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BENICIA PLANNING COMMISSION
PLANNING COMMISSION  AGENDA

Council Chamber, 250 East L. Street
August 09, 2018

7:00 PM

1. OPENING OF MEETING

2. PLEDGE OF ALLEGIANCE

3. ROLL CALL OF COMMISSIONERS

4. REFERENCE TO FUNDAMENTAL RIGHTS OF PUBLIC
A Plaque stating the Fundamental Rights of each member of the public is posted at the entrance to this
meeting room per section 4.04.030 of the City of Benicia's Open Government Ordinance.

5. ADOPTION OF AGENDA

6. OPPORTUNITIES FOR PUBLIC COMMENTS
This portion of the meeting is reserved for persons wishing to address the Commission on any matter
not on the agenda that is within the subject jurisdiction of the Planning Commission. State law prohibits
the Commission from responding to or acting upon matters not listed on the agenda.
Each Speaker has a maximum of five minutes for public comment. If others have already expressed
your position, you may simply indicate that you agree with a previous speaker. If applicable, a
spokesperson may present the views of your entire group. Speakers may not make personal attacks on
council members of the public, or make comments which are slanderous or which may invade an
individual's personal privacy.

7. WRITTEN
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8. PUBLIC COMMENTS

9. CONSENT CALENDAR
Consent Calendar items are considered routine and will be enacted, approved or adopted by one
motion unless a request for discussion or explanation is received from the Planning Commission or a
member of the public by submitting a speaker slip for that item.
Any Item identified as Public Hearing has been placed on the Consent Calendar because it as not
generated any public interest or dissent. However, if any member of the public wishes to comment on a
Public Hearing item, or would like the item placed on the regular agenda, please notify the Community
Development Staff either prior to or at the Planning Commission meeting, prior to the reading of the
Consent Calendar. 
9.A JUNE 14, 2018 DRAFT MINUTES

JUNE 14, 2018 DRAFT MINUTES

9.B JULY 12, 2018 DRAFT MINUTES

JULY 12, 2018 DRAFT MINUTES

10. REGULAR AGENDA ITEMS

10.A USE PERMIT TO MODIFY ONE EXISTING BILLLBOARD SIGN, AFTER A
DETERMINATION THAT NO FURTHER ENVIRONMENTAL REVIEW IS REQUIRED
The applicant, Clear Channel Outdoor, requests a Use Permit to modify an existing city-owned
freeway-oriented billboard sign located at 3190 Bayshore Road, on the east side of I-680 and north of
Bayshore Road. The existing illuminated static message signs will be altered to include digital LED
technology in compliance with State and Federal standards for safety, display, and illumination.New
billboard signs are no longer allowed within the City of Benicia. However, Section 18.24.040 of the
City of Benicia Sign Ordinance allows modification of existing billboard signs.

RECOMMENDATION:
Adopt a resolution approving the Use Permit for modifications to an existing billboard at 3190 Bayshore
Road, based on the findings and subject to conditions listed in the attached resolution, after a
determination that no further environmental review is required.
Staff Report 3190 Bayshore Road

1. Draft Resolution with Exhibit A

2. Application Statement

3. Addendum to 2012 IS-MND

4. 2012 IS-MND
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https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/221728/6-14-18_DRAFT_MINUTES_-2.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/221732/7-12-18_DRAFT_MINUTES.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/221616/PC_Staff_Report_3190_Bayshore_Road.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/221617/1._Draft_Resolution_with_Exhibit_A.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/221639/2._Application_Statement_.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/221640/3._Addendum_to_2012_IS-MND_.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/221641/4._2012_IS-MND_.pdf
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10.B ADOPTION OF THE DOWNTOWN HISTORIC DISTRICT DESIGN GUIDELINES;
AN AMENDMENT TO THE DOWNTOWN HISTORIC CONSERVATION PLAN
(DHCP); AND AMENDMENTS TO THE BENICIA MUNICIPAL CODE CHAPTER
17.108 (DESIGN REVIEW) AND CHAPTER 18.08 (SIGN PERMITS) REGARDING
DESIGN REVIEW PROCEDURES; AFTER A DETERMINATION THAT THE PROJECT
IS EXEMPT FROM CEQA.  
The City of Benicia proposes adoption of design guidelines that address the treatment of historic
properties, alterations to non-historic buildings, and the design of new infill structures in the Downtown
Historic District; as well as amendments to the design review procedures of Benicia Municipal Code
Chapter 17.108 and sign permit requirements of Chapter 18.08.  The Historic Preservation Review
Commission recommended approval of the design guidelines and zoning amendment on June 28, 2018.
The Planning Commission (PC) will make recommendations to the City Council on two separate
actions:
1. Adopt Downtown Historic Design Guidelines and amend the Downtown Historic Conservation
Plan (DHCP) to remove Chapters 3, 4, 5 plus appendices, which will be superseded by the guidelines
and subsequent code amendments for design review procedures. 
2. Amend the Benicia Municipal Code Chapter 17.108 (Design Review) and Chapter 18.08 (Sign
Permits) to update design review requirements and procedures and require that signs in a historic district
comply with adopted design guidelines.

RECOMMENDATION:
Adopt resolutions recommending City Council approval of the proposed design guidelines, amendments
to the Downtown Historic Conservation Plan (DHCP) and amendments to the Benicia Municipal Code.

Staff Report Design Guidelines Design Review

1. Draft Resolution Design Guidelines

2. Draft Resolution BMC Amendments

3. Resolution No 18-10 HPRC

4. Resolution No 18-11 HPRC

5. Community comments on Public Review Draft

6. Draft Text Amendments – markup

11. COMMUNICATION FROM STAFF

12. COMMUNICATION FROM COMMISSIONERS

13. ADJOURNMENT 3

https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/220527/Staff_Report_Design_Guidelines_Design_Review.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/221019/1._Draft_Resolution_Design_Guidelines.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/221272/2._Draft_Resolution_BMC_Amendments_.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/220530/3._Resolution_No_18-10_HPRC.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/220531/4._Resolution_No_18-11_HPRC.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/220532/5._Community_comments_on_Public_Review_Draft.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/221273/6._Draft_Text_Amendments___markup.pdf
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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 Alan Shear, 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 5

http://www.ci.benicia.ca.us/
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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 Patterson: 746-4212
Vice Mayor Young: 746-4213
Council Member Campbell: 746-4213
Council Member Hughes: 746-4213
Council Member Schwartzman: 746-4213
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MINUTES OF THE 

REGULAR MEETING – PLANNING COMMISSION 

JUNE 14, 2018 

DRAFT 

 

City Council Chambers, City Hall, 250 East L Street, complete proceedings of which are 

recorded on tape. 

 

 1) OPENING OF MEETING  

 2) PLEDGE OF ALLEGIANCE   

 3) ROLL CALL OF COMMISSIONERS   

Present:                  Commissioners Dravnieks Apple, Catton, Oakes, and Chair Birdseye   

Absent:    Commissioners Macenski (arrived at 7:20pm) and Radtke  

Staff Present:   Shawna Brekke-Read, Community Development Director 

 Suzanne Thorsen, Principal Planner                                                              

                                Kat Wellman, Contract Attorney   

                                Dorothy Dickson-Dodds, Recording Secretary  

 

 4) REFERENCE TO FUNDAMENTAL RIGHTS OF PUBLIC   

 5) ADOPTION OF AGENDA   

On motion of Commissioner Catton, seconded by Commissioner Dravnieks Apple, the agenda 

was adopted, by the following vote:           

Ayes:          Commissioners Dravnieks Apple, Catton, Oakes, and Chair Birdseye        

Noes:          None          

Absent:       None  

Abstain:      None  

 

 6) OPPORTUNITIES FOR PUBLIC COMMENTS  

 7) WRITTEN - None 

 8) PUBLIC COMMENTS - None  

 9) CONSENT CALENDAR  

On motion of Commissioner Dravnieks Apple, seconded by Commissioner Catton, the Consent 

Calendar was approved by the following vote:          

Ayes:          Commissioners Dravnieks Apple, Catton, Oakes, and Chair Birdseye 

Noes:          None         

Absent:       None         

Abstain:      None 
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 9.A) GENERAL PLAN CONFORMANCE DETERMINATION FOR THE FIVE-YEAR 

CAPITAL IMPROVEMENT PROGRAM (CIP), AFTER A DETERMINATION THAT THE 

PROJECT IS EXEMPT FROM CEQA 

Ms. Brekke-Read reported that the Capital Improvement Program is continued to a future 

meeting. 

9.B) DRAFT MINUTES – May 28, 2018 

On motion of Commissioner Catton, seconded by Commissioner Dravnieks Apple, the agenda 

was adopted, by the following vote:           

Ayes:          Commissioners Dravnieks Apple, Catton, Oakes, and Chair Birdseye        

Noes:          None          

Absent:       None  

Abstain:      None  

   

  10) REGULAR AGENDA ITEMS 

  10.A) AMENDMENTS TO TITLE 17 (ZONING) OF THE BENICIA MUNICIPAL CODE 

AND DOWNTOWN MIXED USE MASTER PLAN TO AMEND REGULATIONS FOR 

ACCESSORY DWELLING UNITS, AS WELL AS ADDITIONAL CLARIFYING 

AMENDMENTS, AFTER A DETERMINATION THAT THE PROJECT IS EXEMPT FROM 

CEQA  

 Ms. Thorsen provided a presentation  

The Commission asked clarifying questions about proposed design standards for Accessory 

Dwelling Units (ADUs) and inquired about whether personal cultivation of cannabis would be 

allowed in an ADU.  

Staff provided additional information.  Ms. Brekke-Read said the Zoning Ordinance allows 6 

cannabis plants per habitable unit and does require owner-permission for an ADU.   

The Commissioners commented on the owner/occupancy requirement and deed restrictions in 

relation to the objective of streamlining ADU permits to create affordable housing.  

PUBLIC COMMENT OPEN: 

A Benicia resident said ADUs are important to his family because of an elderly father living with 

them. He felt that the 20' height restriction for accessory structures should be raised to 25’ and 

the 30% regulation on dormers be expanded.  

PUBLIC COMMENT CLOSED 

Commissioner Oakes concurred with the resident regarding the height restriction. He expressed 

hesitation about the owner occupancy deed restriction due to property owner concerns and hopes 
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to see impact fees addressed.  He suggested establishing a grace period to legalize existing 

unpermitted ADU’s. 

Commissioners inquired the building material standards for the historic district and discussed 

owner occupancy requirements.  Commissioners commented that there should be some 

flexibility for the property owner in the event of a job relocation or other emergency that would 

require the unit to remain empty. Staff recommended that the ordinance be reviewed 

approximately one year after adoption to determine if any further adjustments are needed. The 

owner occupancy requirement could be evaluated again as well. 

Following additional discussion, the Commission recommended that staff research owner/deed 

restriction agreement.   

On motion of Commissioner Dravnieks Apple, seconded by Commissioner Catton, the 

Commission approved a resolution recommending approval of the proposed zoning amendments, 

with the additional recommendations that the city allow a 25’ height limitation for accessory 

dwelling units through an exception to criteria; consider allowing temporary relief from owner-

occupancy deed restriction requirements; and correct minor wording noted by the Planning 

Commission, by the following vote: 

Ayes:          Commissioners Dravnieks Apple, Catton, Oakes, and Chair Birdseye 

Noes:          None 

Absent:       Commissioners Macenski and Radtke 

Abstain:      None     

11) COMMUNICATION FROM STAFF 

Ms. Brekke-Read introduced two new planners, Charles Enchill and Claire Feeney, who were in 

attendance to observe the meeting.  She provided an update on the City Council’s approval of 

amendments to the Benicia Municipal Code relating to outdoor entertainment, amplified sound 

and noise regulations.   

12) COMMUNICATION FROM COMMISSIONERS - None 

13) ADJOURNMENT 

Chair Birdseye adjourned the meeting at 8:45pm. 
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MINUTES OF THE 

REGULAR MEETING – PLANNING COMMISSION 

JULY 12, 2018 

DRAFT 

 

City Council Chambers, City Hall, 250 East L Street, complete proceedings of which are recorded on 

tape. 

 

1. OPENING OF MEETING 

 

2. PLEDGE OF ALLEGIANCE 

 

3. ROLL CALL OF COMMISSIONERS 

Present:              Commissioners Dravnieks Apple, Catton, Macenski (arrived at 7:20pm), Oakes, 

 and Chair Birdseye   

Absent:    None  

Staff Present:   Shawna Brekke-Read, Community Development Director 

 Charles Enchill, Associate Planner 

 Claire Feeney, Associate Planner 

                           Kat Wellman, Contract Attorney   

                           Dorothy Dickson-Dodds, Recording Secretary  

 

4. REFERENCE TO FUNDAMENTAL RIGHTS OF PUBLIC 

 

5. ADOPTION OF AGENDA 

On motion of Commissioner Catton, seconded by Commissioner Dravnieks Apple, the agenda was   

adopted, by the following vote:           

Ayes:          Commissioners Dravnieks Apple, Catton, Oakes, and Chair Birdseye        

Noes:          None          

Absent:       None  

Abstain:      None  

 

6. OPPORTUNITIES FOR PUBLIC COMMENTS 

 

7. PRESENTATIONS 

 

7.A SENATE BILL 35 STREAMLINED MINISTERIAL PERMIT PROCESSES AND 

REQUIREMENTS UNDER SECTION 65913 OF THE CALIFORNIA GOVERNMENT 

CODE AND THE ADOPTED OBJECTIVE DESIGN STANDARDS AND USE 

MORATORIUM 

 

Mr. Enchill provided a presentation. He answered clarifying questions regarding how Senate Bill 35 

relate to Accessory Dwelling Units. 

 

The Commission concurred that the standards are clear. 
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Ms. Brekke-Read clarified that the standards are less restrictive for height due to the high density 

residences.   

 

7.B UPDATE REGARDING ADOPTION OF CANNABIS ORDINANCES AND NEXT 

STEPS FOR IMPLEMENTATION 

 

Ms. Feeney provided a presentation.   

 

Ms. Brekke-Read answered clarifying question regarding the distances between cannabis businesses 

and that the Planning Commission would consider and determine what is appropriate. This is what 

City Council adopted and this is what we will be implementing. 

 

Ms. Feeney, in response to Commissioners’ questions talked about the location of testing and 

industrial business locations would be; she explained the parameters of the business components 

and retail. not allowed to have a business component.  

 

Ms. Feeney explained there permit and applicant process and what the fees will be. She explained 

that all applicants will submit a full application and be interviewed by a five-person panel consisting 

of City staff. 

 

8. WRITTEN 

 

9. PUBLIC COMMENTS 

 

10. CONSENT CALENDAR - None 

 

11. REGULAR AGENDA ITEMS - None 

 

12. COMMUNICATION FROM STAFF 

Ms. Brekke-Read reported that the Historic Preservation Review commission made their 

recommendations for the Downtown Historic District Design Guidelines, which will come to the 

Planning Commission in August. 

 

Ms. Brekke-Read reported that the Accessory Dwelling Unit ordinance will go the City Council on 

August 21st for the first reading. 

 

13. COMMUNICATION FROM COMMISSIONERS 

Commissioner Oakes asked about deed restrictions of Accessory Dwelling Units. 

 

14. ADJOURNMENT 

Chair Birdseye adjourned the meeting at 8:16PM 
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CITY MISSION  
“SERVING AND ENHANCING OUR COMMUNITY WITH CARE, COMMITMENT AND PRIDE.” 

 

 

 

 

 

 

 

 

TO  : Planning Commission 

 

SUBJECT : USE PERMIT TO MODIFY ONE EXISTING BILLLBOARD SIGN, 

AFTER A DETERMINATION THAT NO FURTHER 

ENVIRONMENTAL REVIEW IS REQUIRED.  

 

PROJECT :  3190 Bayshore Road 

18PLN-00006 

APN: 0080-080-530 

 

EXECUTIVE SUMMARY: 

The applicant, Clear Channel Outdoor, requests a Use Permit to modify an existing city-owned 

freeway-oriented billboard sign located at 3190 Bayshore Road, on the east side of I-680 and 

north of Bayshore Road. The existing illuminated static message signs will be altered to include 

digital LED technology in compliance with State and Federal standards for safety, display, and 

illumination.  

New billboard signs are no longer allowed within the City of Benicia. However, Section 

18.24.040 of the City of Benicia Sign Ordinance allows modification of existing billboard signs.  

RECOMMENDATION: 

Adopt a resolution approving the Use Permit for modifications to an existing billboard at 3190 

Bayshore Road, based on the findings and subject to conditions listed in the attached resolution, 

after a determination that no further environmental review is required.  

 

BACKGROUND: 

 

Applicant / Owner  Bruce Qualls, Clear Channel Outdoor (Applicant) /  

City of Benicia (Owner) 

General Plan Designation  General Industrial 

Zoning Designation  General Industrial 

Existing / Proposed Use  Double-sided freeway billboard sign 

Adjacent Zoning / Uses  

North    General Industrial (IG) / Self-Storage and Vehicle Storage 

South    General Industrial (IG) / Interstate I-680 

East    General Industrial (IG) / Trade School 

West      General Industrial (IG) / Interstate I-680 

 

AGENDA ITEM 

PLANNING COMMISSION MEETING– 

AUGUST 9, 2018 

 REGULAR AGENDA ITEMS 
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3190 Bayshore Road 

18PLN-00006 

August 9, 2018 

 

CITY MISSION  
“SERVING AND ENHANCING OUR COMMUNITY WITH CARE, COMMITMENT AND PRIDE.” 

Site Description 

The subject sign is located in a paved parking lot east of Interstate 680 as shown in Figure 1. The 

lot is improved with an existing automotive repair shop and is bounded by Union Pacific railroad 

tracks to the north and east, Bayshore Road to the south, and Park Road to the west. 

Figure 1: Location Map 

   
 

SUMMARY 

A. Project Description  

The applicant received approval of a Use Permit for modification of two (2) double-sided 

conventional outdoor advertising billboards into digital LED billboards by the Planning 

Commission in November of 2012 and City Council in January of 2013. That Use Permit 

approval was not exercised and has since expired.   

 

The current project now requests modification of only one of the two double-sided conventional 

billboards into a digital LED billboard of the same height and size in the same location and 

orientation.  The applicant does not intend to pursue modification of the other billboard at this 

time. 

 

A conventional billboard is a printed surface that displays a static image and employs external 

illumination for nighttime visibility. Advertisements are generally changed approximately 

monthly by workers traveling to the site. 

 

A digital billboard consists of a display surface that supports an image generated by internal light 

emitting diodes (LED). The image on the sign is static for a period of time, usually eight 

seconds, before cycling to the next image. There is no external illumination of the sign face. 

Operational details provided by the applicant include: 

 

Project Site 
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3190 Bayshore Road 

18PLN-00006 

August 9, 2018 

 

CITY MISSION  
“SERVING AND ENHANCING OUR COMMUNITY WITH CARE, COMMITMENT AND PRIDE.” 

• Brightness of digital display: Lighting levels on the digital billboards will not exceed 0.3 

foot candles over ambient levels, as measured using a foot candle meter at a 250’ distance 

according to the guidelines of the Outdoor Advertising Association of America (OAAA). 

• Power: Central breaker panel with a primary feed of 200 amps at 120/240 single phase or 

200 amps at 208Y/120 three phase primary feed; electrical connections would be UL and 

IEC-approved. 

• Signage would be controlled remotely and would have remote maintenance software. 

• Multiple light sensors would be installed with each sign to measure ambient light levels 

and to adjust light intensity to respond to such conditions. The billboard will be 

programmed for nighttime and could be reduced to as little as 4 percent of peak power 

operation. 

• LED lighting has directional nature and the projected viewing angle for the proposed 

billboard ±30° vertically and ±60° horizontally. Shaders will be located above each row 

of lights to prevent light from projecting upward into the sky. 

 

 Figure 2: Existing Conditions Facing Northwest 

 
 

B. Project Analysis 

The project is consistent with the Benicia General Plan, Sign Ordinance, federal regulations, and 

state regulations as outlined below. 

 

1. General Plan/ Policy Consistency  

The General Plan designates the land use for the property as General Industrial. The project 

is consistent with the applicable General Plan goals and policies below. The proposed lease 

would result in an economic benefit to the City of Benicia. Further, the project modifies an 

existing sign that is not visible from any scenic vistas or residential areas. Because the sign 

already exists, the ability to designate the I-680 corridor as a scenic highway is not 

compromised. 
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3190 Bayshore Road 

18PLN-00006 

August 9, 2018 

 

CITY MISSION  
“SERVING AND ENHANCING OUR COMMUNITY WITH CARE, COMMITMENT AND PRIDE.” 

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. 

Goal 3.9: Protect and enhance scenic roads and highway.  

    Policy 3.9.1 Preserve vistas along I-780 and I-680 

➢ Program 3.9.A: Inventory scenic resources along I-780 and I-680. 

➢ Program 3.9.B: Investigate and apply for State Scenic highway 

designation of Interstate Highways I-780 and I-680 

➢ Program 3.9.C: Develop a sign enforcement program along the 

freeways. 

The State scenic highway law calls for careful coordination in 

planning, design, construction, and regulation of land use and 

development on the band of land “generally adjacent” to the 

freeway. The benefits of the designation to the community are that 

the State will officially refer to the freeways as scenic highways in 

its publications; the freeways will be eligible for “special scenic 

conservation treatment” and will receive special signage; and the 

law will prevent the placement of Caltrans facilities in the right-of-

way without City approval. 

 

2. Sign Ordinance 

Neither the Zoning Ordinance nor the Benicia Municipal Code (Title 18, Sign Ordinance) 

allow new billboard signs; however, the sign ordinance allows alteration of existing 

permitted billboard signs. The subject sign was constructed pursuant to a Use Permit in 1986 

and the modification would not enlarge the existing dimensions or change the existing 

orientation. Furthermore, the request will not result in a significant effect on the environment 

as described in the 2012 Initial Study-Mitigated Negative Declaration. Because the proposed 

project alters a previously-approved billboard, staff finds the proposal is consistent with the 

purpose and standards of the sign ordinance. 

 

3. Federal Regulations 

The Highway Beautification Act of 1965 (23 U.S.C. 131) provides for control of outdoor 

advertising, including removal of certain types of signs, along the interstate highway system. 

The Act is enforced by the Federal Highway Administration (FHWA). As part of its 

enforcement effort, FHWA has entered into agreements regarding the Act with state 

departments of transportation, including Caltrans. As described in the 2012 Initial Study-

Mitigated Negative Declaration (Attachment 4), the project is required to comply with those 

requirements. The applicant has demonstrated that the project complies with FHWA 

standards. 

4. State Regulations 

The California Department of Transportation (Caltrans) is involved in the control of “off-

premise” displays along State highways. Such displays advertise products or services of 
15



3190 Bayshore Road 

18PLN-00006 

August 9, 2018 

 

CITY MISSION  
“SERVING AND ENHANCING OUR COMMUNITY WITH CARE, COMMITMENT AND PRIDE.” 

businesses located on property other than the display. California has entered into two 

agreements with FHWA as part of the implementation of the Highway Beautification Act: 

one dated May 29, 1965, and a subsequent agreement dated February 15, 1968. The 

agreements generally provide that the State will control the construction of all outdoor 

advertising signs, displays and devices within 660 feet of the interstate highway right-of-way. 

As outlined in Attachment 4, additional controls applicable to digital billboards are duration 

of message, transition time, and brightness. 
• Duration of message: Duration of display is generally between 4 and 10 seconds; 8 seconds is 

recommended; 

• Transition time: Transition between messages is generally between 1 and 4 seconds; 1 to 2 

seconds is recommended; 

• Brightness: The sign brightness should be adjusted to respond to changes in light levels; 

 

REQUIRED FINDINGS FOR APPROVAL 

In order to authorize the requested Use Permit, the Planning Commission must make the findings 

pursuant to BMC Section 17.104.060. Each of the required findings is discussed below.   

