BENICIA CITY COUNCIL
CITY COUNCIL MEETING AGENDA
Videoconferencing Meeting
March 23, 2021
6:00 PM

Coronavirus (Covid-19) Advisory Notice
The Solano County Public Health Department has advised that non-essential gatherings should be
canceled, postponed, or done remotely. Additional information is available at
http://www.solanocounty.com/depts/ph/ncov.asp.
This meeting is necessary so that the City can continue to conduct its business and is considered an
essential gathering. Consistent with Executive Orders No. 25-20 and No. 29-20 from the Executive
Department of the State of California, the meeting will not be physically open to the public. Members of
the City Council and staff will participate in this meeting via videoconferencing as permitted under
Executive Orders No. 25-20 and No. 29-20.
As always, the public may submit public comments in advance and may view the meeting from home.
Below is information on how to watch the meeting via cable and/or live stream and how to send in
public comments that will be part of the public record.
How to Watch the Meeting:
1) Cable T.V. Broadcast on Channel 27
2) Livestream online at www.ci.benicia.ca.us/agendas.
3) Zoom Meeting (link below)
How to Submit Public Comments for this videoconferencing meeting:
Members of the public may provide public comments to the City Clerk by email at
lwolfe@ci.benicia.ca.us. Any comment submitted to the City Clerk should indicate to which item of the
agenda the comment relates. Specific information follows:
- Comments received by 3:00 pm on the day of the meeting will be electronically forwarded to the City
Council and posted on the City’s website.
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- Comments received after 3:00 pm, but before the start time of the meeting will be electronically
forwarded to the City Council, but will not be posted on the City’s website, and will not be read into the
record.
- Comments received after the start time of the meeting, but prior to the close of the public comment
period for an item will be read into the record, with a maximum allowance of 5 minutes per individual
comment, subject to the Mayor's discretion.
Additionally, the public may view and provide public comment via Zoom (via computer or phone) link:
https://us02web.zoom.us/j/87405990775?pwd=WnNvVmJucUFFQW9YWWdIbkZBQkNFQT09
•
If prompted for a password, enter 547094.
•
Use participant option to “raise hand” during the public comment period for the item you wish to
speak on. Please note, your electronic device must have microphone capability. Once unmuted, you will
have up to 5 minutes to speak.
Dial in with phone:
Before the start of the item you wish to comment on, call any of the numbers below. If one is busy, try
the next one.
1 669 900 9128
1 346 248 7799
1 253 215 8782
1 646 558 8656
1 301 715 8592
1 312 626 6799
•
Enter the meeting ID number: 874 0599 0775 *please note this is an updated ID number*.
•
Enter password: 547094
•
When prompted for a Participant ID, press #.
•
Press *9 on your phone to “raise your hand” when the Mayor calls for public comment during the
item you wish to speak on. Once unmuted, you will have up to 5 minutes to speak.
Any member of the public who needs accommodations should email City Clerk Lisa Wolfe at
lwolfe@ci.benicia.ca.us, who will use her best efforts to provide as much accessibility as possible while
also maintaining public safety.
Call To Order

1. Closed Session (5:00 P.M.)
1.A - CONFERENCE WITH LABOR NEGOTIATORS
Pursuant to Government Code Section 54757.6
Agency designated representatives: City Manager, Human Resources Manager, City
Attorney
Employee Organizations: Benicia Police Officers Association, Benicia Public Service
Employees Association, Benicia Fire Fighters Association, Benicia Dispatchers Association,
Benicia Supervisor and Professional Association, Middle Management Employees, Police
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Management Employees, Senior Management Employees, and Unrepresented Employees
including City Manager

2. Convene Open Session (6:00 P.M.)

3. Roll Call

4. Pledge Of Allegiance

5. Reference To The Fundamental Rights Of The Public
The fundamental rights of each member of the public can be found in the municipal code posted on the
City’s website per section 4.04.030 of the City of Benicia's Open Government Ordinance.
6. Announcements
6.A - ANNOUNCEMENTS FROM CLOSED SESSION, IF ANY

7. Proclamations
7.A - AMERICAN RED CROSS MONTH
Proclamation - American Red Cross Month
8. Adoption Of Agenda

9. Opportunity For Public Comments
How to Submit Public Comments for this videoconferencing meeting:
Members of the public may provide public comments to the City Clerk by email at
lwolfe@ci.benicia.ca.us. Any comment submitted to the City Clerk should indicate to which item of the
agenda the comment relates. Specific information follows:
- Comments received by 3:00 pm on the day of the meeting will be electronically forwarded to the City
Council and posted on the City’s website.
- Comments received after 3:00 pm, but before the start time of the meeting will be electronically
forwarded to the City Council, but will not be posted on the City’s website, and will not be read into the
record.
- Comments received after the start time of the meeting, but prior to the close of the public comment
period for an item will be read into the record, with a maximum allowance of 5 minutes per individual
comment, subject to the Mayor's discretion.
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Additionally, the public may view and provide public comment via Zoom (via computer or phone) link:
https://us02web.zoom.us/j/87405990775?pwd=WnNvVmJucUFFQW9YWWdIbkZBQkNFQT09
•
If prompted for a password, enter 547094.
•
Use participant option to “raise hand” during the public comment period for the item you wish to
speak on. Please note, your electronic device must have microphone capability. Once unmuted, you will
have up to 5 minutes to speak.
Dial in with phone:
Before the start of the item you wish to comment on, call any of the numbers below. If one is busy, try
the next one.
1 669 900 9128
1 346 248 7799
1 253 215 8782
1 646 558 8656
1 301 715 8592
1 312 626 6799
•
Enter the meeting ID number: 874 0599 0775 *please note this is an updated ID number*.
•
Enter password: 547094
•
When prompted for a Participant ID, press #.
•
Press *9 on your phone to “raise your hand” when the Mayor calls for public comment during the
item you wish to speak on. Once unmuted, you will have up to 5 minutes to speak.
10. Written Comment

