, sand, soil, or other loose materials shall be covered 

or should maintain at least two feet of freeboard; and 
• Sweep streets at the end of the day if visible soil material is carried onto 

adjacent public paved roads. 
 

As stated in the DEIR, implementation of the above mitigation measures would reduce the 
impact from construction-related fugitive dust to a less-than-significant level. 

 
Response to Comment 15-4 
 
Please see Responses to Comments 1-1 and 15-3. 
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Response to Comment 15-5 
 
Please see Responses to Comments 1-1 and 15-3. Development of the orchard first would result 
in the placement of young trees on-site that would provide little dust and noise mitigation. The 
suggestion, however, will be forwarded to the decisionmakers for their consideration. Mitigation 
Measure 4.4-1 of the DEIR has also been revised in the Final EIR to suspend all grading 
operations when wind speeds exceed 25 mph and dust has the potential to adversely affect 
adjacent residential properties. Please see Response to Comment 1-8.  
 
Response to Comment 15-6 
 
The commenter suggests using low maintenance and low water use vegetation in the orchard. 
The comment does not specifically address the adequacy of the DEIR, but will be forwarded to 
the decisionmakers for their consideration. 
 
Response to Comment 15-7 
 
Please see Response to Comment 6-19. The commenter is concerned that existing parks will be 
affected because the project does not include recreational facilities. As stated in Table 3-1, 
Wildhorse Ranch Project Data, on page 3-5 of the DEIR, the proposed project includes a 1.61-
acre neighborhood greenbelt that will connect to the existing greenbelt. In addition, Impact 
Statement 4.9-8 of the DEIR addresses the project’s impacts on recreational facilities and 
requires the payment of in lieu fees. 
 
Response to Comment 15-8 
 
The comment suggests alternative mitigation for providing recreational facilities for project 
residents. The comment does not address the adequacy of the DEIR, but will be forwarded to the 
decisionmakers for their consideration. 
 
Response to Comment 15-9 
 
Please see Response to Comment 9-3. 
 
Response to Comment 15-10 
 
Please see Response to Comment 9-3. 
 
Response to Comment 15-11 
 
Please see Response to Comment 9-3. 
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Response to Comment 15-12 
 
The commenter is correct that the Viewshed Preservation Alternative and the Reduced Intensity 
Alternative would reduce impacts compared to the proposed project. However, the alternatives 
would not satisfy all of the City’s and applicant’s objectives for the project site. 
 
Response to Comment 15-13 
 
As stated on page 6-7 of the DEIR, the Viewshed Preservation Alternative land dedications for 
roadways, agricultural buffers, and greenbelt/open space would remain the same. Therefore, 
similar to the proposed project, the Viewshed Preservation Alternative would include an orchard 
area. Please see Response to Comment 8-5 for three-story buildings. 
 
Response to Comment 15-14 
 
Please see Response to Comment 8-4. 
 
Response to Comment 15-15 
 
The comment is an introductory paragraph to the commenter’s drainage concern and does not 
address the adequacy of the DEIR. 
 
Response to Comment 15-16 
 
As stated on page 4.8-11 of the DEIR, the preliminary hydrological calculations were conducted 
using the HEC-HMS computer model. The HEC-HMS includes the use of soil data types to 
calculate peak flow of Channel “A.” In addition, mitigation measure 4.8-2 requires the applicant 
to submit a design-level engineering report on the stormwater detention and conveyance system 
to the City Engineer. The design-level report will take into account soil profiles for percolation 
and hydrologic properties. 
 
Response to Comment 15-17 
 
Please see Response to Comment 9-3. 
 
Response to Comment 15-18 
 
Table 4.3-11, Existing and Existing Plus Project Peak Hour Intersection Levels of Service, on 
page 4.3-32 of the DEIR indicates that the study intersections along East Covell Boulevard 
would operate at acceptable LOS standards with implementation of the proposed project. 



Final EIR 
Wildhorse Ranch Project 

July 2009 
 
 

Chapter 3 – Responses to Comments 
3 - 241 

 

Response to Comment 15-19 
 
The commenter and Planning Commission discussed alternative measures to mitigate parking 
concerns. 
 
Response to Comment 15-20 
 
Please see Response to Comment 15-19. 
 
Response to Comment 15-21 
 
The comment expresses support for the project. The comment does not address the adequacy of 
the DEIR, but will be forwarded to the decisionmakers for their consideration. 
 
Response to Comment 15-22 
 
Please see Response to Comment 4-4. 
 
Response to Comment 15-23 
 
The comment reiterates language in the DEIR and does not address the adequacy of DEIR. 
 
Response to Comment 15-24 
 
The comment reiterates language in the DEIR and does not address the adequacy of DEIR. 
 
Response to Comment 15-25 
 
Please see Response to Comment 4-17. 
 
Response to Comment 15-26 
 
Please see Response to Comment 4-17. 
 
Response to Comment 15-27 
 
Please see Response to Comment 4-17. 
 
Response to Comment 15-28 
 
Please see Response to Comment 4-18. 
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Response to Comment 15-29 
 
Please see Response to Comment 4-27. 
 
Response to Comment 15-30 
 
Please see Response to Comment 4-27. 
 
Response to Comment 15-31 
 
Please see Responses to Comments 4-37 and 4-38. 
 
Response to Comment 15-32 
 
Please see Responses to Comments 4-37 and 4-38. 
 
Response to Comment 15-33 
 
This comment reiterates language in the DEIR and does not address the adequacy of the DEIR.   
 
Response to Comment 15-34 
 
Please see Response to Comment 4-43. 
 
Response to Comment 15-35 
 
Please see Response to Comment 4-43. 
 
Response to Comment 15-36 
 
As noted by the commenter, the comment does not address the adequacy of the EIR, but the 
comment will be forwarded to the decisionmakers for their consideration. 
 
Response to Comment 15-37 
 
The comment does not address the adequacy of the EIR, but will be forwarded to the 
decisionmakers for their consideration. 
 
Response to Comment 15-38 
 
The comment is an introductory paragraph and does not address the adequacy of the DEIR. 
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Response to Comment 15-39 
 
Please see Responses to Comments 4-4 and 8-4. 
 
Response to Comment 15-40 
 
Please see Responses to Comments 2-3 and 4-4. 
 
Response to Comment 15-41 
 
Please see Responses to Comments 4-37 and 4-38. 
 
Response to Comment 15-42 
 
Please see Response to Comment 9-3. 
 
Response to Comment 15-43 
 
Fire and police services are discussed in Section 4.9 of the DEIR, Public Services and Facilities. 
Mitigation Measure 4.9-4 related to fire protection services is on page 4.9-28 of the DEIR and 
has been revised in this Final EIR, as presented in Response to Comment 14-59. In addition, 
police service is addressed in Response to Comment 14-63. Regarding fire protection, Mitigation 
Measure 4.9-4 as revised in this Final EIR, requires the applicant to pay all applicable major 
project impact fees per the impact fee schedule. Regarding police services, payment of the 
applicable impact fees by the project applicant, and ongoing revenues that would come from 
property taxes, sales taxes, and other revenues generated by the project, would ensure that 
project impacts to police services are less-than-significant. 
 
The proposed project would also be required to pay addition public service fees for the provision 
of infrastructure and other public services including water, wastewater, schools, and 
parks/recreation. 
 
Response to Comment 15-44 
 
The comment speaks to the timing of development given today’s housing market and does not 
specifically address the adequacy of the DEIR; however, the comment will be forwarded to the 
decisionmakers for their consideration. 
 
