STAFF REPORT
DATE:

June 2, 2015

TO:

City Council

FROM:

Mike Webb, Assistant City Manager
Katherine Hess, Community Development Administrator
Heidi Tschudin, Contract Planner

SUBJECT:

Innovation Center and Nishi Gateway Status Report

Recommendation
Staff recommends that the City Council:
1. Hear updates from staff on the Innovation Center and Nishi Gateway technical review
status and from the Innovation Center subcommittee (Mayor Pro Tem Davis and
Councilmember Swanson) on their efforts to date;
2. Approve the attached Resolution adopting Development Agreement negotiation protocols
for the Innovation Centers and Nishi Gateway;
3. Approve the attached Budget Adjustment for allocating private planning application fees
of $195,773 (for Mace Ranch Innovation Center), $23,143 (for Davis Innovation Center),
and $92,765 (for Nishi Gateway) to cover 100% of contract amounts; and
4. Approve the attached Resolution authorizing the City Manager to execute amended
contracts with Raney Planning and Management, Ponticello Enterprises Consulting
Engineers, and Ascent Environmental for services for the Mace Ranch Innovation Center
and Nishi Gateway applications, as outlined in this staff report.
Council Goals
2.2A Continue to facilitate a dispersed innovation center strategy.
2.2B Complete EIRs and public hearings for innovation center applications.
4.6B Complete environmental review and application processing for Nishi Gateway.
Fiscal Impact
There is no direct fiscal impact from the recommended actions. Costs of additional consultant
services will be borne by project applicants. Fiscal impacts of the Innovation Center and Nishi
Gateway proposals are being assessed as part of project review.
Background
In 2014, the City began processing formal applications for environmental review and
entitlements for Nishi Gateway and two innovation center proposals: Mace Ranch Innovation
Center (MRIC) and Davis Innovation Center (Davis IC). The Nishi Gateway application
continues a multi-year planning effort of the City, the property owner, UC Davis, and Yolo
County to envision the Nishi property and adjacent UC Davis lands as a mixed-use innovation
district. The innovation center applications were prompted by a Request for Expressions of
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Interest (RFEI) issued in May of 2014 by the City, seeking concepts from parties interested in
development to serve the Davis research and technology sectors and create a place for Davis
technology companies to continue to grow.
These efforts are in furtherance of the “Dispersed Innovation Strategy” approved by the City
Council in 2012. The goal is to offer flexible space (scalability) supporting needs of growing and
new businesses. The Nishi Gateway area was recognized as the best close-in location due to the
proximity to University and property owner and University interest, while the East and West
“edge” sites offered viable options for location and size to meet needs of growing mid-sized
companies.
Notices of Preparation for the three Environmental Impact Reports were issued in the spring for
public comment. EIRs are anticipated to be issued for public review and comment this summer.
Staff’s goal is to process the applications to allow the City Council to determine whether to place
any desired Measure J/R votes on the June 2016 ballot, or later.
Davis Innovation Center “On-Hold”
On May 12, 2015 the City received direction from the applicant of the Davis Innovation Center
to place the application “on hold” until further notice. As a result of this request the staff has
stopped processing the Davis IC proposal , including the EIR and technical studies related solely
to the Davis IC project. Work on other studies, however, that were underway to the benefit of
both innovation centers and for which there is no specifically distinguishable component
attributable only to the Davis IC, continues.
Budget Adjustment
Innovation Centers / Raney Planning and Management
Costs for project management, preparation of an EIR, economic and fiscal analyses, community
outreach, and engineering technical assistance have all been previously approved by the Council.
The MRIC cost share to date is as follows:
Project Management
EIR
Economic and Fiscal
Public Outreach
Engineering
Total

$159,100
$330,831
$107,475
$24,500
$102,500
$724,406

Notwithstanding the change in status of the Davis IC, there is a significant component of the
Davis IC share of costs in the following areas that will still be necessary for processing the
MRIC: project management, economic and fiscal, public outreach, and engineering costs. A
precise estimate of this reallocated share is under development at the time of this writing. Staff is
in the process of closing out invoices directly attributable to the Davis IC project and
determining what portion of the remaining budget will still be necessary for processing solely the
MRIC application. That amount will necessarily become the responsibility of the MRIC
applicant.
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Subsequent to the work authorizations already approved by the City Council, additional costs for
the MRIC project have emerged. Identification of these tasks was a collaboration between the
City and the MRIC applicants, to provide additional information as the community and the
Council will review the proposal and its impacts. Council authorization to enter into contract
amendments for these items is recommended for approval as a part of this staff report:
Expanded EIR Analysis
Modified Cumulative Effects Analysis
Mixed Use equal Weight Analysis
Phase One Project Traffic Analysis
Total

