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Introduction

From April 30 through May 28, 2026, the City of Davis invited community members to
participate in the second online survey as part of the Davis 2050 General Plan Update. The
survey asked focused questions about the features of three land use concepts presented at
the April 30 Community Workshop. Residents, students and community stakeholders were
asked to share their ideas, values and priorities regarding how Davis can meet future
housing, jobs and community needs. The survey was available in English and Spanish to
support broader accessibility and participation across the community.

To raise awareness of the survey, the City shared information through multiple outreach
channels, including social media, Facebook groups and targeted email blasts to stakeholder
groups. Community members were also provided with takeaway cards featuring QR codes
linking directly to the survey at the City’s booth during the Davis Chamber of Commerce
Celebrate Davis event on May 15, 2026.

About the Project

The Davis 2050 General Plan Update is a community-driven effort to guide how Davis grows,
moves and adapts over the next two decades. The updated plan will serve as the City's
roadmap for key topics such as housing, mobility, sustainability, parks, climate resilience, and
economic vitality. Community input gathered through surveys, pop-up events and
workshops helps to define the City’s shared vision, goals and strategies for a sustainable and
inclusive future.

Survey Data and Results

The second Davis 2050 General Plan Update Community Survey garnered a total of 216
responses, with 214 submitted in English and 2 in Spanish. It is important to note that not all
submissions responded to every survey question.

The 20-question survey was hosted on SurveyMonkey and was accessible through the
project website, DavisGeneralPlan.com. The survey questions focused on the three land use
concepts presented at the April 30, 2026, Community Workshop, which explored preliminary
ideas for how Davis could meet future housing, jobs and community needs.

The survey was opt-in, meaning participation was voluntary and open to anyone who visited
the survey link. As a result, findings provide valuable insight into the perspectives of engaged
community members but should not be interpreted as statistically representative of the
entire Davis population.
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All questions in the second online survey mirror the questions provided at workshop #2 (April
30, 2026) station activities. Below is a summary of responses collected through the Davis
2050 General Plan Update Community Survey #2.

Question 1

Multiple-response Question: To make Downtown Davis more vibrant, would you prefer to:
(select all that apply)

Responses show that community members most frequently supported a combined
approach to making Downtown Davis more vibrant with 47% selecting both expanding the
Downtown boundary boundaries? and increasing allowable building heights and densities.
Increasing heights and densities within the current footprint also received strong support at
39%, while maintaining the existing Specific Plan with no change received the lowest support
at 5%.

Open-ended responses showed support for a combination of or variations of the concepts
presented. Some comments suggested higher building height limits, while others preferred
no changes to the Downtown Specific Plan regulations. Additional comments also raised
concerns about parking, building height, cleanliness and the maintenance of Downtown'’s
character.

A full list of individual open-ended responses for this question can be found in the Appendix
below.

Q1 Answered: 212, Skipped: 4

Answer Choices ‘ Percentage Responses
Existing Specific Plan: No change 5% 1
Concept 1: Expand the Downtown Davis boundary? | 14% 29
Concept 2: Increase allowable building heights and | 39% 83

allowable densities in Downtown Davis while
maintaining the current footprint

Concept 3: Both 47% 100
Other: (open-ended response) 23% 48
Total 271

Note the responses exceed 216 due to the question type, "select all that apply.”
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Question 2

Multiple-response Question: What types of new development should be prioritized in
neighborhood centers and along the identified transit corridors like 5t Street? (select one)

Responses show strong support for prioritizing mixed-use development in neighborhood
centers and transit corridors with 74% selecting a mix of jobs, housing, retail and services.
Support for single-use options was much lower, including 10% for multi-family housing, 5% for
jobs and 2% for retail and services. This suggests respondents preferred more complete,
mixed-use places rather than development focused on only one use.

Open-ended responses for this question generally supported a mix of housing, retail, services
and community spaces in neighborhood centers and along transit corridors. Many
respondents favored multi-family housing, mixed-use buildings and higher-density
development near transit, while others emphasized neighborhood-serving amenities, such as
grocery stores, cafés, pharmacies and gathering spaces. A few respondents expressed
opposition to new development or concerns about changes to specific corridors.

A full list of individual open-ended responses for this question can be found in the Appendix
below.

Q2 Answered: 212, Skipped: 4

Answer Choices Percentage Responses
New jobs like office and research and 5% 10
development
New multi-family housing 10% 21
New retail and services 2% 4
New mixed-use (jobs, housing and retail and 74% 158
services together)
Other (open ended response) 9% 19
Total 212
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Question 3

Multiple-response Question: What types of business spaces would you like to see more of
in Davis? (select all that apply)

Responses show that retail and services were the most desired type of new business space,
selected by 56% of respondents. Office spaces for small businesses also ranked highly at 40%,
followed by research and development buildings at 36% and health care spaces at 30%.
Larger office buildings, hotels and industrial buildings received lower support, suggesting a
preference for smaller-scale, community-serving and innovation-related business spaces.

Open-ended responses highlighted interest in more locally owned businesses, arts and
cultural venues, entertainment options and spaces that support small businesses and
community activity. Common suggestions included performance venues, artist studios, co-
working spaces, restaurants, recreational businesses and third places for youth and
residents, with some support for tax-generating retail, UC Davis-related research and
development and green economy businesses.

A full list of individual open-ended responses for this question can be found in the Appendix
below.

Q3 Answered: 198, Skipped: 18

Answer Choices Percentage Responses

Retail and services 56% m
Office spaces for small businesses 40% 80
Larger office buildings 1% 22
Research & development buildings 36% 72
Health care spaces 30% 59
Industrial buildings 8% 16
Hotels 10% 19
All of the above 23% 45
None, no new jobs 1% 2
Other (please provide) 19% 37
Total 463

Note responses exceed 216 due to the question type, "select all that apply.”
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Question 4

Multiple-response Question: Which option do you prefer to make progress towards
meeting our jobs needs in Davis? (select all that apply)

Responses show that the most preferred option for meeting Davis’ jobs needs was increasing
allowed intensity on all jobs locations selected by 49% of respondents. Annexing new
employment areas outside current City limits also received notable support at 34%, followed
by increasing intensity at select jobs locations at 30%. Maintaining the existing General Plan
received only 6%, suggesting respondents generally supported changes to help
accommodate future job growth.

Open-ended responses for this question reflected a range of views on how Davis should meet
future job needs. Some respondents supported intensifying existing employment areas,
redeveloping underutilized sites and creating mixed-use employment districts connected to
transit, housing and UC Davis. Others emphasized jobs that provide livable wages, support
ag-tech, small businesses or recreation and generate tax revenue. Several respondents also
noted that technical terms such as FAR (Floor Area Ratio) were unclear and requested
simpler language.

A full list of individual open-ended responses for this question can be found in the Appendix
below.

Q4 Answered: 189, Skipped: 27

Answer Choices Percentage Responses
Existing General Plan: No change 6% 12
Concept I: Increase allowed intensity of select jobs | 30% 51
locations
Concept 2: Increase allowed intensity on ALL jobs 49% 93
locations
Concept 3: Increase the allowed FAR of office, 27% 51

business and industrial zones

Annexation: Add new employment areas outside 34% 64
current City Limits

Other (please provide) 16% 31
Total 302

Note responses exceed 216 due to the question type, "select all that apply.”

DAVIS 2050 [ General Plan Update 7



Question 5

Multiple-response Question: To help accommodate a portion of the city’s housing need,
the General Plan should... (select all that apply)

Responses show that respondents most often supported modestly increasing housing
allowed across all residential neighborhoods, with 35% selecting this option. Other responses
accounted for 21%, while more focused intensification in select neighborhoods received 15%.
Annexation and maintaining the existing General Plan received lower support, suggesting
respondents were more comfortable with citywide, moderate housing increases than with no
change or major outward expansion.

Open-ended responses for this question showed strong interest in using a combination of
strategies to address Davis’ housing needs. Many respondents supported more infill,
increased density, housing along transit corridors, redevelopment of public or faith-based
sites and, in some cases, carefully planned annexation. Several comments emphasized
affordable housing and housing for families, students, young adults, low-income residents
and other groups with limited options. Others opposed new housing or preferred tax-
generating retail, but the most common theme was that no single strategy would be enough
on its own.

A full list of individual open-ended responses for this question can be found in the Appendix
below.