Response to Comment 15-45 
 
The comments presented are back-and-forth discussions between Commissioner Whittier, Mr. 
Njoku, and Mr. Webb. The comment does not address the adequacy of the EIR, and serves as an 
introduction to the comments below.  This comment does not address the adequacy of the DEIR. 
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Response to Comment 15-46 
 
As stated within the comment, Impact 4.1-5 is a cumulative impact.  As noted in Chapter 4.1, 
Land Use and Agricultural Resources, on page 4.1-28 of the DEIR, “The cumulative context for 
[…] agricultural impacts is other development projected in the City of Davis General Plan and in 
Yolo County.”  The mitigation measure referred to by Commissioner Whittier is Mitigation 
Measure 4.1-5, which requires the project applicant to set aside in perpetuity active agricultural 
acreage.  Therefore, mitigation measures are required for the identified cumulative impact, but 
the impact cannot feasibly be mitigated to a less-than-significant level. 
 
Response to Comment 15-47 
 
As noted in Chapter 4.1, Land Use and Agricultural Resources, beginning on page 4.1-28 of the 
DEIR and reiterated in this comment, approval of the proposed project would require the 
approval of both the City Council and the residents of Davis.  The proposed project includes a 
General Plan Amendment, which would bring the land use designation for the site into 
conformance with the proposed use.  Therefore, upon approval of the project, which includes the 
General Plan Amendment, a less-than-significant impact would result.  
Response to Comment 15-48 
 
Please refer to Response to Comment 15-47, above.  As noted in this comment, upon approval of 
the project, any inconsistencies would be removed. 
 
Response to Comment 15-49 
 
As noted in the comment, on page 4.2-12 in Chapter 4.2 of the DEIR, and on page 5-5 of 
Chapter 5 of the DEIR, the long-term impacts to population, housing, and employment from the 
proposed project in combination with existing and future developments in the Davis area would 
be less-than-significant. 
 
Response to Comment 15-50 
 
As noted in the comment, on pages 4.2-12 and 5-5 of the DEIR, the DEIR indicates that 
mitigation is not required for long-term impacts to population, housing, and employment from 
the proposed project in combination with existing and future developments in the Davis area 
because the impact would be less-than-significant. 
 
Response to Comment 15-51 
 
As noted in the comment, a Phase I Environmental Site Assessment was prepared the project 
site.  The Hazards and Hazardous Materials section of the Initial Study (Appendix C of the 
DEIR) included an analysis of the project site for pesticide residue in the on-site soil.  As stated 
on page 34 of the Initial Study, concentrations of DDT, DDD, toxaphene, dieldrin or any other 
EPA method 8080 constituents were not detected in any soil samples.  However, DDE was 
detected in all samples at concentrations ranging from 0.043 to 0.083 parts per million (ppm). 
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The presence of DDE in the soil was found to be well below the Total Threshold Limit 
Concentration of 1.0 ppm. Therefore, because pesticide residues are well below the Total 
Threshold Limit Concentration, the proposed project would result in a less-than-significant 
impact. 
 
Response to Comment 15-52 
 
As stated in the comment, page 12 of Appendix I, Figure 1 shows the capacity of the system and 
water demand as it relates to peak hour demand. This comment does not address the adequacy of 
the DEIR. 
 
Response to Comment 15-53 
 
As noted in the comment and Mitigation Measure 4.5-3 on page 4.5-12 of the DEIR, allowable 
daytime working hours include 8:00 AM to 8:00 PM on Saturday and Sunday (consistent with 
the City Noise Ordinance). 
 
Response to Comment 15-54 
 
As noted in the comment, a roadway connect does not exist, or is not proposed, to connect to the 
existing surrounding neighborhood to the north and west. This comment does not address the 
adequacy of the DEIR. 
 
Response to Comment 15-55 
 
This comment does not address the adequacy of the DEIR. 
 
Response to Comment 15-56 
 
The original proposal included 259 units, which was subsequently reduced to 191 units. 
However, the decision was made to not revise the technical reports with the understanding that 
the analyses assuming 259 units would be a worst-case scenario. All impacts related to number 
of units (i.e., Traffic, Noise, etc.) were either less-than-significant or less-than-significant with 
incorporation of the required mitigation measures. It should be noted that if the project was to 
change to include 259 units, additional entitlements would be required and the EIR would be 
reviewed to see if any of the impact analyses would be modified due to a change in the project 
description. 
 
Response to Comment 15-57 
 
The DEIR notes, in Chapter 4.9, that the water supply for the Project will come from the City of 
Davis domestic water supply. This is currently groundwater from a mix of intermediate and deep 
wells. With anticipated upgrades to the existing system (as noted in Impact 4.9-1), the City will 
have sufficient capacity to meet project water demands. 
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The EIR prepared for the Davis Well Capacity Replacement project (State Clearinghouse 
Number 2004102043, July 2005) analyzed the potential impacts of one storage tank and two to 
three deep aquifer drinking water wells with a combined maximum design pumping capacity of 
approximately 4,500 gallons per minute. The water tank will begin construction in summer 2009.  
One of the wells has been constructed and the other is being prepared for construction bid; and 
the City is seeking to achieve 4,500 gallons per minute with two wells in lieu of three wells.  
 
The Davis Well Capacity Replacement EIR concluded that most of the Davis Well Capacity 
Replacement Project’s potentially significant impacts are mitigated to less-than-significant levels 
with the identified mitigation measures.  In addition, the Davis Well Capacity Replacement EIR 
concluded that land subsidence impacts are significant and unavoidable with either the Davis 
Well Capacity Project or the No Project alternative. The City Council concluded that the water 
quality and quantity needs of the City and the City’s municipal water users, so that the water 
provided through the water system meets current and future water quality standards and the 
appropriate amount of water is available to meet the City's needs, is of high importance. The City 
is obligated to meet water quality standards and to provide safe drinking water to the citizens. 
This cannot be accomplished without some subsidence. This was the basis for the Statement of 
Overriding Consideration adopted on August 1, 2005.  
 
Response to Comment 15-58 
 
This comment includes concluding statements and closing remarks for the hearing, and does not 
address the adequacy of the DEIR. 
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4 MITIGATION MONITORING PLAN 

 
 
4.0 Introduction 
 
Section 15097 of the California Environmental Quality Act (CEQA) requires all state and local 
agencies to establish monitoring or reporting programs for projects approved by a public agency 
whenever approval involves the adoption of either a “mitigated negative declaration” or specified 
environmental findings related to environmental impact reports. 
 
The following is the Mitigation Monitoring Plan for the Wildhorse Ranch project. The Plan 
includes a description of the requirements of the California Environmental Quality Act and a 
compliance checklist. The project as approved includes mitigation measures. The intent of the 
Plan is to prescribe and enforce a means for properly and successfully implementing the 
mitigation measures as identified within the Environmental Impact Report for this project.  
Unless otherwise noted, the applicant shall fund the cost of implementing the mitigation 
measures as prescribed by this Plan. 
 
4.1 Compliance Checklist 
 
The Mitigation Monitoring Plan (MMP) contained herein is intended to satisfy the requirements 
of CEQA as they relate to the Environmental Impact Report for the Wildhorse Ranch project 
prepared by the City of Davis. This MMP is to be used by City staff and mitigation monitoring 
personnel to ensure compliance with mitigation measures during project implementation. 
Mitigation measures identified in this MMP were developed in the Environmental Impact Report 
prepared for the proposed project. 
 
The Wildhorse Ranch project Environmental Impact Report presents a detailed set of mitigation 
measures that will be implemented throughout the lifetime of the project. Mitigation is defined 
by CEQA as a measure that: 

 
• Avoids the impact altogether by not taking a certain action or parts of an action. 
 
• Minimizes impacts by limiting the degree or magnitude of the action and its implementation. 
 
• Rectifies the impact by repairing, rehabilitating, or restoring the impacted environment. 
 
• Reduces or eliminates the impact over time by preservation and maintenance operations 

during the life of the project. 
 
