


West Davis Active Adult Community Frequently Asked Questions

1. What is the essence of the West Davis Active Adult Neighborhood?
Taking care of older adults.  We think it is important.  No more important than other worthy endeavors but part of how a community should plan for its future.

2. Why have you chosen to concentrate on older adults rather than university students or young families?
We have had a long-standing desire to focus a new neighborhood towards older adults.  It is a personal focus that is not better or worse than concentrating on other segments of the population. 

3. Why are you only allowing 20% of the homes for families?
We want to prioritize seniors.  Young families can access many other homes in Davis because they don’t shy away from two story homes or older homes with steps.  Our plan incorporates 20% non-restricted single-family homes in order to add a younger segment which we believe adds vibrancy.  Community feedback is that a 100% senior neighborhood would not match what Davis seniors want. 


4. Why will people vote yes in the required Measure R/J vote?
We believe that the vast majority of Davis voters support creating housing for older people.  In other words, there are a small number of people that are opposed to building any new homes and even fewer that don’t believe we should provide for seniors.  Single story homes, affordable apartments, University Retirement Community expansion and an activity and wellness center are positive additions to Davis.
5. Are you following a different process than other neighborhoods have gone through?
We believe the spirit of “The Citizens Right to Vote,” also known as Measure J & R, is that the voters should be at the center of the approval process.  Therefore, we are asking the citizens to provide their input to define the Baseline Features, Requirements and major Development Agreement deal points.  This is a shift from previous Measure J/R proposals that concentrated solely on the City process.

6. Why are you proposing 150 affordable senior apartments when you are only required to build 68 by the City Code?
The waiting lists at the Eleanor Roosevelt affordable senior apartments is several years long.  The need is great and our goal is to serve seniors in many different manners as soon as possible.  Providing far more than required is the right thing to do and still remains in balance with size and scale of the neighborhood.  This greater number of Affordable units also allows for the scale needed to provide social services and programming.

7. Is this a low-density neighborhood?
This is a combination of high density and medium density housing.  The affordable apartments are high density, the University Retirement Community area will be medium density, the single family detached homes will be medium density and the attached/condos/stacked flat areas will be medium density.

8. Will you build a walking/biking overpass over Covell Blvd.
We are focusing on providing robust at grade crossing at Risling and Covell and John Jones and Covell to accommodate walkers and bikers.   We propose updating the intersection using high visibility ladder crosswalk markings and green stripped bike lanes and an enhanced median strip.  We will also be eliminating one of the “free right turns” so that walkers, especially from the corner where URC is located, have one less vehicle path to cross.  We do not believe that an overcrossing will be well utilized because those who are unable to cross a street safely, mostly because of mobility challenges, will be even more unlikely to walk a distance to the overcrossing, climb a hill, walk down a hill, and then walk to the neighborhood.  We believe that investing in the Activity & Wellness Center and providing walking paths, rather than just streets, are better investments for the community.  We will provide a landing area for a future overcrossing of 113 north east of our neighborhood. (see answer 28 for greater detail on 113 overcrossing)

9. Why would anyone vote against this neighborhood?
In Davis, we have many groups that are passionate about one specific item.  
For Example:

Net zero energy for new homes
Bike only overcrossings & undercrossing for the bike loop
Anti-car – pro bicycle. 
Affordable housing – generally and for Seniors
Universal design.
Burrowing Owls
SACOG 
Student Housing for UC Davis students	
Farm land preservation
High density housing 
No growth

If there is not a general feeling that we can set aside parts of our passions for a greater good then it becomes difficult to have a meaningful conversation.

10. Will you restrict the homes to only those that currently live in Davis?
Our goal is to provide housing for the larger Davis community.  We know from many conversations that a lot of us have aging parents that we’d like to bring to Davis but there are limited options to do so, which is part of the current community need.  However, we all recognize that the legality of discriminating based upon zip code is questionable.  Nevertheless, we think that there is a large number of current Davis residents that will be interested in right sizing to a single level home with solar, universal design and energy efficiency, without doing an intensive out of community marketing effort.  The need for this neighborhood is homegrown.