Answer Choices Percentage ‘ Responses
Maintain the existing General Plan with no changes 5% 10
Concept 1: More intensely increase the amount of 15% 28
housing allowed in a select few residential
neighborhoods
Concept 2: Modestly increase the amount of housing 35% 66

allowed across all residential neighborhoods in the city

Concept 3: Intensify allowed housing on select DJUSD 13% 25
sites and allow mixed-use on select faith-based land

Annexation: Add new residential areas outside current | 11% 21
City Limits

Other (open-ended response) 21% 39
Total 189
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Question 6

Multiple-response Question: What building heights and levels of development feel right for
neighborhood centers as we plan for future housing? (select all that apply)

Responses show that 4-story buildings were the most accepted height for neighborhood
centers, selected by 63% of respondents. Support decreased as building height increased,
with 43% supporting 5- to 6-story buildings and 25% supporting 7- to 8-story buildings. This
suggests respondents were generally open to moderate development in neighborhood
centers, but less comfortable with taller building forms.

Open-ended responses for this question showed mixed opinions about appropriate building
heights in neighborhood centers. Some respondents preferred lower-scale development of
two to three stories, especially near existing single-family neighborhoods, while others
supported four to six stories or taller buildings where they could help address the housing
shortage. Many comments emphasized that height should depend on location,
neighborhood context, transit access, design quality, parking and the need to maintain Davis’
character while still allowing more housing.

A full list of individual open-ended responses for this question can be found in the Appendix
below.

Q6 Answered: 188, Skipped: 28

Answer Choices Percentage Responses
4-story building 63% 18
5-6-story building 43% 80
7-8-story building 25% 47
Other (please provide) 14% 26
Total 271

Note responses exceed 216 due to the question type, "select all that apply.”
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Question 7

Multiple-response Question: What building heights and levels of development feel right for
transit corridors as we plan for future housing? (select all that apply)

Responses show that 5- to 6-story buildings were the most supported height for transit
corridors, selected by 53% of respondents. Four-story buildings were supported by 40%, while
7- to 8-story buildings were supported by 38%. Compared with neighborhood centers,
responses suggest greater comfort with taller buildings along transit corridors, where higher-
density housing may feel more appropriate.

Open-ended responses for this question generally showed more openness to taller and
denser housing along transit corridors than in neighborhood centers, especially near
Downtown, UC Davis, major intersections and areas with strong transit potential. Many
respondents supported focusing on growth where walking, biking and transit connections are
strongest, while also calling for transitions near existing neighborhoods and high-quality
design. Some preferred keeping buildings to three stories or less, while others supported
much taller buildings to help meet housing needs.

A full list of individual open-ended responses for this question can be found in the Appendix
below.

Q7 Answered: 189, Skipped: 27

Answer Choices Percentage Responses
4-story building 40% 75
5-6-story building 53% 100
7-8-story building 38% 71
Other (please provide) 13% 24
Total 270

Note responses exceed 216 due to the question type, "select all that apply.”

DAVIS 2050 / General Plan Update 10



Community Survey #2 Summary

Question 8

Multiple-response Question: Should housing projects along transit corridors (proposed in
5th St, Cowell Blvd, Russell Bivd and Covell Blvd) and in neighborhood centers (proposed in
Westlake Plaza, Anderson Plaza, Oak Tree Plaza, Davis Manor Center, Fifth Street Plaza,
Oakshade Town Center) be allowed to move forward without required commercial space if
that helps make housing easier to build? (select one)

Responses show that 45% of respondents supported allowing housing projects in all transit
corridors and neighborhood centers to move forward without required commercial space if it
helps make housing easier to build. However, 35% said projects should include both housing
and commercial space. This suggests there was support for flexibility to encourage housing
production, but also a strong interest in maintaining mixed-use development where possible.

Open-ended responses reflected a balance between allowing flexibility for housing
development and preserving neighborhood-serving commercial uses. Some supported
removing commercial requirements to make housing easier to build, while others
emphasized keeping shops, services and gathering places in neighborhood centers. Several
comments suggested this should depend on the specific site and surrounding services.

A full list of individual open-ended responses for this question can be found in the Appendix
below.

Q8 Answered: 186, Skipped: 30

Answer Choices Percentage Responses

Yes, all transit corridors and 45% 84
neighborhood centers

Yes, specific transit corridors 6% 1
and neighborhood centers. If so,
please list

No, projects should include 35% 65
housing and commercial space

No; I do not support residential | 1% 2
projects in these locations

No; new housing should be 3% 6
located outside of City limits

Other (open-ended response) | 10% 18
Total 186
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Question 9

Multiple-response Question: If neighborhood centers were to redevelop, what should the
City prioritize on the sites? (select one)

Responses show that respondents most frequently wanted neighborhood centers to prioritize
a mix of jobs, housing and open space with 54% selecting this option. A mix of jobs and
housing followed at 27%, while single-use options such as jobs alone or housing alone
received very low support. This suggests respondents favored balanced redevelopment that
includes multiple community benefits rather than focusing on one use.

Open-ended responses for this question emphasized that redeveloped neighborhood
centers should continue to serve nearby residents with a mix of housing, retail, services and
community gathering spaces. Several respondents supported mixed-use redevelopment
with shaded plazas, outdoor seating, improved bike and pedestrian access and
neighborhood-serving businesses. Others cautioned against replacing shopping centers
entirely with housing, noting the importance of preserving access to daily needs and tax-
generating retail.

A full list of individual open-ended responses for this question can be found in the Appendix
below.

Q9 Answered: 188, Skipped: 28

Answer Choices Percentage Responses

Jobs alone 29% 4

Housing alone 3% 5

Housing and open space 7% 14

A mix of jobs and housing 27% 50

A mix of jobs, housing and open space | 54% 102

Other (open-ended response) 7% 13

Total 188
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Question 10

Multiple-response Question: What kinds of design guidelines should shape how future
development looks and feels outside the City limits? (select all that apply)

Responses show broad support for design guidelines in future development outside City
limits. Variety of housing types ranked highest at 71%, followed closely by infrastructure for
multi-modal transportation options at 70% and street trees at 68%. Walkable block sizes,
neighborhood-serving amenities, connected streets, open space networks and sidewalks
also received strong support, suggesting respondents wanted future development to be
walkable, connected, green and varied in housing type.

Open-ended responses to this question focused on the importance of thoughtful, connected
and community-oriented design if future development occurs outside City limits. Many
respondents emphasized protected bike lanes, walkability, transit access, connected
greenbelts, open space, lighting, plants, and climate-responsive design. Others opposed
development outside City limits altogether or urged the city to prioritize infill first. Several
comments also called for affordable housing, neighborhood-serving retail, arts and
community spaces and design that avoids gated or isolated communities.

A full list of individual open-ended responses for this question can be found in the Appendix.

Answer Choices Percentage Responses

Connect new streets to the existing street network 61% 108
Walkable block sizes 64% n4
A street grid configuration 23% 40
Continuous sidewalks along streets 55% 98
Infrastructure for multi-modal transportation options 70% 124
Connected network of different types of open spaces 59% 105
Buffers for agricultural and natural resources 50% 89
Street trees 68% 121
Variety of housing types 7% 126
Neighborhood-serving uses and amenities 63% n2
Other (open-ended response) 16% 29

DAVIS 2050 [ General Plan Update
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Total 1066

Note responses exceed 216 due to the question type, "select all that apply.”

Question 11

Multiple-response Question: Should future development outside the current City limits
focus on jobs, housing, a mix of both or something else? (select one)

The highest percentage of responses (46%) show support for future development outside the
current City limits focusing on a mix of jobs, housing and community amenities. While 20% of
respondents prefer to see the area outside current City limits for habitat and agricultural
preservation (20%) or a mix of jobs and housing (13%). Jobs alone and housing alone each
received only 2%, suggesting respondents preferred either a comprehensive mixed-use
approach or preservation over single-purpose development.

Open-ended responses for this question showed that many respondents preferred future
development outside City limits, if it occurs, include a mix of housing, jobs, amenities and
preservation. Comments emphasized complete communities with neighborhood-serving
retail, public transportation, open space, agricultural and habitat preservation and
community-oriented jobs. Several respondents opposed outward expansion or warned
against sprawl, while others supported some growth if it is compact, transit-connected and
financially sustainable.

A full list of individual open-ended responses for this question can be found in the Appendix.