$23,143
$34,066
$69,736
$23,828
$150,773

These items would be change orders to the contract with Raney Planning and Management, the
prime consultant for the MRIC EIR analysis. A significant portion of the effort will be traffic
analysis conducted by Fehr and Peer, a subconsultant to Raney. In addition to the EIR Consultant
and Contract Planner, staff engineering resources are being supplemented through a time-andmaterials contract with Ponticello Enterprises Consulting Engineers. Staff recommends the initial
contract of $45,000 be increased to $90,000 to provide sufficient engineering support through the
end of the MRIC entitlement process. However it should be noted that the budget for the
Consulting Engineer would be split between the projects if/when processing resumes on the
Davis IC. In summary, the additional consultant costs for MRIC would be $195,773.
In addition, despite the fact that the Davis IC is on hold, authorization is requested to enter into a
contract amendment to cover additional expanded EIR analysis already conducted for the Davis
IC project, outside of the original scope:
Expanded EIR Analysis

$23,143 (Davis IC only)

Nishi Gateway / Ascent Environmental
Ascent Environmental is preparing sustainability studies for the Nishi Gateway effort, and also
preparing the Environmental Impact Report for the proposal. Cost of the Ascent contract is being
shared between the property and City under the Predevelopment and Cost Sharing Agreement
approved in 2012. These local contributions are being supplemented by a nearly $600,000 grant
approved by the State of California Strategic Growth Council.
Over the course of community and stakeholder review, the project design has been refined. The
latest plan, below, reflects an increase in the open space area from that reviewed earlier this year.
The additional park is made possible by shifting surface parking to a structure between the large
R&D building and I-80. This is consistent with the desire for greater open space expressed by the
Recreation and Parks Commission, and the concern over surface parking lots voiced at previous
City Council meetings.
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These revisions affect the energy, utility, and traffic analyses for the project. The recommended
Budget Adjustment and contract amendment allow refined analysis, plus greater traffic analysis,
prior to issuance of the Draft Environmental Impact Report for public review and comment. The
budget and contract amendments also correct an error in the cost calculations previously
presented to the City Council. The additional cost of $92,765 will be borne by the applicant.
Schedule Update
MRIC
On May 20, 2015 the City received a request from the MRIC applicant requesting additional EIR
analysis (see budget items discussed above) and requesting an extension of the schedule for the
project to allow for this additional analysis. The resulting schedule would push the soonest
possible Measure R vote to June 2016. A detailed revised schedule is still under preparation;
however, the following key dates are anticipated:
Early August 2015
Late September 2015
Mid November 2015
Early December 2015
January 2016
June 2016
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Nishi Gateway
Release of the Draft Environmental Impact Report for Nishi Gateway is scheduled for summer
2015. This would allow public hearings before the Planning Commission and City Council in
early 2016, and potentially give the Council the ability to place a Measure J/R vote on the ballot
for a regular election in June.
September 2015
Early November
January 2016
January 2016
January-February 2016
June 2016

Release of Nishi Gateway DEIR and Draft Sustainability Plans
Close of Nishi Gateway DEIR review period
Release of Nishi Gateway Final EIR
Planning Commission hearings on Nishi Gateway
City Council hearings on Nishi Gateway
Possible Measure R ballot on Nishi Gateway