11. Why would you propose single story homes?
There are a large number of people in Davis who own older and large homes who would like a new, smaller and energy efficient home.  Our personal experience with potential buyers of our past developments and the dozens of meetings we have held corroborates this belief.   Single story homes are ideal for aging in place.

12. Why are there no backyard fences?
Isolation is a problem as one gets older - especially when one is in their eighties and without a spouse.  The lack of backyard fences and the walking paths instead of fences adds the opportunity for unplanned and impromptu meetings.  Seeing activity, talking with neighbors, a simple wave and a smile makes a difference.

13. Why are you not proposing to build stacked flats and market rate apartments to increase the density of the neighborhood? 
We have updated our plan based upon feedback and are planning to provide a mix of 174 attached homes that will include apartments, condos, and flats in various forms.  There will be both for sale and rental options in these 174 homes. 

14. Are you avoiding entering into a development agreement?  No.
We have heard from the Community that they wanted to participate in the development agreement deal points.  Development agreements are mostly boilerplate language mitigating risks, defining payment options and a few specific deal points.  We expect all the significant deal points that are normally in a development agreement to be in the Baseline Features & Requirements so that they are evident to the voters.  The citizens then have a direct contract with the developer that is only changeable with a new vote.

15. Will there be an environment impact report?  
Yes.  The report is controlled by the City and performed by an outside consultant.  We pay for it.  It will include investigations of animals and insects plus traffic and economics and all of the other normal items included in such a report.  We expect the draft to be completed and ready for public comment this fall.

16. Will all of the single family detached homes be single story?
With the exception of the “small builder lots” on the exterior of the neighborhood the other homes will be restricted to single level living.   However, the garages will all have an option to have a second story that could be for a care giver, play room, office or guest quarters.  One of the principles of universal design is that one provides as much flexibility for as many property owners as is possible over time.

17. Will the entire project and all four components be built at the same time?
No.  The senior affordable apartments will be built in two phases when the various sources of funding are available.  We expect the first phase to begin construction in about four years.  The expansion site for University Retirement Community/other assisted living provider will occur on their own time line.  Expectations are that construction will occur within the first year after final approval of the project.
The single-family homes will likely be built over a five-year period.  The Activity & Wellness Center will start construction in the third quarter of the project.



18. What is the approval process you intend to follow?
We have two tracks that are under way and at the same time. First, the City process of going to commissions, environmental impact report, Planning Commission and City Council.  Second,  our own public outreach efforts.  The goal is for us, as the developer, to create the list of baseline features and requirements in conjunction with the City and the people.

19. Are you planning to build on Class I agricultural land?
No, our neighborhood is located west of Sutter Davis Hospital and it is currently farmed in winter wheat.  If the citizens vote yes then it will be annexed into the City of Davis.  The land has been used for growing hay for many years because the soil quality is poor and does not support tomatoes, nut trees or other high value crops.  If you look at some of the aerial photos one can see swaths of white alkaline soil indicating the limited qualities of the land.

20. Will this project negatively or positively affect the University Retirement Community:
Positively.  We are providing them with three acres of land to expand their offering.

21. Why are you talking about this proposal helping Davis Schools when it is focused on senior citizens?
We believe that most of the residents in our neighborhood will move from their larger and/or ill-suited homes in Davis rather than from out of town.  This will free up a home in Davis suited for families that already live here and are moving up or who live outside of Davis and moving here for the first time.  We want people to realize that building homes for older adults, who live in Davis, will bring more students to our schools.  What the percentages will be is not certain but there will be a benefit to the schools.


22. Will traffic on Covell Blvd increase because of this new neighborhood?
Yes.  The initial traffic study suggests that wait times will increase by approximately two seconds.  

Parks & Recreation Commission Initial Hearing: Comments & Responses

23. Commission’s Comments:  There is a need for a dog exercise area
In deciding to add this dog park we focused not just on the dogs, but on their owners’ needs.  Within this space, we envision having benches and shade areas for owners.  One of the core themes of the development is to provide places for people to meet and interact.  As one ages, it is important to have a vibrant social life and not be isolated.  The dog park will be an area that supports this concept.  It is also worth noting that we are providing trails that are effectively 2.6 miles of linear dog walking opportunities.

24. Commission’s Comments:  There is a need for a tot lot or playground with benches and shade structure.
We have added a tot lot which will have benches and shade structures.  This will be another area where residents can meet year-round. 