Q11 Answered: 177, Skipped: 39

Answer Choices Percentage Responses
Jobs alone 29% 3
Housing alone 2% 3
Mix of jobs and housing 13% 23
Mix of jobs, housing and community amenities 46% 81
Habitat and agricultural preservation 20% 35
None, we shouldn’t be considering this strategy 8% 14
Other (open-ended response) 10% 18
Total 177
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Question 12

Multiple-response Question: What types of jobs would you like to see created in future
development outside of City limits? (select all that apply)

Responses show that a mix of jobs are generally well supported for development outside City
limits. Research and development garnering the highest percentage of responses at 47% with
agriculture and agricultural tech also ranked highly at 40%, followed by technology at 33%,
retail and commercial at 32%, a mix of all of the above garnered 31% and health care at 30%.
Industrial uses and hotels received lower support, suggesting interest in innovation, research
and agriculture-related employment over heavier or visitor-serving job types.

Open-ended responses for this question reflected interest in a broad mix of job types with
several respondents emphasizing community-oriented employment rather than only
traditional office, industrial or research roles. Comments mentioned non-profits, arts and
cultural jobs, UC Davis-related work, wellness, recreation, entry-level jobs for students and
spaces for creative-sector workers. Some respondents questioned whether jobs should be
planned outside City limits at all, while others emphasized that future growth areas should be
clearly designated and tied to mixed-use development. A full list of individual open-ended
responses for this question can be found in the Appendix.

Q12 Answered: 171, Skipped: 45

Answer Choices Percentage Responses

Retail and commercial 399, 55
Office 19% 33
Research & development 47% 81
Health care 30% 51
Technology 33% 57
Industrial 14% 24
Agriculture and agricultural tech 40% 69
Hotels 10% 18
All of the above 31% 53
None, no jobs here 8% 13
Other (open-ended response) 10% 18
Total 472
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Note responses exceed 216 due to the question type, "select all that apply.”

Question 13

Multiple-response Question: What types of housing would you like to see created in future
development outside of City limits? (select all that apply)

Responses show that a variety of housing types, including missing middle housing and
affordable housing for seniors, teachers and low-income individuals were the most desired
housing types outside City limits, each selected by 47% of respondents. Mixed-use housing
also received strong support at 42%, followed by multi-family housing at 37%, and a mix of all
of the above at 30%. Single-family housing received lower support at 19%, suggesting
respondents preferred a mix of more diverse and affordability-focused housing options.

Open-ended responses showed interest in housing that is affordable, diverse and responsive
to a wider range of community needs if development occurs outside City limits. Respondents
mentioned housing for young adults, artists, students, creative-sector workers and low-
income residents, as well as mixed-income and higher-density housing. Some supported
minimizing single-family development, while others preferred lower-density housing with
usable yards. Several comments questioned why housing should be built outside Davis at all
or emphasized that services and resources should be planned alongside any new housing. A
full list of individual open-ended responses for this question can be found in the Appendix.

Answer Choices Percentage Responses

single-family housing (one home per lot) 19% 33
Missing middle housing (e.g., townhomes, duplexes) 47% 82
Multi-family housing (e.g., apartments, condos) 37% 65
Mixed-use housing (jobs with housing together) 42% 75
Affordable housing for seniors, teachers and low-income | 47% 82

individuals

All of the above 30% 52
None, no housing here 12% 21
Other (open-ended response) 10% 18
Total 428

Note responses exceed 216 due to the question type, "select all that apply.”
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Question 14

Multiple-response Question: What community amenities would you like to see in future
development outside City limits? (select all that apply)

Responses show that public gathering spaces and parks were the most desired community
amenities in future development outside City limits selected by 55% of respondents. Open
space for agricultural or habitat preservation followed closely at 49%, with agricultural buffers
at 38%, renewable energy spaces at 34% and a mix of all of the above at 33%. This suggests
respondents prioritized a variety of parks, open space and environmental features.

Open-ended responses for this question highlighted a desire for amenities that support
recreation, arts, gathering and active transportation in future development outside City limits.
Respondents mentioned parks, sports fields, community centers, dog parks, outdoor theaters,
maker spaces, artist studios, galleries and arts and culture spaces. Many also emphasized
connected trails, protected bike lanes, tree canopy, public transportation, neighborhood
power grids and free places for people of all ages to gather.

A full list of individual open-ended responses for this question can be found in the Appendix.

Q14 Answered: 175, Skipped: 41

Answer Choices Percentage = Responses

Open space for agricultural or habitat preservation 49% 85
Agricultural buffers 38% 67
Non-profit spaces 21% 36

Civic offices and infrastructure 15% 26
Renewable energy spaces 34% 59

A mix of all of the above 33% 57

None, no community amenities here 6% 1

Other (open-ended response) 14% 24

Total 461

Note responses exceed 216 due to the question type, "select all that apply.”
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Question 15

Rating-scale Question: If future growth outside the current City limits is considered, would
you support an urban limit line to guide and manage that growth?

Responses show strong overall support for using an urban limit line to guide and manage
future growth outside current City limits. A combined 63% of respondents agreed or strongly
agreed, while only 10% disagreed or strongly disagreed. This suggests most respondents were
supportive of using an urban limit line as a growth management tool.

Open-ended responses to this question showed mixed views on an urban limit line with many
comments focusing more broadly on whether Davis should expand beyond its current City
limits. Several respondents opposed outward expansion and favored infill, farmland
preservation and limits on sprawl. Others supported an urban limit line if it is permanent,
environmentally protective or paired with minimum-density requirements, while some felt it
should be time-bound or flexible enough to accommodate future housing needs. Several
comments also requested more information about how the line would work and how it would
relate to voter approval.

A full list of individual open-ended responses for this question can be found in the Appendix.

Q15 Answered: 176, Skipped: 40

Answer Choices Percentage Responses
Strongly agree 32% 57
Agree 31% 54
Neutral 15% 26
Disagree 4% 7
Strongly disagree 6% 1
Other (open ended) 12% 21
Total 176
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Question 16

Rating-scale Question: Do you generally support the proposed Urban Limit Line as drawn?
If not, how should it change?

Responses show more mixed support for the proposed Urban Limit Line as drawn. A
combined 38% agreed or strongly agreed, while 25% were neutral and 26% selected “other,”
indicating that many respondents may have wanted changes or had specific comments.
Disagreement was relatively low at 11% combined, suggesting that while outright opposition
was limited, there was not as strong of a consensus on the exact proposed line as there was
for the general concept of an urban limit line.

Open-ended responses to this question showed uncertainty and concern about the
proposed urban limit line as drawn. Many respondents said they heeded more information or
could not see the map or proposed line clearly enough to answer. Among those who
commented on the line itself, some felt it was too large or encouraged sprawl, while others
supported a smaller footprint, different growth areas, more focus west or north of the city or
no limit line at all. Fewer respondents supported further growth or expansion, particularly to
address housing needs.

A full list of individual open-ended responses for this question can be found in the Appendix
below.

Q16 Answered: 173, Skipped: 43

Answer Choices Percentage Responses
Strongly agree 9% 16
Agree 29% 51
Neutral 25% 43
Disagree 5% 8
Strongly disagree 6% 10
Other (open ended) 26% 45
Total 173
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Question 17

Community Survey #2 Summary

Multiple-choice Question: Do you live in Davis?

Q17 Answered: 176, Skipped: 40

Answer Choices Percentage Responses
Yes 91% 161
No 8% 15
Total 176
Question 18
Multiple-choice Question: What is your age range?
Q18 Answered: 177, Skipped: 39
Answer Choices Percentage Responses
Under18 0% 0
18-24 16% 28
25-34 15% 27
35-44 15% 27
45-54 16% 28
55 - 64 12% 22
65 or older 25% 45
Total 177
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Question 19

Multiple-choice Question: What best describes your background?

Q19 Answered: 176, Skipped: 40

Answer Choices

White or Caucasian

73%

Percentage

129

Responses

Black or African American

1%

Hispanic or Latino

8%

15

Asian or Asian American

10%

18

Native American or Alaska
Native

1%

Native Hawaiian or other Pacific
Islander

1%

Another race

6%

1

Total

176

Question 20

Multiple-choice Question: What best describes your housing status?

Q20 Answered: 178, Skipped: 38

Answer Choices

Irent my home

Percentage

Responses

33% 59
lown my home 64% 114
lam unhoused 0% 0
Other 3% 5
Total 178

DAVIS 2050 / General Plan Update
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Survey Data and Results Appendix

The following pages include all individual responses for each open-ended survey question.

Question 1

Multiple-response Question, “Other” open-ended responses: To make Downtown Davis
more vibrant, would you prefer to: (select all that apply)

More walkability and less cars

Broad increase in allowable density and mixed-use. Design standards, parking regs,
building codes, everything should be geared towards hosting more residents and
smaller businesses in and near downtown, with residential and commercial units that
can host a wide variety of occupants and a regulatory framework to allow more
diverse development. Denser near Amtrak and existing nodes, while also expanding
and creating new ones.