11. Public Comment

12. Workshop
12.A - DISCUSSION OF CITY-OWNED EAST E STREET LOT OPTIONS, HOUSING
DEVELOPMENT, AFFORDABLE HOUSING, AND RELATED ISSUES (Community
Development Director)
This report provides information for a Council workshop and discussion concerning a comprehensive
review of planning options for the East E Street lot (also commonly known as the East 2nd Street lot),
located at East E Street and E. 2nd Street. Also, this report will help facilitate a discussion to help set
the framework for the 2023-2031 Housing Element update. In support of the City’s ongoing efforts to
update the City’s Housing Element, this Council workshop will discuss the potential development of the
East E Street lot, review other potential housing sites, and discuss affordable housing relative to the
City’s Regional Housing Needs Allocation and Inclusionary Housing Ordinance. The full analysis of the
East E Street lot, other City-owned parcels, potential housing sites, and affordable housing
considerations is provided in Attachment 1 and has been prepared by Management Partners, who was
contracted to assist the City in this analysis in March of 2020 (See Attachment 2).
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Shortly after the March 2020 Council action, the COVID-19 pandemic commenced. Although the
COVID-19 restrictions lengthened the time schedule for completing these items, staff and consultants
completed the soils studies, research on land disposition method, and the appraisal report. Also during
this period, City Council began discussions regarding the new regional affordable housing allocation,
other potential sites to meet the allocation, including the East E St. parcel, and the East Gateway
project. It is appropriate at this point to pause further hotel feasibility work for additional City Council
discussion concerning development options for the East E St. parcel. The options considered by
Council in various discussions are: 1) permanent public parking; 2) affordable residential development;
and 3) hotel development.
Recommendation:
Conduct a workshop to direct staff concerning planning options for the East E Street lot, housing
development, and regulatory guidance relative to affordable housing.
Staff Report -East E Street Lot Options, Housing Development, Affordable Housing, and Related
Issues
1. Report from Management Partners
2. March 2020 Council Action
13. Adjournment (9:30 P.M.)
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Public Participation
The Benicia City Council and its Boards and Commissions welcome public participation.
Pursuant to the Brown Act, each public agency must provide the public with an opportunity to speak on any
matter within the subject matter jurisdiction of the agency and which is not on the agency's agenda for that
meeting. The City Council allows speakers to speak on non-agendized matters under public comment, and
on agendized items at the time the agenda item is addressed at the meeting. Comments are limited to no
more than five minutes per speaker. By law, no action may be taken on any item raised during the public
comment period although informational answers to questions may be given and matters may be referred to
staff for placement on a future agenda of the City Council.
Should you have material you wish to enter into the record, please submit it to the City Manager.
Disabled Access or Special Needs
In compliance with the Americans with Disabilities Act (ADA) and to accommodate any special needs, if you
need special assistance to participate in this meeting, please contact Kim Imboden, the ADA Coordinator, at
(707) 746-4200. Notification 48 hours prior to the meeting will enable the City to make reasonable
arrangements to ensure accessibility to the meeting.
Meeting Procedures
All items listed on this agenda are for Council discussion and/or action. In accordance with the Brown Act,
each item is listed and includes, where appropriate, further description of the item and/or a recommended
action. The posting of a recommended action does not limit, or necessarily indicate, what action may be
taken by the City Council.
Pursuant to Government Code Section 65009, if you challenge a decision of the City Council in court, you
may be limited to raising only those issues you or someone else raised at the public hearing described in this
notice, or in written correspondence delivered to the City Council at, or prior to, the public hearing. You
may also be limited by the ninety (90) day statute of limitations in which to challenge in court certain
administrative decisions and orders (Code of Civil Procedure 1094.6) to file and serve a petition for
administrative writ of mandate challenging any final City decisions regarding planning or zoning.
The decision of the City Council is final as of the date of its decision unless judicial review is initiated pursuant
to California Code of Civil Procedures Section 1094.5. Any such petition for judicial review is subject to the
provisions of California Code of Civil Procedure Section 1094.6.
Public Records
The agenda packet for this meeting is available at the City Manager's Office and the Benicia Public Library
during regular working hours. To the extent feasible, the packet is also available on the City's web page at
www.ci.benicia.ca.us under the heading "Agendas and Minutes." Public records related to an open session
agenda item that are distributed after the agenda packet is prepared are available before the meeting at the
6
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City Manager's Office located at 250 East L Street, Benicia, or at the meeting held in the Council Chambers.
If you wish to submit written information on an agenda item, please submit to the City Clerk as soon as
possible so that it may be distributed to the City Council. A complete proceeding of each meeting is also
recorded and available through the City Clerk’s Office.
Contact Your Council Members
If you would like to contact the Mayor or a Council Member, please call the number listed below to leave a
voicemail message.
Mayor Young: 707-746-4213
Vice Mayor Campbell: 707-746-4213
Council Member Strawbridge: 707-746-4213
Council Member Largaespada: 707-746-4213
Council Member Macenski: 707-746-4213
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PROCLAMATION
IN RECOGNITION OF

American Red Cross Month
March 2021
WHEREAS, March is American Red Cross Month, a special time to honor
the kindness of our volunteers and neighbors who aid families in need every day in
Solano County, California, across the United States, and around the world. Their
dedication touches millions of lives each year as they carry out the organization’s 140year mission of preventing and alleviating suffering; and
WHEREAS, despite the difficult challenges presented by the COVID-19
pandemic, people have stepped up to help others in need, whether it was responding to
this year’s record-breaking wildfires and hurricanes across the country, rolling up their
sleeves to give blood when our country faced a severe blood shortage, or supporting
local partners to address urgent COVID-19 needs in our communities; and
WHEREAS, last year in Solano County, local families affected by 44 home
fires relied on American Red Cross volunteers for comfort and hope, providing
emotional support, addressing immediate needs and helping families recover with
emergency financial assistance or community resources; Solano County residents
donated 456 units of lifesaving blood; 4,227 local community members took classes to
learn skills that save lives; 872 military members and their families received support and
services; and humanitarian aid was provided internationally; and
WHEREAS, during last year’s COVID-19 pandemic, American Red Cross
worked tirelessly beside its government, public health and community partners to
coordinate training efforts and a shelter exercise to plan for response during high fire
danger and a pandemic, while safeguarding the health and wellbeing of our volunteers,
partners and the people we serve; and
WHEREAS, when large disasters like the Lightning Complex Fire started,
Solano County American Red Cross and local partners were prepared to respond by
opening Temporary Evacuation Sites and non-congregate shelters to provide lodging,
food and services until our evacuated residents could return home. As these devastating
wildfires broke out around Northern California, Solano Red Cross volunteers deployed
virtually and in person to help neighbors in other counties and around the country; and
WHEREAS, this lifesaving work is vital to strengthening our community’s
resilience. Nearly 200 years since the birth of American Red Cross founder Clara
Barton, we dedicate this month of March to all those who continue to advance her noble
legacy, and we ask others to join in their commitment to care for people in need.
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NOW, THEREFORE, BE IT RESOLVED THAT I, Steve Young, Mayor
of the City of Benicia, on behalf of the City Council of the City of Benicia, hereby
proclaim March 2021 as American Red Cross Month. I encourage all Americans to
reach out and support its humanitarian mission.