Public Outreach
Website
The City Manager’s office has been working with AIM Consulting to prepare outreach materials
and a website for the Innovation Center applications. The City had previously
established www.NishiGateway.org to provide information and solicit public comment on the
Nishi effort. The new website will include information for the Innovation Centers and Nishi
Gateway. The site will contain a chronological history of the innovation center process, IC
Guiding Principles approved by Council, individual project details, the City process and
timeline, and identify opportunities for public involvement throughout the process.
Community Workshops and DEIR Hearings
With the assistance of AIM Consulting, the staff is developing a series of community workshops
and meetings to facilitate public outreach and education regarding the MRIC and Nishi Gateway.
A series of four workshops are planned to accomplish the following:
1) Mobile workshops at the MRIC and Nishi sites to expose the public to the site constraints
and opportunities, and provide an opportunity to explore the physical site. These would
be conducted in late June.
2) Community workshops focusing on the site plans and presentation by the project planner
and technical team for each application. These would be conducted in mid-July.
3) Community workshops focusing on results from various technical analyses including the
EIR, economic and fiscal analyses, and various technical reports prepared for the EIRs.
These would be held in late summer.
4) Planning Commission hearings to receive verbal comments on the Draft EIRs. These
would be held in the fall, within the 45-day public comment period for each EIR.
Status Report on Studies
Environmental Impact Analyses
Work on the MRIC EIR is well underway. Various technical analyses are in progress including
water supply, sewer capacity, traffic circulation, GHG emissions, agricultural, biological, and
other analyses identified in the NOP and as part of the EIR scope of work. Release of the MRIC
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Draft EIR is targeted for late July or early August. Similarly, the consultant team for Nishi
Gateway is preparing the Draft EIR for public release this summer.
Economic and Fiscal Analyses (Innovation Center applications)
EPS has begun their work to examine the economic and fiscal impacts of the Innovation Center
projects (MRIC and Davis IC) to aid in understanding the merits of the proposals, support
development agreement negotiations, and facilitate negotiations with the County related to
annexation.
Specifically EPS has contracted to provide the following services to assist in review of the
innovation centers:
Development build-out scenarios and anticipated mix of uses, industry, and job type,
under high and low assumptions.
Evaluation of land economic profile for each proposal, for purpose of understanding the
project’s ability to cover infrastructure costs and other contributions desired by the City;
and to assist with the Yolo County tax share agreement.
Community economic impact analysis, to evaluate the benefit of the jobs and other
business spending to the Davis economy. The evaluation will also be conducted at the
Countywide level.
Fiscal analysis, to evaluate project impacts on the City’s General Fund.
Meetings and advisory services, including check-ins with the City Council and Finance
and Budget Commission. Staff anticipates that EPS may also provide on-call advisory
services during annexation/tax share discussions with Yolo County.
On May 11, 2015 EPS provided an overview to the Finance and Budget Commission (FBC) of
their work to date developing the economic and fiscal impact assumptions for their report. The
presentation covered study objectives, development absorption scenarios, development prototype
attributes, mix of uses (effects on key drivers), key issues, and next steps. The EPS presentation
is at http://communitydevelopment.cityofdavis.org/Media/CommunityDevelopment/Documents/PDF/CDD/ED/project
s/Innovation-Centers/EPS_to_FBC_05-07-15.pdf
Fiscal (Nishi Gateway)
The City has engaged Andy Plescia to prepare economic and fiscal analyses of the Nishi
Gateway proposal. Preliminary conclusions are that there is a gap between estimated total public
infrastructure cost (including the connection to UC Davis) and project supportable public
infrastructure improvements. A modest community facilities district could cover the gap without
materially affecting the estimated values of the property or the development. Analysis of the
fiscal impacts to the City’s General Fund and the economic impacts to the community will be
completed as part of the development agreement and tax-sharing negotiations.
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Sustainability Analyses (Nishi Gateway)
Ascent Environmental is preparing a set of sustainability plans for Nishi Gateway. This is a
component of the Strategic Growth Council grant award. The sustainability plans will cover
three main areas: Energy, Water and Wastewater, and Transportation. Ascent and its
subconsultants are also refining the land plan and developing zoning and design guidelines for
the property.
A draft Sustainability Framework was presented to the Natural Resources Commission in
January (http://nishigateway.org/wp-content/uploads/2015/02/Sustainability-TechnicalMemorandum-Reviewed-by-Natural-Resources-Commission.pdf). Draft Sustainability Plans will
be released for public review and comment concurrently with the Draft EIR, in late summer.
Subcommittee Update and Recommendation
The City Council subcommittee of Mayor Pro Tem Davis and Councilmember Swanson will