Concept two, but there needs to be additional parking

I would like to see a citywide survey of open lots, potential infill and large lots currently
used for a single purpose that might be expanded.

First and 3™, depending on how the 3rd is implemented

Better and more parking: garages, free parking

Get rid of eye-sore fast food and sore-eye glaring LED lights

Expand Downtown Plan to include Olive Drive and Nishi Parcel

Please implement the Downtown Specific Plan adopted in 2018. Also, conform the
General Plan Update with the DSP form-based code.

Downtown needs more parking, somehow. | often avoid downtown because it's so
crowded.

"Vibrant” means what? I'd like places to shop and eat rather than an extension of the
UCD campus.

Make it less difficult to bring creative new projects into downtown by being able to
move through city permitting and reducing costs. New businesses don’'t want to deal
with starting up in Davis.

Increase allowable building heights but only in core areas that would not diminish
existing residents’ quality of life. They deserve sunlight and privacy, too.

Mixed-use with jobs, housing and retail together

Support both, as long as residential is not taken away as part of the boundary
expansion.

Vibrant- Bold colors?

Support both as long as residential is not taken away

DAVIS 2050 [ General Plan Update 22



I am open to both - focusing early on higher buildings and densities and then
expansion with the same density considerations.
Do something to address the number of vacancies.
Charge landlords a vacancy tax, require a vacancy registry.
Please be mindful of scale when adding multi-story buildings to an existing
neighborhood--thoughtful, smart growth.
Incorporate an arts-based approach, considering the arts are extremely robust in
Davis and a main reason why visitors come to downtown; focus on housing for artists,
arts as an economic driver, etc.
We need more condos/townhomes downtown, to ease parking problem and increase
residential foot traffic for retail. Townhomes and condos. Not student housing.
Downtown has become a student food court. Only way to reverse that is to encourage
non-students to live downtown.
Put in a police substation and enforce crime. Also fill the empty storefronts before
expanding. It's a ghost town.
Clean up downtown. It looks shabby, dirty and worn. Needs to be more than just a food
court for UCD students.
Work on filling existing vacant spaces before building new structures.
Start with concept 2, then add concept 1if needed.
Get rid of the vagrants.
Create programs to attract business to the downtown.
Do nothing. Downtown Davis is fine as it is.
There are too many empty businesses, provide incentives for infill.
Allow for expanded use for buildings in downtown and Davis.
Both, but I think it should expand into Old North Davis and Old East Davis and Central
Davis, not just Olive Drive.
Something | would like to see increase is multipurpose residential and commercial
buildings.
Build up and add affordable housing on top.
The downtown plan with form-based code.
I'd love to see mixed-use development with housing interspersed with commercial
properties.
Anti-train horn ordinance
The downtown is beginning to look worn and rundown with a high number of
vacancies. Well, not exactly a land used issue any increase in downtown intensities
needs to serve all representatives in the community not just the student population.
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Expanding the downtown area sounds good, but | would prefer to expand east or
north rather than to Olive. | also like zoning up, but I'm not sure | want to go all the way
to 7 stories. Most of downtown is only 2 right now, so | think getting to 4 would be good
More affordable housing, especially for low-income people and students/ students with
families! Also, can we please get some of these affordable housing units to suck less? |
live in one, and my neighbor’s cooking sets off my fire alarm because we have terrible
HVAC and recirculating range hoods. Also, they have an expired license, so they're
operating illegally anyway.
Hard to make Olive Dr feel part of downtown- it is separated by train tracks and so
close to 180
Suggest incorporating more pedestrian-only downtown areas with nearby bike and car
parking (even decks)
Expand the boundary of downtown, but make it mixed-use and don't allow any building
above 3- 4 stories in order to maintain a human scale.
Even more development, both housing and business and lots of height
Keep using the downtown plan as it was developed and plan an update in 10 years to
add more density, extend form-based code along 5th Street to 4-6 stories tall
More pedestrian-friendly spaces - protected bike lanes all areas of the downtown
Allow 3-story structures downtown

Question 2

Multiple-response Question, “Other” open-ended responses: What types of new
development should be prioritized in neighborhood centers and along the identified transit
corridors like 5t Street? (select one)

No development

All of the above, but transit corridors should be high priority for density and mixed use
that promotes walkability and transit use

Multi-family housing integrated with mixed-use retail/services

Both: multi-use buildings, with commercial on the bottom and residential on top.
High-density residential buildings

Please see the citizen-created proposed plan described in this article:
https://davisvanguard.org/2026/05/transit-oriented-growth-davis/

Probably not a lot of jobs and office are viable but more housing stop retail is key. Also -
zone every apartment area as 7 stories.

Townhomes, attached housing with play areas, co-op housing
Mixed use, including affordable arts studios and/or artist housing

We need a balance --housing, services and retail--We need housing and to increase
our tax base
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Mixed-use, but not limited to jobs, housing and retail services; think about community
spaces like the Community Garden and about how you can have housing facilities for
artists and art studios that will drive a local community and economy

A combo of new multi-family housing and new retail/services. These should be
concentrated along transit corridors. However, this housing should be student-focused.
It is students who overwhelmingly use public transit in Davis and the routes are
designed around UC Davis. The housing along transit should cater to students.
High-density entry level with a smaller footprint in terms of square footage
Tax-producing retail

None, bth Street is fine as it is.

All of the above, jobs, housing and office and research facilities

Each neighborhood should consider where to add their fair share of housing to meet
the 7,300 units by 2050.

New multi family low/mixed income housing (but also why does the amount of low
income units always have to be proportionally so low!)

Every neighborhood should have a cluster of core services within a 15-minute walk:
grocery store especially, but also things such as a pharmacy, a cafe (third space
gathering space), restaurant/s. Things that foster getting people out of cars, ways of
interacting with neighbors. Park areas for easy access to green space that also serve as
wildlife habitat.

Question 3

Multiple-response Question, “Other” open-ended responses: What types of business
spaces would you like to see more of in Davis? (select all that apply)

None

| think there are appropriate areas for all and ways to accommodate many of them in
more areas. The community often is attracted to smaller locally owned businesses,
especially those that serve community needs (such as pharmacies, grocery,
restaurants and cafes, etc). Figuring out a way to foster them while encouraging
businesses and development that will bring jobs, tax revenue and maybe continue to
attract new businesses and residents is important. Want to address vacant store fronts,
increase non-car commuting to jobs, and create more walkable and transit-oriented
neighborhoods (all being bike friendly, ofc). Use land use to accomplish that.

More performance venues for both local and touring artists

Light manufacturing

Affordable for small businesses, accessible and welcoming to pedestrians

Locally owned businesses for local shopping not big box stores or Amazon

Residential buildings

Home Depot & Costco on the perimeter somewhere, like Mace or Chiles Roads

Any that shows interest, except hotels

Entertainment

Fear national restaurants and store chains. We need to give local businesses a chance.
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Live theatre spaces

Hard to imagine businesses choosing to build here. Small business is maybe most
viable?

More activities and services for long-term residents, especially those under 21.

Selective R&D - No overbuild spec. R&D or isolated office parks. We should encourage
smaller-scale innovation districts, mixed-use innovation space and research tied
closely to the university.

Tax generating

I'm not sure how these get filled without more housing. Many of these would be filled
with lower-income jobs, which Davis doesn’t have housing for. Would this simply lead to
more traffics into the city since people can't afford to live here?

Research and Development would build on our relationship with UCD. However, | don't
know our current supplies of each of these to answer this question.

Art and spaces where people use it collectively

Retail and services as well as space for artists to work

Community centers and homeless shelters

Whatever businesses shows interest. No need for hotels though surely

Move away from a capitalist approach. Retail, office spaces, industrial spaces are not
what is needed. Consider spaces that support the arts (i.e. artist studio spaces),
environmental conservation, public access spaces like community centers and free
resources like food banks, women's shelters, etc.

Davis should not be overly reliant on one sector. It should diversify its offering of
business spaces to weather downturns in certain sectors.

More bars and sit-down restaurants
Third spaces for the kids to hang out

You need to comply with state and figure how to build workforce and lower-income
housing. What is being built is not affordable.

Locally-owned businesses, cooperative businesses
Tax-generating retail

Affordable spaces for artists to work, renearse, show work, more arts and cultural
venues

Mix of uses and residential..along the lines of Santana Row.

Recreational businesses to do something downtown besides drink and eat. Parking
needs to be improved.