 

1. The proposed location of the use is in accord with the objectives of this title and the purposes 

of the district in which the site is located because the existing billboard sign will remain in the 

same location it has been since 1986, the sign area and height will not be increased, and the sign 

orientation will not change. The display surface will be changed from static to digital advertising 

copy and will comply with State and Federal regulations for electronic billboards.  Furthermore, 

the project with implementation of mitigation measures identified in the Mitigated Negative 

Declaration that was adopted by the Planning Commission in 2012 and City Council in 2013, 

was found to not have a significant effect on the environment nor require preparation of an 

Environmental Impact Report. The mitigation measures have been incorporated as conditions of 

approval 1 and 2a-2f in the draft resolution (Attachment 1) 

 

2. The proposed location of the conditional use and the proposed conditions under which it 

would be operated or maintained will be consistent with the general plan and will not be 

detrimental to the public health, safety, or welfare of persons residing or working in or adjacent 

to the neighborhood of such use, nor detrimental to properties or improvements in the vicinity or 

to the general welfare of the city because the sign alteration primarily affects the sign face which 

is most visible to travelers along the roadway of I-680 and will not alter or expand the existing 

billboard. Furthermore, the sign modification will require additional permit approval from 

Caltrans consistent with State and national regulations for luminance and safety. 

 

3. The proposed conditional use will comply with the provisions of this title, including any 

specific condition required for the proposed conditional use in the district in which it would be 

located because the Use Permit is consistent with Title 18, Sign Ordinance because alteration of 

existing, previously-permitted billboards is allowed. Conditions of approval have been attached 

to ensure compatibility with the neighboring area. The City of Benicia retains enforcement 

authority over Use Permits. A violation of the Use Permit may result in referral to the Planning 

Commission and subsequent review, modification or revocation of the Use Permit. 
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3190 Bayshore Road 

18PLN-00006 

August 9, 2018 

 

CITY MISSION  
“SERVING AND ENHANCING OUR COMMUNITY WITH CARE, COMMITMENT AND PRIDE.” 

4. In accordance with state and local procedures regarding the California Environmental Quality 

Act (CEQA), Lamphier Gregory, consultant in collaboration with the Community Development 

Department conducted an Initial Study in 2012. The mitigation measures identified were 

determined to not have a significant effect on the environment and subsequently adopted by 

Planning Commission on November 6, 2012 and the City Council on January 15, 2013. The 

decision was supported by the following findings. 

 

a. The Project does not have the potential to degrade the quality of the environment, 

substantially reduce the habitat of fish or wildlife species, cause a fish or wildlife 

population to drop below self-sustaining levels or threaten to eliminate a plant or 

animal community. It does not reduce the number or restrict the range of a rare or 

endangered plant or animal. It does not eliminate important examples of the major 

periods of California history or pre-history, since there are no identified areas at the 

Project site that are habitat for rare or endangered species, or which represents unique 

examples of California history or prehistory. The Project does not have any 

significant, unavoidable adverse impacts. Implementation of specified mitigation 

measures will avoid or reduce the effects of the Project on the environment and 

thereby avoid any significant impacts. 

 

b. The Project does not involve impacts which are individually limited but cumulatively 

considerable, because the described Project will incorporate mitigation measures to 

avoid significant impacts of the Project in the context of continued growth and 

development in the City of Benicia. 

 

c. The Project does not have environmental effects that will cause substantial adverse 

effects on human beings, either directly or indirectly, because all adverse effects of 

the Project will be mitigated to less than significant levels. 

 

5. No further environmental review is required consistent with California Environmental 

Quality Act (CEQA) Guidelines Section 15162, Subsequent EIRs and Negative Declarations 

and Section 15164, Addendum to an EIR or Negative Declaration; the mitigation measures 

are incorporated below as conditions for approval. 

ENVIRONMENTAL ANALYSIS 

A Mitigated Negative Declaration for the digital conversion proposal was adopted by the 

Planning Commission in 2012 and City Council in 2013 for a substantially similar project for 

billboard conversions (Attachment 4). Although the prior Use Permit expired in 2015, the 

proposed project is consistent and nearly the same as the prior proposal. The new project does 

not result in any new or increased significant effects as outlined in Attachment 3, Addendum to 

the 2012 IS-MND. Further, the proposed mitigations have been incorporated as conditions of 

approval in the draft resolution.  Therefore, no further environmental review is required 

consistent with California Environmental Quality Act (CEQA) Guidelines Section 15162, 

Subsequent EIRs and Negative Declarations and Section 15164, Addendum to an EIR or 

Negative Declaration. 
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3190 Bayshore Road 

18PLN-00006 

August 9, 2018 

 

CITY MISSION  
“SERVING AND ENHANCING OUR COMMUNITY WITH CARE, COMMITMENT AND PRIDE.” 

CEQA 

Analysis 

The project is not subject to further environmental review under California 

Environmental Quality Act (CEQA) Guidelines Section 15162, Subsequent 

EIRs and Negative Declarations and Section 15164, Addendum to an EIR 

or Negative Declaration, which applies when changes to a project do not 

result in new or increased significant environmental effects. 

 

CONCLUSION: 

Staff recommends the Planning Commission approve the Use Permit to modify an existing 

billboard sign, subject to the conditions listed in the attached draft resolution, after a 

determination that no further environmental review is required. 

 

FURTHER ACTION:  

The Planning Commission’s action will be final unless appealed to the City Council within ten 

(10) business days. The lease agreement with the applicant will require City Council approval. 

ATTACHMENTS: 

1. Draft Resolution with Exhibit A 

2. Application Statement 

3. Addendum to 2012 Initial Study-Mitigated Negative Declaration 

4. Adopted 2012 Initial Study-Mitigated Negative Declaration 
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RESOLUTION NO. 18- (PC) 

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF BENICIA 

APPROVING MODIFICATION TO ONE EXISTING BILLBOARD SIGN (18PLN-

00006)   

WHEREAS, On August 9, 2018, Bruce Qualls on behalf of Clear Channel Outdoor 

requested approval of a Use Permit to modify one existing billboard sign; and  

WHEREAS, the subject property is located at 3190 Bayshore Road, more specifically 

described as APN 0080-800-530; and  

WHEREAS, the Sign Ordinance requires approval of a Use Permit for modification to 

an existing billboard sign; and   

WHEREAS, the Planning Commission at a regular meeting on August 9, 2018 

conducted a public hearing and reviewed the proposed project.   

NOW, THEREFORE, BE IT RESOLVED THAT the Planning Commission of the 

City of Benicia hereby approves the Use Permit to modify one existing billboard pursuant to the 

Sign Ordinance. 

BE IT FURTHER RESOLVED that the Planning Commission of the City of Benicia 

hereby approves the Use Permit based on the following findings:  

1. The proposed location of the use is in accord with the objectives of this title and the

purposes of the district in which the site is located because the existing billboard sign will

remain in the same location it has been since 1986, the sign area and height will not be

increased, and the sign orientation will not change. However, the display surface will be

changed from static to digital advertising copy.  Furthermore, the project with

implementation of mitigation measures identified in the Mitigated Negative Declaration

that was adopted by the Planning Commission in 2012 and City Council in 2013, was

found to not have a significant effect on the environment nor require preparation of an

Environmental Impact Report. The mitigation measures have been incorporated as

conditions of approval #1 and 2a-2f.

2. The proposed location of the conditional use and the proposed conditions under which it

would be operated or maintained will be consistent with the general plan and will not be

detrimental to the public health, safety, or welfare of persons residing or working in or

adjacent to the neighborhood of such use, nor detrimental to properties or improvements

in the vicinity or to the general welfare of the city because the sign alteration will not

face residential or commercial properties or expand the existing billboard. Furthermore,

the sign modification will require additional permit approval from Caltrans consistent

with State and national regulations for placement, luminance, and safety.

Attachment 1 – Draft Resolution 
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3. The proposed conditional use will comply with the provisions of this title, including any 

specific condition required for the proposed conditional use in the district in which it 

would be located because the Use Permit is consistent with Title 18, Sign Ordinance 

because alteration of existing, previously-permitted billboards is allowed. Conditions of 

approval have been attached to ensure compatibility with the neighboring area. The City 

of Benicia retains enforcement authority over Use Permits. A violation of the Use Permit 

may result in referral to the Planning Commission and subsequent review, modification 

or revocation of the Use Permit. 

 

4. In accordance with state and local procedures regarding the California Environmental 

Quality Act (CEQA), Lamphier Gregory, consultant in collaboration with the Community 

Development Department conducted an Initial Study in 2012. The mitigation measures 

identified were determined to not have a significant effect on the environment and 

subsequently adopted by Planning Commission on November 6, 2012 and the City 

Council on January 15, 2013. The decision was supported by the following findings. 

 

a. The Project does not have the potential to degrade the quality of the 

environment, substantially reduce the habitat of fish or wildlife species, cause 

a fish or wildlife population to drop below self-sustaining levels or threaten to 

eliminate a plant or animal community. It does not reduce the number or 

restrict the range of a rare or endangered plant or animal. It does not eliminate 

important examples of the major periods of California history or pre-history, 

since there are no identified areas at the Project site that are habitat for rare or 

endangered species, or which represents unique examples of California history 

or prehistory. The Project does not have any significant, unavoidable adverse 

impacts. Implementation of specified mitigation measures will avoid or reduce 

the effects of the Project on the environment and thereby avoid any significant 

impacts. 

 

b. The Project does not involve impacts which are individually limited but 

cumulatively considerable, because the described Project will incorporate 

mitigation measures to avoid significant impacts of the Project in the context 

of continued growth and development in the City of Benicia. 

 

c. The Project does not have environmental effects that will cause substantial 

adverse effects on human beings, either directly or indirectly, because all 

adverse effects of the Project will be mitigated to less than significant levels. 

 

5. No further environmental review is required consistent with California Environmental 

Quality Act (CEQA) Guidelines Section 15162, Subsequent EIRs and Negative 

Declarations and Section 15164, Addendum to an EIR or Negative Declaration; the 

mitigation measures are incorporated below as conditions for approval. 
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BE IT FURTHER RESOLVED that the Planning Commission of the City of Benicia 

hereby approves the Use Permit subject to the following conditions:  

 

1. Mitigation Measure - Biology-1: Nesting Birds. 

Nesting Birds. If construction occurs during the breeding season (February through 

August), the construction site and a surrounding radius of not less than 0.5 miles shall be 

surveyed by a qualified biologist to verify the presence or absence of nesting birds 

protected under the federal Migratory Bird Treaty Act and the California Fish and Game 

code. Pre-construction surveys shall be conducted within 15 days prior to start of work 

and shall be submitted to the Community Development Department. If the survey 

indicates the potential presences of nesting birds, the applicant shall comply with 

recommendations of the biologist regarding an appropriately sized buffer around the nest 

in which no work will be allowed until the young have successfully fledged. The size of 

the nest buffer will be based to a large extent on the nesting species and its sensitivity to 

disturbance. 

2. Mitigation Measure - Cultural-1: Cultural Resource Protection Procedures. 

The Project sponsor or the contractor shall provide in the construction contracts that 

crews involved in ground disturbance shall be required to implement the following 

procedures in the event that archaeological/paleontological/historic resources or human 

remains are encountered during ground disturbance activities. Cultural resources in this 

area could include but are not limited to Native American resources including chert or 

obsidian flakes, projectile points, mortars, and pestles; and dark friable soil containing 

shell and bone dietary debris, heat-affected rock, or human burials; or Historic-period 

resources including stone or adobe foundations or walls; structures and remains with 

square nails; and refuse deposits or bottle dumps, often located in old wells or privies. 

a. Immediately halt or relocate excavations and contact a qualified 

archaeologist/paleontologist to inspect the site as appropriate. If the qualified 

expert determines that potentially significant archaeological/paleontological 

materials or human remains are encountered, a qualified expert must record, 

recover, retrieve, and/or remove any archaeological/paleontological materials; 

b. The qualified expert must study any archaeological/paleontological/historic 

resources found onsite and publish data concerning these resources; 

c. If a human bone or bone of unknown origin is found during construction, all work 

shall stop in the vicinity of the find, and the County Coroner shall be contacted 

immediately. If the remains are determined to be Native American, the coroner 

shall notify the Native American Heritage Commission, who shall notify the 

person most likely believed to be a descendant. The most likely descendant shall 

work with the contractor to develop a program for re-internment of the human 

remains and any associated artifacts. No additional work is to take place within 

the immediate vicinity of the find until the identified appropriate actions have 

taken place;  
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d. The qualified expert shall provide a copy of documentation of all recovered data 

and materials found on-site to the regional information center of the California 

Archaeological Inventory (CAI) for inclusion in the permanent archives, and 

another copy shall accompany any recorded archaeological/paleontological 

materials and data. 

e. If any historic or pre-historic artifacts are exposed, the qualified expert shall 

record the data and prepare a report to be submitted to the local historical society. 

f. Monitoring for these measures must be performed by Applicant on a continual 

basis during construction. At the completion of work, Applicant will submit a 

summary of findings to the Planning Director for review and for the final record. 

 

3. This project shall adhere to all ordinances, plans, and specifications of the City of 

Benicia. 

4. The plans submitted for the building permit and construction shall substantially comply 

with the plans dated December 8, 2014, except as modified by the following conditions. 

Any change from the approval including substation of materials  

5. Prior to final inspection of the building permit the applicant must demonstrate 

compliance with all state and federal requirements for the alteration and operation of the 

billboard and including the FHWA agreements with CalTrans of February 15, 1968, the 

Highway Beautification Act, the Outdoor Advertising Act, California Vehicle Code and 

FHWA Memoranda of July 17, 1996 and September 25, 2007. The requirement includes 

obtaining a permit from Caltrans which requires consistency with the aforementioned. 

6. This approval shall expire two years from the date of approval unless made permanent by 

the establishment of the use described herein. Alternatively, the time period may be 

extended, by the Community Development Director, if the application for the time 

extension is received prior to the end of the initial two-year deadline and there has been 

no change in the City’s development policies which affect the site, and there has been no 

change in the physical circumstances nor new information about the project site which 

would warrant reconsideration of the approval.  

 

7. The applicant or permittee shall defend, indemnify, and hold harmless the City of Benicia 

or its agents, officers, and employees from any claim, action, or proceeding against the 

City of Benicia or its agents, officers, or employees to attack, set aside, void, or annul an 

approval of the Planning Commission, City Council, Community Development Director, 

or any other department, committee, or agency of the City concerning a development, 

variance, permit or land use approval which action is brought within the time period 

provided for in any applicable statute; provided, however, that the applicant’s or 

permittee’s duty to so defend, indemnify, and hold harmless shall be subject to the City’s 

promptly notifying the applicant or permittee of any said claim, action, or proceeding and 
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the City’s full cooperation in the applicant’s or permittee’s defense of said claims, 

actions, or proceedings. 

 

 

***** 

             On motion of Commissioner   , seconded by Commissioner   , the above Resolution is 

introduced and passed by the Planning Commission of the City of Benicia at a regular meeting of 

the Commission held on the 9th day of August 2018 and adopted by the following vote: 

 

Ayes:  

 

Noes: 

 

 

 

Absent: 

 

 

 

 

 

___________________________ 

Kari Birdseye, Chair 

 

___________________________ 

Date 
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LAMPHIER-GREGORY 
TECHNICAL MEMORANDUM 

PREPARED FOR: Patrick Powers 
Senior Real Estate Representative 
Clear Channel Outdoor, Inc. 
Northern California Division 

PREPARED BY: Rebecca (Gorton) Auld 
Lamphier-Gregory, Inc.
1944 Embarcadero, Oakland, CA 94606 

SUBJECT: Benicia Clear Channel Billboard Upgrades Project – 
Assessment of Project Changes 

DATE: July 11, 2018 

Background and Purpose 

The Benicia Clear Channel Billboard Upgrades Project was analyzed in an Initial Study/Mitigated Negative 
Declaration (IS/MND) circulated in October 2012. The Project was approved in November 2012 and the 
approval upheld upon appeal in January 2013.  The Project analyzed in the IS/MND is referred to here as the 
“2012 Project”. 

Since adoption of the IS/MND, the applicant has proposed  some changes to the Project, specifically 
conversion of only one of the two billboards included under the previous approval. Additionally, the status of 
traffic safety research and regulations has been reassessed and the higher energy-efficiency of the current 
model of digital billboard proposed is addressed here. The revised Project assessed in this document is 
referred to as the “2018 Project.” 

The purpose of this memo is to assess whether the changes to the Project would require subsequent analysis. 
The California Environmental Quality Act (CEQA) Guidelines Section 15162 provides the following 
guidance:  

(a) When an EIR has been certified or a Negative Declaration adopted for a project, no subsequent EIR shall
be prepared for that project unless the lead agency determines, on the basis of substantial evidence in the
light of the whole record, one or more of the following:

(1) Substantial changes are proposed in the project which will require major revisions of the previous
EIR or negative declaration due to the involvement of new significant environmental effects or a
substantial increase in the severity of previously identified significant effects;

(2) Substantial changes occur with respect to the circumstances under which the project is undertaken
which will require major revisions of the previous EIR or Negative Declaration due to the
involvement of new significant environmental effects or a substantial increase in the severity of
previously identified significant effects; or
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(3)  New information of substantial importance, which was not known and could not have been known 
with the exercise of reasonable diligence at the time the previous EIR was certified as complete or 
the Negative Declaration was adopted, shows any of the following:  

(A) The project will have one or more significant effects not discussed in the previous EIR or 
negative declaration; 

(B) Significant effects previously examined will be substantially more severe than shown in the 
previous EIR; 

(C) Mitigation measures or alternatives previously found not to be feasible would in fact be feasible, 
and would substantially reduce one or more significant effects of the project, but the project 
proponents decline to adopt the mitigation measure or alternative; or 

(D) Mitigation measures or alternatives which are considerably different from those analyzed in the 
previous EIR would substantially reduce one or more significant effects on the environment, but 
the project proponents decline to adopt the mitigation measure or alternative. 

(b) If changes to a project or its circumstances occur or new information becomes available after 
adoption of a negative declaration, the lead agency shall prepare a subsequent EIR if required 
under subdivision (a). Otherwise the lead agency shall determine whether to prepare a 
subsequent negative declaration, an addendum, or no further documentation. 

Revisions to the Project 

The 2012 Project at the time was defined as replacement of two existing double-faced conventional 
billboards with digital billboards of the same size and orientation. The proposed work has not yet been 
performed at this time, and the applicant is now proposing to move forward with upgrade of only one of the 
two billboards, the southern of the two at the address 3190 Bayshore Road (and not the one at 3300 Park 
Road). The description of the 3190 Bayshore Road billboard upgrade is consistent with that from the 
IS/MND, summarized as follows: 

The 3190 Bayshore Road billboard is located at the perimeter of an automotive repair shop parking lot. 
The lot is bordered to the northeast by Union Pacific railroad tracks and to the southwest by Bayshore 
Road. The lot is paved and mostly devoid of vegetation, with the exception of a row of ornamental trees 
and shrubs along the southwestern site boundary. A small wetland with a stand of cattails is present 
approximately 55 ft. southeast of the billboard, adjacent to the southern edge of the railroad tracks. In 
addition, a large, cattail-dominated marsh is present to the northeast of the railroad tracks. The marsh 
extends to the banks of Sulphur Springs Creek, approximately 575 ft. to the northwest, which empties 
into Suisun Bay. The closest residential areas are located approximately 3,300 feet to the southwest and 
7,200 feet to the west and northwest. There are no residences in the vicinity to the east. 

The Project involves replacement of the existing double-sided conventional outdoor advertising 
billboards with digital LED billboards of the same height and size in the same location and orientation. 
The LED displays would be 48 feet wide by 14 feet tall mounted on a sign column. The two display 
faces on each column will be oriented back-to-back to face the two directions of highway traffic. 
Including the column, the 3190 Bayshore Road billboard overall height is 66’6”. 

 The billboard at 3190 Bayshore Road will need an upgrade to the existing column to allow for the LED 
panels. [While the IS/MND assumed the column upgrade could mean full removal and replacement of 
the column, the current proposal would leave the existing column and add additional supports and 
reinforcement. It is anticipated that this work could be completed in approximately two weeks, which 
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includes time for concrete to cure and the work to be inspected.] Upgrade of the electrical service will be 
performed prior to upgrade of the billboard. If the electrical service is underground, a sleeve that will 
accommodate the electrical service will be placed in the concrete foundation, which may require some 
trenching to bring the appropriate service line to the sign. It is assumed for this Project that any trenching 
would be minimal and would occur on paved or otherwise disturbed areas adjacent to the sign locations. 

To summarize, the only difference in the 2018 Project description is that the current proposal involves 
upgrade of only one of the two billboards included in the 2012 Project. Additionally, the following analysis 
has been updated with energy usage information for the current digital billboard model proposed to be 
installed. The proposed current model of digital billboard face is the DB-6400 LED display product from 
Daktronics 

All other details remain unchanged, including compliance with applicable regulations. 

Assessment 

With the only change being conversion of only one of the two double-sided billboards, most of the analysis 
would remain the same. Some topics, such as operational air quality emissions, greenhouse gas emissions, 
and energy usage would be marginally reduced due to updated energy usage specifications of current model 
sign faces.  

Aesthetics 

The IS/MND found no impacts or less than significant impacts related to aesthetics and that would remain 
true with replacement of only one of the two double-faced billboards.  

With proposed replacement of existing sign faces only, the Project would not increase the amount of 
billboards in the area so would not have the potential to result in significant effects related to the City of 
Benicia I-680 scenic corridor, visual quality and character. As in the IS/MND, the site is not a State Scenic 
Highway. 

As determined in the IS/MND, the digital sign faces, when operated according to relevant regulations, would 
not significantly affect light levels at sensitive receivers. Increases in light levels would be negligible at 
residences, which are more than ½ mile away. 

Therefore, the changes in the Project would not result in a new significant impact or a substantial increase in 
the severity of previously identified impacts related to aesthetics beyond those disclosed in the IS/MND, and 
there is no need for further environmental review of this topic. 

Air Quality and Greenhouse Gas Emissions and Energy 

Operational emissions reported in the IS/MND were based on energy usage, which were estimated for the 
current model available at the time at 86,400 kilowatt-hours (kwh) annual usage for a double-sided billboard 
of the size proposed. This had been estimated using 2010 energy usage data.  

Current digital billboard models use less energy. Data available for current models (based on 2017 data 
usage of a sign of the same size in Belmont, CA) show annual usage for a double-sided billboard of the same 
size proposed at 70,140 kwh. Therefore, while already under screening levels for air quality (of 
approximately 1,000,000 kwh/year), the current model billboards represent only about 81% the energy usage 
and related air quality emissions than the model assumed for the 2012 IS/MND.  

Similarly for the greenhouse gas emissions, the IS/MND reported emissions of 31.53 metric tons of CO2 per 
year from one double-sided billboard, which was well below the threshold of significance of 1,100 metric 
tons. With the lower electricity usage, these emissions would now be estimated at 25.60 metric tons of CO2. 
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Therefore, while already under screening levels for greenhouse gas emissions, the current model billboard 
represents only about 81% of the energy usage and related greenhouse gas emissions than the model 
assumed for the 2012 IS/MND. 

No changes are proposed to the construction activities and related emissions analyzed in the IS/MND, which 
would be minimal for the one double-sided billboard proposed.  

Therefore, the changes in the Project would not result in a new significant impact or a substantial increase in 
the severity of previously identified impacts related to air quality and greenhouse gas emissions and energy 
beyond those disclosed in the IS/MND, and there is no need for further environmental review of these topics. 

Biological Resources  

According to the IS/MND, due to the developed and ruderal (disturbed) nature of the area immediately 
surrounding the existing billboards, special-status plant species are not expected to occur within the Project 
site. The vast majority of plant and animal species occurring in the area are very common species associated 
with urban, developed, and ruderal conditions throughout the Bay area. There was no evidence that sensitive 
species were present within the Project site. Construction activities for the 3190 Bayshore Road project 
would not extend into the small wetland to the southeast of the Bayshore Road billboard. All activity 
associated with the modification of the existing conventional billboards is presumed to take place within 
existing parking lot areas. 