• Compensates for the impact by replacing or providing substitute resources or environments. 
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The intent of the MMP is to ensure the effective implementation and enforcement of adopted 
mitigation measures and permit conditions. The MMP will provide for monitoring of 
construction activities as necessary and in-the-field identification and resolution of 
environmental concerns. 
 
Monitoring and documenting the implementation of mitigation measures will be coordinated by 
the City of Davis. The table attached to this report identifies the mitigation measure, the 
monitoring action for the mitigation measure, the responsible party for the monitoring action, 
and timing of the monitoring action. The applicant will be responsible for fully understanding 
and effectively implementing the mitigation measures contained within the MMP. The City of 
Davis will be responsible for ensuring compliance. 
 
During construction of the project, the City will assign an inspector who will be responsible for 
field monitoring of mitigation measure compliance. The inspector will report to the City’s 
Planning and Building Department and will be thoroughly familiar with permit conditions and 
the MMP. In addition, the inspector will be familiar with construction contract requirements, 
construction schedules, standard construction practices, and mitigation techniques. In order to 
track the status of mitigation measure implementation, field-monitoring activities will be 
documented on compliance monitoring report worksheets. The time commitment of the inspector 
will vary depending on the intensity and location of construction. Aided by the attached table, 
the inspector will be responsible for the following activities: 
 
• On-site, day-to-day monitoring of construction activities. 
 
• Reviewing construction plans and equipment staging/access plans to ensure conformance 

with adopted mitigation measures. 
 
• Ensuring contractor knowledge of and compliance with the MMP. 
 
• Verifying the accuracy and adequacy of contract wording. 
 
• Having the authority to require correction of activities that violate mitigation measures. The 

inspector shall have the ability and authority to secure compliance with the MMP.  
 
• Acting in the role of contact for property owners or any other affected persons who wish to 

register observations of violations of project permit conditions or mitigation. Upon receiving 
any complaints, the inspector shall immediately contact the construction representative. The 
inspector shall be responsible for verifying any such observations and for developing any 
necessary corrective actions in consultation with the construction representative and the City 
of Davis. 

 
• Obtaining assistance as necessary from technical experts in order to develop site-specific 

procedures for implementing the mitigation measures. 
 
• Maintaining a log of all significant interactions, violations of permit conditions or mitigation 

measures, and necessary corrective measures. 
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4.2 Mitigation Monitoring Plan 
 
The following table indicates the mitigation measure number, impact the measure is designed to 
address, measure text, monitoring agency, implementation schedule, and an area for sign-off 
indicating compliance. 
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MITIGATION MONITORING PLAN 
WILDHORSE RANCH 

Mitigation 
Number Impact Mitigation Measure 

Monitoring 
Agency 

Implementation 
Schedule Sign Off 

4.1 Land Use and Agricultural Resources 
4.1-3 Loss of prime agricultural 

land. 
 

4.1-3 The project applicant shall set aside in 
perpetuity active agricultural acreage at a 
minimum ratio of 2:1 based on the total 
project footprint of 25.79 acres, through 
granting a farmland conservation easement, a 
farmland deed restriction, or other farmland 
conservation mechanism to or for the benefit 
of the City and/or a qualifying entity approved 
by the City. The mitigation acreage shall be 
set aside prior to recordation of the final 
map(s). The location and amount of active 
agricultural acreage for the proposed project 
would be subject to the review and approval 
of the City Council. 

City Council Prior to 
recordation of 
final map(s) 

 

4.1-4 Incompatibilities between 
future residential uses on 
the project site and 
surrounding uses. 

4.1-4(a)  Consistent with Action AG 1.1(g) of the 
General Plan and the Davis Right-to-Farm 
Ordinance, the applicant/developer shall 
inform and provide recorded notice to 
prospective buyers within 1,000 feet of 
agricultural land in writing and prior to 
purchase, as prescribed by the City’s Right to 
Farm Ordinance, about existing and on-going 
agricultural activities in the immediate area in 
the form of a disclosure statement. The 
notifications shall disclose that Davis and 
Yolo County are agricultural areas and 
residents of the property may be subject to 
inconvenience or discomfort arising from the 
use of agricultural chemicals, and from 
pursuit of agricultural operations, including, 

Community 
Development 
Department 
 
 
 
 
 
 
 
 
 
 
 
 
 

Language of 
disclosure prior to 
recording of final 
maps with 
signature of each 
prospective 
property owner at 
time of sale 
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MITIGATION MONITORING PLAN 
WILDHORSE RANCH 

Mitigation 
Number Impact Mitigation Measure 

Monitoring 
Agency 

Implementation 
Schedule Sign Off 

but not limited to cultivation, irrigation, 
plowing, spraying, aerial application, 
pruning, harvesting, crop protection, and 
agricultural burning which occasionally 
generate dust, smoke, noise, and odor. The 
language and format of such notification shall 
be reviewed and approved by the Community 
Development Director prior to recording final 
maps. Each disclosure statement shall be 
acknowledged with the signature of each 
prospective property owner. 

 
4.1-4(b) Prior to the use of pesticides on the orchard, 

the Home Owner’s Association and 
contractor(s) shall obtain a permit and 
comply with all regulations from the Yolo 
County Agricultural Commissioner. In 
addition, signage shall be posted at the 
perimeter of the orchard notifying the public 
that pesticides have been recently applied. 
The signage shall remain posted for the 
appropriate length, as determined during the 
permit process. 

 
4.1-4(c) Prior to recordation of final map(s), in the 

event the Davis Sports Park is constructed 
adjacent and east of the proposed project, the 
applicant shall prepare and submit a 
disclosure statement for the review and 
approval of the Community Development 
Director which shall disclose the operations 

 
 
 
 
 
 
 
 
 
 
 
 
Yolo County 
Agricultural 
Commissioner 
 
 
 
 
 
 
 
 
 
Community 
Development 
Department 

 
 
 
 
 
 
 
 
 
 
 
 
Prior to the use of 
pesticides on the 
orchard 
 
 
 
 
 
 
 
 
 
Prior to recording 
of final maps if 
Davis Sports Park 
is constructed 
adjacent to the site 
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MITIGATION MONITORING PLAN 
WILDHORSE RANCH 

Mitigation 
Number Impact Mitigation Measure 

Monitoring 
Agency 

Implementation 
Schedule Sign Off 

associated with the Davis Sports Park Project 
which will include ballfield lights, weekly 
games, tournaments etc. Language shall be 
included on the final map(s) to ensure that the 
disclosure of the Sports Park runs with the 
land, and is therefore provided to all 
prospective buyers of property. 

4.1-5 Long-term impacts to 
Prime Farmland from the 
proposed project in 
combination with existing 
and future developments 
in the Davis area. 

4.1-5 Implement Mitigation Measure 4.1-3. N/A N/A  

4.3 Transportation and Circulation 
4.3-2 Impacts related to the 

provision of efficient site 
access and circulation. 
 

4.3-2 Prior to approval of the Tentative Map, the 
project applicant shall ensure that the 
following items are incorporated into the 
project design, for the review and approval by 
the City Engineer: 

 
• Provision of adequate sight distance at 

both project access intersections, by 
setting back any barrier walls far enough 
from the curb, and by ensuring that 
existing and new plantings do not obstruct 
drivers’ views; 

• Design of the internal roadways to meet 
City standards, and inclusion of internal 
traffic calming elements as may be 
determined to be necessary, subject to the 

City Engineer Prior to approval 
of the Tentative 
Map 
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review and approval of the City Engineer; 
and 

• Provision of traffic control devices, if and 
where needed in the internal roadway 
system, based on an analysis of the 
internal traffic turning movements to be 
prepared when the project design is more 
detailed. 

4.3-3 Impacts related to 
pedestrian and bicycle 
access and circulation. 