__________________________
Steve Young, Mayor
March 23, 2021
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AGENDA ITEM
CITY COUNCIL MEETING DATE – MARCH 23, 2021
WORKSHOP ITEM

TO

:

City Manager

FROM

:

Community Development Director

:

DISCUSSION OF CITY-OWNED EAST E STREET LOT
OPTIONS, HOUSING DEVELOPMENT, AFFORDABLE
HOUSING, AND RELATED ISSUES

SUBJECT

EXECUTIVE SUMMARY:
This report provides information for a Council workshop and discussion concerning a
comprehensive review of planning options for the East E Street lot (also commonly known as the
East 2nd Street lot), located at East E Street and E. 2nd Street. Also, this report will help facilitate
a discussion to help set the framework for the 2023-2031 Housing Element update. In support of
the City’s ongoing efforts to update the City’s Housing Element, this Council workshop will
discuss the potential development of the East E Street lot, review other potential housing sites,
and discuss affordable housing relative to the City’s Regional Housing Needs Allocation and
Inclusionary Housing Ordinance. The full analysis of the East E Street lot, other City-owned
parcels, potential housing sites, and affordable housing considerations is provided in Attachment
1 and has been prepared by Management Partners, who was contracted to assist the City in this
analysis in March of 2020 (See Attachment 2).
Shortly after the March 2020 Council action, the COVID-19 pandemic commenced. Although
the COVID-19 restrictions lengthened the time schedule for completing these items, staff and
consultants completed the soils studies, research on land disposition method, and the appraisal
report. Also during this period, City Council began discussions regarding the new regional
affordable housing allocation, other potential sites to meet the allocation, including the East E St.
parcel, and the East Gateway project. It is appropriate at this point to pause further hotel
feasibility work for additional City Council discussion concerning development options for the
East E St. parcel. The options considered by Council in various discussions are: 1) permanent
public parking; 2) affordable residential development; and 3) hotel development.
RECOMMENDATION:
Conduct a workshop to direct staff concerning planning options for the East E Street lot, housing
development, and regulatory guidance relative to affordable housing.

CITY MISSION
“SERVING AND ENHANCING OUR COMMUNITY WITH CARE, COMMITMENT AND PRIDE.”
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BUDGET INFORMATION:
On March 3, 2020, Council allocated $138,000 and authorized the hiring of several firms,
including Management Partners, to assist the City in an analysis of the East E Street lot and other
City-owned parcels, which included:
•
•
•
•
•

Soils analysis;
Property appraisal;
Hotel market study;
Conceptual plan;
Project coordination

A full breakdown of the costs associated with this scope of work is included in the full report
(Attachment 1). To date, all of the items have been conducted with the exception of the hotel
market study. Upon completion of the workshop discussion, Council could choose to direct staff
to conduct this review, which is estimated to cost $50,000 and is part of the initial scope of work
set at $138,000.
BACKGROUND:
In July 2019, the City Council adopted a Work Plan for Fiscal Year 2019-20 and identified the
exploration of constructing a hotel on a City-owned parcel known as the “East E Street parking
lot” located at East E Street and E. 2nd Street. This parcel is also commonly known as the East
2nd St. lot.
In March 2020, the City Council considered a plan to determine the viability of the site for a
future hotel. The Council approved an allocation of $138,000 for feasibility studies for a hotel
development, including soils analysis, appraisal of property value, legal research on the required
property disposition method, hotel market study, and preliminary plans (See Attachment 2).
While the emphasis of the contract with Management Partners was to analyze the prospects of a
new hotel and/or other residential development on the East E Street Lot, it became apparent to
City staff that a more comprehensive discussion of housing is needed. Therefore, the report from
Management Partners represents a discussion beyond just the potential economics and
development of a hotel project, to include an analysis of housing issues, affordable housing
issues, and the potential availability of other City-owned properties.
On March 2, 2021, City Council received an informational report concerning the status of the
Regional Housing Needs Allocation (RHNA) relative to the upcoming 2023-2031 Housing
Element Update. Further, on March 16, 2021, Council will also receive reports concerning the
City’s Annual Progress Report on the General Plan and Housing Element (RHNA progress) and
a report and presentation to update Council concerning the Eastern Gateway Mixed-Use
Planning Study, which is intended to promote housing production.
East E Street Lot Workshop and Housing Discussion
The intention of this workshop is to provide information to help facilitate a Council discussion
concerning a comprehensive review of planning options for the East E Street lot and to help set
the framework for future considerations of the Housing Element update.
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Furthermore, this workshop will inform the next steps for consideration of the public process,
direct staff how to focus work efforts, and help support the upcoming update to the City’s
Housing Element, specifically the housing sites inventory. It is also anticipated that the
workshop will allow for a discussion of other potential housing sites and affordable housing
relative to the City’s Regional Housing Needs Allocation and Inclusionary Housing Ordinance.
NEXT STEPS:
This workshop will inform staff on how to proceed with the next steps, which are anticipated to
be part of the review of housing sites inventory that will be a necessary and requisite component
of the upcoming Housing Element Update for 2023-2031, which is required to be adopted by
January 2023.
ALTERNATIVE ACTIONS:
Council could conduct the workshop and choose to direct staff to take no further action related to
the consideration of potential development scenarios of the East E Street lot.