As discussed in the IS/MND, in the Project vicinity, Sulphur Springs Creek and the adjacent marsh provide 
suitable habitat for a variety of wildlife, including sensitive species. However, the digital LED billboards 
would illuminate less of the adjacent marsh than the current conventional billboards do. Therefore, the 
digital billboards are not expected to substantially increase the amount of illuminance currently experienced 
by sensitive habitats (and the species inhabiting them) in nearby areas or to result in significant impacts on 
the nearby marsh or the associated wildlife species relative to existing conditions. 

Similarly, as discussed in the IS/MND, while lights have the potential to attract birds, and especially 
seabirds, the proposed conversion of a conventional billboard to a digital billboard would not result in 
significant impacts to migrating or foraging birds for the following reasons that remain applicable to the 
current Project. The area immediately surrounding the sign is heavily urbanized and contains no habitats of 
value to foraging birds, such that birds would be expected to be in a position to be attracted to the light. With 
the shaders above each row of LED lights in the digital billboard, the conversion represents a reduction in 
the amount of light projecting upward. And finally, with images that would change every 8 seconds, birds 
would not interpret the digital billboard as a steady light to which they are drawn.   

The 3190 Bayshore Road  Project site and surroundings remain consistent with that described in the 
IS/MND. The only potential for significant biological impact would occur if nesting birds were disturbed by 
construction activities. Therefore, mitigation measure Biology-1 would remain applicable, requiring a 
nesting bird survey and biological recommendations if necessary, if the construction were to occur during the 
breeding season (February through August). 

Therefore, the changes in the Project would not result in a new significant impact or a substantial increase in 
the severity of previously identified impacts related to biological resources beyond those disclosed in the 
IS/MND, and there is no need for further environmental review of these topics. 

Cultural Resources  

Conversion of one rather than two billboards does not have the potential to change the analysis or 
conclusions related to Cultural Resources. This section is included to confirm that Mitigation Measure 
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Cultural-1 would remain applicable, requiring that construction crews implement appropriate cultural 
resources protection procedures during ground disturbance.  

Note that the IS/MND had not included much discussion of paleontological resources specifically. Certain 
strata of soils and bedrock are associated with having an increased likelihood of containing fossils or other 
paleontological resources. Since the IS/MND, the City has completed and adopted an MND for the Benicia 
Industrial Park Transportation and Employment Center Plan (“TEC Plan MND”), which includes the current 
project site.1 A paleontological resources search performed for the TEC Plan MND indicated no unique 
geological features, paleontological resources, or previous finds of paleontological resources on or in the 
immediate vicinity of the TEC Plan area, with the closest paleontological find located approximately 6 miles 
southeast of the current project site. Consistent with the conclusions of both the IS/MND and the TEC Plan 
MND, the potential to encounter unknown paleontological resources at the project site is unlikely. However, 
such an unexpected discovery is possible. As noted above, Mitigation Measure Cultural-1 from the IS/MND 
would remain applicable to the current project and specifies the actions to take in the event paleontological 
resources are encountered during ground disturbance.      

Therefore, the changes in the Project would not result in a new significant impact or a substantial increase in 
the severity of previously identified impacts related to cultural resources beyond those disclosed in the 
IS/MND, and there is no need for further environmental review of these topics. 

Land Use and Planning  

Conversion of the 3190 Bayshore Road  billboard as proposed is allowable with appropriate approvals form 
the City of Benicia and Caltrans. While approvals were previously obtained for the 2012 Project, new 
approvals would be required due to the time that has elapsed. Assuming the Project obtains required 
approvals from the City and Caltrans, the project would continue to have a less than significant impact with 
regard to land use plan conflicts.  

Therefore, the changes in the Project would not result in a new significant impact or a substantial increase in 
the severity of previously identified impacts related to land use and planning beyond those disclosed in the 
IS/MND, and there is no need for further environmental review of these topics. 

Transportation 

Consistent with the analysis in the IS/MND, conversion of a conventional billboard to a digital billboard 
would not generate vehicle trips or change travel patterns. However, as digital billboard technology has 
developed, the issue has been raised as to whether digital billboards themselves present a distraction to 
drivers and thereby create conditions that could lead to accidents.  

The IS/MND presented the current state of research and regulation at the time of the 2012 IS/MND and 
concluded that with compliance with applicable regulations, the impact related to traffic hazards would be 
less than significant.  

The Federal Highway Administration (FHWA) and through agreements with Caltrans enforce the federal 
Highway Beautification Act and Outdoor Advertising Act and has addressed signage issues in general, and 
digital signs in particular. FHWA monitors the issue of digital billboards closely, reviews relevant research, 

                                                      

1  City of Benicia, prepared by Metropolitan Planning Group, March 20, 2017, Benicia Industrial Park Transportation 
and Employment Center Plan Initial Study/Mitigated Negative Declaration, State Clearinghouse Number 2017032057, 
available at: https://www.ci.benicia.ca.us/vertical/sites/%7BF991A639-AAED-4E1A-9735-
86EA195E2C8D%7D/uploads/Public_Draft_IS-MND_Benicia_TEC_Plan_MMRP_(3.20.17).pdf 
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and issues reports in concert with rule changes when necessary when informed by relevant published 
research.  

Since the IS/MND, there has been one updated FHWA report focused on visual behavior in the presence of 
digital billboards. This study confirmed the potential for distraction with moving elements (currently 
prohibited under FHWA regulations), and the lack of threat from distraction when there were no moving 
elements on the signs.2 

Restrictions on digital billboards enforced by Caltrans regulate many of the conditions that have been 
identified as relevant to traffic safety. Caltrans regulates the location and size of each proposed digital 
billboard through its application process as well as the distance between such signs. California statutory 
provisions regulate brightness of displays. Through state law and the Vehicle Code, such signage would be 
prohibited from displaying flashing lights or moving images. The proposed digital billboard conversion 
would be required to comply with all applicable regulations, including those protective of traffic safety. 

Therefore, the changes in the Project would not result in a new significant impact or a substantial increase in 
the severity of previously identified impacts related to transportation beyond those disclosed in the IS/MND, 
and there is no need for further environmental review of this topic. 

Other Environmental Topics  

Due to the lack of such features on the Project site or lack of the potential of the proposed Project to impact 
the topics, the IS/MND concluded that the Project would not have the potential to cause significant impacts 
in the topic areas of agriculture and forestry resources, flooding, mineral resources, public services, 
recreation, population and housing. With compliance with relevant regulations that remain applicable, the 
IS/MND additionally determined that there would be no impacts in the topic areas of geology and soils, 
hazards and hazardous materials, hydrology and water quality, noise, and utilities. The 2018 Project would 
not change conclusions related to these topics. With no changes to the conclusions in any topic areas, the 
2018 Project would also not result in any changes to mandatory findings related to environmental quality, 
cumulative impacts, and adverse effects on human beings.  

Therefore, the changes in the Project would not result in a new significant impact or a substantial increase in 
the severity of previously identified impacts for the all topic areas beyond those disclosed in the IS/MND, 
and there is no need for further environmental review of these topics. 

Conclusions 

Therefore, given the substantial evidence above, the 2018 Project would not require subsequent analysis per 
CEQA Guidelines Section 15162, as confirmed by the following statements:   

 (1) The 2018 Project would not result in new significant environmental effects or a substantial increase 
in the severity of previously identified significant effects;  

(2)  There are no changes in circumstances that would result in the involvement of new significant 
environmental effects or a substantial increase in the severity of previously identified significant 
effects; or  

                                                      
2  U.S. Department of Transportation Federal Highway Administration, Driver Visual Behavior in the Presence of 

Commercial Electronic Variable Message Signs (CEVMS), September 2012, Publication no. FHWA-HEP-16-036. 
Available at https://www.fhwa.dot.gov/real_estate/oac/visual_behavior_report/final/. 
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(3)  There is no new information resulting in a new significant effect not discussed in the prior 
document, a substantial increase in the severity of previously identified significant effects, or a 
change in the feasibility (or acceptance) of mitigation measures.    

Conversion of only one of the two digital billboards originally assessed in the IS/MND, as currently 
proposed, and with current more-energy-efficient models, would result in the same or reduced environmental 
impacts in all topic areas compared to the those identified in the IS/MND.  

While changes to the Project have occurred after adoption of the IS/MND, this assessment has determined 
that no further documentation is required per CEQA Guidelines Section 15162. The 2012 IS/MND continues 
to serve as the applicable environmental review document pursuant to the requirements of CEQA for 
approval of the 2018 Project and the associated adopted Mitigation Monitoring and Reporting Program 
would remain fully applicable. 
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INTRODUCTION TO THIS DOCUMENT 
This document serves as the Initial Study and Mitigated Negative Declaration (IS/MND) for the proposed 
Project, prepared in accordance with the California Environmental Quality Act (CEQA) (Public 
Resources Code Sections 1500 et seq.).  

Per CEQA Guidelines (Section 15070), a Mitigated Negative Declaration can be prepared to meet the 
requirements of CEQA review when the Initial Study identifies potentially significant environmental 
effects, but revisions in the Project and/or incorporation of mitigation measures would avoid the effects or 
mitigate the effects to a point where clearly no significant effects would occur. 

This document is organized in three sections as follows: 

 Introduction and Project Information. This section introduces the document and discussed the 
project description including location, setting, and specifics of the lead agency and contacts. 

 Mitigated Negative Declaration. This section lists the impacts and mitigation measures identified 
in the Initial Study and proposes findings that would allow adoption of this document as the 
CEQA review document for the proposed project. 

 Initial Study Checklist. This section discusses the CEQA environmental topics and checklist 
questions and identifies the potential for impacts and proposed mitigation measures to avoid these 
impacts. 

PROJECT INFORMATION 
1. Project Title:   Benicia Clear Channel Billboard Upgrades Project 

2. Lead Agency Contact:   City of Benicia 
  Amy Million 
  Community Development Department 
  City of Benicia 
  250 East L Street 
  Benicia, CA  94510 
  (707) 746-4280 or amy.million@ci.benicia.ca.us 

3. Project Location:   3300 Park Road (APN 0080-080-710) and 3190 
Bayshore Road (APN 0080-080-200), adjacent to 
Interstate 680 in the City of Benicia.  

4. Project Applicant's Name and Address:   Patrick Powers 
  Clear Channel Outdoor, Inc. 
  Northern California Division 
  555 12th Street, Suite 950 
  Oakland, CA 94607 
  (510) 835-5900 x7219 

5. General Plan Designation:  General Industrial  

6. Zoning:  IG: General Industrial  
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7. Site and Vicinity:  The regional location is shown in Figure 1 and the specific locations are shown 
on Figures 2 and 3.  

 Both billboards are located on a City-owned easement along Interstate 680 (I-680), approximately 
1,160 feet apart.   

 The 3190 Bayshore Road billboard is located at the perimeter of an automotive repair shop parking 
lot. The lot is bordered to the northeast by Union Pacific railroad tracks and to the southwest by 
Bayshore Road. The lot is paved and mostly devoid of vegetation, with the exception of a row of 
ornamental trees and shrubs along the southwestern site boundary. A small wetland with a stand of 
cattails is present approximately 55 ft. southeast of the billboard, adjacent to the southern edge of the 
railroad tracks. In addition, a large, cattail-dominated marsh is present to the northeast of the railroad 
tracks. The marsh extends to the banks of Sulphur Springs Creek, approximately 575 ft. to the 
northwest, which empties into Suisun Bay. 

 The 3300 Park Road billboard is located on an embankment immediately southeast of the perimeter 
of a self-storage facility. Vegetation on the embankment is dominated by ruderal species such as 
fennel and wild oat. The I-680 overpass is located less than 30 ft. northwest of the existing billboard 
and an abandoned elevated railroad track is located approximately 50 ft. to the southeast. The 
embankment on which the billboard is located forms the northwestern border of what likely was a 
historical tidal salt marsh, which now appears to be isolated from tidal influences by surrounding 
development and remain dry most of the year. Sulphur Springs Creek and the associated cattail-
dominated marsh, as described for the Bayshore Road billboard, are located approximately 500 ft. 
southwest of the Park Road billboard. 

 The closest residential areas are located approximately 3,300 feet to the southwest and 7,200 feet to 
the west and northwest. There are no residences in the vicinity to the east. 

8. Project Description:  

Digital Billboards  

 The Project involves modification of two existing double-sided conventional outdoor advertising 
billboards with digital LED billboards of the same height and size in the same locations and 
orientation along I-680 in the City of Benicia. The billboard design is shown in Figure 4 and 
photographs of the existing billboards are shown in Figure 5. 

 A conventional billboard is a printed surface lit by external lights aimed to bounce off the surface. 
Advertisements are generally changed approximately monthly by workers traveling to the site.  

 A digital LED billboard consists of a display surface that supports an image generated by light 
emitting diodes (LED). The image on the sign is static for a period of time, usually eight seconds, 
before cycling to the next image. Operational details provided by the applicant include the following:  

 Brightness of digital display: Lighting levels on the digital billboards will not exceed 0.3 foot 
candles over ambient levels, as measured using a foot candle meter at a 250’ distance according 
to the guidelines of the Outdoor Advertising Association of America (OAAA).  

 Power: Central breaker panel with a primary feed of 200 amps at 120/240 single phase or 200 
amps at 208Y/120 three phase primary feed; electrical connections would be UL and IEC-
approved.  

 Signage would be controlled remotely and would have remote maintenance software.  

 Multiple light sensors would be installed with each sign to measure ambient light levels and to 
adjust light intensity to respond to such conditions.  

 The billboards will be programmed for nighttime reduced (4 percent of peak power) power 
operation. 
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 LED lighting has a directional nature and the projected viewing angle values for the proposed 
billboards are ± 30° vertically and ± 60° horizontally. Shaders will be located above each row of 
lights to prevent light from projecting upward into the sky. 

 The LED displays would be 48 feet wide by 14 feet tall mounted on a sign column. The two display 
faces on each column will be oriented back-to-back to face the two directions of highway traffic. The 
design of the billboards is shown in Figures 4. With the column, the 3300 Park Road billboard overall 
height is 64’ 8” and the 3190 Bayshore Road billboard overall height is 66’ 6”. 

Construction and Timing  

 The billboard at 3300 Park Road has an existing column that can support the digital displays. The 
only work required would be to remove the upper portion of the existing structure and replace it with 
the LED panels. It is anticipated that this work will proceed immediately following approval by the 
City of Benicia and could be completed in one or two days.  

 The billboard at 3190 Bayshore Road will need an upgrade to the existing column to allow for the 
LED panels. It is anticipated this billboard will be converted to digital in approximately 2015. 
Construction activities would involve a day or two for removal of the existing structure, another two 
days to prepare the hole and place the column, then following a few days of inactivity for the concrete 
to cure, an additional day to remove temporary supports and place the signs on the column. 

 Electrical service: Arrangements to extend electrical service to the billboards are made in advance of 
the construction activities. If the electrical service is underground, a sleeve that will accommodate the 
electrical service is placed in the concrete foundation. The typical electrical service is 200 amps for 
single phase, and 100 amps for 3-phase. 3-phase service is typically available only in areas in close 
proximity to commercial development and may require some trenching to bring the appropriate 
service line to the signs. It is assumed for this Project that any trenching would be minimal and would 
occur on paved or otherwise disturbed areas adjacent to the sign locations. 

10. Required Approvals: City of Benicia Zoning Code section 18.24.040 prohibits the construction of 
new billboards, but allows relocation, remodel or enhancement of existing permitted billboards, such 
as the proposed upgrades. 

 Approval of the Project will require a modification to the existing conditional use permit from the 
City of Benicia as well as amendments to the lease agreement with the City (as the billboards are 
located on a City-owned easement). Additionally, the following reviews and approvals would be 
required: 

 Appropriate clearance through Caltrans is also required for highway-oriented signs. This may require 
a relocation agreement if the freeway segment is determined to be classified as a “landscaped 
freeway” (as discussed under Regulatory Provisions). 

 Construction activities will require appropriate administrative permits.  

11. Regulatory Provisions: The following regulations are applicable to installation of billboards and 
compliance has been assumed in analysis of this Project. 

Federal 

The federal Highway Beautification Act of 1965 (23 U.S.C. 131) provides for control of outdoor 
advertising, including removal of certain types of signs, along the interstate highway system. The Act 
is enforced by the Federal Highway Administration (FHWA). 

As part of its enforcement effort, FHWA has entered into agreements regarding the Act with state 
departments of transportation. The agreements with California are described under the State 
provisions, below. 
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State 

The California Department of Transportation (Caltrans) is involved in the control of “off-premise” 
displays along state highways. Such displays advertise products or services of businesses located on 
property other than the display. Caltrans does not regulate on-premise displays. (Caltrans Landscape 
Architecture Program, 2008) 

California has entered into two agreements with FHWA as part of the implementation of the Highway 
Beautification Act: one dated May 29, 1965, and a subsequent agreement dated February 15, 1968. 
The agreements generally provide that the State will control the construction of all outdoor 
advertising signs, displays and devices within 660 feet of the interstate highway right-of-way. The 
agreements provide that such signs shall be erected only in commercial or industrial zones and are 
subject to the following restrictions: 

 No signs shall imitate or resemble any official traffic sign, signal or device, nor shall signs 
obstruct or interfere with official signs; 

 No signs shall be erected on rocks or other natural features; 

 Signs shall be no larger than 25 feet in height and 60 feet in width, excluding border, trim and 
supports; 

 Signs on the same side of the freeway must be separated by at least 500 feet; and 

 Signs shall not include flashing, intermittent or moving lights, and shall not emit light that could 
obstruct or impair the vision of any driver. 

California regulates outdoor advertising in the Outdoor Advertising Act (Business and Professions 
Code, Sections 5200 et seq.) and the California Code of Regulations, Title 4, Division 6 (Sections 
2240 et seq.), which incorporate the Federal Highway Beautification Act by reference. Caltrans 
enforces the law and regulations. Caltrans requires applicants for new outdoor lighting to demonstrate 
that the owner of the parcel consents to the placement of the sign, that the parcel on which the sign 
would be located is zoned commercial or industrial, and that local building permits are obtained and 
complied with. A digital billboard is identified as a “message center” in the statute, which is an 
advertising display where the message is changed more than once every two minutes, but no more 
than once every four seconds. (Business and Professions Code, Section 5216.4) 

In brief, off-premises changeable electronic variable message signs (CEVMS) adjacent to controlled 
routes shall incorporate standards pertaining to: 

1. Duration of Message 

2. Transition Time 

3. Brightness 

4. Spacing 

5. Locations 

Most importantly as a result of FHWA recommendations, to ensure driver safety, no billboard 
manufacturers presently use moving displays, and they do use approximately an 8 second duration 
time between messages.     

Some freeways are classified as “landscaped freeways.” A landscaped freeway is defined as one that 
is now, or may in the future be, improved by the planting of lawns, trees, shrubs, flowers or other 
ornamental vegetation requiring reasonable maintenance on one or both sides of the freeway 
(Government Code §5216). Off-premise displays are not allowed along landscaped freeways except 
when approved as part of relocation agreements pursuant to §5412 of the Outdoor Advertising Act. It 
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appears this segment is not classified as a landscaped freeway, though such a determination would be 
made during the approval process with Caltrans.1   

The Outdoor Advertising Act contains a number of provisions relating to the construction and 
operation of billboards: 

 The sign must be constructed to withstand a wind pressure of 20 pounds per square feet of 
exposed surface (§5401); 

 No sign shall display any statements or words of an obscene, indecent or immoral character 
(§5402); 

 No sign shall display flashing, intermittent or moving light or lights (§5403(h)); 

 Signs are restricted from areas within 300 feet of an intersection of highways or of highway and 
railroad right-of-ways, but a sign may be located at the point of interception, as long as a clear 
view is allowed for 300 feet, and no sign shall be installed that would prevent a traveler from 
obtaining a clear view of approaching vehicles for a distance of 500 feet along the highway 
(§5404); and 

 Message center signs may not include any illumination or message change that is in motion or 
appears to be in motion or that change or expose a message for less than four seconds. No 
message center sign may be located within 500 feet of an existing billboard, or 1,000 feet of 
another message center display, on the same side of the highway (§5405). 

Additional restrictions on outdoor signage are found in the California Vehicle Code. Section 21466.5, 
which prohibits the placing of any light source “…of any color of such brilliance as to impair the 
vision of drivers upon the highway.” Specific standards for measuring light sources are provided. The 
restrictions may be enforced by Caltrans, the California Highway Patrol or local authorities. 

 

                                                      
1 California Department of Transportation, July 13, 2011, Classified “Landscape Freeways”, available at 
http://www.dot.ca.gov/hq/LandArch/lsfwy/pdf/class_ls_fwy.pdf. 
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MITIGATED NEGATIVE DECLARATION 

PROJECT DESCRIPTION, LOCATION, AND SETTING 
This Mitigated Negative Declaration has been prepared for the Benicia Clear Channel Billboard Upgrades 
Project. See the Introduction and Project Information section of this document for details of the Project. 

POTENTIALLY SIGNIFICANT IMPACTS REQUIRING MITIGATION 
The following is a list of potential Project impacts and the mitigation measures recommended to reduce 
these impacts to a less-than-significant level. Refer to the Initial Study Checklist section of this document 
for a more detailed discussion. 
_____________________________________________________________________________________ 

If modification of the billboards were to occur during the avian breeding season, it is possible that birds 
nesting in the nearby marsh may be disturbed by construction activities.  Native birds are protected from 
take by the federal Migratory Bird Treaty Act and the California Fish and Game Code, and the 
abandonment of even one active nest as a result of Project construction activities could be considered 
“take” under the Fish and Game Code. Mitigation Measure Biology-1 would ensure nesting birds will not 
be disturbed and that the impact in this regard would be less than significant.   

Mitigation Measure  
Biology-1: Nesting Birds. If construction occurs during the breeding season (February through 

August), the construction site and a surrounding radius of not less than 0.5 miles shall 
be surveyed by a qualified biologist to verify the presence or absence of nesting birds 
protected under the federal Migratory Bird Treaty Act and the California Fish and 
Game code. Pre-construction surveys shall be conducted within 15 days prior to start 
of work and shall be submitted to the Community Development Department. If the 
survey indicates the potential presences of nesting birds, the applicant shall comply 
with recommendations of the biologist regarding an appropriately sized buffer around 
the nest in which no work will be allowed until the young have successfully fledged. 
The size of the nest buffer will be based to a large extent on the nesting species and 
its sensitivity to disturbance.  

_____________________________________________________________________________________ 

Given the site characteristics, coupled with the regional archaeological sensitivity, there is a moderate 
potential of unrecorded Native American resources (especially buried deposits with no surface 
indications) within the proposed Project area. However, the locations have already been disturbed and 
previous cultural resource surveys that covered these areas failed to identify any cultural resources. As 
outlined in Mitigation Measure Cultural-1, compliance with cultural resource protection procedures 
during ground disturbance would assure that discovery of any unknown cultural resources or remains 
would be treated appropriately and therefore that any impact in this regard would be less than significant. 