25. Commission’s Comments:  Need central park and greenbelt – could be mini parks or gathering areas
Our neighborhood is designed for exercise, connecting people and meeting areas.  The main walking route on the exterior of the neighborhood with a decomposed granite path along the agricultural buffer / drainage swale and oak forest starts at Covell and goes north, then east out to a detention basin adjacent to John Jones Road.  Along this path there will be seven areas, with various benches and types of shade, so that residents and visitors can walk short distances and have an opportunity to rest and view the oak forest (see Davis Acorns to Oaks information).  Also in the center of the neighborhood will be a walking/biking path which provides north/south access to the Activity and Wellness Center, dog park, tot lot and all the streets with east/west greenways intersecting it.  The east/west paths provide access to homes, exterior walking path and art nodes/resting areas.  Additionally, we created a sycamore tree park adjacent to the tot lot which is modeled after the sycamore grove in Central Park.

26. Commission’s Comments:  Ensure privacy for greenway residents
The east/west walking paths are a design feature meant to replace the traditional backyard fences.  They are intended to function as a way for residents to interact with their neighbors.  The homes will be approximately sixty-seventy feet apart which will allow for each homeowner to have an area for a large patio.  By design, the residents sitting outside and people walking by will see each other and allow opportunities to interact.  Our greenway homes will offer patios on the side of homes which will provide privacy.  Additionally, a fenced-in yard, on the street side, will provide additional privacy.  

The CC&R’s will define the rules for planting bushes, trees and to prevent high screening in these greenways because we want to maintain a wide field of vision that makes it feel safe and open.  We acknowledge that it is likely that some prefer the traditional fenced backyard and will not want to live in this neighborhood.  Similar to Village Homes, it is not for everyone but appreciated by many.

27. Commission’s Comments:  Need grade-separated crossing of Covell
(see answer provided in paragraph #8)

28. Commission’s Comments:  Need improved bike/ped crossing over 113
We will provide a landing area for a future overcrossing of 113 north east of our neighborhood.  If and when the City determines that such a crossing is needed for the entire community our forward planning will allow this to occur.

29. Commission’s Comments:  What are the routes to Arroyo Park and other destinations?
There are four main bike and pedestrian destinations that we would like to highlight.  Market Place, Willet School, Arroyo Park and nearby medical offices.

The Market Place will be accessed by bike and pedestrians via an asphalt path that runs on the north side of Covell Blvd.  This path is approximately ten feet wide and is separated from Covell by a landscaping area.  There is a signal that controls traffic at each of the road crossings.  

Willet School as well as those biking into the rest of the core of Davis will be served via the existing separated asphalt path that leads towards 113 and then turns south in order to connect with the existing bike and pedestrian only overcrossing of 113.  This distance, from the center of our neighborhood is about three quarters of a mile.  In order to cross Covell Blvd to access this path we will improve the intersections at Shasta (Risling)/Covell and John Jones/Covell.  

Arroyo Park access has multiple routes.  Crossing Covell Blvd will be accomplished at the Shasta(Risling)/Covell intersection.  There will be no “free right turns” on the west side of the intersection.  Once on the south side one would either continue on Shasta via sidewalk or existing on street bike lane.   This path is about three quarters of a mile away.  Alternatively, one could use the bike path that runs along Covell and then connects with another bike path that turns south at the Western limit of the University Retirement Community.

Access to medical offices.  One of the main reasons that this location is the best Davis location for a neighborhood focused on older adults is the proximate location of medical services.  Sutter Davis Hospital and medical offices are a few hundred yards from the center of the neighborhood.  Dignity Health and UC Davis medical offices are on the south side of Covell about a quarter mile away.

30. Commission’s Comments:  Support wide pedestrian walkways.
Our proposed walking and biking paths are envisioned to be tailored for older adults.  The east/west walkways will be eight feet wide and curve slightly to provide for an improved aesthetic and slow the speed of bikes.  This width should allow two couples to pass in opposite directions   The main spine which runs north/south has evolved over time.  We are proposing an eight-foot-wide concrete bike path and a four-foot-wide decomposed walking/jogging path.  One of the important factors in both greenways is that the homes will be between 60 and 70 feet apart in order to provide an open feeling. The perimeter multi use trail will be twelve feet wide and be constructed of decomposed granite, in keeping with the agriculture buffer transition zone.