General Plan

GOAL 2.5: Facilitate and encourage new uses and development which
provide substantial and sustainable fiscal and economic benefits to the
City and the community while maintaining health, safety, and quality of
life.
Housing Element Policy 1.01 – “The City shall facilitate the production of
housing that is affordable to people with a wide range of incomes.”
Housing Element Policy 2.03 – “Maintain an adequate supply of
residential land in appropriate land use designations and zoning categories
to accommodate the City’s regional housing needs allocation”
Housing Element Policy 2.04 – “Disperse affordable housing throughout
the City to avoid concentration in any one part of the City.”
Housing Element Policy 4.02 – “Limit the conversion of residential
structures to non-residential uses and affordable units to market-rate.”
General Plan Policy 2.1.7 – “The City shall promote compact urban
development within the UGB [Urban Growth Boundary]”

Strategic City Result Impacted by this Agenda Item
The City Council and community identified six (6) key “Results” that establish the key
goals for which the City of Benicia aspires to achieve with our programs and services.
Agenda Items often influence multiple Results, the primary Result impacted by this
Agenda Item is (please check one):

Priority Based
Budgeting

☒ Protect Community Health & Safety
☒ Maintain & Enhance A High Quality of Life
☐ Preserve & Enhance Infrastructure
☐ Strengthen Economic & Fiscal Conditions
☐ Protect & Enhance the Environment
☐ High Performing Government
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City Programs Impacted by This Agenda Item (Top 3):
1. City Budget
2. City Housing Element
3. Inclusionary Housing Ordinance

CEQA
Analysis

This information item is not subject to CEQA in that there is no action
being taken at this time.

ATTACHMENTS:
1. Report from Management Partners
2. March 2020 Council Action
For more information contact: Bradley J. Misner, AICP, Community Development Director
Phone: 707.746.4277
E-mail: bmisner@ci.benicia.ca.us
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Attachment 1 - Report from Management Partners

ATTACHMENT
EAST E STREET PARCEL
ANALYSIS OF LAND USE OPTIONS

PURPOSE OF THE ANALYSIS

The City Council is considering the long-term use of the City parking lot on East E Street between
Anderson Lane and Kuhland Alley (see Figure 1). The options considered by Council in various
discussions are: 1) permanent public parking; 2) affordable residential development; and, 3) hotel
development. In March 2020, various studies were authorized by Council to assist in determining the best
use. The purpose of this analysis is to discuss information gathered so far, consider the three options for
site development, and provide direction to staff for further related actions as set forth in the Next Steps
section of this report.

BACKGROUND

Analysis Budget
The initial 2020 hotel feasibility budget provided $138,000 to the various studies and project management
expenses as follows:

ANALYSIS

FIRM TYPE

ESTIMATED COST

NOTES

Soils Analysis

Soils Engineering

$16,000

Soils Characteristics

Soils Analysis

Soils Engineering

$22,000

Phase I & II Toxics

Property Appraisal

MAI Appraiser

$5,000

Hotel Market Study

Hotel Consultant

$50,000

Conceptual Plan

Architect

$20,000

Concept Plan

Project Coordination

Management Partners

$25,000

Hotel/ Housing Analysis

$138,000

Estimate

Total

The funds for the hotel market study and the conceptual plan are unspent pending further Council
direction. Additional funds of approximately $7,000 will be necessary for a title report on the East E St.
parcels and the East E street right of way. Depending on Council direction for the preferred use of the
East E parcel, the title report could be funded by the current allocation or a subsequent Council action.
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Site Description
The site appears as one parking lot. The site is partially paved and dirt areas have been compacted by auto
use. The site, however, consists of two separate parcels divided by a portion of East E Street no longer
used as right of way (ROW). Figure 1 shows the parcels and ROW highlighted. The two parcels and
ROW are a combined 2 acres (87,120 square feet). There are two alleys bracketing the site (Kuhland
Alley on the south and Anderson Lane on the north). If the site were to be marketed for a private
development, a City commitment to abandoning the East E St. ROW at a future date would be necessary,
in order to consolidate the two City parcels. The site is part of the Downtown Mixed-Use Master Plan,
and is designated Town Core, which allows the parking, residential, and lodging uses discussed in this
report. The combined area will be referred to in this report as the “parcel” or “site”.

Figure 1. East E Street Parcels and East E ROW

Current Parking Use
The parcel currently serves as overflow parking for First Street businesses and downtown events. A
parking capacity and utilization study, focused on First Street and the adjacent side streets including East
and West 2nd Streets, was completed and reviewed by the City Council in March 2020 (Walker Parking
Study dated December 2, 2019). The study reviewed the current use of the site as public parking, and
concludes that the major use of the site for parking occurs during the Farmers Market. There is minor use
of the lot for parking at other times and in general it is underutilized.

Site Characteristics and Constraints
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Soils Analysis
One of the reports authorized by Council and completed during the last year is a soils geology report. The
report identified unstable fill material requiring modification. An expensive pile foundation will be
required if the site is developed with a structure. If the parcel is sold, prospective buyers may request a
discount from the purchase price for the extra cost of the foundation. A second report examined the soils
for potential toxic contamination. The soils toxic sampling identified some lead contamination,
potentially requiring remediation that could include capping the site with a development (paved parking
and/or building) to prevent people coming in contact with the soils. Additionally, residential use may
require some soils remediation.

Zoning Constraints
The site zoning allows the various uses under all three options; however, it constrains the height to 2 ½
stories (40 feet) and requires ground floor commercial uses. This will make residential development more
difficult. It also limits the development capacity of the site below the floor area ratio limitation in the
zoning. For a hotel use, the City would need to determine that a hotel is an acceptable ground floor
commercial use. For residential development, the City may need to determine that it is not necessary for
the entire ground floor to be commercial to comply with the zoning. If these interpretations cannot be
made, it may be necessary to consider a rezone of the site, or to amend the Downtown Mixed-Use Master
Plan, to allow greater height. The East Gateway study, which has similar mixed-use objectives, shows a
45-foot height limit to allow 2 ½ stories of residential above ground floor commercial with parking per
Figure 2.