Mitigation Measure  
Cultural-1: Cultural Resource Protection Procedures. The Project sponsor or the contractor shall 

provide in the construction contracts that crews involved in ground disturbance shall be 
required to implement the following procedures in the event that archaeological/ 
paleontological/historic resources or human remains are encountered during ground 
disturbance activities. Cultural resources in this area could include but are not limited to 
Native American resources including chert or obsidian flakes, projectile points, mortars, and 
pestles; and dark friable soil containing shell and bone dietary debris, heat-affected rock, or 
human burials; or Historic-period resources including stone or adobe foundations or walls; 
structures and remains with square nails; and refuse deposits or bottle dumps, often located 
in old wells or privies. 
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 Immediately halt or relocate excavations and contact a qualified archaeologist/ 
paleontologist to inspect the site as appropriate. If the qualified expert determines that 
potentially significant archaeological/paleontological materials or human remains are 
encountered, a qualified expert must record, recover, retrieve, and/or remove any 
archaeological/paleontological materials; 

 The qualified expert must study any archaeological/paleontological/historic resources 
found onsite and publish data concerning these resources;  

 If a human bone or bone of unknown origin is found during construction, all work shall 
stop in the vicinity of the find, and the County Coroner shall be contacted immediately.  
If the remains are determined to be Native American, the coroner shall notify the Native 
American Heritage Commission, who shall notify the person most likely believed to be a 
descendant.  The most likely descendant shall work with the contractor to develop a 
program for re-internment of the human remains and any associated artifacts.  No 
additional work is to take place within the immediate vicinity of the find until the 
identified appropriate actions have taken place; 

 The qualified expert shall provide a copy of documentation of all recovered data and 
materials found on-site to the regional information center of the California 
Archaeological Inventory (CAI) for inclusion in the permanent archives, and another 
copy shall accompany any recorded archaeological/paleontological materials and data. 

 If any historic or pre-historic artifacts are exposed, the qualified expert shall record the 
data and prepare a report to be submitted to the local historical society. 

 Monitoring for these measures must be performed by Applicant on a continual basis 
during construction. At the completion of work, Applicant will submit a summary of 
findings to the Planning Director for review and for the final record.   
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PROPOSED FINDINGS 
The report preparers, in consultation with City of Benicia staff, have determined that with the 
implementation of mitigation measures identified in this Mitigated Negative Declaration, the proposed 
Project will not have a significant effect on the environment. If this Mitigated Negative Declaration is 
adopted by the City of Benicia, the requirements of CEQA will be met by the preparation of this 
Mitigated Negative Declaration and the Project will not require the preparation of an Environmental 
Impact Report. This decision is supported by the following findings: 

a. The Project does not have the potential to degrade the quality of the environment, substantially reduce 
the habitat of fish or wildlife species, cause a fish or wildlife population to drop below self-sustaining 
levels or threaten to eliminate a plant or animal community. It does not reduce the number or restrict 
the range of a rare or endangered plant or animal. It does not eliminate important examples of the 
major periods of California history or pre-history, since there are no identified areas at the Project site 
that are habitat for rare or endangered species, or which represents unique examples of California 
history or prehistory. The Project does not have any significant, unavoidable adverse impacts. 
Implementation of specified mitigation measures will avoid or reduce the effects of the Project on the 
environment and thereby avoid any significant impacts. 

b. The Project does not involve impacts which are individually limited but cumulatively considerable, 
because the described Project will incorporate mitigation measures to avoid significant impacts of the 
Project in the context of continued growth and development in the City of Benicia. 

c. The Project does not have environmental effects that will cause substantial adverse effects on human 
beings, either directly or indirectly, because all adverse effects of the Project will be mitigated to less 
than significant levels. 
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INITIAL STUDY CHECKLIST 

ENVIRONMENTAL FACTORS POTENTIALLY AFFECTED 
Environmental factors that may be affected by the Project are listed alphabetically below. Factors marked 
with an “X” () were determined to be potentially affected by the Project, involving at least one impact 
that required mitigation to reduce the impact to less than significant levels, as indicated in the 
Environmental Evaluation Form Checklist and related discussion that follows. Unmarked factors () 
were determined to not be significantly affected by the Project, based on discussion provided in the 
Checklist, including the application of mitigation measures which the applicant has agreed to implement.  

 Aesthetics  Agricultural and Forest Resources  Air Quality 

 Biological Resources  Cultural Resources  Geology/Soils 

 Greenhouse Gas Emissions  Hazards/Hazardous Materials  Hydrology/Water Quality 

 Land Use/Planning  Mineral Resources  Noise  

 Population/Housing  Public Services  Recreation  

 Transportation/Traffic  Utilities/Service Systems  

 Mandatory Findings of Significance 

There are no impacts that would remain significant with implementation of the identified mitigation 
measures. 
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EVALUATION OF ENVIRONMENTAL EFFECTS 
The Checklist portion of the Initial Study begins below, with explanations of each CEQA issue topic. 
Four outcomes are possible, as explained below. 

1. A “no impact” response indicates that no action that would have an adverse effect on the environment 
would occur due to the Project.  

2. A “less than significant” response indicates that while there may be potential for an environmental 
impact, there are standard procedures or regulations in place, or other features of the Project as 
proposed, which would limit the extent of this impact to a level of “less than significant.”  

3. Responses that indicate that the impact of the Project would be “less than significant with mitigation” 
indicate that mitigation measures, identified in the subsequent discussion, will be required as a 
condition of Project approval in order to effectively reduce potential Project-related environmental 
effects to a level of “less than significant.”  

4. A “potentially significant impact” response indicates that further analysis is required to determine the 
extent of the potential impact and identify any appropriate mitigation. If any topics are indicated with 
a “potentially significant impact,” these topics would need to be analyzed in an Environmental Impact 
Report. 

Note that this document does not indicate that any environmental topics would be considered to be 
“potentially significant” after application of mitigation measures identified in this document and as agreed 
to by the Project applicant.  
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1. AESTHETICS 
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a)  Have a substantial adverse effect on a scenic vista?    

b) Substantially damage scenic resources, including, but not limited to, trees, 
rock outcroppings, and historic buildings within a state scenic highway?     

c)  Substantially degrade the existing visual character or quality of the site and 
its surroundings?     

d)  Create a new source of substantial light or glare which would adversely affect 
day or nighttime views in the area?     

 

a-c) Scenic Vistas, Resources and Visual Quality and Character. The billboard locations and surrounding 
area is predominately developed with industrial uses and is not a scenic resource.  

I-680 is not a designated or eligible State Scenic Highway corridor in the vicinity of the Project. 2  

The City of Benicia General Plan identifies I-680 as a scenic corridor, specifically as it relates to 
views of rolling hills and grassy slopes to the west and views of Suisun Marsh on the east.3 The signs 
are located on the east side of I-680, opposite from the hills and slopes and in a location where views 
toward Suisun Marsh from I-680 are already largely obstructed by the raised Union Pacific Railroad 
line.  

The applicant has indicated that the back-to-back orientation of the signs, as opposed to V-shaped 
signs, were chosen originally to minimize the signs’ visibility in long-range views across the site, such 
as from E. 2nd Street or the neighborhoods in the hills beyond.   

Figure 5 (on page 6) shows views of the existing billboards. The Project proposes upgrading of 
existing conventional billboards with digital billboards of the same size, height, location and 
orientation. Other than potential changes to light, discussed separately below, the modifications would 
not change scenic vistas, resources, or visual quality. (No Impact) 

d)  Light and Glare. Digital billboards rely on LED technology to display messages on a lit screen. The 
lighting is designed to make the message displays visible to passing motorists.  

The brightness of the LED display is subject to adjustment based on ambient conditions monitored by 
multiple light sensors. The display, for example, is brighter in the daytime than in darkness, and 
responds to changes in the ambient light conditions. Restrictions on digital billboards, imposed and 
enforced by Caltrans, preclude lighting that would be directed at motorists that is so directed or 
intense that it could blind or confuse drivers, or create conditions that make recognition of the 
roadway or official signage difficult. 

                                                      
2  California Department of Transportation, State Scenic Highway Mapping System, 
http://www.dot.ca.gov/hq/LandArch/scenic_highways/index.htm   
3 City of Benicia, 1999, Benicia General Plan, p. 114. 
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These restrictions have been imposed for traffic safety reasons, and are discussed in more detail in the 
Transportation section. The resulting controls, however, effectively regulate light and glare to ensure 
that the operation of any digital billboard does not create a substantial new source of light or glare.  

The signs have also been designed to comply with guidelines of the Outdoor Advertising Association 
of America (OAAA). These guidelines specify that lighting levels from a digital billboard will not 
exceed 0.3 footcandles over ambient levels, as measured using a footcandle meter at a pre-set distance 
based on the size of the sign. For the 14’ by 48’ billboards, this would be 250 feet.4 It is anticipated 
that the illuminance would be negligible beyond 500 feet.5  

The Illuminating Engineering Society of North America (IESNA) Lighting Handbook 10th Edition 
recommendations are in units of “nits,” which are appropriate when light is being bounced off a 
surface, as is the case with a conventional billboard, but is not the case with an LED billboard. With 
assumptions about content, “nits” and footcandles can be converted for comparison of LED 
illuminance to conventional billboard luminance. Conversion of nits using conservative assumptions 
(80% reflectance) and IESNA Handbook recommendations for bright surrounds results in 
recommendations of 0.256 footcandles at 250 feet. This is similar to digital billboard-specific 
recommendations of 0.3 footcandles6 and would be similar to existing conditions with conventional 
billboards in place. 

The value of 0.3 footcandles is utilized here because, while relatively low, it is practical to measure 
with a handheld photometer and therefore to verify following installation and during operation. This 
0.3 footcandle level would be perceptible, but at the low end, to the human eye, over ambient light on 
a surface. It would be marginally brighter than the existing billboards through equivalent to average 
residential street illumination provided by low wattage street lights (i.e., similar to ambient conditions 
in the vicinity). 

Additionally, there are no residences within 500 feet of the proposed billboards, at which point any 
increases in illuminance would be negligible. Impacts related to light and glare are less than 
significant. 

  

                                                      
4 According to OAAA Methodology to Determine Billboard Luminance Levels, provided by Clear Channel. 
5 OAAA prepared by Light Sciences Inc., November 29, 2006, Comparison of Digital and Conventional Billboards. 
6 OAAA prepared by Light Sciences Inc., November 29, 2006, Comparison of Digital and Conventional Billboards. 
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2. AGRICULTURE AND FORESTRY RESOURCES 
In determining whether impacts to agricultural resources are significant environmental 
effects, lead agencies may refer to the California Agricultural Land Evaluation and 
Site Assessment Model (1997) prepared by the California Dept. of Conservation as an 
optional model to use in assessing impacts on agriculture and farmland. In 
determining whether impacts to forest resources, including timberland, are significant 
environmental effects, lead agencies may refer to information compiled by the 
California Department of Forestry and Fire Protection regarding the state’s inventory 
of forest land, including the Forest and Range Assessment Project and the Forest 
Legacy Assessment project; and forest carbon measurement methodology provided in 
Forest Protocols adopted by the California Air Resources Board. Would the project: 
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a)  Convert Prime Farmland, Unique Farmland, or Farmland of Statewide 
Importance (Farmland), as shown on the maps prepared pursuant to the Farmland 
Mapping and Monitoring Program of the California Resources Agency, to non-
agricultural use? 

    

b)  Conflict with existing zoning for agricultural use, or a Williamson Act contract?    

c)  Conflict with existing zoning for, or cause rezoning of, forest land (as defined in 
Public Resources Code section 12220(g)), timberland (as defined by Public 
Resources Code section 4526), or timberland zoned Timberland Production(as 
defined by Government Code section 51104(g))? 

    

d)  Result in the loss of forest land or conversion of forest land to non-forest use?    

e)  Involve other changes in the existing environment which, due to their location or 
nature, could result in conversion of Farmland, to non-agricultural use or 
conversion of forest land to non-forest use? 

    

 

a-e) Agriculture and Forestry Resources. The billboards are located in developed urban areas adjacent to a 
highway. No parts of the site are zoned for or currently being used for agricultural or forestry 
purposes or are subject to the Williamson Act. There would be no impact to agriculture and forestry 
resources as a result of this Project. 
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3. AIR QUALITY 
Where available, the significance criteria established by the applicable air quality 
management or air pollution control district may be relied upon to make the 
following determinations.  Would the project: 
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a)  Conflict with or obstruct implementation of the applicable air quality plan?     

b)  Violate any air quality standard or contribute substantially to an existing or 
projected air quality violation?     

c)  Result in a cumulatively considerable net increase of any criteria pollutant for 
which the project region is non-attainment under an applicable federal or state 
ambient air quality standard (including releasing emissions which exceed 
quantitative thresholds for ozone precursors)? 

    

d)  Expose sensitive receptors to substantial pollutant concentrations?     

e)  Create objectionable odors affecting a substantial number of people?     

 

a) Air Quality Plan. The Project is subject to the Bay Area Clean Air Plan, first adopted by the Bay Area 
Air Quality Management District (BAAQMD) (in association with the Metropolitan Transportation 
Commission and the Association of Bay Area Governments) in 1991 to meet state requirements and 
those of the Federal Clean Air Act.  As required by state law, updates are developed approximately 
every three years. The plan is meant to demonstrate progress toward meeting the ozone standards, but 
also includes other elements related to particulate matter, toxic air contaminants, and greenhouse 
gases. The latest update to the plan, which was adopted in September 2010, is called the Bay Area 
2010 Clean Air Plan.  

 A project would be judged to conflict with or obstruct implementation of the regional air quality plan 
if it would be inconsistent with regional growth assumptions and applicable control strategies. The 
Project would have no effect on growth of population or vehicle travel and the Clean Air Plan does 
not recommend measures directly applicable to this type of use. The Project, therefore, would be 
generally consistent with the Clean Air Plan and have a less than significant impact in this regard. 

b-c) Air Quality Standards/Criteria Pollutants. Ambient air quality standards have been established by 
state and federal environmental agencies for specific air pollutants most pervasive in urban 
environments. These pollutants are referred to as criteria air pollutants because the standards 
established for them were developed to meet specific health and welfare criteria set forth in the 
enabling legislation and include ozone (O3) precursors (NOx and ROG), carbon monoxide (CO), and 
suspended particulate matter (PM10 and PM2.5). The Bay Area is considered “attainment” for all of the 
national standards, with the exception of ozone. It is considered “nonattainment” for State standards 
for ozone and particulate matter.  

BAAQMD’s updated CEQA Guidelines including thresholds of significance were adopted on June 2, 
2010. On March 5, 2012 the Alameda County Superior Court issued a judgment finding that 
BAAQMD had failed to comply with CEQA when it adopted its 2010 Thresholds. The court did not 
determine whether the Thresholds were valid on the merits, but found that the adoption of the 
Thresholds was a project under CEQA.  The court issued a writ of mandate ordering BAAQMD to set 
aside the Thresholds and cease dissemination of them until BAAQMD had complied with CEQA. 
The 2010 Thresholds are more conservative than the previous 1999 version and have been used in 
this analysis for a conservative determination of impact significance. Current thresholds of 
significance for Criteria Air Pollutants are set by BAAQMD as summarized below: 
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BAAQMD Criteria Pollutant Thresholds of Significance 

Pollutant Construction-Related Operational-Related 

 
Average Daily Emissions 

(lbs./day) 
Average Daily Emissions 

(lbs./day) 
Maximum Annual 

Emissions (tpy) 
ROG 54 54 10 
NOX 54 54 10 
PM10 82 (exhaust only) 82 15 
PM2.5 54 (exhaust only) 54 10 
PM10/PM2.5         
(fugitive dust) 

Best Management 
Practices 

None 

Source: BAAQMD Adopted Air Quality CEQA Thresholds of Significance - June 2, 2010 

Project-related air quality impacts fall into two categories: short-term impacts that would occur during 
construction of the Project and long-term impacts due to Project operation.  

Construction Emissions  

 BAAQMD presents screening criteria in their CEQA Guidelines that identify project sizes by type 
that could have the potential to result in emissions over criteria levels. For example, this table 
includes a construction-period criteria pollutant screening level of 114 single family dwelling units or 
277,000 square feet of retail uses.7 While construction of billboards is not specifically listed on this 
screening table, it can be reasonably concluded from a comparison to the entries on this table that the 
minimal construction activities required for this Project, including only a few days of activity at each 
site, would be well below threshold levels. The impact related to construction-period air quality 
emissions is less than significant.   

Operational Emissions  

Similar to the analysis for construction-period impacts above, the Project was compared to BAAQMD 
screening criteria for operational pollutants. As it relates to operational pollutants, this table includes 
screening levels of 325 single family dwelling units or 99,000 square feet of regional shopping center 
uses.8 These example uses would utilize over 1,000,000 kilowatt-hours per year.9  

In 2010 (the most recent data available), Clear Channel billboards average annual usage for double-
sided digital billboards of the same size as that proposed was 86,400 kilowatt-hours (kwh). With two 
double-sided digital billboards proposed, this would be less than one fifth the emissions of a project 
that would be expected to have emissions above threshold levels.  

While operation of digital billboards is not specifically listed on this screening table, it can be 
reasonably concluded from a comparison to the BAAQMD screening table that operational emissions 
resulting from this Project would be well below threshold levels.  

Additionally, BAAQMD presents as screening criteria for carbon monoxide impacts traffic-based 
criteria. As operation of the proposed Project would not impact traffic levels, the Project would be 
below carbon monoxide threshold levels. 

Therefore, the Project impact related to operational air pollutant emissions would be less than 
significant.    

                                                      
7 BAAQMD, May 2011, California Environmental Quality Act Air Quality Guidelines, pp. 3-2 to 3-3. 
8 BAAQMD, May 2011, California Environmental Quality Act Air Quality Guidelines, pp. 3-2 to 3-3. 
9 Calculated using energy utilization rates from BAAQMD’s Greenhouse Gas Model (BGM). 
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d) Sensitive Receptors 

For the purpose of assessing impacts of a proposed Project on exposure of sensitive receptors to risks 
and hazards, the threshold of significance is exceeded when the project-specific cancer risk exceeds 
10 in one million or the non-cancer risk exceeds a Hazard Index of 1.0. Examples of sensitive 
receptors are places where people live, play or convalesce and include schools, hospitals, residential 
areas and recreation facilities. 

The Project itself is not considered a sensitive receptor and operation of the Project would not be 
considered a source of hazardous emissions. However, construction activity that uses traditional 
diesel-powered equipment results in the emission of diesel particulate matter, which is considered a 
toxic air contaminant and potential health risk. The generation of these emissions would be 
temporary, confined to the construction-period of a few active days at each location.  

BAAQMD provides a document titled Screening Tables for Air Toxics Evaluation during 
Construction to estimate the potential for significant air quality health risk impacts associated with 
construction activity based on general project characteristics, such as type and size, utilizing worst-
case and conservative assumptions. The table is not intended to be used for projects substantially 
different from the described residential, commercial and industrial projects.10 Therefore, the table 
cannot be used directly for this Project. However, a brief comparison of the BAAQMD Screening 
Table to Project characteristics is used to qualitatively analyze the potential for health risk impacts, as 
discussed below:  

The smallest projects identified in the Screening Table include construction of a 5 unit residential 
project on 1.7 acres and construction of a 5,000 square foot commercial project on 0.2 acres. The 
screening table reports that under worst-case conditions, there is the potential for significant health 
risk if a sensitive receptor is located within 95 or 100 meters (up to 328 feet) of such a construction 
site.  

The nearest sensitive receptor to the Project is over 3,300 feet away. Additionally, BAAQMD 
Screening Tables for Air Toxics Evaluation use a two-year construction period for screening 
purposes, the shortest period they recommend with the health risk modeling. While it is inappropriate 
to use this table to quantify an approximate risk for such a different project than those listed, it is 
reasonable to conclude that emissions and the resultant health risks from an exposure period of only a 
few days at each location would be substantially less than emissions over a 2 year period. The health 
risk models and methods are not considered accurate for such short durations as the construction-
period of this Project. 

Given the distance to sensitive uses and that the exposure duration would be shorter than that able to 
be accurately modeled as well as substantially shorter than projects in BAAQMD’s Screening Table, 
it can reasonably be assumed that the potential health risk from construction-period emissions would 
be less than significant.  

Additionally, as recommended by the BAAQMD, standard construction Best Management Practices 
would be implemented to reduce emissions as outlined in mitigation measure Air-1. This would 
further reduce diesel and particulate matter emissions. 

e)  Objectionable Odors. Operation of the billboards would not result in objectionable odors. During 
construction, diesel-powered vehicles and equipment would create odors that some may find 
objectionable. However, these odors would be temporary and not likely to be noticeable much beyond 
the Project site’s boundaries. Therefore, the potential for objectionable odor impacts is considered 
less than significant. 

  

                                                      
10 BAAQMD, May 2010, Screening Tables for Air Toxics Evaluation During Construction, Version 1.0. 
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4. BIOLOGICAL RESOURCES 

Would the project: 
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a)  Have a substantial adverse effect, either directly or through habitat 
modifications, on any species identified as a candidate, sensitive, or special 
status species in local or regional plans, policies, or regulations, or by the 
California Department of Fish and Game or U.S. Fish and Wildlife Service? 

    

b)  Have a substantial adverse effect on any riparian habitat or other sensitive 
natural community identified in local or regional plans, policies, or 
regulations, or by the California Department of Fish and Game or US Fish 
and Wildlife Service? 

    

c)  Have a substantial adverse effect on federally protected wetlands as defined 
by Section 404 of the Clean Water Act (including, but not limited to, marsh, 
vernal pool, coastal, etc.) through direct removal, filling, hydrological 
interruption, or other means? 

    

d)  Interfere substantially with the movement of any native resident or 
migratory fish or wildlife species or with established native resident or 
migratory wildlife corridors, or impede the use of native wildlife nursery 
sites? 

    

e)  Conflict with any local policies or ordinances protecting biological 
resources, such as a tree preservation policy or ordinance?     

f)  Conflict with the provisions of an adopted Habitat Conservation Plan, 
Natural Community Conservation Plan, or other approved local, regional, or 
state habitat conservation plan? 

   

 
a-c)   Special Status Species and Habitat and Wetlands. A biological assessment was conducted by H.T. 

Harvey and associates, as included in full as Attachment A. This included review of the California 
Natural Diversity Database and a reconnaissance survey on September 22, 2012. Figures 6 and 7 are 
photographs of the existing conventional billboard sign footings and surrounding site conditions.  

 The 3190 Bayshore Road billboard is located on the perimeter of an automotive repair shop parking 
lot that is paved and mostly devoid of vegetation, with the exception of a row of ornamental trees and 
shrubs along the southwestern site boundary (Figure 6). No areas supporting hydrophytic vegetation 
or showing any other characteristics of wetlands or riparian habitats are present within the project 
site.  However, a small wetland with a stand of cattails (Typha sp.) is present approximately 55 ft. 
southeast of the site, adjacent to the southern edge of the railroad tracks. In addition, a large, cattail-
dominated marsh is present to the northeast of the railroad tracks. The marsh extends to the banks of 
Sulphur Springs Creek, approximately 575 ft. to the northwest, which empties into Suisun Bay.   

 The 3300 Park Road billboard is located on an embankment immediately southeast of the perimeter 
of a self-storage facility (Figure 7). Vegetation on the embankment is dominated by ruderal species 
such as fennel (Foeniculum vulgare) and wild oat (Avena fatua). The embankment on which the 
billboard is located forms the northwestern border of what likely was a historical tidal salt marsh.  
However, the marsh currently appears to be isolated from tidal influence by Industrial Way to the 
north, an unnamed road that provides access to a private wastewater treatment facility to the south, 
and Union Pacific railroad tracks and a large, railroad-associated parking lot to the east.  At the time 
of the reconnaissance survey in September, the marsh in the Project vicinity was dry and vegetation 
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 was composed primarily of expanses of pickleweed interspersed among mats of dead vegetation.  
Based on an analysis of historical aerial photography, the majority of this marsh remains dry for large 
portions of the year. Sulphur Springs Creek and the associated cattail-dominated marsh, as described 
for the Bayshore Road billboard, are located approximately 500 ft. southwest of the Park Road 
billboard.   

 Due to the developed and ruderal nature of the area immediately surrounding the existing billboards, 
special-status plant species are not expected to occur within the Project site. The vast majority of 
plant and animal species occurring in the area are very common species associated with urban, 
developed, and ruderal conditions throughout the Bay area. There was no evidence that sensitive 
species were present within the Project site.  