Planning Commissioner Comments and Responses from January 2017 Meeting

31. Explore opportunities for densification and smaller units.
We heard from many people that we should provide a significant number of smaller homes in different categories.  We have that thinking and now have a plan that includes 206 single family detached homes and 174 attached homes.  These numbers do not include the Affordable Housing apartments or the University Retirement Community.  Part of the discussion centered around affordability by design and opportunities for those who wanted to rent at market rate.  We agree there is a clear need for seniors who want to own or rent but not be in a college focused living situation.  Of the 206 single-family detached roughly 20% will not have the senior only restriction.  The smaller attached units will all be reserved for seniors.  We chose to make this a core principle so that these smaller and more affordable homes remain available to seniors in perpetuity.

32. Will development assist with Regional Housing Needs Analysis requirements?
We think we will help with the RHNA numbers.  However, it is not a fixed number and how the City responds to the requirements shift as developments, and their timelines, change.  Our belief is that we are unlikely, as a community, to fulfill the requirements when it comes to actually building the homes in contrast to the planning numbers that we currently use to justify our compliance.  The City Council and Planning Commission had a RHNA joint discussion in July.  The current thinking about this issue is fluid and the City Planning Department is likely able to provide the best level of certainty.

33. Can housing serve Sutter Davis Hospital employees?
Yes.  However, we do not see an opportunity to provide preferences to specific companies because it would be challenging to comply with State and Federal Fair Housing Guidelines.

34. Who is the target market for the 20% unrestricted homes?
One clear market for these homes are families, that live in Davis, and want to bring their aging parents to Davis and live in the same neighborhood.

35. Need better bike and pedestrian connectivity within the project and to exterior destinations. (Also see answers in # 29)
We have excellent bike and pedestrian connectivity within the neighborhood and connecting to exterior destinations.  Exterior connectivity has been answered in #29.  Internally, we have the main spine bike/ped path that varies from City standards.  The proposal is for an eight-foot-wide concrete path and a four-foot-wide decomposed granite path.  Twelve feet altogether, but separated by material choice in order to have something that makes older walkers feel safer and a softer surface for joggers and dogs.  The east west walking paths are not conforming.  Rather than twelve feet wide we are proposing an eight-foot-wide path, that is curved, in order to slow bikes and focus on walkers.  Lastly, the twelve-foot-wide decomposed granite multi use trail is focused on pedestrians through material choice.  The onsite amenities, dog park, tot lot and Activity and Wellness Center are easily accessible via bike and walking.

36. Support heterogeneous neighborhoods.
We are not sure of the intent of this statement and would like to hear more about this question.  However, we believe that this neighborhood provides significant variety in housing types and will attract different types of people.

37. Estimate property and school parcel taxes?
In the fiscal report, Table 5 page 7, released in September 2017, is a row that estimates the annual property taxes that start at $356,000 in year one and hit $2,000,000 annually by year five and then continue to stay above $2,000,000 each year for the fifteen-year time horizon.  Additionally, there will be Impact Fees & Construction Tax of approximately $11,000,000 during the five year build out period.

38. Support form based planning and curvilinear streets.
My understanding of form based planning is that one starts with various concepts and then applies those to a neighborhood design.  While we did not follow a formal form based planning process our core concept was to take care of older adults in as many ways as possible.  We chose not to use curvilinear streets because in this small of neighborhood it was less conducive to the interior and exterior walking paths.  Additionally, for older adults the grid may be easier to navigate.

39. Interspersed activity nodes throughout the neighborhood.
We have approximately seven nodes along the exterior multi use path where there will be benches and shade.  We are open to the idea of having exercise stations along the path but at this time are not convinced they will be widely used.  We will have a health club and are providing such a long path, out and around the detention basin, that we feel these are excellent exercise opportunities.

40. Access to Sutter Davis via ambulance.
We are exploring ideas on connecting Sutter Davis services with our neighborhood.  For example, providing a electric cart for a nurse to come to someone’s home would be an easy way to decrease the need to call the fire department.   As we intend to have some form of a homeowners association there would be a mechanism in place to support such services.