Figure 2. East Gateway Mixed-Use Model

Multiple Uses
There is a question of whether the site could be developed for both hotel and residential. The zoning
already requires the ground floor to be commercial, which is not a strong use for this location and
constrains the amount of residential or hotel use that could be developed. The storm water retention
requirements further reduce the building size. Most hotel or residential developers will seek as many
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rooms or units as possible to offset ongoing operational and fixed management costs (an apartment
manager or hotel staff). The combined site is on the threshold of being attractive for one use or the other.
Dividing the site into two different uses will make each use less economically viable and thus less
attractive to potential developers.

Property Disposition Process
One of the action items from the March 2020 Council meeting is to determine the process the City must
use to dispose of the property. Cities previously had greater flexibility in disposing of property until
recent amendments to the Surplus Land Act (SLA). Under the SLA, there are requirements for the City to
first offer the parcel for sale to affordable housing developers, park and recreation districts, and the school
district. Under SLA procedures, the parcel could not be offered through an RFP process described below
for hotel development until this initial statutory offer process is completed. In summary, the SLA process
requires:

•

•
•
•

•

•

Providing written notice of the availability of the parcel as surplus land to affordable housing
developers, recreation districts, and the school district. Notice for affordable housing includes
notifying the State Department of Housing and Community development (HCD) for posting on
their website and notifying any developers on their list of interested developers.
Interested parties have 60 days to respond with a notification of interest.
If a party submits a purchase proposal, the City and the party will negotiate in good faith for a
period of 90 days to reach agreement on a mutually acceptable purchase price.
If multiple offers to purchase are received, affordable housing offers take priority, and if multiple
affordable housing offers are made, the offer with the greatest level of affordability is accepted
first for negotiations.
The City may, but is not required to, sell the parcel at below fair market value. Requiring a fair
market value purchase price is a reasonable position in negotiations. Per Section 54221 A (3) of
the Government Code: “Nothing in this article prevents a local agency from obtaining fair
market value for the disposition of surplus land consistent with Section 54226”.
If the City cannot reach an agreement on the sales price, the City may then use other methods for
selling the parcel, and for other uses, such as a hotel.

Before the amendments to the SLA, cities could also select a buyer to negotiate with for a specific desired
land use, usually through a request for proposals (RFP) process or listing with a broker. This method
retained the maximum flexibility for the City to determine the desired land use and selection of the
developer. Under the recent SLA amendments, it was not clear whether the City still possessed the ability
to dispose of the property in this fashion without first going through the SLA process.

The City Attorney’s office contacted HCD to see if the City could choose to use the RFP process or only
follow the process described under the SLA. HCD stated the SLA method must be used. As a result, if
the City decides a hotel use is preferred, it will first have to offer the parcel using the SLA method to see
if there is interest by an affordable housing developer, and if a sales price with an affordable housing
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developer can be agreed upon. If negotiations with an affordable housing developer are unsuccessful, the
City could then proceed with a hotel solicitation. This process could take up to 150 days (5 months). If
the City prefers an affordable residential use, it would also use the SLA method to solicit developer
interest.

ALTERNATIVES

The following is a discussion of the three alternatives for use of the site.

Permanent Parking Lot
Retaining the parcel as paved public parking will provide several benefits:
•
•
•

Approximately 250 spaces could be created to support First Street businesses and events like the
Farmers Market.
The lot may become more attractive for parking if it is improved.
A full paving treatment will eliminate dust blowing from the site.

The current partially paved condition of the site may not be an appropriate long-term use. If the City
desires to continue the parking use, it will be appropriate to make improvements to provide for a
permanent facility that is properly graded, paved, drains correctly, and meets stormwater retention
standards. The Public Works Department 2021 fully loaded cost estimate (soft and hard costs) for these
improvements is approximately $769K, which does not include lighting nor landscaping improvements.
Lighting and landscaping improvements would add approximately $329K, for a fully loaded cost of
approximately $1.1M.

The questions with this option are the availability of City resources to pay for the improvements, and
whether the expenditure is justified, given the low utilization stated in the Walker Parking Study. The use
will not generate property tax revenues from public ownership, although it is possible to generate some
parking fee revenues with parking controls with an additional installation cost. There will be on-going
maintenance expenses to keep the improved parking facility in good condition.

Affordable Housing
Selling the parcel for affordable housing will provide several benefits:
•
•
•
•
•

Improve the area with a more attractive use than surface parking.
Provide potential customers for First Street businesses.
Provide needed housing.
Increase the City property tax base with new on-going property taxes.
Possible one-time land sales proceeds.
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The City Council should consider the following information for this alternative.

City and Regional Housing Policy
The City’s current Housing Element sets forth the regional affordable housing allocation, as distributed
by Association of Bay Area Governments (ABAG), for very-low, low, moderate, and market rate income
households. The current allocation is 327 units, and the distribution of units across various income ranges
is shown in Table 1. The allocation will change due to the regional housing allocation update process
underway. In early March 2021, the City Council considered a status report for the allocation update
process, which forecasts the number of affordable units to increase to approximately 712 units. The
distribution across income categories is likely to shift to more very-low, and low-income units, which are
more expensive and difficult to produce.

Table 1. Benicia Regional Housing Needs Allocation 2014-2022
VERY LOW

LOW

MODERATE

MARKET

TOTAL

94

54

56

123

327

As required by state law, the City’s Housing Element also provides a list of housing sites that could be
developed to meet the allocation goals for affordable housing units. These housing opportunity sites
include the East E St. parcel. The total number of units possible in the vacant and housing opportunity
sites inventory is 594. This exceeds the 327 units currently allocated by ABAG, but will fall short of the
712 units that may be required after the allocation update process is complete. The Housing Element lists
the East E St. parcel as potentially providing 50 units of housing (with a density bonus).