More street food vending and small-scale pop-up opportunities on the greenbelt
UCD builds on its ample land for its buildings.

Industrial if there is sufficient EIR done and we are sure it won't like reduce air quality
and give kids asthma

Businesses of diverse sizes especially related to the green economy
Would love to see some places that are co-working spaces
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Question 4

Multiple-response Question, “Other” open-ended responses: Which option do you prefer to
make progress towards meeting our jobs needs in Davis? (select all that apply)

o | prefer these, but I'm targeting certain areas, especially if they have the potential for
transit trip generation (I'd like to see big focuses on the rail corridor: F and Covell and
Mace and I-80, as they are targets for stations on CERs ValTrain initiative). Smart
annexation is fine but should be done sparingly

e DNK: Are you asking if | want an Amazon warehouse??? | would like to see what
businesses have left due to lack of space; what businesses have shown interest but not
settled.

o Extend UC Davis into residential-adjacent areas on east side

e Please see the citizen-created proposed plan described in this article:
https://davisvanguard.org/2026/05/transit-oriented-growth-davis/

e |l don't even know what ‘allowed intensity’ or FAR' means. More jobs sounds good to me,
but also needs more family housing.

o The people who live here now and work elsewhere aren’t going to move their job here,
so then you're left with solving the commute into Davis for work. Those jobs are low pay
and you need housing, not jobs.

e | don't know what FAR is

* What is the argument for adding jobs here since UCD has been growing for decades?

o | support densification & all growth that meets our requirements.

e Conversion of under-utilized sites that make better use of space, e.g. Research Park in
South Davis and big tilt ups on 2nd street (lots of wasted space there).

o Possibly Annexation (with strong conditions). Prioritize strategically located mixed-use
employment districts connected to transit, housing and UC Davis. Focus on flexible
innovation space, small business growth and walkable urban development rather than
large auto-oriented office parks or blanket intensification of all employment areas.

o Outside city limits could be an opportunity for things like ag-tech that support long
term agriculture in the region.

e Focus on ag-tech outside city limits that support the long-term viability of agriculture
¢ Que aumente el salario minimo (Increase the minimum wage).

e Don't know what FAR is

e | have no idea

¢ | do not understand these terms, please define what you are asking people who are not
developers

o Whatever brings the most net tax revenue to City of Davis

e As alocal who did not study at UCD, there are few jobs in Davis that support the cost of
living. Part-time, minimum wage jobs are available, but they do not support the cost of
living. It is difficult to find a full-time position within Davis that has pay and hours
equivalent to, for example, a lab position at UCD, for anyone who does not have a
background in science and agriculture.
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We will have to do both: allow for more job growth within the city, and we will have to
add employment centers outside the city limits. | strongly recommend that the City
FIRST develop design standards for these commercial areas. Davis does not want non-
descript tilt-up. The beautiful Nugget Market HQ development on Mace is an excellent
example of how commercial development can be done right in Davis. | would like to see
more of that.

No opinion
We don't need more jobs;we need more retail that generates taxes.
All of this is important and will happen if there is affordably priced and located housing.

We don't need more jobs in this city; most of the people living here are students or
elderly.

Expand use to include recreational business. Downtown is dead;we need activities to do
after eating and shopping.

Out of all the strategies, | think they're all important. However, | especially expanding
and intensifying downtown, intensifying the industrial area and intensifying low density
housing

Add double the HCD housing rec: 15,000 units by 2050
Please write this in layman’s language so we can understand the choices clearly!!

UCD Builds on their ample land for their building and helps with public transportation
routes

| specifically like reducing parking lots and building on that land
More density along 180 and 5th Street as well as either side of the greenbelt

Question 5

Multiple-response Question, “Other” open-ended responses: To help accommodate a
portion of the city’s housing need, the General Plan should... (select all that apply)

Why is there no option for picking more than one option? These options are not
mutually exclusive. Annexation and concepts 2 and 3 are all appealing to me.

Fill in, no sprawl. Residential living above stores and office buildings

All of the above, but the most important is concept two. Yes, it is smart and necessary to
densify certain areas (near any existing or high-potential transit service, job, or
destination concentrations like downtown, South Davis and especially, the campus to
allow students to walk and bike and support new businesses) but the amount of land
(at least between Pole Line, Covell, Sycamore and even south in Solano County near
Olive Dr and the RR) that doesn't currently allow for at least 4 units per parcel and
certain neighborhood retail and commercial is hampering us and not fitting of a small
town. Davis can support its character and uniqueness without locking itself in amber.
Form based codes should be considered in several new neighborhoods, most
especially near UC Davis and Downtown

Aggressively increase the amount of housing allowed on all residential areas
Dense infill across the city.
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Existing general plan, do UCD housing on campus core save ag land, DJUSD housing,
save historical neighborhood save measure J/R/D for peripheral growth to be citizen
decided,

Require contribution for infrastructure paid by existing residents such as green space in
Mace Ranch

Please see the citizen created proposed plan described in this article:
https://davisvanguard.org/2026/05/transit-oriented-growth-davis/

Single family homes as only housing to be built is a mistake

Push back on State regulations and laws that took away the ability of local government
to create an environment that the community embraces.

| support intense densification along our transit routes, egalitarian growth elsewhere, all
growth that meets our densification goals.

All the concepts - more housing in all areas.

Modestly increase the amount of housing allowed along transit corridors

Modestly increase housing across heighborhoods and encourage DJUSD sites and
faith-based land

Focus on housing that is not monopolized by landlords, hotels, wealthy Davis locals,
AirBnB renters, etc., while also considering conservation of indigenous land in and
around Davis. Provide housing with the intention to support specific communities, such
as Native Americans, migrants, artists, families, low-income students and
unhoused/impoverished Davis locals.

| think the City will have to do a combination of Concepts 1 and 3 and also annex
additional land. Housing densities should be increased along transit corridors and the
train station and greatly encouraged downtown to increase foot traffic for retail.

Add single family — low-income housing - expanding city limits and make them for the
young folks here trying to use this city to settle down soon this city will be nothing but
old folks homes and dorms. Davis has so much life to it we really need to focus on the
next round of families and the forgotten about post-college, pre-marriage people.
Increase the intensity along public transportation corridors (see
https://davisvanguard.org/2026/05/transit-oriented-growth-davis/ )

We don't need more housing. We need tax producing retail.

A combination of the above options

No new housing. We already have a ton of houses that just sit empty year-round and
some that sit empty any time that college isn't happening.

| don't like choosing between these options. Modest or significant increases in housing
density are needed across the entire city in order to evenly distribute growth.
Annexation is also needed to increase housing during slower cycles of
infill/redevelopment

1,2and 3

Allow 4-5 story developments until 7,300 units reached to encourage first come
applications and speedy compliance with upzoning--- while considering annexation to
the south --- with a land swap with Solano County to build in areas not in the floodplain
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e 2and 3

e Student Housing on UCD Land

e Concept ], 2, 3 and annexation

e Yes to concepts 2, 3 and 4.

e | actually think the city should use a combination of all of the above, which was not an
option provided.

o | prefer concept 1 while also allowing upzoning on DJUSD and faith-based sites.

« Both increase density and multiuse and (since increasing density takes too long) add
new residential areas.

o Combine the concepts to actually match the RHNA goals- crank up the upzoning.

e Intensely increase the amount of housing allowed in all residential neighborhoods
throughout the city and use public lands to build public housing.

¢ All options should be implemented. We need more housing, period.

e Combine the plans.

e Concept 2, 3 and annexation

e We should be considering all of these options! Davis needs much more housing than
any one of these strategies can provide. We should be doing all of these: intensely
upzoning areas that can support it AND moderately upzoning other areas as well,
including land that is currently zoned single family.

o A combination of strategies should be used to maximize housing

e Annexto the South where land is not in a floodplain

Question 6

Multiple-response Question, “Other” open-ended responses: What building heights and
levels of development feel right for neighborhood centers as we plan for future housing?
(select all that apply)

e 3 story max

o 3 stories or less

¢ | wish the pictures were better, to some extent. | know it can be hard, but there are so
many beautiful buildings at different heights. More height, density and mix of uses is
vital, but we should be using what tools the city has to promote a variety of building
and housing types (rented and owned). There are good examples downtown (within
steps of central park). IF smaller attached and detached, single-family homes and
more small multi-family buildings are allowed in most of the existing R-1
neighborhoods, then 4 stories in most neighborhood centers should be fine. But certain
places can benefit from hosting 5/6 stories and several bigger ones would not hurt us,
especially near the aforementioned nodes.