 However, special-status plant species, such as the federally endangered soft bird’s-beak (Chloropyron 
molle ssp. molle) and Mason’s lilaeopsis (Lilaeopsis masonii), a state rare species, may occupy the 
marsh immediately south and east of the Park Road billboard. Special-status wildlife species may also 
occupy this marsh, including the federally endangered salt marsh harvest mouse (Reithrodontomys 
raviventris) and the salt marsh wandering shrew (Sorex vagrans halicoetes), a California species of 
special concern. Potential habitat for these species was present less than 10 ft. from the existing Park 
Road billboard column. Bryant’s savannah sparrow (Passerculus sandwichensis alaudinus), a 
California species of special concern, could potentially nest in this pickleweed marsh, though the 
proximity of this site to disturbance associated with the freeway, roads, and railroad would reduce the 
likelihood of this.   

 In addition, the Suisun song sparrow and San Francisco common yellowthroat may nest within the 
dense emergent vegetation occupying the marsh located adjacent to Sulphur Springs Creek, 
approximately 30 ft. northeast of the Bayshore Road billboard and 500 ft. southwest of the Park Road 
billboard.   

 Although the federally and state endangered California clapper rail (Rallus longirostris obsoletus) and 
the state threatened California black rail (Laterallus jamaicensis coturniculus) may, on rare occasions, 
wander up Sulphur Springs Creek from Suisun Bay, the marsh adjacent to the creek in the vicinity of 
the Bayshore Road billboard does not provide suitable nesting habitat for these species due to the 
absence of a suitable channel network for the clapper rail and suitable vegetation (e.g., pickleweed 
[Salicornia spp.] and bulrush [Scirpus spp.]) for the black rail. 

Direct Effects of Sign Installation 

 All activity associated with the modification of the existing conventional billboards is presumed to 
take place within existing parking lot areas and in the case of the Bayshore Road billboard, within the 
ruderal embankment on which the sign is located, with most such activity concentrated in the 
immediate vicinity of the billboard. No wetlands, riparian habitats, or other sensitive habitats are 
present within the immediate project site and no physical disturbance of the adjacent marsh is 
anticipated. Thus, as long as construction does not extend into the small wetland to the southeast of 
the Bayshore Road billboard or into the marsh to the south and east of the Park Road billboard and 
precautions are taken to avoid potential indirect impacts (e.g., impacts on water quality as a result of 
increased erosion or sedimentation), no sensitive habitats would be impacted by the modification of 
the billboards.  

 In addition, no special-status plant species are expected to occur within the project site, and the only 
wildlife species that may be using habitats within the project boundary are common birds such as the 
house finch (Carpodacus mexicanus), American robin (Turdus migratorius), and northern 
mockingbird (Mimus polyglottos).  These species are locally and regionally abundant, and project 
effects on these species would not be significant under CEQA.   

 If modification of the billboards were to occur during the avian breeding season (roughly 1 February 
– 31 August), it is possible that birds nesting in the nearby marsh may be disturbed by construction 
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activities.  However, the only special-status species that could nest in this area are the Suisun song 
sparrow and San Francisco common yellowthroat, and due to the extremely limited scope of the 
construction activities, no more than one pair of each species could be disturbed directly by Project 
activities.  A single pair of each of these species represents a very small proportion of their regional 
populations, and would not be considered to be significant under CEQA.  Note, however, that these 
and other native birds are protected from take by the federal Migratory Bird Treaty Act and the 
California Fish and Game Code, and the abandonment of even one active nest as a result of Project 
construction activities could be considered “take” under the Fish and Game Code and should be 
avoided per the following mitigation. 

Mitigation Measure  
Biology-1: Nesting Birds. If construction occurs during the breeding season (February through 

August), the construction site and a surrounding radius of not less than 0.5 miles shall 
be surveyed by a qualified biologist to verify the presence or absence of nesting birds 
protected under the federal Migratory Bird Treaty Act and the California Fish and 
Game code. Pre-construction surveys shall be conducted within 15 days prior to start 
of work and shall be submitted to the Community Development Department. If the 
survey indicates the potential presences of nesting birds, the applicant shall comply 
with recommendations of the biologist regarding an appropriately sized buffer around 
the nest in which no work will be allowed until the young have successfully fledged. 
The size of the nest buffer will be based to a large extent on the nesting species and 
its sensitivity to disturbance.  

 With implementation of Mitigation Measure Biology-1, the impact related to special-status species 
and habitats would be less than significant.   

Indirect Effects of Illuminance on Off-Site Areas 

 The potential for impacts related to illuminance of the sign on wildlife in off-site areas was assessed. 
Some animals are extremely sensitive to light queues, which can influence their physiology and shape 
their behaviors, particularly during breeding season. Artificial lighting may also indirectly impact 
mammals and birds by increasing the nocturnal activity of predators and/or causing avoidance of 
well-lit areas resulting in a net loss of habitat availability and quality.  

 Areas surrounding the billboard locations are primarily developed urban and ruderal habitats that do 
not support sensitive species that might be significantly impacted by illuminance. However, Sulphur 
Springs Creek and the adjacent marsh provide suitable habitat for a variety of wildlife, including 
sensitive species such as the Suisun song sparrow, San Francisco common yellowthroat, salt marsh 
harvest mouse and salt marsh wandering shrew. These species and others using the creek or marsh 
habitat may be subject to increased predation, decreased habitat availability (for species that show 
aversions to increased lighting), and alterations of physiological processes if the proposed digital 
LED billboards produce substantially greater illuminance than the existing conventional billboards.   

 The existing conventional billboards reflect light into the surrounding area. As discussed under the 
Light and Glare criterion in the Aesthetics section of this document, anticipated ambient light 
increases within the viewing angle of a billboard are similar for conventional and digital billboards. 
Because LED technology has a focused beam and therefore an inherently more constrained viewing 
angle (spanning 120° or 60° on each side of center) than a conventional billboard (approaching 180° 
or 90° on each side of center), light trespass to the sides of the upgraded billboards would be expected 
to be reduced from that existing. Thus, the digital LED billboards would illuminate less of the 
adjacent marsh than the current conventional billboards do. 

 Therefore, the LED billboards are not expected to substantially increase the amount of illuminance 
currently experienced by sensitive habitats (and the species inhabiting them) in nearby areas or to 
result in significant impacts on the nearby marsh or the associated wildlife species relative to existing 
conditions. The impact in this regard would be less than significant. 
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d) Wildlife Corridors. The physical structure of the sign itself would not impact the movement of any 
wildlife species. However, avian flight behavior could be impacted by artificial illuminance. The 
primary way in which the illuminance of an LED billboard might impact the movements of birds in 
the Project area is through the disorientation of nocturnally migrating birds. Such birds may alter their 
orientation upon sighting the light and become drawn toward the sign, potentially striking objects 
such as buildings, adjacent power lines, or even the sign itself. 

 Seabirds may be especially vulnerable to artificial lights because many species are nocturnal foragers 
that have evolved to search out bioluminescent prey and thus are strongly attracted to bright light 
sources. When seabirds approach an artificial light, they seem unwilling to leave it and may become 
“trapped” within the sphere of the light source for hours or even days, and can fly themselves to 
exhaustion or death. Seabirds using the Suisun Bay in the Benicia area include primarily gulls, terns, 
and cormorants, none of which is primarily a nocturnal forager; however, they may still forage to 
some extent during the night. Shorebirds forage in Suisun Bay nocturnally as well as diurnally, and 
move frequently between foraging locations in response to tide levels and prey availability.   

 The visibility of the proposed LED billboards to birds in flight, and thus the risk they pose to flying 
birds, depends primarily on the beam angle of the signs relative to the flightlines of birds and on the 
luminance (brightness) of the signs as perceived by the birds. Shaders located above each row of 
lights will prevent light from projecting upward into the sky and will constrain the viewing angle to 
approximately 30° vertically. This viewing angle will be narrow enough to preclude attracting 
migrating birds on clear nights, when they fly high enough to be outside the viewing angle of the 
sign. However, migrating birds are forced to fly low during foggy and rainy conditions, which may 
bring them into the viewing angle of the billboards.  

 It is possible that some birds that find themselves near the center of the beam angle may be attracted 
to the signs. However, this is not expected to result in long-term consequences, such as increased 
bird-strike mortalities or substantial interference with bird movements because the signs will be 
focused on the highway, not on airspace above the highway. Thus, a relatively limited area at low 
altitude above I-680 will be within the center of the signs’ beam angle. 

 The LED display on the billboards can be changed every 8 seconds from a static image to a static 
image, resulting in a changing light source. Colors and patterns of color on the billboards would thus 
be changing, and birds flying near the sign would not perceive it as a fixed, unchanging light, the type 
of light that appears to be most attractive to birds. 

 Because the area immediately surrounding the signs is heavily urbanized and contains no habitats of 
value to estuarine birds using the Suisun Bay habitats to the east, large numbers of birds (especially 
species of conservation concern) are not expected to be flying in a northeast-southwest direction, and 
at low altitudes that would be within the beams, close enough to the billboards for disorientation to 
occur at all.  It is far more likely that birds would follow the coastline and/or travel across the Project 
area in an east-west direction while flying from Suisun Bay to Southampton Bay or vice versa.  Thus, 
it is not expected for birds moving through or around the Project areas to be attracted to the signs for 
such a long duration that bird-strike mortality or substantial interference with bird movements occur.   

 Given the configuration of bird habitats in the vicinity of the billboards (which does not lend itself to 
directed bird flights toward the signs), the changing images that will be displayed on the LED 
billboards, the narrow viewing angle, and the use of shaders to prevent light from projecting upward 
into the sky, the signs’ impacts on avian flight behavior would be less than significant. 

d) Local Policies and Ordinances. There are no local policies or ordinances directly applicable to this 
Project. The landscaping on the adjacent Caltrans setback is maintained by Caltrans with sign 
visibility taken into consideration and would continue to operate that way. No tree removal is 
proposed with this Project. Therefore, the Project would have no impact regarding conflicts with 
local policies and ordinances, including tree preservation. 
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e) Habitat Conservation Plan. There is no Habitat Conservation Plan applicable to the Project site.  
Therefore, the Project would have no impact in this regard. 
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5. CULTURAL RESOURCES 
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a) Cause a substantial adverse change in the significance of a historical resource 
as defined in Public Resources Section 15064.5?     

b)  Cause a substantial adverse change in the significance of an archaeological 
resource pursuant to Public Resources Section 15064.5?     

c)  Directly or indirectly destroy a unique paleontological resource or site or 
unique geologic feature?     

d)  Disturb any human remains, including those interred outside of formal 
cemeteries?     

 

a–d) Historic, Archaeological and Paleontological Resources and Human Remains.  The billboard 
locations are previously disturbed and there are no known resources at the site.  A records search 
performed by the Northwest Information Center (included as Attachment B) resulted in the following 
considerations:  

Based on an evaluation of the environmental setting and features associated with known sites in the 
region, Native American resources in this part of Solano County have been found along the general 
margin of the bay and its associated wetlands, near sources of water (including perennial and 
intermittent springs and streams), and near the interface between the valleys and adjacent uplands. 
The billboards are located in relative proximity to the bay margin and are adjacent to Sulphur Springs 
Creek and its associated wetlands. The soils in the proposed project areas are mapped as artificial fill 
over estuarine mud. Given the similarity of these environmental factors, there is a moderate potential 
of identifying unrecorded Native American resources in the area.  

Previous cultural resource surveys that covered this area (in 1977 and 1995, as detailed in Attachment 
B) failed to identify any cultural resources. Because of this and the fact that the billboard locations 
have already been disturbed, the following mitigation measure is considered adequate to reduce this 
potential impact: 

Mitigation Measure  
Cultural-1: Cultural Resource Protection Procedures. The Project sponsor or the contractor shall 

provide in the construction contracts that crews involved in ground disturbance shall be 
required to implement the following procedures in the event that archaeological/ 
paleontological/historic resources or human remains are encountered during ground 
disturbance activities. Cultural resources in this area could include but are not limited to 
Native American resources including chert or obsidian flakes, projectile points, mortars, and 
pestles; and dark friable soil containing shell and bone dietary debris, heat-affected rock, or 
human burials; or Historic-period resources including stone or adobe foundations or walls; 
structures and remains with square nails; and refuse deposits or bottle dumps, often located 
in old wells or privies. 

 Immediately halt or relocate excavations and contact a qualified archaeologist/ 
paleontologist to inspect the site as appropriate. If the qualified expert determines that 
potentially significant archaeological/paleontological materials or human remains are 
encountered, a qualified expert must record, recover, retrieve, and/or remove any 
archaeological/paleontological materials; 
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 The qualified expert must study any archaeological/paleontological/historic resources 
found on-site and publish data concerning these resources;  

 If a human bone or bone of unknown origin is found during construction, all work shall 
stop in the vicinity of the find, and the County Coroner shall be contacted immediately.  
If the remains are determined to be Native American, the coroner shall notify the Native 
American Heritage Commission, who shall notify the person most likely believed to be a 
descendant.  The most likely descendant shall work with the contractor to develop a 
program for re-internment of the human remains and any associated artifacts.  No 
additional work is to take place within the immediate vicinity of the find until the 
identified appropriate actions have taken place; 

 The qualified expert shall provide a copy of documentation of all recovered data and 
materials found on-site to the regional information center of the California 
Archaeological Inventory (CAI) for inclusion in the permanent archives, and another 
copy shall accompany any recorded archaeological/paleontological materials and data. 

 If any historic or pre-historic artifacts are exposed, the qualified expert shall record the 
data and prepare a report to be submitted to the local historical society. 

 Monitoring for these measures must be performed by Applicant on a continual basis 
during construction. At the completion of work, Applicant will submit a summary of 
findings to the Planning Director for review and for the final record.   

Compliance with the above described procedures would assure that any potential impact resulting 
from the loss of archaeological/paleontological/historic resources and/or human remains would be 
less-than-significant. 
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6. GEOLOGY AND SOILS 
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a) Expose people or structures to potential substantial adverse effects, including 
the risk of loss, injury, or death involving:     

i) Rupture of a known earthquake fault, as delineated on the most recent 
Alquist-Priolo Earthquake Fault Zoning Map issued by the State 
Geologist for the area or based on other substantial evidence of a known 
fault? (Refer to Division of Mines and Geology Special Publication 42) 

    

ii)  Strong seismic ground shaking?     

iii)  Seismic-related ground failure, including liquefaction?     

iv)  Landslides?     

b)  Result in substantial soil erosion or the loss of topsoil?     

c)  Be located on a geologic unit or soil that is unstable, or that would become 
unstable as a result of the project, and potentially result in on- or off-site 
landslide, lateral spreading, subsidence, liquefaction or collapse? 

    

d)  Be located on expansive soil, as defined in Table 18-1-B of the Uniform 
Building Code (1994), creating substantial risks to life or property?     

e)  Have soils incapable of adequately supporting the use of septic tanks or 
alternative waste water disposal systems where sewers are not available for 
the disposal of waste water? 

    

 

a, d) Seismic Hazards. The San Francisco Bay Area is a seismically active region and the structure is 
likely to encounter strong seismic ground shaking during its lifetime. Additionally, the Project 
location is in relative proximity to the bay margin and is mapped as artificial fill over Bay Mud, 
which is associated with potential liquefaction, lateral spreading and settlement hazards.11 The 
billboards requires building permits and would be constructed to the current building code standards. 
These standards include consideration of geologic and seismic conditions. Soil conditions at the 
billboard locations would be identified and considered as part of the design process.   

The Greenville Fault is the only known fault in Benicia.12 It is located over 1.5 miles to the northeast 
of the Project site and the Project is not within the special studies zone that could be subject to fault 
rupture.13 There would be no impact related to rupture of a known earthquake fault.  

The Project site is in an area of relatively flat topography and not considered to be in an area with 
potential for landslide and debris flow hazards. 14 There would be no impact related to landslides.  

Therefore, the impact related to seismic hazards would be less than significant. 

                                                      
11 City of Benicia, 1999, Benicia General Plan, pp. 145 to 149. 
12 City of Benicia, 1999, Benicia General Plan, p. 146. 
13 State of California Department of Conservation, State of California Special Studies Zones (Delineated in compliance with 
Alquist-Priolo Special Studies Zones Act), Vine Hill Quadrangle, July 1, 1993. 
14 City of Benicia, 1999, Benicia General Plan, Figure 4-2. 
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b)  Soil Erosion. The Project would not involve grading and only minimal ground disturbance for 
replacement of the column at one of the locations. The Project applicant must obtain coverage under 
the General Construction Activity Storm Water Permit (General Construction Permit) issued by the 
State Water Resources Control Board (SWRCB), which will address any erosion potential from 
ground disturbance. With compliance with applicable regulations, there would be no impact related to 
soil erosion. 

c, d) Unstable or Expansive Soil. Construction of the Project may require temporary groundwater 
pumping as groundwater may be encountered during the drilling of the foundation hole for the 
Bayshore Road billboard (the Park Road billboard would utilize the existing column). The hole would 
be drilled and the following day, the column structure would be installed and concrete poured to fill 
the hole. As a result, continuous groundwater pumping would not be required or cause subsidence to 
occur. There are no other known conditions that could create substantial risks related to expansive or 
unstable soils. The impact related to unstable and expansive soil would be less than significant. 

e)  Septic Tanks. The Project would not include the use of septic tanks and associated disposal facilities.  
Therefore, the Project would have no impact in this regard. 
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7. GREENHOUSE GAS EMISSIONS 
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a) Generate greenhouse gas emissions, either directly or indirectly, that may 
have a significant impact on the environment?     

b)  Conflict with an applicable plan, policy or regulation adopted for the purpose 
of reducing the emissions of greenhouse gases?     

 

a) Greenhouse Gas Emissions. BAAQMD has determined that greenhouse gas (GHG) emissions and 
global climate change represent cumulative impacts. BAAQMD does not have an adopted threshold 
of significance for construction-related GHG emissions. The operational threshold of 1,100 metric 
tons carbon dioxide equivalent (CO2e) per year was used for both construction-period and operational 
period for a conservative analysis. See the Air Quality section of this report for a discussion of the 
status and use of BAAQMD’s thresholds for this report. 

BAAQMD’s GHG Emissions Model includes a GHG emission factor of 804.54 lbs of CO2 per 
megawatt-hour of electricity usage. (Other GHGs would have a negligible contribution to overall 
GHG levels from energy usage, so were not calculated here.) In 2010, Clear Channel billboards 
average annual usage for double-sided LED billboards of this same size was 86,400 kwh. This results 
in emissions of 31.53 metric tons CO2 per year for a double-sided 14’ by 48’ LED billboard. With two 
such billboards, this is well below the threshold level of 1,100.00 metric tons, even without 
subtracting emissions from the existing signs.  

Therefore, the impact related to GHG emissions would be less than significant.    

b) Greenhouse Gas Reduction Plans. The Benicia Climate Action Plan was adopted by Benicia City 
Council in September 2009. However, none of the identified reduction strategies apply directly to a 
project of this type. GHG emissions associated with the development of the proposed Project were 
analyzed per the BAAQMD May 2011 CEQA Air Quality Guidelines. BAAQMD’s thresholds and 
methodologies take into account implementation of state-wide regulations and plans, such as the AB 
32 Scoping Plan. Therefore, there would be no impact in relation to consistency with GHG reduction 
plans.  
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8.  HAZARDS AND HAZARDOUS MATERIALS 
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a)  Create a significant hazard to the public or the environment through the 
routine transport, use, or disposal of hazardous materials? 

    

b)  Create a significant hazard to the public or the environment through 
reasonably foreseeable upset and accident conditions involving the release 
of hazardous materials into the environment? 

    

c)  Emit hazardous emissions or handle hazardous or acutely hazardous 
materials, substances, or waste within one-quarter mile of an existing or 
proposed school? 

    

d)  Be located on a site which is included on a list of hazardous materials sites 
compiled pursuant to Government Code Section 65962.5 and, as a result, 
would it create a significant hazard to the public or the environment? 

    

e)  For a project located within an airport land use plan or, where such a plan 
has not been adopted, within two miles of a public airport or public use 
airport, would the project result in a safety hazard for people residing or 
working in the project area? 

    

f)  For a project within the vicinity of a private airstrip, would the project result 
in a safety hazard for people residing or working in the project area? 

    

g) Impair implementation of or physically interfere with an adopted emergency 
response plan or emergency evacuation plan? 

    

h)  Expose people or structures to a significant risk of loss, injury or death 
involving wildland fires, including where wildlands are adjacent to 
urbanized areas or where residences are intermixed with wildlands? 

    

 

a, b, d)  Hazardous Materials. While construction could disturb soil, there are no known hazardous 
materials at the Project site.15 Project operations are not expected to create a significant hazard 
through the routine transport, use or disposal of hazardous materials. It is assumed that any materials 
used during construction activities or for maintenance of the billboards that would be considered 
hazardous would be utilized in compliance with applicable regulations. It is also noted that state and 
federal laws require proper handling, use and disposal of hazardous materials. These same laws and 
regulations require the prevention and reduction of injury to people and the environment in the event 
of an accidental release. Consequently, there are no reasonably foreseeable operational upset or 
accidental conditions that would involve a significant release of hazardous materials into the 
environment. 

Digital billboards are designed to withstand wind forces as required by state law and are subject to 
building permit requirements that ensure compliance with applicable building and electrical codes. 
Soil conditions are identified and considered in the design of such structures. No hazardous materials 
are emitted during operation of the billboards.  

                                                      
15 City of Benicia, 1999, Benicia General Plan, Figure G-3. 
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Electronic components of the billboards may contain materials considered “e-waste” when disposed 
of due to potentially hazardous metals, flame retardants, and other chemicals. The operator will be 
required to follow applicable regulations regarding proper disposal and/or recycling, as appropriate, 
as components are replaced or removed over time.   

Therefore, the impact related to the presence, use or upset of hazardous materials at the Project site 
would be less than significant.  

c)  Hazardous Materials Near Schools.  No school is located within one-quarter mile of the Project site. 
No hazardous materials with the potential for release during operation would be handled on or 
emitted from the billboards. The Project would represent no impact relative to the potential exposure 
of students at nearby schools to hazardous materials at the Project site. 

e, f) Airport Hazards. The closest airport (Buchanan Field in Concord) is over 5 miles from the Project 
site. The Project is not within the jurisdiction of any airport land use plans and would not be 
considered a hazard to air navigation. There would be no impact related to airport hazards. 

g) Emergency Response Plan. The Project would not alter traffic patterns and would not impair 
implementation of any adopted emergency response plan or emergency evacuation plan. Therefore, 
the Project would have no impact in this regard. 

h)  Wildland Fire. The Project site is not located in an area subject to wildland fire hazards.16 Therefore, 
the Project would have no impact related to wildland fire. 

  

                                                      
16 City of Benicia, 1999, Benicia General Plan, Figure 4-4. 
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9. HYDROLOGY AND WATER QUALITY 
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a)  Result in a significant increase in pollutant discharges to receiving waters 
(marine, fresh, and/or wetlands) during or following construction 
(considering water quality parameters such as temperature, dissolved 
oxygen, turbidity, and typical stormwater pollutants, e.g., heavy metals, 
pathogens, petroleum derivatives, synthetic organics, sediment, nutrients, 
oxygen-demanding substances, and trash? 

    

b)  Substantially deplete groundwater supplies or interfere substantially with 
groundwater recharge such that there would be a net deficit in aquifer 
volume or a lowering of the local groundwater table level (e.g., the produc-
tion rate of pre-existing nearby wells would drop to a level which would not 
support existing land uses or planned uses for which permits have been 
granted)? 

    

c)  Substantially alter the existing drainage pattern of the site or area, including 
through the alteration of the course of a stream or river, in a manner which 
would result in substantial erosion or siltation on- or off-site? 

    

d)  Substantially increase the rate or amount of surface runoff (e.g., due to due 
to increased impervious surfaces) in a manner which would result in 
flooding on- or off-site (i.e. within a watershed)? 