Financial Feasibility
Selling the parcel to an affordable housing developer will assist the City to meet its housing goals but
may require the City to make regulatory and/or financial concessions. Notwithstanding the high demand
in the Bay Area for housing in general, and affordable housing in particular, developers will not produce
affordable housing without governmental assistance. The lower sales prices or rents received for units that
are affordable are insufficient to pay for the high construction costs in this region. For this reason, there
are provisions in the City’s zoning to increase the allowed density to offset the financial gap. In addition
to the regulatory assistance of density bonuses, cities are often asked by affordable housing developers to
further assist by reducing development impact fees, sponsor low interest bond or tax credit financing, and
reduce the sales price of city owned land. Cities that collect affordable housing impact fees, or
inclusionary housing in lieu fees, will invest these proceeds in developments in exchange for affordable
units. Most of these tools are set forth in the City’s Housing Element as methods to encourage affordable
housing.
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Housing Tenure
Housing tenure is a key consideration for encouraging affordable housing at this site. In general, it is
more expensive to create affordable units in for-sale housing projects than in rental housing projects. If
the site is offered for ownership housing, it is likely to attract proposals for townhouses. This may yield
the greatest land sale price but not the greatest number of units. Stacked condominiums are possible,
which would increase the density and better accommodate the mixed-use zoning. The highest level of
affordable housing production will be medium density rental housing, which allows a developer/owner to
offset the restricted income from the affordable units over time with increases in market rate rents. If the
City pursues residential development, it may be appropriate to specify a preference for rental or for-sale,
as this will determine the type of residential developer that responds to a solicitation.

Mixed-Income Housing
As seen in Table 1, there are needs for housing in several categories of affordable and market rate
housing. It is not necessary for the parcel to be developed with all of the units available to households that
qualify under very low, low, and moderate level incomes. Cities often encourage affordable housing units
as part of a mixed-income development, which assists with project financial feasibility. As the
unrestricted rents in market rate units in the same development help offset the loss of income from the
restricted below market rents of the affordable units, the greater number of market rate units means less
City contributions required for project financial feasibility. If the City Council decides to pursue a
solicitation of affordable residential housing for the parcel, it is recommended the request for proposals
encourage a rental development with an income mix of 20% affordable and 80% market rate. This
affordable component is twice the amount of the City’s inclusionary housing ordinance (10%), and may
result in higher land sales proceeds to the City. At 50 units possible with a density bonus, this ratio could
yield 10 affordable units and 40 market rate units.

Hotel
Selling the parcel for a hotel will provide several benefits:
•
•
•
•
•

Improve the area with a more attractive use than surface parking.
Provide potential customers for First Street businesses.
Increase the City property tax base with new on-going property taxes.
Provide new on-going Transit Occupancy Tax revenues (TOT).
Provide one-time land sales proceeds.

The City Council should consider the following information for this alternative.

Land Use Considerations
Hotels are attractive uses for cities, as they bring activity to nearby retail and restaurants, have low
parking demand and traffic generation, and provide much needed general fund TOT revenues. For these
reasons, City Council expressed support for pursuing this site as a hotel with its allocation of funds in
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March 2020 to test hotel feasibility. In that prior pre-COVID environment, the existing hotels in the City
were well occupied and the potential demand to support an additional hotel seemed likely. The East E St.
parcel location could tap into both the weekly business hotel needs of the business park, as well as
weekend tourist traffic taking advantage of First Street businesses.

A preliminary analysis of the site for hotel use was undertaken by Transwestern Commercial Services
(Transwestern) (a commercial broker). A conceptual layout of the site showed how a two-story hotel,
fitting within the zoning height limitation of 40 feet, could be developed with 125 rooms, as depicted in
Figure 3.

Figure 3. Transwestern Commercial Hotel Concept Plan

Hotel Feasibility
The Transwestern analysis concluded that the strongest demand for the site would be residential
townhouses. They also concluded a hotel could be feasible:
“Subject site also may have potential for a hotel designed to appeal to business, tourism, and local
clientele. The site could take advantage of convenience for industrial park visitors, as well as tourists and
other visitors taking advantage of Benicia’s charming downtown, yacht club, Marina, waterfront trails
and proximity to the wine country and other Bay Area attractions.”
The Transwestern analysis concluded the East E Street location was not as strong as a First Street location
for a hotel, but could be feasible with street improvements to East E Street and an orientation to First
Street, which is shown in Figure 3, with the main entrance on East E Street instead of East 2nd Street.
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The reservations expressed in the Transwestern analysis supported the idea of the City undertaking
additional market analysis using the services of a hotel market consulting firm who could assist the City
with establishing the expectations for the site, and the type of hotel (e.g., business hotel versus boutique).
The Council-approved March 2020 budget included $50,000 for this study. Due to the COVID-induced
reduction in hotel business nationwide, this analysis was postponed until hotel market conditions became
clearer. It remains appropriate to undertake this study if a hotel use is still desired, but it may be prudent
to delay a market study until the five-month SLA residential offering process is completed first. If the
City has not negotiated a sale of the parcel to a residential developer, then the parcel will be
unencumbered at that point and a hotel could be considered. In addition, the hotel market rebound timing
will be clearer in five months than it is now.

As stated in the housing section above, the Housing Element lists the East E St. parcel as potentially
providing 50 units of housing (with a density bonus). If the City were to proceed with a hotel
development, these affordable residential units should be replaced elsewhere in the City to keep the
Housing Element in compliance. A new site would need to be added to the Housing Element Vacant Land
Inventory that showed residential development capacity of at least 50 units.