« Taller 5/6 or 7/8 story would be fine downtown or student housing very near campus

e maybe higher downtown, stagger heights so not so high right on sidewalk, depends on
spacing and neighborhood needs and residents don't block their gardens or solar
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¢ | have heard we have an abundance of apartments and need more family housing. If
there are large apartments, having some really geared towards family communal
spaces with smoke-free policies would be much more appealing.

e These are most affordable to build.

e Again, you can't surround single family with 5-6 story buildings.
o 2-4 story buildings with mixed use along transit corridors

e Convert single family home lots to 4-unit condos.

e This completely depends on the real estate market and the cost of financing. Taller
buildings are much more expensive to build so the market will have to support this.
Davis has high rents/prices, but not high enough to finance very high densities. | would
say 4-5 (maybe 6) stories seems right for the size of Davis and real estate prices. Six
stories for example could be by the train station.

e 3 story max

e 2-3 story buildings and townhomes, condos

« Whatever as long as they are not in traditional residential

o The height that Developers can pencil out their projects with

e We don't need any ridiculously large buildings in Davis, we are not a major city, we are a
small college town.

» As many stories as possible! We're in a severe housing shortage.

e Parking needs to be planned. All these developments say people will bike, but they
don't, they need to provide a parking plan for their residents.

o 6/7-story!ll 671111 6-7111!

* It depends on the neighborhood—single one-story neighborhoods like mine should be
more like 3 stories whereas 2-story home neighborhoods could be 4 stories

o Hopefully these developments add character to the area

e As much upzoning as possible

e 3 story

¢ |t depends! No one building size will be the perfect option for every neighborhood.
Planning for neighborhood centers should take into account transit potential, services
potential, environmental impact and much more. That being said, the city should zone
for as much housing as healthy when designing neighborhood centers.

« 9/10 11/12 sky’s the limit

» 3-story buildings

Question 7

Multiple-response Question, “Other” open-ended responses: What building heights and
levels of development feel right for transit corridors as we plan for future housing? (select
all that apply)
e 3-story max
o 3 stories and below
e Depends on the corridor, but Anderson south of Covell, Russell and A-B streets near
campus (especially near MU) and along 5th could benefit from denser and taller
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housing development. Intersections and shopping centers on Covell, Cowell, Mace and
Pole Line, Westlake and areas that could see rail and regional transit could use some
height; | wouldn't be opposed to large buildings provided they were in the right area
that was walkable and well connected with transit, jobs and everyday needs. Important
to allow many developments and architectural styles to avoid feeling institutional or
cold and to assuage neighborhood concerns

See previous response: higher in downtown or near UC Davis

Designate some transit corridors for more than 8 story

same as previous

How about smaller 3-bedroom homes or duplexes?

Greater housing intensity should be focused along transit corridors, particularly on
underutilized commercial sites and near major transit connections. Building heights
should transition appropriately near existing neighborhoods and emphasize high-
quality urban design, walkability, active ground floors and bicycle infrastructure.
2-3 story buildings along transit corridors

Again, this depends of the real estate market. The City can zone something, but it may
never get built. | think the market might be able to support 4 stories in suburban transit
locations, with 5-6 stories downtown and perhaps by the train station for people who
commute to Sacramento.

2-3 story buildings and townhomes, condos
whatever as long as they are not in traditional residential

Depends on the location off the transit corridors - lower height on Covell, higher on 5th
Street

Just keep things the way that they are.
As many stories as possible!
What can the public safety cover?

These are weird choices for transit corridors. Look at a Unitrans map. Covell and Cowell
only have our super delayed P/Q service. Why aren't we considering Anderson Road
with its frequent G and J service?

Mostly because we don't have any 5-story bldgs now and it would be both aesthetically
challenging and hard for nearby neighbors

Transit corridors with a lot of traffic should get the most housing development. go
higher if you can

More than 8

Different max heights for different stretches of corridors

Transit corridors should be a major focus for upzoning and intense development
9/10, 11/12, skys the limit

3 story

Question 8

Multiple-response Question, “Other” open-ended responses: Should housing projects
along transit corridors (proposed in 5th St, Cowell Blvd, Russell Blvd and Covell Blvd) and in
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neighborhood centers (proposed in Westlake Plaza, Anderson Plaza, Oak Tree Plaza, Davis

Manor Center, Fifth Street Plaza, Oakshade Town Center) be allowed to move forward

without required commercial space if that helps make housing easier to build? (select one)

» This needs a map to help people. Please incorporate in the future. That should be

determined on a parcel and project basis. Certain corners or streetscapes SHOULD
include retail and commercial and maybe it'd be better to preserve the bottom floor for
eventual use or conversion, or to insist on mixed used. But as long as the neighborhood
is mixed-use, then not every development needs to do everything. This also applies to
annexed areas. Last point -more housing is a little more pressing and can support
future businesses. As long as things aren't working contrary to city goals then enough
leeway should be allowed to adapt.

e Yes, everywhere IF mostly medium-high density
e Depends. We need both housing and neighborhood shopping centers
« Many of these areas already under-served with basic stores

o Tying housing to commercial seems like a mistake. There’'s a housing shortage in Davis
and an overabundance of commercial space.

e Housing plus commercial should be encouraged, but balanced so the needs of long-
term residents outweigh business strategies that cater to students.

¢ One of the only housing and commercial space combo | support is housing for artists
with conjoined studio space. Warehouse Artists Loft in Sacramento has an extremely
successful model for such a residency with ample apartments for artists; dance
studios, performing studios and even a store downstairs that sells artists’ work. They
have an income-based rent plan for every resident. The other housing and commercial
space combo | support is a low-income housing/community resource model. For
example, a housing complex only for women, which supports women who are abuse or
domestic violence victims, single mothers, etc., with a women's resource center. These
are just a few examples of how housing and community-oriented centers go hand-in-
hand.

e Housing projects along transit corridors should not be required to have commercial
space; that doesn't make any sense. But the neighborhood centers, where people go to
shop, should definitely be required to have commercial space. Otherwise, these centers
will just become housing over time and not serve the shopping needs of outlying
neighborhoods. But you are not going to get a housing project with a grocery store on
the ground floor in Davis. | think all of these outdated "malls” in the City's neighborhood
centers should be encouraged to be demolished and replaced with stand-alone
anchors (grocery stores, etc.) with high-density mixed-use housing/neighborhood
retail on the rest of the property, to make them inviting places. All of these centers,
except perhaps Oak Tree Plaza and El Macero Shopping Center on Mace, should be torn
down and redone for the modern age.

o The workshop was a very well done session. However, it did have some significant
shortcomings. 1) It jumped into solutions without defining the problem we are trying to
address ... A 2) There was no discussion of Vision .. where are we? How did we get here?
Where do we want to go? How will we be sure we are making progress toward where we
want to go? ... 3) The budget slide was disingenuous. It only represented the $95.6
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million that we actually have cash for rather than the $110 to $120 million that is the
actual annual need if the streets are to be maintained. 4) The jobs slides were
contradictory. Slide 22 has 15,000+ jobs and slide 23 had 25,000+ jobs. 5) there was
nothing discussed about how the City has more than 10 financial analyses over the
years that all show that housing generates more costs (for services) than it generates
in taxes. 6) There was nothing discussed about the fact that our government is
managing the City in a manner that produces a 4% plus annual increase in costs but
only a 2% to 2.5% annual increase in revenues. 7) There was nothing said about the $200
million to $250 million of unfunded capital infrastructure maintenance liability that we
have amassed .. and those numbers may be low. | realize that is the glass half empty
perspective, but given the massive distrust of government that exists, we need to start
being proactively honest.

Neighborhood shopping centers should require commercial space as the principal land
use with ancillary residential so long as it does not hinder the viability of the
commercial land uses. This is a poorly construed question about neighborhood
shopping buried inside another question about transit corridors. You are actually asking
if the community wants to have their neighborhood shopping centers demolished and
replaced with apartments. Asking it this way is deceptive and misleading, probably
because you are discussing a General Plan policy to destroy the neighborhood
shopping centers.

We need more tax generating retail, not housing

Transit, housing and retail centers are all needed together..otherwise you create car
centric neighborhoods.

No new housing. We can't even fill up the houses that we already have.

Developments along the transit corridor should also plan for parking for their residents. |
support a commercial space with housing because it allows for services near residents.
A little market, coffee house, something that serves the residents.

Flexible - with discussion at planning commission

Choice 2. Existing neighborhood centers such as Westlake should be required to retain
commercial space so neighbors have access to basic needs without driving to other
areas.

It depends on the proximity of existing commercial space.