4.3-3 Prior to approval of the Tentative Map, the 
project applicant shall ensure that the 
pathway and sidewalk network meets ADA 
accessibility requirements, subject to the 
review and approval by the City Engineer. 

City Engineer Prior to approval 
of the Tentative 
Map 

 

4.3-5 Impacts to traffic flow 
from construction traffic 
associated with grading 
and development of the 
project site. 

4.3-5 Prior to any on-site construction activities, the 
project applicant shall prepare a Construction 
Traffic Management Plan subject to the 
review and approval by the City Engineer. 
The Construction Traffic Management Plan 
shall include all measures for temporary 
traffic control, temporary signage and 
striping, location points for ingress and egress 
of construction vehicles, haul routes, staging 
areas, and shall provide for the timing of 
construction activity that appropriately limits 
hours during which large construction 
equipment may be brought onto or taken off of 
the site. 

City Engineer Prior to any on-
site construction 

 

4.3-6 Cumulative impacts 
regarding the 
deterioration of the 
Second Street / Mace 

4.3-6 Prior to the issuance of building permits, or 
such other time as may be approved at the 
time of Tentative Map, the project applicant 
shall pay a fair share fee, as determined by 

Public Works 
Department 

Prior to issuance 
of building 
permits 
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Boulevard intersection 
LOS. 

the City Public Works Department, for 
improvements to the intersection of Second 
Street and Mace Boulevard; these 
improvements may include, but are not 
necessarily limited to: construction of a 
second left-turn lane on the northbound 
approach to the intersection of Second Street 
and Mace Boulevard, re-striping of the 
eastbound through lane to a shared through-
left turn lane, and modification of the signal 
phasing to allow eastbound and westbound 
split phasing. 

4.4 Air Quality 
4.4-1 Exhaust emissions and 

fugitive dust emissions 
from project-associated 
construction activities. 

4.4-1 Prior to commencement of any ground 
disturbing activities, the applicant shall submit 
a dust control plan to the City Engineer and the 
Yolo-Solano Air Quality Management District 
and the dust control plan shall be approved by 
the Yolo-Solano Air Quality Management 
District.  This plan shall ensure that adequate 
dust controls are implemented during all phases 
of project construction. The dust control best 
management practices (BMPs) shall  include 
but are not necessarily limited to the following: 

 
• Apply nontoxic soil stabilizers according 

to manufacturer’s specifications to all 
inactive construction areas (previously 
graded areas inactive for ten days or 
more); 

• Reestablish ground cover in disturbed 

City Engineer 
 
Yolo-Solano Air 
Quality 
Management 
District 
 
 

Prior to ground 
disturbing 
activities 
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areas quickly; 
• Water recently disturbed construction 

areas (ground disturbed within 10 days) 
at least twice daily to avoid visible dust 
plumes; 

• Pave, apply water three times daily, or 
apply (non-toxic) soil stabilizers on all 
unpaved access roads, parking areas and 
staging areas at construction sites; 

• Enclose, cover, water twice daily or apply 
non-toxic soil binders to exposed 
stockpiles (dirt, sand, etc.); 

• Enforce a speed limit of 15 MPH for 
equipment and vehicles operated in 
unpaved areas; 

• All vehicles hauling dirt, sand, soil, or 
other loose materials shall be covered or 
should maintain at least two feet of 
freeboard;  

• Sweep streets at the end of the day if 
visible soil material is carried onto 
adjacent public paved roads; and 

• All grading operations shall be suspended 
when wind speeds (as instantaneous gusts 
measured by an on-site anemometer) 
exceed 25 mph and dust has the potential 
to adversely affect adjacent residential 
properties. Wind speeds shall be 
measured with an anemometer on site a 
minimum of one time per day. Additional 
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hourly anemometer measurements shall 
be conducted if wind conditions 
noticeably increase or are forecast to be 
greater than 15 mph. 

4.5 Noise 
4.5-3 Short-term noise impacts 

from construction 
activities. 

4.5-3 Compliance with the following measures shall 
be incorporated within the Final Planned 
Development with specific criteria and 
standards to be reviewed and approved by the 
Planning Commission: 

 
• Construction activities shall be scheduled 

to occur during normal daytime working 
hours (i.e., 7:00 AM to 7:00 PM Monday 
through Friday and 8:00 AM to 8:00 PM 
Saturday and Sunday).  These criteria 
shall be included in the Improvement 
Plans prior to initiation of construction. 
Exceptions to allow expanded 
construction activity hours shall be 
reviewed on a case-by-case basis as 
determined by the Community 
Development Director; 

• All heavy construction equipment and all 
stationary noise sources (such as diesel 
generators) shall be fitted with factory-
specified mufflers; and 

• Equipment warm up areas, water tanks, 
and equipment storage areas shall be 
located in an area as far away from 

Community 
Development 
Department 
 
Planning 
Commission 

In conjunction 
with the Final 
Planned 
Development 
approval 
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existing residences as feasible. 
4.5-4 Noise impacts associated 

with greenbelt and 
orchard maintenance 
activities. 
 

4.5-4 Prior to recordation of final map, disclosure 
statements advising that periods of orchard 
and greenbelt maintenance could result in 
elevated noise levels, shall be prepared and 
submitted for the review and approval of the 
Community Development Director. A copy of 
the approved disclosure statements shall be 
provided to all prospective buyers of property 
within the Wildhorse Ranch Subdivision. 
Language shall be included on the Final Map 
to ensure that disclosure of elevated noise 
levels are provided at the time of all future 
sales. 

Community 
Development 
Department 

Prior to recording 
of final maps 

 

4.6 Biological Resources 
4.6-1 Potential Impacts to the 

American Badger. 
 

4.6-1(a)  A qualified biologist shall conduct pre-
construction surveys for American badger in 
all construction areas identified as potential 
habitat located within the project area two 
weeks prior to initiation of construction 
activities. If an American badger or active 
burrow, indicated by the presence of badger 
sign (i.e. suitable shape and burrow-size, scat) 
is found within the construction area during 
pre-construction surveys, the California 
Department of Fish and Game (CDFG) shall 
be consulted to obtain permission for animal 
relocation.  

 
4.6-1(b)  If the qualified biologist determines that 

potential dens are inactive, the biologist shall 

Community 
Development 
Department 
 
California 
Department of 
Fish and Game 
(CDFG) 
 
 
 
 
 
 
Community 
Development 

Two weeks prior 
to construction 
 
 
 
 
 
 
 
 
 
 
 
 
Prior to 
construction 
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excavate these dens by hand with a shovel to 
prevent badgers from re-using them during 
construction. 

 
4.6-1(c) If the qualified biologist determines that 

potential dens may be active, the entrances of 
the dens shall be blocked with soil, sticks, and 
debris for three to five days to discourage use 
of these dens prior to project disturbance. The 
den entrances shall be blocked to an 
incrementally greater degree over the three to 
five day period. After the qualified biologist 
determines that badgers have stopped using 
active dens within the project boundary, the 
dens shall be hand-excavated with a shovel to 
prevent re-use during construction. 

 
Prior to initiating passive relocation efforts, 
adjacent lands will be evaluated to confirm 
that suitable habitat and refugia for badgers 
is present adjacent to the active den site. If 
necessary, artificial dens will be created in 
suitable areas within close proximity (as close 
as is feasible) to reduce exposure to predation 
during relocation. If passive relocation is 
ineffective, active relocation techniques will 
be coordinated with CDFG and carried out by 
a qualified biologist. A suitable relocation site 
will be found in the vicinity of the project site 
and a relocation plan designed to minimize 
stress to the animal will be developed for 

Department 
 
 
 
Community 
Development 
Department 
 
CDFG 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
Prior to 
construction 
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approval by CDFG and the City. 
 