    

e)  Create or contribute runoff water which would exceed the capacity of 
existing or planned stormwater drainage systems due to changes in runoff 
flow rates or volumes? 

    

f) Result in an increase in any pollutant for which a water body is listed as 
impaired under Section 303(d) of the Clean Water Act?     

g) Place housing within a 100-year flood hazard area as mapped on a federal 
Flood Hazard Boundary or Flood Insurance Rate Map or other flood hazard 
delineation map? 

    

h)  Place within a 100-year flood hazard area structures, which would impede or 
redirect flood flows?     

i)  Expose people or structures to a significant risk of loss, injury or death 
involving flooding, including flooding as a result of the failure of a levee or 
dam? 

    

j)  Inundation by seiche, tsunami, or mudflow?     

 

a, f) Water Quality and Pollutants. Operation of the Project does not involve the use of water or 
generation of waste water. Construction activities that include ground disturbance, such as the column 
replacement at the Bayshore Road billboard, have the potential to impact water quality. These 
activities have the potential to increase sediment loads in runoff that would enter the combined sewer 
system. Fuel, oil, grease, solvents, and other chemicals used in construction activities have the 
potential to create toxicity problems if allowed to enter a waterway.  Construction activities are also a 
source of various other materials including trash, soap, and sanitary wastes.    
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Construction activities at the Project site would be limited to a few days for installation of each 
billboard. Potential impacts would be minimal, and compliance with City and State regulations would 
reduce any potential impacts to surface water and drainage to a less than significant level.  

b) Groundwater. The Project would not require service for water. The proposed Project is not expected 
to involve substantial excavation that would impact groundwater. Column replacement for the 
Bayshore Road billboard could result in groundwater being encountered. In the event that 
groundwater is encountered and dewatering activities are required, it would be short-term ( a couple 
of days) and the hole would be filled with concrete, resulting in minimal effects to groundwater. Any 
dewatering activities associated with the proposed Project must comply with the General 
Construction Permit and requirements established by the San Francisco Bay Regional Water Quality 
Control Board to ensure that such activities would not result in substantial changes in groundwater 
flow or quality.  

 Following construction, the Project would not substantially change impervious surface area and 
would not have a substantial impact on groundwater recharge.  

 Therefore, the proposed Project would have a less than significant impact on groundwater. 

c-e, g-i) Runoff, Drainage and Flooding. Existing drainage at each location would be maintained, and no 
increases in stormwater would result. Both locations appear to be outside of though near the boundary 
of the 100 year flood zone.17 It is possible that a more detailed map would show the Park Road 
location within a 100 year flood area. However, as modification of existing billboards, the Project 
does not consist of housing or presents a risk for flooding or redirection of flood flows. Therefore, 
there would be no impacts related to runoff, drainage or flooding. 

j)  Inundation. The proposed billboard locations are located approximately 3,500 feet from Suisun Bay, 
and over 28 miles from the Pacific Ocean. Project site elevations are between 14 and 15 feet above 
mean sea level at the Bayshore Road location and approximately 7 feet at the Park Road location.  
Climate change induced sea level rise is estimated at up to 17 inches by 2050 and 69 inches by 
2100.18 Climate change induced sea level rise is not expected to endanger existing development, but 
could exacerbate flooding and wave run-up in low lying areas. 19 It was anticipated in the General 
Plan that sea walls and levees may ultimately need to be raised.20 As a modification Project, the 
potential for far-term sea level rise to exacerbate flooding would not be considered a significant 
impact. Further, the sites are not located proximate to an inland body of water, nor located adjacent to 
a soil slope susceptible to mudflows. Therefore, there would a less than significant impact due to 
inundation by seiche, tsunami, mudflow or sea level rise. 

  

                                                      
17 FEMA, Flood Insurance Rate Map 06095C0634E, effective 05/04/2009.  
18 Bay Conservation and Development Commission, adopted Oct 6, 2011, San Francisco Bay Plan. 
19 City of Benicia, 1999, Benicia General Plan, p. 151. 
20 City of Benicia, 1999, Benicia General Plan, p. 151. 
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10. LAND USE AND PLANNING 
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a)  Physically divide an established community?    

b)  Conflict with any applicable land use plan, policy, or regulation of an 
agency with jurisdiction over the project (including, but not limited to the 
general plan, specific plan, local coastal program, or zoning ordinance) 
adopted for the purpose of avoiding or mitigating an environmental effect? 

    

c) Conflict with any applicable habitat conservation plan or natural community 
conservation plan?     

 

a) Physical Division of a Community. The Project site is at the boundary of currently developed parcels 
and highways and involve modification of existing signs. The billboards would not involve any 
physical changes that would have the potential to divide the established community. Thus, the Project 
would have no impact concerning community division. 

b) Conflict with Land Use Plan. City of Benicia Zoning Code section 18.24.040 prohibits the 
construction of new billboards, but allows relocation, remodel or enhancement of existing permitted 
billboards, such as the proposed upgrades. The Project will also comply with Outdoor Advertising 
Association of America guidelines to minimize light (see the Aesthetics section for additional detail) 
and applicable highway safety regulations (see the Transportation section for additional detail) to 
minimize hazards. Therefore, assuming approval of the modification to the existing conditional use 
permit and Caltrans clearance, the Project would have a less than significant impact with regard to 
land use plan conflicts. 

c) Conflict with Conservation Plan. The Project site is not subject to a conservation plan. The Project 
would, therefore, have no impact in relation to this item. 
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11.  MINERAL RESOURCES 
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a)  Result in the loss of availability of a known mineral resource that would 
be of value to the region and the residents of the state?     

b)  Result in the loss of availability of a locally-important mineral resource 
recovery site delineated on a local general plan, specific plan or other land 
use plan? 

    

 

a, b) Mineral Resources. The Project site contains no known mineral resources and has not been 
delineated as a locally important mineral recovery site on any land use plan.21 The Project would have 
no impact with regard to mineral resources. 

 

 

 
  

                                                      
21 City of Benicia, 1999, Benicia General Plan, Figure 3-4. 
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12. NOISE 
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a)  Exposure of persons to or generation of noise levels in excess of standards 
established in the local general plan or noise ordinance, or applicable 
standards of other agencies? 

   

b) Exposure of persons to or generation of excessive groundborne vibration 
or groundborne noise levels? 

   

c)  A substantial permanent increase in ambient noise levels in the project 
vicinity above levels existing without the project? 

   

d)  A substantial temporary or periodic increase in ambient noise levels in the 
project vicinity above levels existing without the project? 

   

e)  For a project located within an airport land use plan or, where such a plan 
has not been adopted, within two miles of a public airport or public use 
airport, exposure of people residing or working in the project area to 
excessive noise levels? 

   

f)  For a project in the vicinity of a private airstrip, exposure of people 
residing or working in the project area to excessive noise levels? 

   

 

a-d) Excessive Noise or Vibration. Noise impacts resulting from construction depend on the noise 
generated by various pieces of construction equipment, the timing and duration of noise generating 
activities, and the distance between construction noise sources and noise sensitive receptors. 
Construction noise impacts primarily occur when construction activities occur during noise-sensitive 
times of the day (early morning, evening, or nighttime hours), the construction occurs in areas 
immediately adjoining noise sensitive land uses, or when construction durations last over extended 
periods of time (typically greater than one year).  

 Significant noise impacts do not normally occur when standard construction noise control measures 
are enforced at a construction site and when the duration of the noise generating construction period 
at a particular receiver or group of receivers is limited to one construction season or less. In this case, 
the construction period would span only a few days at each location. Reasonable regulation of the 
hours of construction, as well as regulation of the arrival and operation of heavy equipment and the 
delivery of construction material, are necessary to protect the health and safety of persons, promote 
the general welfare of the community, and maintain the quality of life. Additionally, there are no 
residences, which are considered to be particularly sensitive to noise, within 500 feet of the proposed 
billboards.  

 The Benicia Noise Ordinance (Chapter 8.20 of the Municipal Code, Section 8.20.150) restricts 
construction activities to the hours of 7:00 a.m. to 10:00 p.m. Construction activities will comply with 
the Noise Ordinance. Operation of a digital billboard does not produce substantial levels of 
vibration or noise.  

 With compliance with applicable regulations, there would be no impact from noise and vibration 
generated by the construction and operation of the billboards.  

e-f) Airport Noise. A billboard is not a noise sensitive use nor is it located in an area affected by airport 
noise. Therefore, the Project would result in no impact under this criterion.  
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13. POPULATION AND HOUSING 
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a)  Induce substantial population growth in an area, either directly (for 
example, by proposing new homes and businesses) or indirectly (for example, 
through extension of roads or other infrastructure)?  

    

b)  Displace substantial numbers of existing housing, necessitating the 
construction of replacement housing elsewhere?     

c)  Displace substantial numbers of people, necessitating the construction of 
replacement housing elsewhere?    

 

a-c) Substantial Population Growth. The proposed Project would not induce population growth and would 
displace neither existing housing nor people. Therefore, there would be no impact in this regard. 
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14. PUBLIC SERVICES  
Would the project result in substantial adverse physical impacts associated with 
the provision of new or physically altered governmental facilities, need for new 
or physically altered governmental facilities, the construction of which could 
cause significant environmental impacts, in order to maintain acceptable service 
ratios, response times or other performance objectives for any of the following 
public services? 
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a) Fire protection.    

b) Police protection.    

c) Schools.    

d) Parks.    

e) Other public facilities.    

 

a-e) Public Services. The proposed Project would not increase the demand for public services. Therefore, 
there would be no impact in this regard. 

  

Attachment 4- 2012 IS-MND

84



 

Benicia Clear Channel Billboard Upgrades Project  Page 43 

15. RECREATION 

Would the project: 
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a)  Increase the use of existing neighborhood and regional parks or other 
recreational facilities such that substantial physical deterioration of the 
facility would occur or be accelerated. 

   

b)  Include recreational facilities or require the construction or expansion of 
recreational facilities which might have an adverse physical effect on the 
environment. 

   

 

a-b) Recreation. The proposed Project would not construct or increase the use of recreational facilities. 
Therefore, there would be no impact in this regard. 
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16. TRANSPORTATION 

Would the project: 

P
ot

en
ti

al
ly

 
S

ig
ni

fi
ca

nt
 I

m
pa

ct
 

L
es

s 
T

ha
n 

S
ig

ni
fi

ca
nt

 W
it

h 
M

it
ig

at
io

n 

L
es

s 
T

ha
n 

S
ig

ni
fi

ca
nt

 I
m

pa
ct

 

N
o 

Im
pa

ct
 

a)  Conflict with an applicable plan, ordinance or policy establishing measures 
of effectiveness for the performance of the circulation system, taking into 
account all modes of transportation including mass transit and non-
motorized travel and relevant components of the circulation system, 
including but not limited to intersections, streets, highways and freeways, 
pedestrian and bicycle paths, and mass transit? 

   

b) Conflict with an applicable congestion management program, including, but 
not limited to level of service standards and travel demand measures, or 
other standards established by the county congestion management agency 
for designated roads or highways? 

    

c)  Result in a change in air traffic patterns, including either an increase in 
traffic levels or a change in location that results in substantial safety risks?     

d)  Substantially increase hazards due to a design feature (e.g., sharp curves or 
dangerous intersections) or incompatible uses (e.g., farm equipment)?     

e)  Result in inadequate emergency access?     

f) Conflict with adopted policies, plans, or programs regarding public transit, 
bicycle, or pedestrian facilities, or otherwise decrease the performance or 
safety of such facilities? 

    

 

a-c, f) Vehicle and Air Traffic and Alternative Transportation. The operation of digital billboards would 
not result in any increase in vehicle trips or changes in air traffic patterns or alternative transportation. 
Traffic generated for construction would be minimal in both level and duration. There would be no 
impact in this regard. 

d)  Hazards. Digital billboards employ LED technology and allow for periodic changes in display. The 
capability of digital billboards to present changing images has raised concerns regarding the effect of 
such signage on traffic safety. The primary concern has been effects on driver attention, but concerns 
have also been raised regarding the potential for such signage to produce light of such intensity or 
direction that it could interfere with driver vision.  

FHWA has addressed signage issues in general, and digital signs in particular. As part of its 
agreement with various states pursuant to the Highway Beautification Act, for example, it has 
confirmed that no sign is allowed that imitates or resembles any official traffic sign, and that signs 
may not be installed in such a manner as to obstruct, or otherwise physically interfere with an official 
traffic sign, signal, or device, or to obstruct or physically interfere with the vision of drivers in 
approaching, merging or intersecting traffic. These provisions may be enforced by the FHWA, but the 
agreement with the State of California also requires Caltrans to enforce these provisions.  

The FHWA agreement with California includes specific provisions regarding the brightness of 
signage:  

Signs shall not be placed with illumination that interferes with the effectiveness of, or obscures any 
official traffic sign, device or signal; shall not include or be illuminated by flashing, intermittent or 
moving lights (except that part necessary to give public service information such as time, date, 
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temperature, weather or similar information); shall not cause beams or rays of light to be directed at 
the traveled way if such light is of such intensity or brilliance as to cause glare or impair the vision of 
any driver, or to interfere with any driver’s operation of a motor vehicle. (Agreement dated February 
15, 1968)  

The FHWA has responded to the development of signs that present changing messages, either 
mechanically or digitally, with an interpretation of its agreements with the states pursuant to the 
Highway Beautification Act. The FHWA discussed “changeable message signs” in a Memorandum 
dated July 17, 1996, concluding that a state could reasonably interpret the provisions of its agreement 
with the FHWA “…to allow changeable message signs…  The frequency of message change and 
limitation in spacing for these signs should be determined by the State.”  

On September 25, 2007 the FHWA again issued a Memorandum on the subject of off-premises 
changeable electronic variable message signs, or CEVMS. The Memorandum stated that proposed 
laws, regulations and procedures that allowed CEVMS subject to acceptable criteria would not violate 
the prohibition on “intermittent” or “flashing” or “moving” signs as used in the state agreements. The 
Memorandum identified “ranges of acceptability” relating to such signage, as follows:  

 Duration of message: Duration of display is generally between 4 and 10 seconds; 8 seconds is 
recommended;  

 Transition time: Transition between messages is generally between 1 and 4 seconds; 1 to 2 
seconds is recommended;  

 Brightness: The sign brightness should be adjusted to respond to changes in light levels;  

 Spacing: Spacing between the signs should be not less than the minimum specified for other 
billboards, or greater if deemed required for safety;  

 Locations: Location criteria are the same as for other signage, unless it is determined that specific 
locations are inappropriate.  

The Project as proposed is expected to comply with these criteria.  

The Memorandum also referred to other standards that have been found helpful to ensure driver 
safety. These include a default designed to freeze the display in one still position if a malfunction 
occurs; a process for modifying displays and lighting levels where directed by the State DOT 
(Caltrans) to assure safety of the motoring public; and requirements that a display contain static 
messages without movement such as animation, flashing, scrolling, intermittent or full-motion video. 
Manufacturers and operators of digital billboards currently use a full-black screen in the event of a 
malfunction.  

In addition to the provisions of the Highway Beautification Act (23 U.S.C. §131) and the FHWA 
memoranda discussed above, the state of California has adopted the Outdoor Advertising Act 
(Business and Professions Code §§5200 et seq.) and regulations implementing its provisions 
(California Code of Regulations, Title 4, Division 6, §§2240 et seq.). These include provisions that 
deal specifically with “message centers,” which are defined as “…an advertising display where the 
message is changed more than once every two minutes, but no more than once every four seconds.” 
(§5216.4)  

Consistent with the memoranda executed pursuant to the Highway Beautification Act, the Outdoor 
Advertising Act provides that message center displays that comply with its requirements are not 
considered flashing, intermittent or moving light. (§5405(d)(1)) The requirements provide that such 
signs must not display messages that change more than once every four seconds, and that no message 
center may be placed within 1,000 feet of another message center display on the same side of the 
highway.  

The California Vehicle Code regulates the brightness of billboard lighting. Vehicle Code §21466.5, 
which identifies the applicable standard, may be enforced by Caltrans, the California Highway Patrol, 
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or local authorities. Vehicle Code §21467 provides that each prohibited sign, signal, device or light is 
a public nuisance and may be removed without notice by Caltrans, the California Highway Patrol or 
local authorities.  

Caltrans requires that any person engaged in the outdoor advertising business must obtain a license 
from Caltrans and pay the required fee. (§5300) No person may place any advertising display in areas 
subject to Caltrans authority without having a written permit from Caltrans. (§5350)  

These provisions of law and regulation effectively regulate sign location and brightness to ensure that 
digital billboards will not be located in such a manner as to create hazards due to lighting conditions 
themselves. Digital billboards are equipped with sensors that modify the brightness of the sign in 
response to ambient lighting conditions, thus ensuring that the brightness of the display in evening, 
nighttime or dawn conditions does not present a traffic hazard.  

As digital billboard technology has developed, the issue has been raised as to whether digital 
billboards themselves, regardless of compliance with such operating restrictions, present a distraction 
to drivers and thereby create conditions that could lead to accidents. FHWA has monitored the issue 
closely, and released its report updating the agency’s view of the issues and research. The report is 
entitled: “The Effects of Commercial Electronic Variable Message Signs (CEVMS) on Driver 
Attention and Distraction: An Update.”22  

The FHWA report addressed the basic research question of whether operation of a CEVMS along the 
roadway is associated with a reduction of driving safety for the public. The report identified three 
fundamental methods for answering this question: (1) whether there is an increase in crash rates in the 
vicinity of CEVMS, (2) whether there is an increase in near-crashes, sudden braking, sharp swerving 
and other such behaviors in the vicinity of CEVMS, and (3) whether there are excessive eye glances 
away from the roadway in the vicinity of CEVMS.  

The report discusses existing literature and reports of studies, key factors and measures relating to 
CEVMS and effects on traffic, and recommends a study approach. An extensive bibliography is 
included in the report. The report does not purport to provide guidance to states on the control of 
CEVMS. The report confirmed that there have been no definitive conclusions about the presence or 
strength of adverse safety impacts from CEVMS. Similarly, a study performed under the National 
Cooperative Highway Research Program (NCHRP), Project 20-7 (256) entitled “Safety Impacts of the 
Emerging Digital Display Technology for Outdoor Advertising Signs” (NCHRP Report) reviewed 
existing literature. Both reports agreed that digital billboards should be regulated as a means of 
protecting the public interest.  

Various restrictions have been identified in reports that relate to the location and operation of digital 
billboards that seek to reduce safety concerns. These relate to brightness, message duration and 
message change interval, billboard location with regard to official traffic control devices, roadway 
geometry, vehicle maneuver requirements at interchanges (i.e., lane drops, merges and diverges), and 
with regard to the specific constraints that should be placed on the placement and operation of such 
signs. Regulation of operations could include, for example, the time any single message may be 
displayed, the time of message transition, brightness of the sign and controls that adjust brightness 
based on the ambient light environment, and design and placement that ensures that the sign does not 
confuse drivers, or create dangerous glare.  

Restrictions on digital billboards contained within the Outdoor Advertising Act and enforced by 
Caltrans regulate many of the conditions that have been identified as relevant to traffic safety. 
Caltrans regulates the location and size of each proposed digital billboard through its application 

                                                      
22   U.S. Department of Transportation Federal Highway Administration, The Effects of Commercial Electronic Variable 
Message Signs (CEVMS) on Driver Attention and Distraction: An Update, February 2009, Publication no. FHWA-HRT-09-018. 
Available at http://www.fhwa.dot.gov/realestate/cevms.htm. 
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process as well as the distance between such signs. California statutory provisions regulate brightness 
of displays. Through state law and the Vehicle Code, such signage would be prohibited from 
displaying flashing lights or images.  

It should be noted that there are various studies supporting conflicting conclusions regarding the 
safety of digital billboards and incidence of driver distraction. This analysis has been performed 
utilizing state and federal published studies and adopted regulations as the best information available 
at this time. 

 With compliance with applicable regulations, the impact related to traffic hazards would be less than 
significant.  

e) Inadequate Emergency Access. The proposed digital billboards would be located outside travelled 
portions of the roadway and would present no obstacles to emergency access.  

The billboards would have the capability to display official messages regarding emergencies, and 
could perform as part of the emergency response system, thus resulting in beneficial impacts. 
Therefore, the Project would have no impact with regard to inadequate emergency access. 
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17. UTILITIES AND SERVICE SYSTEMS 
Would the project 
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a)  Exceed wastewater treatment requirements of the applicable Regional 
Water Quality Control Board?     

b)  Require or result in the construction of new water or wastewater treatment 
facilities or expansion of existing facilities, the construction of which could 
cause significant environmental effects? 

    

c)  Require or result in the construction of new storm water drainage facilities 
or expansion of existing facilities, the construction of which could cause 
significant environmental effects? 

    

d)  Have sufficient water supplies available to serve the project from existing 
entitlements and resources, or are new or expanded entitlements needed?     

e)  Result in a determination by the wastewater treatment provider which 
serves or may serve the project that it has adequate capacity to serve the 
project’s projected demand in addition to the provider’s existing commit-
ments? 

    

f)  Be served by a landfill with sufficient permitted capacity to accommodate 
the project’s solid waste disposal needs?     

g)  Comply with federal, state, and local statutes and regulations related to 
solid waste?     

a-g) Utilities.  The proposed billboards would require electrical service. Providing such service through 
extension of existing electrical service in the vicinity would not result in any significant effects. 

The Project would not generate any wastewater or require a supply of potable water. Construction and 
operation of the digital billboards would not require other utility services, and would not affect 
drainage.  

Any ground disturbing activities required for installation of the proposed billboards would require 
coordination with various other utility companies via the Underground Service Alert (USA) to 
prevent conflicts with subterranean utilities. There would be no impact on utility services. 

Energy 

  In 2010, Clear Channel billboards average annual usage for double-sided digital billboards of this 
same size was 86,400 kilowatt-hours (kwh). For a comparison, this equates to the annual electricity 
usage of approximately 14.25 single family homes (calculated using BAAQMD’s GHG Emissions 
Model rate of 6,047 kwh annual electricity usage) for each of the two double-sided billboards. The 
latest generation of LED equipment is anticipated to be approximately 15% more energy efficient, but 
these were only just begun to be installed in November of 2011, so annual usage data was not 
available for the newer generation for this analysis. 

 The digital billboards installed and operated as part of the Project would use electrical energy, and 
would be constructed pursuant to current electrical codes, including Title 24. These standards would 
ensure that electrical energy would be used efficiently. The underlying question as to whether digital 
billboards are an effective or desirable use of electrical energy is a policy question that may be 
considered in the Project review process, but any environmental effects are less than significant.
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18. MANDATORY FINDINGS OF SIGNIFICANCE 
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a)  Does the project have the potential to degrade the quality of the environ-
ment, substantially reduce the habitat of a fish or wildlife species, cause a 
fish or wildlife population to drop below self-sustaining levels, threaten to 
eliminate a plant or animal community, reduce the number or restrict the 
range of a rare or endangered plant or animal or eliminate important 
examples of the major periods of California history or prehistory? 

    

b) Does the project have impacts that are individually limited, but 
cumulatively considerable?  (“Cumulatively considerable” means that the 
incremental effects of a project are considerable when viewed in 
connection with the effects of past projects, the effects of other current 
projects, and the effects of probable future projects.) 

    

c) Does the project have environmental effects which will cause substantial 
adverse effects on human beings, either directly or indirectly?     