Transit corridors should be able to develop without commercial space on the specific
parcel, especially if there are adequate services and commercial space available via
transit. Neighborhood centers should have commercial space.

Question 9

Multiple-response Question, “Other” open-ended responses: If neighborhood centers were
to redevelop, what should the City prioritize on the sites? (select one)
¢ No redevelopment

« Again, mix of jobs housing and some open space (we do have a lot) is important but
some areas may be fine to be more residential and others would be better to be more
commercial or mixed use. If we don't waste too much of our vertical space by not
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allowing 2-4 stories and waste land with excess surface parking, many options open up.
Please make sure ROW to improve bike, ped and transit access can be secured when
redeveloping.

The University is the elephant in the room. What does it need?

Shopping and housing but shopping would include jobs

To reiterate, the focus should be on community, affordable housing and providing safe
spaces with services for the residents that accommodate low-income.

A mix of housing and retail, with shaded plazas like Oak Tree Plaza and El Macero
Shopping Center. Davis prices probably won't support underground parking, so parking
is a consideration. But | would like to see these neighborhood centers redeveloped into
mixed-use nodes, with housing/retail/services and places to sit outside in the shade.
These should be true neighborhood centers where people come to get together and
shop and socialize outside in an inviting space. One huge disappointment for me about
the Davis Collection is the outdoor space is sterile (fake grass, concrete, nowhere to sit).
The city should prioritize the purpose of the land use, which is neighborhood shopping
and services. The priority is for neighborhood centers to serve the community and those
nearby. Shopping and services means there will be jobs, but not just any jobs. This
question and related answers do not speak to the real-world land use issues at hand.
Redeveloping neighborhood shopping centers to apartments would do the same thing
as redeveloping city parks to more housing. It creates a vision of Davis that is only
comprised of housing units and interconnecting streets with no shopping, services,
amenities, recreation, or anything but just housing. The whole purpose of the General
Plan is to prevent that type of thing from happening.

We need more tax generating retail, not housing.

Please consider affordable housing for arts and culture sector workers.

Just stop.

Housing and recreational space or services for residents, with parking!

Upzoning to 7-8 stories with mixed use

Living Community Guidelines https://living-future.org/lcc/

Question 10

Multiple-response Question, “Other” open-ended responses: What kinds of design
guidelines should shape how future development looks and feels outside the city limits?
(select all that apply)

Develop more intensely within the city limits before even considering expanding the city
limits

Proper protected bike lanes away from traffic

Limit expansion of city limits

No development outside city limits

No gated communities or areas apart from our city

No development outside city limits. citizens vote to annex first.

Don't give up. Do the hard work and density.
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If it's outside city limits, what do my answers mean?

| don’t understand this g. How can we control development outside of city limits?
Densification away from downtown is less important. But, all growth should integrate
with our walk/bike/bus system.

Future development should prioritize connected bicycle infrastructure, transit
accessibility, climate-responsive design, shaded pedestrian environments and
compact mixed-use neighborhood patterns that reinforce Davis’s identity as a
walkable and bike-oriented community.

Gathering spaces in community centers
Vivienda a bajo costo (Affordable housing).

We like the idea of more dense housing closer to retail and transit routes with open
space further back.

Art and community spaces

Plants, good lighting, walkability/bike-ability, environmental conservation and people-
based design are key to a safe and community-oriented neighborhood. Cookie cutter
homes, a lack of greenery and lights, car-based neighborhoods are stale and
unfriendly.

Of course, all of the above. What other answer is there?
Protected bike lanes

No owner-occupied housing that costs more than $600,000. Build them small so the
market price is small and stays smaill.

High density housing using missing middle model

We need more tax generating retail, not housing

some retail such as small grocery stores and cafe's

Just fix the sidewalks and stop trying to force residents to do it.

Connect all developments to the greenbelt for protected walk/ped access
https://living-future.org/lcc/

All of the above

When the city expands we should make sure there are restaurants included in those
areas. Most of the restaurants in town are downtown and there are limited options
outside of that

Neighborhood power grids

Clarify that agricultural buffer areas must allow transit (bus) and bike crossings so they
don't prevent alternative transport.

Build protected bike lanes everywhere - make this the standard

Question 11

Multiple-response Question, “Other” open-ended responses: Should future development
outside the current City limits focus on jobs, housing, a mix of both or something else?
(select one)
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Why are we even thinking of expanding the city limits??? None
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I would try to avoid sprawl, Davis should be distinct from its surroundings even if higher
density

Housing and community amenities

Vivienda a bajo costo (Affordable housing).

Preserve as much ag land as possible with more dense housing.

Community-oriented jobs (i.e. housing services, health services, etc. instead of
commercial jobs), housing, community amenities, habitat and agriculture
conservation/preservation and ARTS are all important.

Again, all of the above. It depends on where the future development is located. Future
development way over in West Davis maybe isn't going to have jobs, but will be focused
more on housing and neighborhood serving retail. Future development closer to I-80
may be focused more on jobs and housing. It depends on the location of the future
development. We must consider market forces when considering the General Plan.
Future development however should NOT be endless subdivisions of single-family
homes with run-of-the mill retail centers. This is the norm and probably easily financed,
but we can envision something different that can still be built and financed.

Jobs, housing, community amenities and habitat and agricultural preservation

Mostly jobs and some workforce housing to support the people filling the jobs live in the
community. All additional housing needs to be directly connected to public
transportation corridors

Jobs, housing, retail - small centers

Why are you trying to build outside of Davis? That land doesn't belong to us.

Mix of jobs and preservation

Connect all developments to the greenbelt for protected walk/ped access. Develop to
the south out of the flood plain

https://living-future.org/lcc/

New development areas should provide for a mix of uses that are complementary to
one another. Habitat and agricultural preservation should occur as a result of other
general plan policies and would not be part of a project necessarily.

Mostly housing, but need small pockets of business for restaurants and similar services
that are walkable to the new housing

We should think hard about building new infrastructure. Will we be able to afford to
maintain it given that we don't have funding to maintain what we already have? Any
new development should generate enough tax revenue to cover the infrastructure
liabilities that come with it.

Generally, | think as much open space should be preserved and most development
should happen within city limits. However, to the extent that development does happen
outside current limits, it should prioritize creating complete communities with jobs,
housing and amenities.

Question 12

Multiple-response Question, “Other” open-ended responses: What types of jobs would you
like to see created in future development outside of City limits? (select all that apply)
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Let's solve our current problems before entertaining expanding the city limits.
If zoned agricultural, do not annex

Non-profits

UC Davis related, natural gas development if resource is there

Having a variety of places to work that allow for people to work within the city instead of
commuting out would be great

Whatever works. These haven't thrived here before so you need to read the market.

Arts

Art and community focused

None! Where are the community-oriented jobs? What i am seeing are industrial,
capitalistic, big-pharma, monetization-based jobs. If you are creating new
neighborhoods and communities from scratch. All of these elements should NOT be
your focus. Agriculture, research and health are important, but they are also prioritized. |
would like to see positions that, for example, support and uplift indigenous culture,
history and people. | would like to see spaces for artists and performers who are also
business-people and entrepreneurs who greatly contribute to Davis economy, but who
are overlooked and taken advantage of. | would like to see resource centers for our
unhoused population, who were displaced from within city limits with no support and
now whose safe spaces are being encroached upon by the very city who displaced
them.

Third spaces
Affordable Wellness, collective art spaces, large music venue
All of above except hotels

The General Plan should designate specifically where the city will grow and have those
sites preapproved through this General Plan update process to take us through to the
next GP update. Sites that should be considered for this pre-approved GP status
(meaning no citizen vote required) are the Village Farms site, Willowgrove site and the
site of the former Innovation Park near the Mace curve.

Plus spaces for creative sector workers

Isn't the problem that people already go outside of Davis looking for jobs?
Recreational-indoor gym space, basketball, volleyball, pickleball, swimming, batting
cages

Entry-level jobs for students to reduce talent leak

Mixed uses in all new developments

Question 13

Multiple-response Question, “Other” open-ended responses: What types of housing would
you like to see created in future development outside of city limits? (select all that apply)

If zoned agricultural, do not annex

Davis needs growth and should create areas that support the needs of the city and of
the state of CA to keep housing for families available and affordable.

All of the above, with emphasis on the specific options selected.
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Do not pack people in, require developers to allow for a decent size yard, not patios. No
less than 5,600 sq foot lots

Low-income individuals do not include only teachers and seniors. Artists, students,
community leaders, young adults ages 18-29, are often overlooked as low-income
individuals, because they do not quite fit the mold of “low-income.”