Bicycling, Transportation & Street Safety Commissioner Comments and Responses

41. Resolve conflicts at intersections between streets and greenways.
We will be implementing a variety of traffic calming measures as appropriate.  Our current plan, though we are certainly open to suggestions, is to have each Greenway crossing delineated by colored and pressed asphalt so that it is clearly a pedestrian crossing.  Further we can mark the asphalt with a “Yield,” and/or sign both for drivers but also for walker and bikers.  Speed bumps/sleeping policemen could also be utilized but these may actually hinder those with mobility challenges unless they are placed prior to the cross walks.

42. Wider and faster bicycle routes, including Class IV cycle track or wider multi-use trail on Covell and wider multi-use paths in project: separated or buffered bike lanes: wayfinding.  Accommodate electric bikes and trikes.

Our intention is to provide adequate bicycle, car and pedestrian connectivity while acknowledging the unique needs of older adults.  We are not willing to change the decomposed granite path on the exterior of the project into a concrete path.  It is designed for walkers and joggers and not primarily for high speed biking.  Covell Blvd will have a separated multi use twelve-foot-wide bike/ped/multi use path the entire width of our neighborhood.  This path is already in existence from Risling Street to Sycamore lane.  We intend to improve the landscaping between our neighborhood and highway 113.  Electric bikes and trikes will be accommodated on all paths and streets within the neighborhood.

43. Need to comply with City street standards; (car) travel lanes too wide.
We are complying with City standards except in three instances and we think it is worth your consideration of the benefits of these variations because a neighborhood primarily designed for seniors does not appear to have been reflected in the recently updated City standards.  

The first deviation is having eight-foot-wide, rather than twelve-foot-wide, meandering walking paths.  We thoughtfully chose this this width and the curves in order to promote walking of all ages, but specifically with people in their eighties in mind.  We felt it was not comfortable, at any width path, for a fast-moving bike to pass elderly walkers.  This eight-foot width allows two couples to pass in opposite directions and the curves minimize bike speed on our greenway walking paths.

The second modification is the width of the internal streets.  The three main entrance streets will follow the City Standards.   Faced with the questions, “are wider streets better for older drivers,” and “are narrow streets better for older drivers,” we have decided that we need to find some expertise or study that supports the right answer.  If the City has any data that would be appreciated.

The third area of non compliance is the main spine that runs north/south.  We are proposing an eight foot wide concrete path for bikers and a four foot wide path for walkers and joggers.  Twelve feet together but with different materials. 

44. Remove free right turns at Risling and Shasta.
We are removing the “free right” turn on the south west corner in front of the University Retirement Community and are not constructing one at the north-west corner of Covell and Risling.  We are not intending to eliminate existing “free right” turns on the south east and north-east corners.  

Removal of the one “free right” does not increase traffic congestion and it is justified because of the speed of traffic on Covell, heading east, is high enough that it warrants a change without causing significant delays.  We are proposing to keep the other free rights for several reasons.  First, the vehicle speeds heading north on Shasta are slow enough that it does not pose a safety issue.  Second, our development does not increase traffic flows from the neighborhoods to the south.  Third, imposing a traffic flow burden on the Southern neighbors is not desired.  Third, the City does not have a policy, for good reason, to eliminate “free rights” across town as there is no substantial evidence that doing so benefits citizen safety.

45. Need bicycle connectivity to destinations, such as shopping.
(see answer  # 29 in previous section)

Natural Resources Commission

46. What about LEED Gold?
We will provide a LEED Gold equivalent utilizing the California Green Building Standard.  Complying with Cal Green is mandatory under California law and it is one of the most advanced energy and greenhouse gas reduction standards in the world.  It is easy to incorporate the LEED Gold requirements into the Cal Green matrix as there are few extras which LEED requires.  For those who are not familiar with the LEED it is a Washington DC based organization that tries to influence building standards in all states.  Because California the top state in this arena and our 2020 standards will be even more forward thinking the LEED Gold is less progressive, in general, than California green building standards.  In addition, we have chosen to go after the 800 pound gorilla in the room.  We have created a program that focuses on retrofitting existing homes in Davis.  
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