Alternative Affordable Housing Sites
As part of the analyses authorized by the City Council in March 2020, Management Partners reviewed all
609 parcels the City owns to determine how many sites other than the East E St. parcel could be sold for
affordable housing development. This analysis was completed, and the following is a summary of the
research. Almost all of the City-owned parcels are being used for a public purpose such as right of way or
City facilities and are not suitable for sale. Three parcels were identified as suitable for sale for residential
development. Two of the parcels are identified in the Housing Element Site Inventory, and one site is not
included. The three parcels and their development potential are set forth in Table 2:

Table 2. Potential Affordable Housing Sites – City-Owned Parcels
NAME

LOCATION

SIZE

UNITS*

NOTES

Church
Property

W. 12th & Military

.16 acres/7,120 square feet

1

Lighthouse Church first
right of refusal to
purchase

“L” Street

“L” & East 4th

.43 acres/18,750 square feet

12

Included in East Gateway
study area

London Area

London Cir. & 780

6 acres/261,360 square feet

113

Zoned Medium Density
Residential

6.59 acres/287,230 square ft.

126

Totals

* Units allowed by zoning including with density bonus
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The Church and “L” St. parcels are included as potential affordable housing opportunity sites in the
Housing Element. The “L” St. parcel is also within the East Gateway study area. The London parcel is
new for consideration. It is zoned Medium Density Residential (RM) and is adjacent to a similarly zoned
multi-family town house development at London Circle off of London Drive. The site consists of two and
possibly four city-owned parcels subject to ownership confirmation through a title report. Figure 4 shows
the parcel map for the site.

Figure 4. London Area City Parcels
CITY OWNED
PARCELS 1 & 2

While the site is zoned for multi-family residential use, further research is necessary to confirm its
potential for housing development. If viable, this site may be considered to offset the loss of housing
potential on the East E Street site or to accommodate the regional housing allocation in the upcoming
Housing Element cycle.
Inclusionary Housing Ordinance Revision
The City has an inclusionary housing requirement set forth in Section 17.70.320 of the Municipal Code.
Residential developers must provide 10 percent of their units as affordable to low and very low-income
households. The code allows for regulatory relief to reduce costs to offset the affordable requirement, and
City Council discretion to approve an in-lieu fee payment instead of providing on-site units. The code
applies to both rental and for-sale housing. The code predated the Palmer court decision that invalidated
inclusionary ordinances for rental housing, so application of the code to rental housing was temporarily
suspended.
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In 2017, Assembly Bill 1505 was passed by the State legislature, which reestablished the right to apply
inclusionary requirements to rental housing. The legislation in effect limits the percentage of inclusionary
to 15 percent. A city can adopt a higher standard but it is then subject to challenge by HCD, which may
find that the requirement is too burdensome and must be reduced to 15 percent.

There has been City Council discussion concerning a potential increase in the inclusionary requirement
above the current 10 percent. It may be possible to increase to 15 percent to assist the City with meeting
its regional housing allocation without triggering HCD review. If there is City Council interest in
pursuing an increase in the requirement, staff recommends an evaluation first of how much affordable
housing has been produced under the current standard, and whether the increase in the percentage is likely
to produce additional on-site housing. In addition, it may be appropriate to revise the entire code section
to make it consistent with recent case law and legislation.

Resident Input
The City Council should provide input on the timing and type of resident input desired for the disposition
of the East E Street site. The guidance will depend on the preferred use:
•
•

•

If the Council decides to retain the parcel for public parking, then extensive resident outreach
may not be needed since the use does not change.
If residential use is preferred, it may be appropriate to seek resident input on the development
parameters and objectives that will be set forth in the RFP for the City Council to approve, prior
to distribution pursuant to the SLA process.
If hotel use is preferred, there may be an initial outreach prior to the SLA process, then a
subsequent outreach if residential negotiations have not resulted in a land sale and the City moves
forward with a hotel solicitation.

NEXT STEPS
1. Discuss alternatives and provide staff with direction on the preferred use for the East E St.
parcel:
• If retention of the East E St. parcel for public parking is preferred, direct staff to
refine the cost estimate with input from Council on whether lighting and parking
controls should be added to the estimate. Staff will return with preliminary plans and
a cost estimate.
• If residential use is preferred on the East E St. parcel, direct staff to proceed with
drafting a Request for Proposals (RFP) which will satisfy the Surplus Land Act
requirements. Provide staff with direction on housing tenure and the ratio of
affordable versus market rate units.
• If hotel use is preferred for the East E St. parcel, the Surplus Land Act offering
process should be initiated with an RFP. If no interest is expressed by affordable
housing developers, or negotiations are unsuccessful for developers expressing
interest, then a hotel market analysis should be initiated to determine feasibility.
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2. Provide direction to staff if other potential residential sites in Table 2 should be further
considered for housing RFPs, and if the London parcels should be considered for inclusion in
the Housing Element as a vacant housing opportunity site.
3. Provide direction to staff whether the inclusionary housing section of the Municipal Code
should be revised to increase the percentage of units required.
4. Provide direction to staff for resident input on development alternatives.
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AGENDA ITEM
CITY COUNCIL MEETING DATE – MARCH 3, 2020
BUSINESS ITEM

TO

:

City Council

FROM

:

City Manager

SUBJECT

:

APPROPRIATION OF $138,000 TO CONTINUE EXPLORATION OF
HOTEL DEVELOPMENT FEASIBILITY

EXECUTIVE SUMMARY:
In July 2019, the City Council adopted a Work Plan for Fiscal Year 2019-20 that included, among the
projects and initiatives noted as high priority, the exploration of constructing a hotel on a City-owned
parcel known as the “E Street parking lot” located at E Street and E. 2nd Street. This report requests a
funding appropriation of $138,000 for various studies and consulting services needed to determine the
viability of the site for a future hotel.
RECOMMENDATION:
Move to adopt the attached resolution (Attachment 1) that appropriates $138,000 from the General
Fund’s unassigned fund balance into the General Fund to cover costs associated with analyzing the
viability of developing a hotel on City owned property as described in this report.
BUDGET INFORMATION:
The City Council is asked to appropriate $138,000 from the General Fund unassigned fund balance
into City Manager Contractual Services 0102200-7008 to cover the costs of the studies and consultant
assistance described in this report to determine the feasibility of a hotel on the site. A hotel on the site
noted would generate transient occupancy tax revenue as well as support the success of 1st Street
businesses that could yield additional sales tax revenue. Revenue estimates will be developed as part of
the project analysis..
BACKGROUND:
The City of Benicia currently has three hotels and two bed-and-breakfasts that combined generate
approximately $500,000 per year in transient occupancy tax revenue. The room occupancy rate is high
and indicates likely market demand for additional hotel rooms. A significant portion of the room
occupancy serves as temporary housing for Benicia businesses such as Valero Refinery and other
Benicia Industrial Park business locations. Other needs exist as well for business travelers and leisure
travelers.
Funding Needed for Hotel Project Analysis
The E Street parking lot is currently used to support 1st Street businesses and downtown events. A
parking study focused on 1st Street and the adjacent side streets, including East and West 2nd Streets,
has just been completed and is scheduled for Council review on March 17, 2020. The study included
CITY MISSION
“SERVING AND ENHANCING OUR COMMUNITY WITH CARE, COMMITMENT AND PRIDE.”
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initial parking demand for hotel development on this site (click here https://tinyurl.com/DraftDowntown-Parking-Study to view a copy of the Parking Study; hotel parking analysis begins on page 41
of the study). The study reviewed the current use of the site as public parking, and concludes that the
major use of the site for parking occurs during the weekly Farmers Market held on Thursdays from
4:00 p.m. to 8:00 p.m. There is minor use of the lot for parking at other times and in general it is
underutilized.
In order to determine the feasibility of the site for an income generating hotel use, staff recommends
several steps and studies, including the following:
▪
▪
▪
▪
▪
▪

Complete a soils analysis (needed for any type of development on the site for construction
constraints and potential contamination disposal);
Complete a property value appraisal for negotiating the purchase price with a developer;
Undertake an analysis of the applicability of AB 1486 Surplus Land to determine the ability of
the City to offer the parcel for hotel development;
If the parcel can be offered for hotel development, complete in-depth market analysis
conducted by a firm with hotel industry expertise;
If the site is viable for hotel use, prepare a conceptual site plan by an architectural firm, for site
development potential, to be included in an offering document; and
Prepare a summary report to the City Council with the results of the above analysis with a
recommendation on whether to proceed to offer the property for sale.

In addition, expertise is needed to lead the City’s effort and Pat O’Keeffe has been engaged for this
first phase of work. Mr. O’Keeffe has been a Special Advisor with Management Partners for the past
six years and is a retired City Manager with a background in economic development. His career
included 18 years as Economic Development Director, then City Manager in Emeryville during its
transformation from 1995 to 2013. A copy of his biography is attached (see Attachment 2). He has
been engaged to assist with the preparation of this report and will attend the City Council meeting to
answer questions. If Council directs staff to proceed with the hotel analysis and approves this
appropriation request, the scope of Mr. O’Keeffe’s engagement will be expanded.
The following table summarizes the various consulting elements and the estimated cost:
ANALYSIS
Soils Analysis
Soils Analysis
Property Appraisal
Hotel Market Study
Conceptual Plan
Project Coordination
Total

FIRM TYPE
Spoils Engineering
Soils Engineering
MAI Appraiser
Hotel Consultant
Architect
Management Partners

ESTIMATED
COST
$16,000
$22,000
$5,000
$50,000
$20,000
$25,000
$ 138,000

NOTES
Soils characteristics
Phase I & II toxics

Concept Plan
Hotel analysis
Total Estimate

Once the studies are complete and assuming the hotel site is viable, the City would have two choices
on how to proceed: (1) Place the property on the market with a broker and entertain purchase offers; or
(2) Conduct a competitive selection process through the issuance of a Request for Proposals to identify
the best partner for developing a hotel. Staff recommends the latter approach, as it gives the City the
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greatest control over the qualifications of the developer, type of facility, and design. Mr. O’Keeffe
would lead these efforts on the City’s behalf.
Future Housing Site Analysis
In addition to the hotel site, Mr. O’Keeffe is available to assist with exploring the viability of other
City parcels for housing, including affordable housing. As Council is aware, cities are being required
to identify and facilitate the construction of housing. Some of the same steps outlined that are related
to the hotel project will be required to analyze the suitability of City properties for housing. If Council
expresses interest in this direction, staff will return with more information and a further funding
request.
Conclusion
Tonight’s requested action is to appropriate funding in the amount of $138,000 for the exploration of
the E Street parking lot as a future hotel site.
NEXT STEPS:
With Council’s approval, staff will implement the appropriation and report back when the site has been
fully evaluated for further decision-making.
ALTERNATIVES:
Provide direction not to analyze the E. 2nd St. City parcel for viability as a future hotel.
Provide direction to analyze E. 2nd St. the City parcel for housing.
Provide direction to begin the housing site analysis process for other City owned parcels.

General Plan

GOAL 2.5: Facilitate and encourage new uses and development which
provide substantial and sustainable fiscal and economic benefits to the City
and the community while maintaining health, safety, and quality of life.

Strategic City Result Impacted by this Agenda Item
The City Council and community identified six (6) key “Results” that establish the key
goals for which the City of Benicia aspires to achieve with our programs and services.
Agenda Items often influence multiple Results, the primary Result impacted by this
Agenda Item is (please check one):

Priority Based
Budgeting

☐ Protect Community Health & Safety
☐ Maintain & Enhance A High Quality of Life
☐ Preserve & Enhance Infrastructure
☒ Strengthen Economic & Fiscal Conditions
☐ Protect & Enhance the Environment
☐ High Performing Government
City Programs Impacted by This Agenda Item (Top 3):
1. Business Attraction
2. Management of City-Owned Property
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3. Community Engagement and Public Relations – Economic
Development
Priority Based Budgeting (PBB) Website:
Coming soon in Spring 2020 will be a link to the City of Benicia’s PBB
website to learn more about these programs and their costs.

CEQA
Analysis

This report is exempt from CEQA under Section 15061(b)(3) the “general
rule” exemption, which states that where it can be seen with certainty that
there is no environment, the activity is exempt from CEQA.

ATTACHMENTS:
1. Resolution – Funding Request for Exploration of Hotel Development Feasibility
2. Pat O’Keeffe Biography
For more information contact: Lorie Tinfow, City Manager
Phone: 707.746.4200
E-mail: ltinfow@ci.benicia.ca.us
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