4.6-1(d)  If badger are determined to be actively using 
the site, a qualified biologist shall provide 
project contractors and construction crews 
responsible for site demolition and/or grading 
operations with a worker-awareness program 
before any ground disturbance work within 
the project area. This program shall be used 
to describe the species, its habits and habitats, 
its legal status and required protection, and 
all applicable mitigation measures. 

 
 
Community 
Development 
Department 

 
 
Prior to 
construction 

4.6-2 Potential Impacts to 
Western Burrowing Owl. 

4.6-2(a) Prior to commencement of construction-
related activities for the project including, but 
not limited to, grading, staging of materials, 
or earthmoving activities and within 15 days 
of initiation of any grading or other 
construction activities, pre-construction 
surveys of all potential burrowing owl habitat 
shall be conducted by a qualified biologist 
within the project area and within 250 feet of 
the project boundary. Presence or sign of 
burrowing owl and all potentially occupied 
burrows shall be recorded and monitored 
according to the CDFG and California 
Burrowing Owl Consortium guidelines. If 
burrowing owls are not detected by sign or 
direct observation, construction may proceed.  

 
4.6-2(b) If potentially nesting burrowing owl are 

present during pre-construction surveys 

Community 
Development 
Department 
 
CDFG 
 
 
 
 
 
 
 
 
 
 
 
 
CDFG 
 

Prior to and within 
15 days of 
construction 
related activities 
 
 
 
 
 
 
 
 
 
 
 
 
 
Prior to 
construction 
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conducted between February 1 and August 31, 
grading or other construction related 
disturbance shall not be allowed within 250 
feet of any active nest burrows during the 
nesting season (February 1 – August 31) 
unless approved by CDFG.  

 
4.6-2(c) If burrowing owl are detected during pre-

construction surveys outside the nesting 
season (September 1 – January 31), passive 
relocation and monitoring may be undertaken 
by a qualified biologist following the CDFG 
and California Burrowing Owl Consortium 
guidelines, which involve the placement of 
one-way exclusion doors on occupied and 
potentially occupied burrowing owl burrows. 
Owls shall be excluded from all suitable 
burrows within the project area and within a 
250-foot buffer zone of the impact area. A 
minimum of one week shall be allowed to 
accomplish this task and allow for owls to 
acclimate to alternate burrows. These 
mitigation actions shall be carried out prior to 
the burrowing owl breeding season (February 
1 - August 31) and the site shall be monitored 
weekly by a qualified biologist until 
construction begins to ensure that burrowing 
owls do not re-inhabit the site.  
 
If passive relocation is unsuccessful, the 
feasibility of active relocation will be 

 
 
 
 
 
 
 
CDFG 
 
Community 
Development 
Department 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
Prior to 
construction 
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discussed with CDFG and an alternate 
strategy evaluated. Any active relocation 
efforts must be approved by CDFG and the 
City, and carried out by a qualified biologist 
with similar burrowing owl relocation 
experience and according to an approved 
plan. 
 

4.6-2(d) If burrowing owl or sign of burrowing owl are 
detected at any time on the project site, a 
minimum of 6.5 acres of foraging habitat per 
pair or individual resident bird, shall be 
acquired and permanently protected to 
compensate for the loss of burrowing owl 
habitat. The acreage shall be based on the 
maximum number of owls observed inhabiting 
the property for any given observation period, 
pre-construction survey, or other field visit. 
The protected lands shall be occupied 
burrowing owl habitat and at a location 
acceptable to CDFG. A report shall be 
submitted to the City describing the agreed 
upon location. First priority for habitat 
preservation shall be accomplished on-site. If 
the required acreage cannot be preserved on-
site, second priority shall be given to habitat 
preservation at an off-site location within the 
Davis city limits that shall be acquired and 
preserved in perpetuity. Third priority shall be 
given to another off-site location outside of 
the Davis city limits. Habitat in the amount 

 
 
 
 
 
 
 
 
Community 
Development 
Department 
 
CDFG 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
Any time 
burrowing  
owls are detected 
on-site prior to or 
during 
construction 
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specified above shall be acquired, 
permanently protected, and enhanced through 
management for the benefit of the species, to 
compensate for the loss of burrowing owl 
habitat on the project site. Alternatively, the 
applicant can provide the required mitigation 
either through an in-lieu fee program, 
purchase of the required acreage in an 
approved mitigation bank, or an approved 
Habitat Conservation Plan (HCP). 

 
4.6-2(e) If burrowing owl are determined to be actively 

using the site, a qualified biologist shall 
conduct an education session for project 
contractors and construction crews 
responsible for site demolition and/or grading 
operations before any ground disturbance 
work within the project area. The education 
session, shall include includes photos of 
burrowing owl for identification purposes, 
habitat description, limits of construction 
activities in the project area, and guidance 
regarding general measures being 
implemented to conserve burrowing owl as 
they relate to the project. A qualified biologist 
shall provide materials and instructions to 
train new workers, whose jobs involve initial 
ground disturbance, grading, or paving. 
Training for personnel finalizing exteriors and 
interiors would not be required. 

 

 
 
 
 
 
 
 
 
 
 
 
Community 
Development 
Department 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
Prior to ground 
disturbance 
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4.6-2(f) A monitoring report of all activities associated 
with pre-construction surveys, avoidance 
measures, and passive relocation of 
burrowing owls shall be submitted to the City 
and CDFG no later than three days before 
initiation of grading. 

Community 
Development 
Department 
 
CDFG 

Three days prior 
to grading 

4.6-3 Potential Impacts to 
Nesting Birds. 

4.6-3(a)  The removal of any buildings, trees, or shrubs 
shall occur from September 1 through 
December 15, outside of the avian nesting 
season. If removal of buildings, trees, or 
shrubs occurs, or construction begins between 
February 1 and August 31 (nesting season for 
passerine or non-passerine land birds) or 
between December 15 and August 31 (nesting 
season for raptors), a nesting bird survey 
shall be performed by a qualified ornithologist 
within 15 days prior to the removal or 
disturbance of a potential nesting structure, 
tree, or shrub, or the initiation of other 
construction activities. During this survey, a 
qualified biologist shall inspect all potential 
nesting habitat (trees, shrubs, structures, 
grasslands, etc.) for nests in and immediately 
adjacent to the impact areas. A report of the 
survey findings shall be provided to the City 
and CDFG. 

 
4.6-3(b)  All vegetation and structures with active nests 

shall be flagged and an appropriate non-
disturbance buffer zone shall be established 
around the nest site. The size of the buffer 

Community 
Development 
Department 
 
CDFG 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
CDFG 
 
 
 

Prior to 
construction if 
buildings, trees, or 
shrubs are 
removed outside 
of September 1 
through December 
15 
 
 
 
 
 
 
 
 
 
 
 
 
 
Prior to 
construction 
 
 

 



Final EIR 
Wildhorse Ranch Project 

July 2009 
 

Chapter 4 – Mitigation Monitoring Plan 
4 - 18 

 

MITIGATION MONITORING PLAN 
WILDHORSE RANCH 

Mitigation 
Number Impact Mitigation Measure 

Monitoring 
Agency 

Implementation 
Schedule Sign Off 

zone shall be determined by the project 
biologist in consultation with CDFG and shall 
depend on the species involved, site 
conditions, and type of work to be conducted 
in the area. 

 
4.6-3(c)  A qualified biologist shall monitor active nests 

to determine when the young have fledged and 
are feeding on their own. The project biologist 
and CDFG shall be consulted for clearance 
before construction activities resume in the 
vicinity. 

 
 
 
 
 
 
CDFG 

 
 
 
 
 
 
Prior to 
construction and 
after young have 
fledged 

4.6-4 Potential Impacts to 
Special-Status Bat 
Species. 
 