give an oral update on public outreach and the listening tour, beginning discussions with Yolo
County, and recommended protocols for development agreement discussions. The recommended
resolution approving a Development Agreement Negotiation Protocol is attached as Attachment
3 to this staff report.
Public Outreach and Listening Tour
The Council Subcommittee developed and has been implementing a series of casual, drop-in
town hall style meetings, office hours, and neighborhood meetings. Meetings were held on
March 31, April 11, and May 27. These meetings were intended to be only one component of a
multi-faceted outreach effort. The intent of the “Listening Tour” meetings was to receive
community input and listen to public concerns and questions about the applications.
Interface with Yolo County
On May 26, 2015 the Council Subcommittee held the first meeting with Yolo County
representatives to begin discussions regarding the tax sharing agreement that will be required if
one or more innovation centers is annexed into the City.
Development Agreement Negotiation Protocol
The Council Subcommittee has developed a suggested “negotiation protocol” to guide
negotiations with applicants on Development Agreements that will accompany the applications
(see Attachment 3). This guidance document identifies general principles, protocols, and contract
structure for the anticipated development agreements. Staff believes this protocol will help
establish expectations for the development agreement negotiation process early on in the
discussions.
Attachments
1. Budget Adjustment
2. Resolution Authorizing CM to execute contract amendments
3. Resolution approving DA Negotiation Protocol
4. Letter from MRIC applicants regarding cost and schedule
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RESOLUTION NO. 15-XXX, SERIES 2015
RESOLUTION AUTHORIZING CITY MANAGER TO EXECUTE
CONTRACT AMENDMENTS WITH ASCENT ENVIRONMENTAL,
RANEY PLANNING AND MANAGEMENT, AND PONTICELLO ENTERPRISES
CONSULTING ENGINEERS FOR NISHI GATEWAY AND INNOVATION CENTER
APPLICATION PROCESSING
WHEREAS, the City released a Request for Expressions of Interest for an Innovation Park and
has received two proposals; and
WHEREAS, the City, the property owner, the University of California at Davis, and Yolo
County have been working together to explore development of the Nishi Gateway property as a
Mixed-Use Innovation District; and
WHEREAS, the City has approved a contract with Raney Planning and Management to prepare
Environmental Impact Reports for the two innovation center applications; and
WHEREAS, the City has approved a contract with Ascent Environmental to prepare an
Environmental Impact Report and conduct sustainability studies for Nishi Gateway;
WHEREAS, the City has approved a contract with Ponticello Enterprises Consulting Engineers
for on-call engineering services for the the two innovation center applications;
WHEREAS, changes in project design and development processing necessitate modifications to
the scopes of work and budgets of the consultant contracts.
NOW, THEREFORE, BE IT RESOLVED that the City Council of the City of Davis hereby
authorizes the City Manager to execute an amendment to the contract with Raney Planning and
Management, at a cost not to exceed of $150,773 (for Mace Ranch Innovation Center) and
$23,143 (for Davis Innovation Center), with proceeds from applicant deposits.
BE IT FURTHER RESOLVED that the City Council of the City of Davis hereby adopts
authorizes the City Manager to execute an amendment to the contract with Ascent
Environmental, at a cost not to exceed $92,765 with proceeds from applicant deposits.
BE IT FURTHER RESOLVED that the City Council of the City of Davis hereby adopts
authorizes the City Manager to execute an amendment to the contract with Ponticello Enterprises
Consulting Engineers for time-and-materials work on the innovation center applications, at a cost
not to exceed $45,000 with proceeds from applicant deposits.
PASSED AND ADOPTED by the City Council of the City of Davis on this 2nd day of June,
2015 by the following vote:
AYES:
NOES:
Daniel M. Wolk
Mayor
ATTEST:
Zoe S. Mirabile, CMC
City Clerk
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RESOLUTION NO. 15-XXX, SERIES 2015
RESOLUTION ADOPTING NEGOTIATION PROTOCOL
FOR DEVELOPMENT AGREEMENTS
FOR INNOVATION CENTER(S) AND NISHI GATEWAY
WHEREAS, the City released a Request for Expressions of Interest for an Innovation Park and
has received two proposals; and
WHEREAS, the City, the property owner, the University of California at Davis, and Yolo
County have been working together to explore development of the Nishi Gateway property as a
Mixed-Use Innovation District; and
WHEREAS, the Council Innovation Center Subcommittee has developed, and the City Council
has approved, a set of “Guiding Principles” to better define community values and clarify
community expectations for evaluating and guiding refinement of proposed Innovation Centers) ;
and
WHEREAS, the Council wishes to establish guidance to applicants, staff, and community
regarding protocols and expectations for the Development Agreement negotiation process.
NOW, THEREFORE, BE IT RESOLVED that the City Council of the City of Davis hereby
adopts the Negotiation Protocol for Development Agreement(s) for Innovation Center(s) and
Nishi Gateway, as set forward in Exhibit A to this Resolution.
PASSED AND ADOPTED by the City Council of the City of Davis on this 2nd day of June,
2015 by the following vote:
AYES:
NOES:
ABSENT:

Daniel M. Wolk
Mayor
ATTEST:

Zoe S. Mirabile, CMC
City Clerk
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