 

a) Environmental Quality. With the implementation of mitigation measures, the Project would not 
degrade the quality of the environment, substantially reduce the habitat of a fish or wildlife species, 
cause a fish or wildlife population to drop below self-sustaining levels, or threaten to eliminate a plant 
or animal community. The Project would not impact rare or endangered wildlife species, or eliminate 
important examples of the major periods of California history or prehistory. 

b, c)   Cumulative Impacts and Adverse Effects on Human Beings. The City of Benicia prohibits new 
billboards, but could theoretically allow additional billboards in the vicinity with a relocation of an 
existing billboard. Caltrans limits billboards to one every 500 linear feet along the length of the 
highway and digital billboards to every 1,000 linear feet, which leaves the possibility that additional 
billboards could be added along I-680 in the vicinity. This has the potential to result in additional 
cumulative aesthetics impacts. Any additional billboards, whether digital or conventional, would be 
required to undergo design review and City approval processes, which generally require relocation of 
one or more other billboards for a net reduction in the total number of billboards. While the specific 
location of future billboard proposals cannot be know at this point, it can be concluded that specifics 
of impacts to views would be considered for each proposed location. Therefore, the Project’s 
contribution to cumulative impacts in relation to aesthetics would be considered less than significant.  

The Project otherwise does not have individually limited but cumulatively considerable adverse 
impacts and would not involve substantial adverse effects on human beings, either directly or 
indirectly, including effects for which project-level mitigation were identified to reduce impacts to 
less than significant levels. These include impacts related to disturbance of nesting birds during 
construction and the discovery of unknown cultural resources during construction. These potential 
effects would be less than significant with implementation of mitigation measures identified in this 
document and would not contribute in considerable levels to cumulative impacts. 
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983 University Avenue, Building D  Los Gatos, CA 95032  Ph: 408.458.3200  F: 408.458.3210 

 

 

 

3 October 2012 

 

Ms. Rebecca Gorton 

Lamphier-Gregory 

1944 Embarcadero 

Oakland, CA 94606 

 

Subject: Benicia Clear Channel Billboards Project Biological Impacts Assessment (HTH #3423-01) 

 

Dear Ms. Gorton: 

 

Per your request, H. T. Harvey & Associates has performed a biological impacts assessment for 

the replacement of two billboards in Benicia, California (Figure 1).  The proposed project calls 

for the replacement of conventional billboards located at 3190 Bayshore Road and 3300 Park 

Road with LED billboards.  Proposed activities at 3190 Bayshore Road include the replacement 

of the billboard as well as the associated pole whereas proposed activities at 3300 Park Road are 

limited to replacement of the billboard on the existing pole. 

 

The replacement billboard on Bayshore Road would have an overall height of 66.5 feet (ft) and a 

width of 48 ft with back-to-back 14 ft by 48 ft LED display screens mounted above a pole with a 

52.5 ft clearance from grade.  The replacement billboard on Park Road would have an overall 

height of 64.7 ft and width of 48 ft with back-to-back 14 ft by 48 ft LED display screens 

mounted above a pole with a 50.7 ft clearance from grade.  The billboards would display 

multiple advertisements, cycling between ads every 8 seconds, and would be equipped with 

ambient light sensors, which would adjust the brightness of the display correlating with ambient 

lighting conditions.  We understand that the billboard technology will be the same as that utilized 

for the Clear Channel LED billboard along Highway 92 that we analyzed in 2008 and that the 

same assumptions can be made regarding illuminance.   

METHODS 

Prior to conducting a field visit, I reviewed the California Natural Diversity Database (CNDDB 

2012) to determine whether there were known occurrences of special-status species in the 

vicinity of the proposed billboards, so that the potential effects of billboard replacement could be 

assessed in the context of these species’ distributions.  I then conducted a daytime site visit on 22 

September 2012 to inspect habitat conditions immediately surrounding the proposed sign 

locations (which could potentially be disturbed during the installation of the replacement 

billboards) and in adjacent areas that could be indirectly affected by the project.  I returned that 

evening to observe qualitatively the existing ambient lighting in the vicinity of the project sites to 

provide a basis for determining the potential direct and indirect effects of the billboards’ lighting 

on wildlife.  Following the completion of the surveys, I determined the potential for the 

installation of the replacement billboards to impact biological resources, such as special-status 

species and sensitive/regulated habitats, based on the conditions at the proposed project 

locations.   
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Photograph 1.  3190 Bayshore Road project 

site. 

EXISTING SITE CONDITIONS 

Bayshore Road Project Site 

The Bayshore Road project site is located on the perimeter of an automotive repair shop parking 

lot (Photograph 1).  The site is bordered to the northeast by Union Pacific railroad tracks and to 

the southwest by Bayshore Road.  The project site is paved and mostly devoid of vegetation, 

with the exception of a row of ornamental trees and shrubs along the southwestern site boundary.  

No areas supporting hydrophytic vegetation or showing any other characteristics of wetlands or 

riparian habitats are present within the project site.  However, a small wetland with a stand of 

cattails (Typha sp.) is present approximately 55 ft southeast of the site, adjacent to the southern 

edge of the railroad tracks.  In addition, a large, cattail-dominated marsh is present to the 

northeast of the railroad tracks.  The marsh extends to the banks of Sulphur Springs Creek, 

approximately 575 ft to the northwest, which empties into Suisun Bay.   

 

All project activity at this location is presumed to take place within the existing parking lot, with 

most such activity concentrated in the immediate vicinity of the existing billboard.  Thus, we do 

not expect any special-status plant species to occur 

on the project site.  The vast majority of plant and 

animal species occurring here are very common 

species associated with urban, developed, and ruderal 

conditions throughout the Bay area.  There was no 

evidence that sensitive species were present within 

the project site.  However, the Suisun song sparrow 

(Melospiza melodia maxillaris) and San Francisco 

common yellowthroat (Geothlypis trichas sinuosa), 

both California species of special concern, may nest 

within the dense emergent vegetation occupying the 

marsh to the northeast of the project site; at its 

closest point, this marsh is located approximately 30 

ft from the existing billboard.  Although the 

federally and state endangered California clapper rail 

(Rallus longirostris obsoletus) and the state 

threatened California black rail (Laterallus 

jamaicensis coturniculus) may, on rare occasions, 

wander up Sulphur Springs Creek from Suisun Bay, 

the marsh adjacent to the creek in the vicinity of the 

Bayshore Road project site does not provide suitable 

nesting habitat for these species due to the absence 

of a suitable channel network for the clapper rail and 

suitable vegetation (e.g., pickleweed [Salicornia 

spp.] and bulrush [Scirpus spp.]) for the black rail. 
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Photograph 2.  3300 Park Road project 

site. 

Park Road Project Site 

The Park Road project site is located on an embankment immediately southeast of the perimeter 

of a self-storage facility (Photograph 2).  Vegetation on the embankment is dominated by ruderal 

species such as fennel (Foeniculum vulgare) and wild 

oat (Avena fatua).  The Interstate 680 (I-680) overpass 

is located less than 30 ft northwest of the existing 

billboard and an abandoned elevated railroad track is 

located approximately 50 ft to the southeast.  The 

embankment on which the billboard is located forms 

the northwestern border of what likely was a historical 

tidal salt marsh.  However, the marsh currently appears 

to be isolated from tidal influence by Industrial Way to 

the north, an unnamed road that provides access to a 

private wastewater treatment facility to the south, and 

Union Pacific railroad tracks and a large, railroad-

associated parking lot to the east.  At the time of the 

reconnaissance survey in September, the marsh in the 

project vicinity was dry and vegetation was composed 

primarily of expanses of pickleweed interspersed 

among mats of dead vegetation.  Based on an analysis 

of historical aerial photography (Google Inc. 2012), the 

majority of this marsh remains dry for large portions of 

the year.  Sulphur Springs Creek and the associated 

cattail-dominated marsh, as described for the Bayshore 

Road project site, are located approximately 500 ft 

southwest of the Park Road project site.   

 

Due to the developed and ruderal nature of the area 

immediately surrounding the existing billboard, we do 

not expect any special-status plant species to occur 

within the project site.  The vast majority of plant and 

animal species occurring here are very common species associated with urban, developed, and 

ruderal conditions throughout the Bay area.  There was no evidence that sensitive species were 

present within the project site.  However, special-status plant species, such as the federally 

endangered soft bird’s-beak (Chloropyron molle ssp. molle) and Mason’s lilaeopsis (Lilaeopsis 

masonii), a state rare species, may occupy the marsh immediately south and east of the project 

site.  Special-status wildlife species may also occupy this marsh, including the federally 

endangered salt marsh harvest mouse (Reithrodontomys raviventris) and the salt marsh 

wandering shrew (Sorex vagrans halicoetes), a California species of special concern; potential 

habitat for these species was present less than 10 ft from the existing billboard post.  Bryant’s 

savannah sparrow (Passerculus sandwichensis alaudinus), a California species of special 

concern, could potentially nest in this pickleweed marsh, though the proximity of this site to 

disturbance associated with the freeway, roads, and railroad would reduce the likelihood of this.  

In addition, the Suisun song sparrow and San Francisco common yellowthroat may nest within 

the dense emergent vegetation occupying the marsh located adjacent to Sulphur Springs Creek, 

approximately 500 ft southwest of the project site.  Although California black rails are known to 
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occur in marsh habitat to the east of the site along Suisun Bay (CNDDB 2012), due to the very 

short and sparse nature of the pickleweed in the project vicinity, as well as the high level of 

disturbance resulting from the nearby freeway, surface streets, and railroad tracks, California 

black rails are not expected to nest in the marsh adjacent to the project site. 

BIOLOGICAL IMPACTS ASSESSMENT 

Potential project impacts on biotic resources were evaluated from three different perspectives:   

 

 The direct effects of the installation of LED billboards on biotic resources 

 The indirect effects of illuminance from an LED billboard (i.e., the amount of light from 

the billboard that lands on a certain area) on sensitive species in adjacent areas 

 The potential effects of an LED billboard’s luminance (i.e., the amount of light leaving 

the billboard’s surface in a particular direction, or brightness of the LED billboard’s 

surface as seen by the eye) on the behavior of birds flying in the site vicinity 

 

In each case, the standards against which we measured the significance of potential impacts were 

the California Environmental Quality Act (CEQA) significance criteria.  These potential impacts 

are assessed in detail below. 

DIRECT EFFECTS OF SIGN REPLACEMENT 

Bayshore Road Project Site 

All activity associated with the replacement of the existing conventional billboard and pole at the 

Bayshore Road project site is presumed to take place within the existing parking lot, with most 

such activity concentrated in the immediate vicinity of the billboard.  No wetlands, riparian 

habitats, or other sensitive habitats are present within the immediate project site.  Thus, as long 

as construction does not extend into the small wetland to the southeast and precautions are taken 

to avoid potential indirect impacts (e.g., impacts on water quality as a result of increased erosion 

or sedimentation), no sensitive habitats would be impacted by the replacement of the billboard.  

In addition, no special-status plant species are expected to occur within the project site, and the 

only wildlife species that may be using habitats within the project boundary are common birds 

such as the house finch (Carpodacus mexicanus), American robin (Turdus migratorius), and 

northern mockingbird (Mimus polyglottos).  These species are locally and regionally abundant, 

and project effects on these species would not be significant under CEQA.   

 

If replacement of the billboard were to occur during the avian breeding season (roughly 1 

February – 31 August), it is possible that birds nesting in the nearby marsh may be disturbed by 

construction activities.  However, the only special-status species that could nest in this area are 

the Suisun song sparrow and San Francisco common yellowthroat, and due to the extremely 

limited size of the project area, no more than one pair of each species could be disturbed directly 

by project activities.  A single pair of each of these species represents a very small proportion of 

their regional populations, and we would not consider disturbance of a single breeding pair of 

Suisun song sparrows and San Francisco common yellowthroats to be significant under CEQA.  

Note, however, that these and other native birds are protected from take by the federal Migratory 

Bird Treaty Act and the California Fish and Game Code, and the abandonment of an active nest 

as a result of project construction activities could be considered “take” under the Fish and Game 
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Code.  As a result, we recommend that conversion of the sign take place during the non-breeding 

season (1 September – 31 January), or that pre-construction surveys be conducted to determine 

whether any nests of protected birds are present in areas where they may be disturbed prior to 

construction (in which case a biologist should determine the sizes of buffers around the nest 

necessary to avoid nest abandonment during construction). 

 

In summary, no biological impacts that are significant under CEQA would occur as a direct 

result of the replacement of the billboard at this location. 

Park Road Project Site 

All activity associated with the replacement of the existing conventional billboard at the Park 

Road project site is presumed to take place within the existing parking lot of the self-storage 

facility and the ruderal embankment on which the sign is located, with most such activity 

concentrated in the immediate vicinity of the billboard.  No physical disturbance of the adjacent 

marsh is expected to occur as a result of project implementation, and no wetlands, riparian 

habitats, or other sensitive habitats are present within the immediate project site.  Thus, as long 

as construction does not extend into the marsh to the south and east and precautions are taken to 

avoid potential indirect impacts (e.g., impacts on water quality as a result of increased erosion or 

sedimentation), no sensitive habitats would be impacted by the replacement of the billboard.  In 

addition, no special-status plant species are expected to occur within the project site, and the only 

wildlife species that may be using habitats in the immediate vicinity are common birds such as 

the house finch, lesser goldfinch (Carduelis psaltria), and California towhee (Pipilo crissalis).  

These species are locally and regionally abundant, and project effects on these species would not 

be significant under CEQA. 

 

If replacement of the billboard were to occur during the avian breeding season, it is possible that 

birds nesting in the adjacent marsh may be disturbed by construction activities.  However, the 

only special-status bird that might nest in the sparse pickleweed-dominated marsh immediately 

adjacent to the project site is Bryant’s savannah sparrow, and in the unlikely event that this 

species nested so close to the disturbance at this site, no more than a single pair is expected to be 

present.  A single pair of this species represents a very small proportion of its regional 

populations, and we would not consider disturbance of a single breeding pair of Bryant’s 

savannah sparrow to be significant under CEQA.  Further, Sulphur Springs Creek and the 

adjacent cattail-dominated marsh are located too far from the project site (i.e., approximately 500 

ft) for birds nesting in these habitats to be disturbed by project construction activities.  It should 

be noted, however, that the vast majority of bird species that occur in the project area are 

protected from take by the federal Migratory Bird Treaty Act and the California Fish and Game 

Code, and that the abandonment of an active nest as a result of project construction activities 

could be considered “take” under the Fish and Game Code.  As a result, we recommend that 

conversion of the sign take place during the non-breeding season (1 September – 31 January), or 

that pre-construction surveys be conducted to determine whether any nests of protected birds are 

present in areas where they may be disturbed prior to construction (in which case a biologist 

should determine the sizes of buffers around the nest necessary to avoid nest abandonment 

during construction). 
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In summary, no biological impacts that are significant under CEQA would occur as a direct 

result of the replacement of the billboard at this location.   

INDIRECT EFFECTS OF ILLUMINANCE OF ADJACENT AREAS 

Many animals are extremely sensitive to light cues, which influence their physiology and shape 

their behaviors, particularly during the breeding season (Ringer 1972, de Molenaar et al. 2006).  

Artificial light has been used as a means of manipulating breeding behavior and productivity in 

captive birds for decades (de Molenaar et al. 2006), and has been shown to influence the 

territorial singing behavior of wild birds (Longcore and Rich 2004, Miller 2006, de Molenaar et 

al. 2006).  While it is difficult to extrapolate results of experiments on captive birds to wild 

populations, it is known that photoperiod (the relative amount of light and dark in a 24-hour 

period) is an essential cue triggering physiological processes as diverse as growth, metabolism, 

development, breeding behavior, and molting (de Molenaar et al. 2006).  This holds true for 

birds, mammals (Beier 2006), and other taxa as well, suggesting that increases in ambient light 

may interfere with these processes across a wide range of species, resulting in impacts on 

wildlife populations.   

 

Artificial lighting may indirectly impact mammals and birds by increasing the nocturnal activity 

of predators like owls, hawks, and mammalian predators (Negro et al 2000, Longcore and Rich 

2004, DeCandido and Allen 2006, Beier 2006).  The presence of artificial light may also 

influence habitat use by rodents such as the salt marsh harvest mouse and salt marsh wandering 

shrew (Beier 2006), and by breeding birds (Rogers et al. 2006, de Molenaar et al. 2006), by 

causing avoidance of well-lit areas, resulting in a net loss of habitat availability and quality. 

Bayshore Road Project Site 

Areas surrounding the project site are primarily developed urban and ruderal habitats that do not 

support sensitive species that might be significantly impacted by illuminance from the proposed 

LED billboard.  However, Sulphur Springs Creek and the marsh to the northeast of the site 

provide suitable habitat for a variety of wildlife, including sensitive species such as the Suisun 

song sparrow and San Francisco common yellowthroat.  These species and others using the creek 

or marsh habitat may be subject to increased predation, decreased habitat availability (for species 

that show aversions to increased lighting), and alterations of physiological processes if the 

proposed LED billboard produces substantially greater illuminance than the existing billboard.   

 

Light reflecting off the existing conventional billboard illuminates adjacent areas to some extent.  

Thus, assessment of the impact of illuminance of adjacent areas by the LED billboard must take 

into account the existing condition (i.e., illuminance produced by the existing billboard) and any 

expected changes in illuminance that will result from conversion to an LED billboard.  

According to material provided by Clear Channel Outdoor, the proposed LED billboard is 

expected to provide a maximum of 2.23 foot candles (fc) of illuminance (above and beyond 

ambient light conditions) at 100 ft (L. Musica, pers. comm.) within its viewing angle.  

Illuminance would decrease with lateral distance from the center of the viewing angle, so that 

areas 100 ft from the billboard on either side of the center of the viewing angle would experience 

even less illuminance.  How this level of illuminance compares with the illuminance from the 

existing billboard is unknown, as there are no available data describing the illuminance produced 

by the existing conventional billboard.  However, the viewing angle of the proposed LED 
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billboard would be  30 vertically and  60 horizontally on each side (R. Hatton, pers. comm.), 

while we would expect the viewing angle of the current billboard with its non-directional 

lighting to approach 180 on each side.  Thus, the area of land illuminated by the proposed sign 

would be less than that illuminated by the current sign. 

 

The LED billboard would be angled in such a way as to maximize the amount of visibility from a 

specific portion of I-680, so the area of brightest night illuminance projected by the proposed 

billboard would form a narrow cone directed at oncoming traffic and falling on only a small 

portion of marsh habitat (Figure 2).  Light overflow from the billboard into the nearby marsh 

would be reduced because the majority of the marsh is outside the beam angle of the LED 

billboard.  Thus, illuminance of the marsh is expected to be less than the illuminance currently 

projected into those areas by the existing billboard.  Further, the illuminance would dissipate so 

that illuminance beyond 100 ft would be minimal and that beyond 500 ft negligible (Figure 3, 

LSI 2006).   

 

Based on the materials provided by Clear Channel Outdoor, it appears that the LED billboard 

would illuminate much less of the adjacent marsh than the current billboard does, and the 

illuminance values predicted for this billboard (2.33 fc at 100 ft and dissipating rapidly at greater 

distances) do not appear to be substantially greater than (and may be less than) those produced 

by the existing billboard.  Therefore, the LED billboard is not expected to substantially increase 

the amount of illuminance currently experienced by sensitive habitats (and the species inhabiting 

them) in nearby areas, and we do not expect the LED billboard to result in significant impacts on 

the nearby marsh or the associated wildlife species relative to existing conditions.     

Park Road Project Site 

Areas to the north and west of the project site are primarily developed urban and ruderal habitats 

that do not support sensitive species that might be significantly impacted by illuminance from the 

proposed LED billboard.  However, the marsh to the south and east of the site and Sulphur Creek 

to the southwest provide suitable habitat for a variety of wildlife, including sensitive species such 

as the salt marsh harvest mouse and salt marsh wandering shrew.  These species and others using 

the creek or marsh habitat may be subject to increased predation, decreased habitat availability 

(for species that show aversions to increased lighting), and alterations of physiological processes 

if the proposed LED billboard produces substantially greater illuminance than the existing 

billboard.   

 

However, similar to the discussion above for the Bayshore Road project site, light reflecting off 

the existing conventional billboard illuminates adjacent areas to some extent.  Thus, assessment 

of the impact of illuminance of adjacent areas by the LED billboard must take into account the 

existing condition and any expected changes in illuminance that will result from conversion to an 

LED billboard.  According to material provided by Clear Channel Outdoor, the illuminance 

provided by the proposed LED billboard is expected to be the same as that described above for 

the Bayshore Road site.  How this level of illuminance compares with the illuminance from the 

existing billboard is unknown, as there are no available data describing the illuminance produced 

by the existing conventional billboard.  However, the viewing angle of the proposed LED 

billboard would be  30 vertically and  60 horizontally on each side (R. Hatton, pers. comm.), 

while we would expect the viewing angle of the current billboard with its non-directional  
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lighting to approach 180 on each side.  Thus, the area of land illuminated by the proposed sign 

would be less than that illuminated by the current sign. 

 

The LED billboard would be angled in such a way as to maximize the amount of visibility from a 

specific portion of I-680, so the area of brightest night illuminance projected by the proposed 

billboard would form a narrow cone directed at oncoming traffic and falling on only a small 

portion of marsh habitat (Figure 2).  Light overflow from the billboard into the nearby marsh 

would be reduced because the majority of the marsh is outside the beam angle of the LED 

billboard.  Thus, illuminance of the marsh is expected to be less than the illuminance currently 

projected into those areas by the existing billboard.  Further, the illuminance would dissipate so 

that illuminance beyond 100 ft would be minimal and that beyond 500 ft negligible (Figure 3, 

LSI 2006).   

 

Based on the materials provided by Clear Channel Outdoor, it appears that the LED billboard 

would illuminate much less of the adjacent marsh than the current billboard does, and the 

illuminance values predicted for this billboard do not appear to be substantially greater than (and 

may be less than) those produced by the existing billboard.  Therefore, the LED billboard is not 

expected to substantially increase the amount of illuminance currently experienced by sensitive 

habitats (and the species inhabiting them) in nearby areas, and we do not expect the LED 

billboard to result in significant impacts on the nearby marsh or their associated wildlife species 

relative to existing conditions.     

POTENTIAL EFFECTS OF LED BILLBOARD’S LUMINANCE ON AVIAN FLIGHT BEHAVIOR 

The primary way in which the luminance of an LED billboard might impact the movements of 

birds in the project area is through the disorientation of nocturnally migrating birds.  Such birds 

may alter their orientation upon sighting the light and become drawn toward the sign, potentially 

striking objects such as buildings, adjacent power lines, or even the sign itself.  Migrating birds 

are much more likely to be impacted by a billboard’s luminance during foggy or rainy weather, 

when visibility is poor (Longcore and Rich 2004, Gauthreaux and Belser 2006). 

 

Migrating Birds.  Hundreds of bird species migrate nocturnally in order to avoid diurnal 

predators and to minimize energy expenditures.  Evidence that migrating birds are attracted to 

artificial light sources is abundant in the literature as early as the late 1800s (Gauthreaux and 

Belser 2006).  Although the mechanism causing migrating birds to be attracted to bright lights is 

unknown, the attraction is well documented (Longcore and Rich 2004, Gauthreaux and Belser 

2006).  Migrating birds are frequently drawn from their migratory flight paths into the vicinity of 

an artificial light source, where they end up circling the lit area, effectively “captured” by the 

light (Herbert 1970, Gauthreaux and Belser 2006).  When birds are drawn to artificial lights 

during their migration, they become disoriented and possibly blinded by the intensity of the light 

(Gauthreaux and Belser 2006).  The disorienting and blinding effects of artificial lights directly 

impact migratory birds by causing collisions with light structures, buildings, communication and 

power structures, or even the ground (Gauthreaux and Belser 2006).  Indirect impacts on 

migrating birds might include orientation mistakes and increased length of migration due to 

light-driven detours.   
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Local Birds.  Seabirds may be especially vulnerable to artificial lights because many species are 

nocturnal foragers that have evolved to search out bioluminescent prey (Imber 1975, Reed et al. 

1985, Montevecchi 2006), and thus are strongly attracted to bright light sources.  Seabirds using 

the Suisun Bay in the Benicia area include primarily gulls, terns, and cormorants, none of which 

is primarily a nocturnal forager; however, they may still forage to some extent during the night.  