4.6-4(a) A pre-construction survey for roosting bats 
shall be performed by a qualified biologist 
within 30 days prior to any removal of trees 
or structures on the site. If no active roosts 
are found, then no further action would be 
warranted. If either a maternity roost or 
hibernacula (structures used by bats for 
hibernation) is present, the following 
mitigation measures shall be implemented. 

 
4.6-4(b) If active maternity roosts or hibernacula are 

found in trees or structures which will be 
removed as part of project construction, the 
project shall be redesigned to avoid the loss of 
the tree or structure occupied by the roost to 
the extent feasible as determined by the City. 
If an active maternity roost is located and the 
project cannot be redesigned to avoid removal 

Community 
Development 
Department 
 
CDFG 
 
 
 
 
 
Community 
Development 
Department 
 
CDFG 
 
 
 

Within 30 days 
prior to removal of 
trees or structures 
on the site 
 
 
 
 
 
 
Prior to 
construction and 
before maternity 
colonies form or 
after young are 
volant 
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of the occupied tree or structure, demolition 
shall commence before maternity colonies 
form (i.e., prior to March 1) or after young 
are volant (flying) (i.e., after July 31). 
Disturbance-free buffer zones, as determined 
by a qualified biologist in coordination with 
CDFG, shall be observed during the maternity 
roost season (March 1 - July 31).  

 
4.6-4(c) If a non-breeding bat hibernacula is found in 

a tree or structure scheduled for removal, the 
individuals shall be safely evicted, under the 
direction of a qualified biologist (as 
determined by a Memorandum of 
Understanding with CDFG), by opening the 
roosting area to allow airflow through the 
cavity. Demolition shall then follow at least 
one night after initial disturbance for airflow. 
This action should allow bats to leave during 
darkness, thus increasing their chance of 
finding new roosts with a minimum of 
potential predation during daylight. Trees or 
structures with roosts that need to be removed 
shall first be disturbed at dusk, just prior to 
removal that same evening, to allow bats to 
escape during the darker hours. 
 

4.6-4(d)  If special-status bats are found roosting within 
trees or structures on-site that require 
removal, appropriate replacement roosts shall 
be created at a suitable location on site or off 

 
 
 
 
 
 
 
 
 
CDFG 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
CDFG 

 
 
 
 
 
 
 
 
 
If a non-breeding 
bat hibernacula is 
found in a tree or 
structure prior to 
removal of tree or 
structure 
 
 
 
 
 
 
 
 
 
 
 
 
Prior to removal 
of tree or structure 
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site in coordination with a qualified biologist, 
CDFG, and the City. 

4.6-5 Potential Impacts to 
Nesting Swainson’s 
Hawk. 
 

4.6-5(a) In order to ensure that nesting Swainson’s 
hawks will not be affected by construction on 
the project site, a qualified biologist shall 
conduct pre-construction surveys according to 
the CDFG and Swainson’s hawk Technical 
Advisory Committee guidelines (2000). Survey 
Period I occurs from January 1 – March 20, 
Period II from March 20 – April 5, Period III 
from April 5 – April 20, Period IV from April 
21 – June 10, and Period V from June 10 – 
July 30. Three surveys shall be completed in 
at least each of the two survey periods 
immediately prior to a project’s initiation and 
shall encompass the area within one half mile 
of the project site. 

 
4.6-5(b) Because of the potential for Swainson’s hawk 

to nest on-site, potential adverse affects to this 
species shall be avoided by establishment of 
CDFG approved buffers around any active 
nests. No construction activities shall take 
place within 0.25 mile of the nest until the 
young have fledged, or authorization has been 
obtained from CDFG. Weekly monitoring 
reports summarizing nest activities shall be 
submitted to the City and CDFG until the 
young have fledged and the nest is determined 
to be inactive. Trees containing nests that 
must be removed as a result of project 

Community 
Development 
Department 
 
CDFG 
 
 
 
 
 
 
 
 
 
 
 
Community 
Development 
Department 
 
CDFG 
 
 
 
 
 
 
 
 

Prior to 
construction 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Prior to 
construction 
activities and after 
young have 
fledged 
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implementation shall be removed during the 
non-breeding season (late September to 
March) and in accordance with the CDFG 
“Staff Report Regarding Mitigation for 
Impacts to Swainson’s Hawks in the Central 
Valley of California,” November 8, 1994. 

 
4.6-5(c) Replacement trees for any potential 

Swainson’s hawk nest trees removed as part 
of project construction must be planted either 
on-site or at a nearby site, and/or an in-lieu 
fee must be paid to the City of Davis Tree 
Preservation Fund as detailed in Mitigation 
Measure 4.6-7. The implementation of this 
measure is not intended to be duplicative of 
the mitigation for loss of trees contained in 
Mitigation Measure 4.6-7(c). Accordingly, 
mitigation provided under Mitigation Measure 
4.6-7(c) may also serve as mitigation under 
this measure, provided that the standards of 
this measure are met. 

 
 
 
 
 
 
 
Community 
Development 
Department 
 

 
 
 
 
 
 
 
During 
construction 
 
 

4.6-6 Potential Impacts to 
Swainson’s Hawk 
Foraging Habitat. 
 

4.6-6 The project proponent will compensate for the 
loss of Swainson’s hawk foraging habitat by 
providing Habitat Management lands (HM 
lands) to CDFG as defined in the Staff Report 
Regarding Mitigation for Impacts to 
Swainson’s Hawks in the Central Valley of 
California (published by California 
Department of Fish and Game in 1994). If the 
proposed project is located within 1 mile of an 
active nest (used during one or more of the 

CDFG 
 
 
 
 
 
 
 
 
 

Prior to 
construction 
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last five years, to be determined with 
preconstruction surveys) the loss of habitat 
will be compensated at a ratio of 1:1 (HM 
lands:urban development). The project 
proponent will provide HM lands through an 
in-lieu fee process prior to commencement of 
construction-related activities for the project 
including, but not limited to, grading, staging 
of materials, or earthmoving activities, per the 
Agreement to Yolo County HCP/NCCP Joint 
Powers Agency. Credits will be purchased 
through the in-lieu fee program due to the lack 
of mitigation credits currently available at a 
bank. As of January 2007, the cost per acre 
for the in-lieu fee is $8,660 payable to the 
Joint Powers Agency. Should the in-lieu fee be 
increased prior to clearance to grade the 
project site, the project proponent shall pay 
the in-lieu fee in effect at that time. The 
project proponent will issue a check to the 
Joint Powers Agency if mitigation is required. 
It is estimated that a total of 15.5 acres of 
Swainson’s hawk foraging habitat would be 
removed as a result of the project. The 
applicant shall pay the in-lieu fee for the 15.5 
acres based on the removal of this Swainson’s 
hawk foraging habitat. 

 
-Or- 
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Prior to commencement of construction-
related activities, the project proponent shall 
place and record one or more Conservation 
Easements that meet the acreage requirements 
of CDFG’s Swainson’s Hawk foraging habitat 
mitigation guidelines. The conservation 
easement(s) shall be executed by the project 
proponent and a Conservation operator. The 
City may, at its discretion, also be a party to 
the conservation easement(s). The 
conservation easement(s) shall be reviewed 
and approved in writing by CDFG prior to 
recordation for the purpose of confirming 
consistency. The purpose of the conservation 
easement(s) shall be to preserve the value of 
the land as foraging habitat for the 
Swainson’s hawk. 

Community 
Development 
Department 
 
CDFG 

Prior to 
construction 
related activities 

4.6-7 Potential Impacts to Tree 
Removal. 
 