Again, it depends on the real estate market. Multi-family/TH/Duplexes could be focused
around large parks and along transit corridors. Mixed use is difficult to build in new
locations because the retail market isn't there (look at Cannery). | would focus mixed-
use downtown and in existing neighborhood centers and not in outlying areas. But
higher density housing can be in outlying areas but probably 3-4 stories max.
Affordable housing for the POST GRAD mid-20s -30s single person....

We need more tax generating retail, not housing.

Affordable housing in perpetuity for artists and creative sector workers (like WAL in
Sacramento)

Why would we build housing outside of Davis?

High density housing with edible landscaping

Davis needs to add more options for housing both for current residents as well as
possible new residents coming into the city. Much of the existing housing stock is older
and in some cases, poor quality. As an existing resident who already has a home with a
pretty low interest rate, I'm not likely to move. But if | should wish to, they're very few
options available to me. | think that there should be policies in place to encourage
affordable housing by design. A policy, for example, where a certain percentage of the
homes in a development must be of a smaller size when perhaps applicants get a
break and fees for providing those smaller homes. In addition, there should be policies
that a certain percentage of the homes are priced and available to moderate income
households.

We just need any housing please and not specifically senior housing.

In mixed-income buildings housing needs to actually be affordable! No wage
requirements etc. ideally affordable housing would be based proportionally on annual
salary percentage not market rate.

Definitely no single family zoning. We know those land uses are not productive enough
to maintain the infrastructure that supports them.

Minimize new single family. We have plenty for the next couple of decades.

| support dense housing but imagine only SFR would be in demand. Perhaps we could
trade densifying the core to trade for lower density elsewhere.

If we're developing outside urbanized areq, resources and services should be a priority

Question 14

Multiple-response Question, “Other” open-ended responses: What community amenities
would you like to see in future development outside City limits? (select all that apply)
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If zoned agricultural do not annex

Rooftop gardens, multi-use "parks” like current farmers market; building style to
accommodate public uses
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Parks with picnic and bbq areas, but not blighted with homeless

Large park play structures and parks that challenge older kids. We have nice parks, but |
miss the larger options that were in the Bay Area.

Sports fields, community centers for local gathering (indoor & outdoor spaces)
More sports complexes

Outdoor theater

Art and maker spaces

Places for artists’ studios

Expand the tree canopy and ensure that the older trees are replaced--Trees offer
multiple benefits to the residents of Davis

This is the first question that has addressed any of my comments. Please, do not forget
about the ARTS.

Small business tech centers [ info hubs

Sports facilities, sports fields, stadiums, gyms, arenas, sports complex, athletics center
Creative sector venues (galleries, artist studios, theatres, dance spaces, etc.)

Nothing.

Dog parks

High density, mixed-use housing with edible landscaping and all solar energy covering
demands completely

https://living-future.org/lcc/

Free places for people to gather where no one would be harassed/ also, recreational
stuff for seniors and kids/ Davis also needs a maker space for non-students.

Neighborhood power grids and public transportation
Connected trail networks.

Protected bike lanes, connected

Lower density but complementary use to dense core
Arts and culture spaces

Question 15

Rating-scale Question, “Other” open-ended responses: If future growth outside the current
City limits is considered, would you support an urban limit line to guide and manage that
growth?

| prefer NOT expanding the city limits.

If zoned agricultural do not annex

We need infill, not sprawl and taking farmland away
| don't support development outside current limits.
Disagree with expansion

No, because we'd grow to it and then what? Each new development needs thoughtful
consideration to minimize sprawl and paving over land while maximize benefits to
community and save endangered/threatened/declining species at all costs
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California needs more housing, and | really wish Davis was more affordable. | think too
much choice is put into the hands of voting which results in minimal growth despite a
need.

We should have a time-bound one. We should encourage densification & growth to
urban limit line. But we’ll need more space one day. We should be intentional with our
growth up and out.

Growth outside city limits should not be considered. Enough!

Yes, but not one that requires voter approval to change.

| don't think an urban limit line is our issue. We don't have enough young families and
housing.

Please build within our current limits and stop proposing future annexations. No more
sprawl.

| would support a permanent urban limit line into perpetuity.

I'm not sure of the value of an urban limit line if it can just be changed in the future. |
think the City's band of conservation easements will be the natural urban limit line
anyway. Along with the massive floodplain, UC Davis, Solano County, the Yolo Bypass,
South Fork of Putah Creek, the Yolo County dump. Davis has a lot of natural and pre-
existing impediments to growth that create a de-facto urban limit line.

Ideally, the City should plan for growth in specific strategic areas during the planning
period of the General Plan. The goal of planned growth in certain areas is to avoid the
permanent destruction of prime agricultural areas, which should be carefully taken into
consideration through the General Plan process of deciding where it makes the most
sense to grow through the current planning period.

No development outside limits. We need more tax generating retail, not housing.

No. This is all stupid.

| think there needs to be more information provided about the urban limit line. What are
its parameters once approved? Will the project still be required to go to a vote when
they’re proposed? Will there be proposed timelines for development in certain areas?
Will there be limits on the pacing of growth allowed through the general plan EIR? Will
some areas be designated generally as future growth utilizing a term like urban
reserve?

I don't really understand what this is good for. Seems like it's to prevent sprawl, but this
city is the definition of avoiding sprawl, so | don't think it’s really an issue. If we grow too
fast, we can slow down later

Only if there are minimum density requirements

Question 16

Rating-scale Question, “Other” open-ended responses: Do you generally support the
proposed Urban Limit Line as drawn? If not, how should it change?
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| favor focusing on areas west and maybe north of the current boundary. | oppose
development to the east which will favor Sacramento commuters. north and

Reduce size

|
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The new line is sprawl.

Does not really show current use. i.e. if there is a pick yourself berry patch that might be
lined in, no

It should include the public golf course and connected residential neighborhood as well
as UC Davis.

| feel this is sprawl.

Shouldn’t be building on the old landfill

Urban limit should focus on green solid line drawn.

No -too big-encourages fast growth to it and then pressure to expand it

The urban limit line includes too much expansion to the east of Davis. the infrastructure
is incapable of handling this much expansion. And unless we require up front
improvements from developers we are asking for chaos.

While | generally agree with this line, it should extend further east on 1-80 to include ag-
tech development and further to the northwest to even with Stonegate. The line should
extend straight across from Wildhorse to Northstar.

I'm fine with it. | don't have a strong opinion. | definitely want more growth.
| see no need for an urban limit line.

The exact line should be drawn by experts. But it should be drawn based on what grows
our city/tax base commensurate with our densification/walkable/bikable/green goals.

| don't think an urban limit line is our issue. We don't have enough young families and
housing.

| like the concept but don't see the map in this survey with the example

Not sure what is being proposed but strongly support having an urban limit line.

I would need to see the proposed urban limit line to answer.

Need more info

You have not drawn one that this survey can see.

Not shown on this survey

No drawing is available for this question.

I don't know where the current urban limit line is and didn't even know the City had one.
Again, | think Davis has a lot of natural and pre-existing impediments to growth that
create a de-facto urban limit line. I'm not sure of the value of an urban limit line in
Davis's case.

Don't have access to the line visual
Undefined how it is drawn

No urban limit line. Our government has a long history of abusing the public trust. They
have to earn the trust back.

What is that line?

Replace this concept with specific areas that are pre-approved and slated for growth
through the City's General Plan Update process. This would fix Measure J, while
maintaining good regional planning stewardship of prime agricultural lands.

No development outside limits. We need more tax generating retail, not housing.
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Would prefer for growth to take place within the line, but am in support of considering
adjacent spaces if needed.

No map of proposed limit line is provided thus I'm unable to assess it. Also, the available
answers to this question do not allow for suggested changes as per the second part of
the question.

No.

Just densify, we need to stop our unsustainable sprawling
Do not include

I don't know how it is drawn. Please provide a drawing
https://living-future.org/lcc/

| think there needs to be more identification of time limits, added with the urban limit
line as well as development limits during periods of time to hopefully allow for pacing of
growth over a longer period of time rather than allowing all of the areas shown in the
urban limit line to develop at one time

| don't support the urban limit line because urban sprawl in Davis seems like a good
thing at this point.

Disagree. Feels too big and seems very expensive to build the flood control
infrastructure to support these expansions

| would support a smaller footprint.

More info needed re the efficacy of urban limit lines as growth management tools
We need more space for housing. No limit

It should be expanded.

No ULL

Not sure what the existing urban limit line
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