4.6-7(a) Prior to commencement of construction-
related activities for the project including, but 
not limited to, grading, staging of materials, 
or earthmoving activities, a tree preservation 
plan, in compliance with Ordinance 37.03.010 
in the City of Davis Municipal Code, shall be 
submitted to the Community Development 
Department and City Arborist for review and 
approval, which shall ensure the following 
measures:  

 
• Trees shall be cordoned off with chain 

link fence prior to construction as 
specified; 

Community 
Development 
Department 
 
City Arborist 
 
 
 
 
 
 
 
 
 

Prior to 
construction 
related activities 
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• Soil compaction under trees is to be 
avoided; 

• The fence shall prevent equipment traffic 
and storage under the trees and should 
extend beyond the drip-line;   

• Excavation within this zone shall be 
accomplished by hand, and roots ½” and 
larger shall be preserved; 

• Proper fertilization and irrigation prior to 
and during the construction period shall 
be provided as specified; 

• New landscaping under existing trees 
shall be carefully planned to avoid any 
grade changes and any excess moisture in 
trunk area.  Existing plants which have 
compatible irrigation requirements and 
which complement the trees’ color, 
texture and form are to be saved; 

• Trenching within the drip-line shall be 
performed only with prior approval of the 
Park and General Services Department. 
Boring is preferred when feasible; 

• All paving plans and specifications shall 
clearly prohibit the use of soil sterilants 
adjacent to preserved trees; and 

• Grade changes greater than one foot 
within the drip-line shall be avoided and 
nothing other than a saw shall be used for 
root cutting. 
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4.6-7(b) Prior to commencement of construction-
related activities for the project including, but 
not limited to, grading, staging of materials, 
or earthmoving activities, a sheet shall be 
included with the project plans, which 
indicates all of the trees identified.  The tree 
report with corresponding descriptions of 
each tree by species, health, etc. should also 
be included.  In addition, notes shall be 
included on the plans which clearly state 
protection procedures for trees that are to be 
preserved.  Any tree care practices, such as 
cutting of roots, pruning the top, etc., shall be 
adequately described and shall have the 
approval of a representative of the Parks and 
General Services Department prior to 
execution. In the event of damage to existing 
trees, a penalty clause shall be replacement 
tree(s) of equal size in D.B.H. unless specified 
otherwise by the Parks and General Services 
Department. 

 
4.6-7(c) Trees identified on the site as Trees of 

Significance, that are proposed for removal, 
shall be replaced either on site or at a nearby 
site deemed acceptable by the Director of the 
City of Davis Parks and General Services 
Department. The Director may require an in-
lieu fee to be paid to the City of Davis Tree 
Preservation Fund instead of or in addition to 
tree replacement. The recommendations for 

Parks and 
General 
Services 
Department 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Parks and 
General 
Services 
Department 
 
City Arborist 
 
 
 

Prior to 
construction 
related activities 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Prior to issuance 
of grading permit 
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avoidance of trees contained in Chapter 37 of 
the City of Davis Municipal Code (Tree 
Planting, Preservation, and Protection) 
should be adopted if feasible. If infeasible, the 
applicant should identify trees slated for 
removal on the site plan, including those with 
encroachments within 30-feet of the drip line 
of trees and develop a tree replacement plan 
that shall be reviewed and approved by the 
City prior to issuance of the grading permit. 
Tree replacement shall be implemented 
according to options outlined in Section 
37.03.070 of the City’s Municipal Code as 
follows: 

 
(i) Replanting a tree(s) on site: Trees shall be 

planted in number and size so that there is 
no net loss in tree diameter at breast 
height (DBH). For example, if one tree is 
removed with a 12-inch DBH size, 
mitigation may consist of a replacement of 
equal size, two trees each 6-inch DBH, or 
four trees each 3-inch DBH. The 
replanted tree(s) shall be minimum 5 
gallon size and of a species that will 
eventually equal or exceed the removed 
tree in size. 

(ii) Replanting a tree(s) off site: If there is 
insufficient space on the property for the 
replacement tree(s), required planting 
shall occur on other property in the 
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applicant's ownership or in City-owned 
open space or park, subject to the 
approval of the City Arborist and 
authorized property owners. 

(iii) Payment to the Tree Preservation Fund in 
lieu of replacement: If in the City 
Arborist's determination no feasible 
alternative exists to plant the required 
mitigation, or there are other 
considerations for alternative mitigation, 
the applicant shall pay into the Tree 
Preservation Fund an amount determined 
by the Director based upon the ISA 
appraisal guidelines or other approved 
method. If the Director approves another 
method of appraisal guideline, the 
Director shall publish notice of that 
approval and notify the permit applicant 
at the time the permit application is 
issued. 

 
 

4.7 Aesthetics 
4.7-2 Construction-related 

impacts to surface water 
quality. 

4.7-2(a) Prior to issuance of the first building permit, 
the developer shall submit a street lighting 
plan for review and approval by the City 
Engineer. Street lightning shall be limited to 
reduced height low-profile fixtures. The Plan 
shall comply with Chapter 6 of the Davis 
Municipal Code- Article VIII: Outdoor 
Lighting Control. 

 
 

City Engineer 
 
 
 
 
 
 
 
 
 

Prior to issuance 
of first building 
permit 
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4.7-2(b) Prior to the issuance of building permits, the 
developer shall submit a lighting plan for the 
review and approval of the Chief Building 
Official of the City of Davis. The lighting plan 
shall include shielding on all light fixtures and 
shall address-limiting light trespass and glare 
through the use of shielding and directional 
lighting methods, including but not limited to, 
fixture location and height. The Plan shall 
comply with Chapter 6 of the Davis Municipal 
Code- Article VIII: Outdoor Lighting Control. 

Chief Building 
Official 

Prior to issuance 
of building permit 

4.8 Hydrology, Water Quality, and Drainage 
4.8-2 Increased stormwater 

runoff from the project 
site contributing to 
downstream flooding. 

4.8-2 In conjunction with the submittal of a tentative 
map, the project applicant shall submit a 
design-level engineering report on the 
stormwater detention and conveyance system 
to the City Engineer demonstrating that the 
proposed project peak flows into the existing 
36-inch storm drain would not exceed 6.2 cfs. 
The report shall also demonstrate that peak 
flows from the site do not coincide with peak 
flows within Channel “A” and demonstrate 
how the system would function to adequately 
treat stormwater runoff prior to being 
discharged into Channel “A.” Stormwater 
detention and conveyance plans shall be 
reviewed and approved by the City Engineer. 

City Engineer In conjunction 
with tentative map 
submittal 

 

4.8-3 Construction-related 
impacts to surface water 
quality. 
 

4.8-3 Prior to commencement of construction, the 
applicant shall obtain a NPDES General 
Permit for Discharges of Storm Water 
Associated with Construction Activity 

State Water 
Resources 
Control Board 
(SWRCB) 

Prior to 
construction and 
ground 
disturbance 
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(Construction General Permit), which 
pertains to pollution from grading and project 
construction. Compliance with the Permit 
requires the project applicant to file a Notice 
of Intent (NOI) with the State Water 
Resources Control Board (SWRCB) and 
prepare a Storm Water Pollution Prevention 
Plan (SWPPP) prior to ground disturbance. 
The SWPPP would incorporate Best 
Management Practices (BMPs) in order to 
prevent, or reduce to the greatest extent 
feasible, adverse impacts to water quality 
from erosion and sedimentation. A copy of the 
SWPP including BMP implementation 
provisions shall be submitted to the Chief 
Building Official. 

 
Chief Building 
Official 

4.8-6 Cumulative impacts 
related to degradation of 
water quality. 

4.8-6 Implement Mitigation Measures 4.8-2 and 
4.8-3. 

N/A N/A  

4.9 Public Services and Facilities 
4.9-1 Ability of existing water 

conveyance facilities to 
meet project water 
demands. 
 

4.9-1(a)  Prior to issuance of building permits, the East 
Area Tank, the East Area Main Upsize, and 
the West Area Main Upsize shall be included 
within the City’s Capital Improvement Plan 
and fully funded for construction.  

 
4.9-1(b) If the following is not included in the City's 

water connection charge at the time the water 
charge is paid for any unit in the project, then, 
in addition to the water connection charge, 
the project shall pay fair share fees for the 

City Engineer 
 
 
 
 
 
City Engineer 

Prior to issuance 
of building 
permits 
 
 
 
At building permit 
issuance  
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above-listed improvements at the time of 
building permit issuance.  This fair share shall 
include any additional costs that the City may 
incur to accelerate the timing of the above-
listed projects. 

4.9-2 Long-term availability of 
water supply to meet the 
project water demand. 
 

4.9-2 The project applicant shall pay fair share fees 
for the future water supply project(s) required 
to meet City demand beyond 2020 at the time 
of building permit issuance. 

City Engineer Prior to issuance 
of building 
permits 

 

4.9-3 Increased demand for 
wastewater disposal. 
 

4.9-3 Prior to the approval of a tentative map for 
the Wildhorse Ranch project, the applicant 
shall submit a design-level wastewater report 
for the proposed project that demonstrates 
how the project’s wastewater will be delivered 
to the Wastewater Treatment Plant. Included 
in the report shall be a determination of the 
capacity of downstream sewer lines and what 
improvements, if any, need to be constructed 
to accommodate and convey the project’s 
additional wastewater, and the construction 
and operational costs of the options. The 
wastewater report shall be subject to approval 
by the City Engineer. The applicant shall be 
required to fully fund and construct the 
necessary wastewater improvements 
determined by the wastewater report.  

City Engineer Prior to approval 
of tentative map 

 

4.9-4 Increased demand for fire 
protection services. 

4.9-4 Prior to the issuance of Certificates of 
Occupancy, the applicant shall pay all 
applicable major project impact fees per the 
impact fee schedule. 

 

Community 
Development 
Department 
 

Prior to issuance 
of certificates of 
occupancy 
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4.9-6 Increased demand for 
school resources. 

4.9-6 Prior to the issuance of building permits, the 
applicant shall show proof to the Community 
Development Department of payment of 
current SB50 and AB 16 school impacts fees. 

Community 
Development 
Department 

Prior to issuance 
of building 
permits 

 

4.9-8 Increased demand for 
park and recreation 
services and facilities. 

4.9-8 Prior to the issuance of Certificates of 
Occupancy, the applicant shall pay in-lieu 
Quimby fees for required park acreage. 

Community 
Development 
Department 

Prior to issuance 
of certificates of 
occupancy 

 

4.10 Climate Change 
4.10-1 Project impacts 

concerning the 
production of Green 
House Gasses. 

4.10-1 In conjunction with the submittal of a 
Tentative Map for the proposed project, the 
project applicant shall submit, for the review 
and approval of the Community Development 
Department, a sustainability plan, which 
demonstrates that the proposed project does 
not conflict with the goals and strategies of 
Executive Order S-3-05, the Attorney 
General’s suggested global warming 
mitigation measures, or City of Davis 
Resolution No. 08-166. The sustainability plan 
shall include, but not be limited to, the 
compliance measures listed in the right 
column of Table 4.10-6, which is labeled 
“Wildhorse Ranch Compliance.” 

Community 
Development 
Department 

In conjunction 
with submittal of 
Tentative Map 
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1.0
Introduction


This Final Environmental Impact Report (FEIR) contains public and agency comments received during the public review period of the Wildhorse Ranch Project Draft Environmental Impact Report (Draft EIR). This document has been prepared by the City of Davis, as lead agency, in accordance with the California Environmental Quality Act (CEQA) and Guidelines (Section 15132). Chapter 1 discusses the background of the Draft EIR, the organization of the FEIR, and lists the fifteen comment letters received.


1.1
Background


The Wildhorse Ranch Project Draft EIR contains the following environmental analysis sections:


· Land Use and Agricultural Resources;


· Population, Housing, and Employment;


· Transportation and Circulation;


· Air Quality;


· Noise;


· Biological Resources;


· Aesthetics;


· Hydrology, Water Quality, and Drainage;


· Public Services and Utilities; and

· Climate Change.

The City used several methods to solicit public input on the Draft EIR. These methods included the distribution of a Notice of Preparation (NOP) on July 5, 2007, Public Scoping Meeting on July 18, 2007, and the distribution of the Draft EIR for a 45-day comment period from April 24, 2009 to June 8, 2009. The Draft EIR was distributed to applicable public agencies, responsible agencies, and interested individuals. Copies of the document were made available at the public counter of the Community Development Department, located at 23 Russell Boulevard, Davis, California 95616 and posted on the City of Davis website.  In addition, a Planning Commission meeting to receive comments on the DEIR was held on Wednesday, June 3, 2009 at 7 pm in the Community Chambers.

1.2
Organization of the Final EIR


The FEIR is organized into the following chapters:


1. Introduction and List of Commenters


Chapter 1 provides an introduction and overview of the document, describing the background and organization of the FEIR. Chapter 1 also provides a list of commenters who submitted letters in response to the Draft EIR.

2. Revisions to the DEIR Text  


Chapter 2 is intended to summarize changes made to the Draft EIR text either in response to comment letters or minor staff edits that do not change the intent or content of the analysis or effectiveness of mitigation measures.


3. Responses to Comments


Chapter 3 presents all of the comment letters received, and responses to each comment. In addition, the chapter includes responses to the verbal comments received at the Planning Commission hearing that was held regarding the Wildhorse Ranch Draft EIR. Each comment letter received has been numbered at the top and then bracketed to indicate how the letter has been divided into individual comments. Each comment is given a number with the letter number appearing first, followed by the comment number. For example, the first comment in Letter 1 would have the following format: 1-1.  


4. Mitigation Monitoring Plan  


The Mitigation Monitoring Plan (MMP) in Chapter 4 includes a description of the requirements of the California Environmental Quality Act. The intent of the MMP is to prescribe and enforce the proper and successful implementation of the mitigation measures as identified within the Environmental Impact Report for this project.

1.3
List of Commenters


The following comment letters were received during the comment period for the Wildhorse Ranch Project Draft EIR:

Letter 1
Jonathan A. Kerr – Resident

Letter 2
Christina A. Frank – Resident

Letter 3
Bridget Binning – California Department of Public Health 

Letter 4
Pamela S. Nieberg – Resident


Letter 5
Susan Monheit and David Balgobin – Water Quality Specialist and 







 Wastewater Treatment and Recycled Water Engineer


Letter 6
Walter A. Bunter Jr. – Resident


Letter 7
Alyssa Begley – Department of Transportation


Letter 8
Albert Lin – Resident

Letter 9
Phil Wyels – Resident

Letter 10
Mark F. Braly – Planning Commission


Letter 11
Karen Hewett and William Vance – Residents


Letter 12
Tansey Thomas – Resident


Letter 13
Ananya Choudhuri – Planning Commission

Letter 14
Whitman F. Manley – Remy, Thomas, Moose, and Manley, LLP

Letter 15
Planning Commission Hearing – Transcript

1.4
Recirculation


CEQA requires recirculation of an EIR when significant new information is added to the EIR after public notice is given of the availability of the Draft EIR for public review, but before certification (Section 15088.5). New information is not “significant” unless the EIR is changed in a way that deprives the public of a meaningful opportunity to comment upon a substantial adverse environmental effect of the project or a feasible way to mitigate or avoid such an effect (Section 15088.5).  


Because this FEIR did not result in the identification of any new significant environmental impacts, or a substantial increase in the severity of an environmental impact, this FEIR does not contain “significant new information,” and a recirculation of the Draft EIR is not required prior to approval.
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