When seabirds approach an artificial light, they seem unwilling to leave it and may become 

“trapped” within the sphere of the light source for hours or even days, often flying themselves to 

exhaustion or death (Montevecchi 2006).  Shorebirds forage in Suisun Bay nocturnally as well as 

diurnally, and move frequently between foraging locations in response to tide levels and prey 

availability.  Biologists and hunters have long used sudden bright light as a means of blinding 

and trapping shorebirds (Gerstenberg and Harris 1976, Potts and Sordahl 1979), so evidence that 

shorebirds are affected by bright light is well established, though impacts of a consistent bright 

light are undocumented.  However based on the above studies, it is reasonable to conclude that 

shorebirds, like other bird species, may be disoriented by a very bright light in their flight path.  

Passerine species have been documented responding to increased illumination in their habitats 

with nocturnal foraging and territorial defense behaviors (Longcore and Rich 2004, Miller 2006, 

de Molenaar et al 2006), but absent significant illumination, they typically do not forage at night, 

leaving them less susceptible to the attraction and disorientation caused by luminance when they 

are not migrating. 

Effects of the Proposed LED Billboards on Flight Behavior 

The visibility of the proposed LED billboards to birds in flight, and thus the risk they pose to 

flying birds, depends primarily on the beam angle of the sign relative to the flightlines of birds 

and on the luminance (brightness) of the signs as perceived by the birds.  The directional nature 

of LED lighting and the projected viewing angle values of  30 vertically and  60 horizontally 

suggest that the viewing angle of the signs will be narrow enough to preclude attracting 

migrating birds on clear nights, when they fly high enough to be outside the viewing angle of the 

sign.  Shaders located above each row of lights will prevent light from projecting upward into the 

sky.  As a result, birds flying more than 30 above the center of each sign’s beam angle will not 

be able to see light from the sign at all.  However, migrating birds are forced to fly low during 

foggy and rainy conditions, which may bring them into the viewing angle of the billboards.   

 

The proposed billboards could produce a peak value of approximately 641 cd/ft
2
 of luminance 

(LSI 2006).  However, in practice, the LED billboards will be operated so that their peak 

luminance will be approximately 46 cd/ft
2
 in the center of the beam angle (R. Hatton, pers. 

comm.).  For comparison, a full moon at its brightest point produces approximately 232 cd/ft
2
 

(LRC 2006).  The proposed billboard would be equipped with a light sensor that adjusts the 

brilliance of the billboard in response to available ambient light, dimming the luminance as 

ambient light lessens.  The peak luminosity for an LED billboard cited in the 2006 Light 

Sciences Inc. report to the Outdoor Advertising Association of America (LSI 2006) and indicated 

above assumes that the display on the billboard is solid white.  In practice, the displays on the 

planned LED billboard will contain a variety of colors, which will substantially reduce the 

amount of luminance produced.   

 

Additionally, the LED display on each billboard can be changed every 8 seconds from a static 

image to a static image, resulting in a changing light source.  Colors and patterns of color on 
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each billboard would thus be changing, and birds flying near one of the signs would not perceive 

it as a fixed, unchanging light, the type of light that appears to be most attractive to birds (Jones 

and Francis 2003, Gauthreaux and Belser 2006).   

 

It is possible that some birds that find themselves near the center of a sign’s beam angle may be 

attracted to the sign.  However, we do not expect this effect to result in long-term consequences, 

such as increased bird-strike mortalities or substantial interference with bird movements because 

the sign will be focused on the highway, not on airspace above the highway.  Thus, a relatively 

limited area at low altitude above I-680 would be within the center of each sign’s beam angle.   

 

Because the area immediately surrounding the signs is heavily urbanized and contains no 

habitats of value to estuarine birds using the Suisun Bay habitats to the east, we do not expect 

large numbers of birds (especially species of conservation concern) to be flying in a northeast-

southwest direction, and at low altitudes that would be within the beams, close enough to the 

billboards for disorientation to occur at all.  It is far more likely that birds would follow the 

coastline and/or travel across the project area in an east-west direction while flying from Suisun 

Bay to Southampton Bay or vice versa.  Thus, we do not expect birds moving through or around 

the project areas to be attracted to the signs for such a long duration that bird-strike mortality 

occurs or substantial interference with bird movements occurs.   

 

Given the configuration of bird habitats in the vicinity of the sites (which does not lend itself to 

directed bird flights toward the signs), the changing images that will be displayed on the LED 

billboards, the narrow viewing angle, and the use of shaders to prevent light from projecting 

upward into the sky, we expect the signs’ impacts on avian flight behavior to be less than 

significant.   

SUMMARY 

Based on the information provided by Clear Channel Outdoor concerning the LED billboards, 

our review of literature concerning lighting effects on wildlife, our reconnaissance-level surveys 

of the project sites, and our knowledge of likely avian flightlines in the vicinity of the sites, we 

do not expect the replacement of two conventional billboards with new LED billboards to result 

in significant impacts on wildlife.  If the assumptions made in our analysis concerning the LED 

billboard’s characteristics (e.g., illuminance, luminance, or beam angle) differ from actual 

characteristics of the billboards, additional analysis may be necessary to determine whether 

impacts are significant. 

 

Please feel free to contact me at gbolen@harveyecology.com or (408) 458-3246 if you have any 

questions regarding our report.  Thank you very much for contacting H.T. Harvey & Associates 

regarding this project. 

 

Sincerely, 

 
Ginger M. Bolen, Ph.D. 

Senior Wildlife Ecologist 
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September 28, 2012      NWIC File No.:  12-0291 
 
Rebecca Gorton 
Lamphier-Gregory 
1944 Embarcadero 
Oakland, CA 94606 
 
Re:  Record search results for the proposed 3300 Park and 3190 Bayshore projects, 
Benicia, Solano County, CA. 
 
Dear Ms. Gorton: 

 Per your request received by our office on 18 September 2012, a records search 
was conducted for the above referenced project by reviewing pertinent Northwest 
Information Center (NWIC) base maps that reference cultural resources records and 
reports, historic-period maps, and literature for Solano County.  Please note that use of 
the term cultural resources includes both archaeological resources and historical 
buildings and/or structures. 

Review of this information indicates that there has been record of two cultural 
resource studies that cover the 3300 Park and 3190 Bayshore project areas: 

Report 
number 

Author Year 

S-005098 Sue Ann Cupples 1977 

S-017993 
Brian Hatoff, Barb Voss, Sharon Waechter, Stephen Wee, and Vance 

Bente 
1995 

This project area contains no recorded archaeological resources.  Local, state and 
federal inventories include no recorded buildings or structures within the proposed project 
areas.  In addition to these inventories, the NWIC base maps show no recorded buildings 
or structures. 

 At the time of Euroamerican, contact the Native Americans that lived in the area 
were speakers of the Costanoan language, part of the Utian language family (Milliken 
1995:238).  There are no Native American resources in or adjacent to the proposed 
project area referenced in the ethnographic literature. 

 Based on an evaluation of the environmental setting and features associated with 
known sites, Native American resources in this part of Solano County have been found 
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along the general margin of the bay and its associated wetlands, near sources of water 
(including perennial and intermittent springs and streams), and near the interface 
between the valleys and adjacent uplands. The proposed project areas are located in 
relative proximity to the bay margin and are adjacent to Sulphur Springs Creek and its 
associated wetlands.  The soils in the proposed project areas are mapped as artificial fill 
over estuarine mud. Given the similarity of these environmental factors, there is a 
moderate potential of identifying unrecorded Native American resources in the proposed 
project areas. 

 Review of historical literature and maps gave no indication of the possibility of 
historic-period archaeological resources within the proposed project areas.  With this in 
mind, there is a low potential of identifying unrecorded historic-period archaeological 
resources in the proposed project areas. 

 
 
 
RECOMMENDATIONS: 
 
 

1)  While there exists a moderate potential of identifying Native American 
archaeological resources and a low possibility of identifying historic-period archaeological 
resources in the proposed project areas, S-17993 (Hatoff et al. 1995) and S-5098 
(Cupples 1977) failed to identify any archaeological resources in the proposed project 
area. Therefore, no further study is not recommended at this time. 

 
 

 2)  If the proposed project area contains buildings or structures that are over 45 
years old, it is recommended that prior to commencement of project activities they be 
assessed by a professional familiar with the architecture and history of Solano County.  
Please refer to the list of consultants who meet the Secretary of Interior’s Standards at 
http://www.chrisinfo.org. 
 
 
 3)  Review for possible historic-period buildings or structures has included only 
those sources listed in the attached bibliography and should not be considered 
comprehensive. 
 
 
 4)  If archaeological resources are encountered during construction, work should 
be temporarily halted in the vicinity of the discovered materials and workers should avoid 
altering the materials and their context until a qualified professional archaeologist has 
evaluated the situation and provided appropriate recommendations.  Project personnel 
should not collect cultural resources.  Native American resources include chert or 
obsidian flakes, projectile points, mortars, and pestles; and dark friable soil containing 
shell and bone dietary debris, heat-affected rock, or human burials. Historic-period 
resources include stone or adobe foundations or walls; structures and remains with 
square nails; and refuse deposits or bottle dumps, often located in old wells or privies. 
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 5)  It is recommended that any identified cultural resources be recorded on DPR 
523 historic resource recordation forms, available online from the Office of Historic 
Preservation’s website: http://ohp.parks.ca.gov/default.asp?page_id=1069    
 
 Thank you for using our services.  Please contact this office if you have any 
questions, (707) 588-8455. 
 
  
 Sincerely, 
 
 
 

 Bryan Much 
  Assistant Coordinator  
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LITERATURE REVIEWED 
 
In addition to archaeological maps and site records on file at the Northwest Information Center of 
the Historical Resources Information System, the following literature was reviewed: 
 
 
Bennyhoff, James 

1977  Ethnogeography of the Plains Miwok.  Center for Archaeological Research at Davis 
Publication Number 5.  University of California, Davis.  

 
Fickewirth, Alvin A. 
       1992   California Railroads. Golden West Books, San Marino, CA. 
 
Gudde, Erwin G. 

1969  California Place Names: The Origin and Etymology of Current Geographical Names.  
Third Edition.  University of California Press, Berkeley and Los Angeles.  

 
Hart, James D. 

1987  A Companion to California.  University of California Press, Berkeley and Los Angeles.  
 
Helley, E.J., K.R. Lajoie, W.E. Spangle, and M.L. Blair 

1979  Flatland Deposits of the San Francisco Bay Region - Their Geology and Engineering 
Properties, and Their Importance to Comprehensive Planning.  Geological Survey 
Professional Paper 943.  United States Geological Survey and Department of 
Housing and Urban Development.  

 
Hoover, Mildred Brooke, Hero Eugene Rensch, and Ethel Rensch, revised by William N. Abeloe 

1966  Historic Spots in California.  Third Edition.  Stanford University Press, Stanford, CA.  
 
Hoover, Mildred Brooke, Hero Eugene Rensch, and Ethel Rensch, William N. Abeloe, revised by 
Douglas E. Kyle 

1990  Historic Spots in California.  Fourth Edition.  Stanford University Press, Stanford, CA.  
 
Hope, Andrew 

2005  Caltrans Statewide Historic Bridge Inventory Update. Caltrans, Division of 
Environmental Analysis, Sacramento, CA. 

 
Johnson, Patti J. 

1978  Patwin.  In California, edited by Robert F. Heizer, pp. 350-360.  Handbook of North 
American Indians, vol. 8, William C. Sturtevant, general editor.  Smithsonian 
Institution, Washington, D.C.  

 
Kroeber, A.L. 

1925  Handbook of the Indians of California.  Bureau of American Ethnology, Bulletin 78, 
Smithsonian Institution, Washington, D.C.  (Reprint by Dover Publications, Inc., New 
York, 1976)  

 
1932  The Patwin and their Neighbors.  University of California Publications in American 

Archaeology and Ethnology 35(2):15-22.  University of California Press, Berkeley.  
(Reprint by Kraus Reprint Corp., New York, 1965)  
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Milliken, Randall 
1995  A Time of Little Choice: The Disintegration of Tribal Culture in the San Francisco Bay 

Area 1769-1810.  Ballena Press Anthropological Papers No. 43, Menlo Park, CA. 
 
Nichols, Donald R., and Nancy A. Wright 

1971  Preliminary Map of Historic Margins of Marshland, San Francisco Bay, California.  U.S. 
Geological Survey Open File Map.  U.S. Department of the Interior, Geological 
Survey in cooperation with the U.S. Department of Housing and Urban Development, 
Washington, D.C.  

 
Roberts, George, and Jan Roberts 

1988  Discover Historic California.  Gem Guides Book Co., Pico  Rivera, CA.  
 
State of California Department of Parks and Recreation 

1976  California Inventory of Historic Resources.  State of California Department of Parks 
and Recreation, Sacramento.  

 
State of California Department of Parks and Recreation and Office of Historic Preservation 

1988  Five Views:  An Ethnic Sites Survey for California.  State of California Department of 
Parks and Recreation and Office of Historic Preservation, Sacramento.  

 
State of California Office of Historic Preservation ** 

2012  Historic Properties Directory.  Listing by City (through April 2012).  State of California 
Office of Historic Preservation, Sacramento.  

 
Williams, James C. 

1997  Energy and the Making of Modern California. The University of Akron Press, Akron, 
OH. 

 
Woodbridge, Sally B. 

1988  California Architecture:  Historic American Buildings Survey.  Chronicle Books, San 
Francisco, CA.  

 
Works Progress Administration 

1984  The WPA Guide to California.  Reprint by Pantheon Books, New York.  (Originally 
published as California:  A Guide to the Golden State in 1939 by Books, Inc., 
distributed by Hastings House Publishers, New York.)  

 
 
**Note that the Office of Historic Preservation’s Historic Properties Directory includes National 
Register, State Registered Landmarks, California Points of Historical Interest, and the California 
Register of Historical Resources as well as Certified Local Government surveys that have 
undergone Section 106 review. 
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Reports in Project Area 
 

Sue Ann Cupples (Caltrans) 
 1977 An Archeological Survey Report for a Proposed Construction Project, 10-Sol- 
 680 P.M. 0.8/1.4 

 NWIC Report S-005098 

 
Brian Hatoff, Barb Voss, Sharon Waechter, Stephen Wee, and Vance Bente (Woodward- 
Clyde Consultants) 

 1995 Cultural Resources Inventory Report for the Proposed Mojave Northward  
 Expansion Project 

 NWIC Report S-017993 
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TO  : Planning Commission 
 
SUBJECT : ADOPTION OF THE DOWNTOWN HISTORIC DISTRICT 

DESIGN GUIDELINES; AN AMENDMENT TO THE 
DOWNTOWN HISTORIC CONSERVATION PLAN (DHCP); AND 
AMENDMENTS TO THE BENICIA MUNICIPAL CODE 
CHAPTER 17.108 (DESIGN REVIEW) AND CHAPTER 18.08 
(SIGN PERMITS) REGARDING DESIGN REVIEW 
PROCEDURES; AFTER A DETERMINATION THAT THE 
PROJECT IS EXEMPT FROM CEQA.   

 
EXECUTIVE SUMMARY: 
The City of Benicia proposes adoption of design guidelines that address the treatment of historic 
properties, alterations to non-historic buildings, and the design of new infill structures in the 
Downtown Historic District; as well as amendments to the design review procedures of Benicia 
Municipal Code Chapter 17.108 and sign permit requirements of Chapter 18.08.  The Historic 
Preservation Review Commission recommended approval of the design guidelines and zoning 
amendment on June 28, 2018. The Planning Commission (PC) will make recommendations to 
the City Council on two separate actions: 

1. Adopt Downtown Historic Design Guidelines and amend the Downtown Historic 
Conservation Plan (DHCP) to remove Chapters 3, 4, 5 plus appendices, which will be 
superseded by the guidelines and subsequent code amendments for design review 
procedures.  

2. Amend the Benicia Municipal Code Chapter 17.108 (Design Review) and Chapter 18.08 
(Sign Permits) to update design review requirements and procedures and require that 
signs in a historic district comply with adopted design guidelines. 

 
RECOMMENDATION: 
Adopt resolutions recommending City Council approval of the proposed design guidelines, 
amendments to the Downtown Historic Conservation Plan (DHCP) and amendments to the 
Benicia Municipal Code.  
 
OVERVIEW: 
The City of Benicia is updating the design guidelines within the Downtown Historic 
Conservation Plan (DHCP) to provide user-friendly guidelines for the treatment of historic 
properties, alterations to non-historic buildings, and the design of new infill structures within the 

AGENDA ITEM 
PLANNING COMMISSION  

AUGUST 9, 2018 
BUSINESS ITEMS 
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historic district, as well as to update design review procedures.  This project would align Benicia 
with historic preservation “best practices,” including the Secretary of Interior Standards for 
Treatment of Historic Properties, and streamline design review procedures. The design 
guidelines are partially funded by a Certified Local Government (CLG) grant from the California 
Office of Historic Preservation.   
 
The proposed amendments to the Benicia Municipal Code will facilitate application of the 
guidelines and enact procedural recommendations received from the community and HPRC.   
 
Open Government 
Consistent with the findings of the Fair Political Practices Commission determinations regarding 
ownership of property in the downtown, commissioners with a financial conflict of interest 
related to this agenda item due to ownership of property or businesses in the downtown must 
recuse themselves.  
 
BACKGROUND: 
The design guidelines for the Downtown Historic District were established in 1990 with the 
adoption of the DHCP.   The guidelines are being updated to ensure consistency in the design 
review process, reinforce the character of the historic district, and provide the basis for clear and 
fair decision-making in the district.  
 
On September 19, 2017, the City Council adopted a resolution approving an agreement with the 
State Office of Historic Preservation for a Certified Local Government Grant in the amount of 
$40,000, to update the Historic Design Guidelines within the DHCP, authorizing the City 
Manager to execute the agreement on behalf of the City, and allocating funds in the FY2017-18 
Budget. 
 
On October 26, 2017 the HPRC adopted Resolution No. 17-10 supporting initiation of an update 
to the DHCP design guidelines and appointing Chair Tim Reynolds to serve on the advisory 
group for the project.  
 
Ad Hoc Advisory Group 
An ad hoc advisory group was assembled in November 2017 to provide guidance and feedback 
through the process of developing the draft guidelines.  The advisory group included individuals 
with design or construction expertise and with experience working on projects or owning 
property in the historic district. The group met on four occasions and provided feedback on 
specific topics relating to the usability of the design guidelines and design review procedures. 
Feedback from the advisory group was summarized for the HPRC through monthly updates and 
staff reports, and is also available on the project webpage at 
www.ci.benicia.ca.us/downtowndesign.  
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Community Outreach 
The Planning Division conducted stakeholder and public meetings for the design guidelines on 
January 18 and 19, 2018 to obtain community comments, concerns and priorities; a community 
open house was held on April 26, 2018 to present the public review draft document. In addition 
to ongoing web updates and periodic media releases, the city mailed notice of the design 
guidelines to district residents in April and June 2018.  City staff also provided monthly agenda 
items to the HPRC to provide updates and obtain feedback. Despite sparse attendance at the 
public meetings, some community members provided comments on the public review draft, 
which are included as an attachment to this memorandum.   
 
SUMMARY 

Downtown Historic Conservation Plan 
The DHCP contains five chapters plus appendices, which will be revised to make way for 
adoption of the new Downtown Historic District Design Guidelines and the zoning text 
amendment for design review procedures. The remaining elements of the DHCP will be retained 
for the time being; at a future date staff will evaluate whether they are redundant with more 
recent documents, such as the Downtown Mixed Use Master Plan and Historic Context 
Statement. 
 
DHCP Chapter Proposed Amendment 
 Preface Retain 
1 Plan Overview Retain 
2 Historic Resources Retain 
3 Design Review Procedures Remove – will be addressed in amendment 

to BMC Chapter 17.108 
4 Design Guidelines for Commercial Building 

Types  
Remove – will be replaced by Downtown 
Historic District Design Guidelines 

5 Design Guidelines for Residential Building 
Types  

Remove – will be replaced by Downtown 
Historic District Design Guidelines 

   
DHCP Appendices  
A Designation of Historic Properties within 

the Downtown Historic H Overlay District 
Remove – Included in Appendix of 
Downtown Historic District Design 
Guidelines 

B Glossary of Terms Remove – Included in Appendix of 
Downtown Historic District Design 
Guidelines 

C Historic Conservation Plan Resource 
Survey Form 

Remove – Superseded by Historic Survey 
(2009) - used DPR 523 form  

D City Council Resolution No. 92-201 
Amending DHCP 

Remove – this Resolution amended sections 
of the DHCP that would be replaced by 
proposed guidelines and text amendment.  

E City Council Resolution No. 05-91 
Delisting 195 East F Street 

Remove – this action is captured in 
subsequent adoption of Historic Survey. 

121



Downtown Design Guidelines  
Design Review Procedures 

August 9, 2018 
 

CITY MISSION  
“SERVING AND ENHANCING OUR COMMUNITY WITH CARE, COMMITMENT AND PRIDE.” 

F City Council Resolution No.08-62 
Amending DHCP re: Design Review for 
non-historic residences 

Remove – this Resolution amended sections 
of the DHCP that would be replaced by 
proposed guidelines and text amendment. 

G City Council Resolution No. 09-26 adopting 
historic survey and amending DHCP 

Remove – this Resolution is referenced in 
the Appendix of the Downtown Historic 
District Design Guidelines. 

 
The elements of the downtown policy framework will be assembled into an online compendium 
of information that is readily available to inform decision-making in the historic district 
including: 
 

1. Downtown Historic District Design Guidelines plus appendices 
2. DHCP (remaining sections, pending evaluation of overlap with other documents) 
3. Downtown Mixed Use Master Plan 
4. Historic Context Statement 
5. Historic Survey 
6. Downtown Streetscape Plan 

   
Downtown Design Guidelines 
The Downtown Design Guidelines are a graphic and resource-based approach to preservation, 
rehabilitation and new construction in the Downtown Historic District. The guidelines carry over 
some aspects of the current DHCP; additionally, they provide additional information about 
planning a preservation project and align with the Secretary of Interior Standards for Treatment 
of Historic Properties.  The outline of the Guidelines is as follows: 
 

1. Introduction 
2. General Design Guidelines for All Projects 
3. Design Guidelines for Historic Structures 
4. Guidelines for New Construction 
5. Signs 
Appendix 

• Glossary 
• Historic Property Addresses in the Downtown District 
• Advisory Guidance for Environmental Sustainability 

 
The public review draft of the guidelines was presented to the HPRC on April 26, 2018; 
commissioners provided individual comment. On May 24, 2018 the commission provided 
additional comments on guidelines for awnings and canopies; balconies and galleries; building 
additions; and window materials.  The proposed final draft reflects commission feedback and 
public review comments.  
 
Design Review Procedures 
The Historic Preservation Review Commission discussed new design review procedures on May 
24, 2018. Based on HPRC and community comments, the overall objective for design review 
procedures is threefold: 
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• Preserve existing historic buildings; 
• Encourage property owners to renovate historic buildings and restore those buildings to 

their original materials and design; 
• Provide a framework and guidelines for property owners when designing remodels, 

additions, or new buildings.  
 
The proposed approach results in two levels of review in addition to an exempt category.  The 
HPRC recommends changing current procedures to provide notice to nearby property owners for 
any activity subject to administrative design review citywide. Currently, the Zoning Ordinance 
allows for appeals of administrative design review decisions but does not provide notice of 
pending applications. 
 
Level of Review Nature of Activity Notice/Hearing 
Commission - Demolish, partially demolish or remove 

historic structure;  
- Relocate historic structure;  
- Remove, destroy, alter, obscure 
character-defining feature of historic 
structure;  
- Install alternative exterior building 
materials on historic structure;  
- Alter primary or highly visible secondary 
façade of historic structure;  
Construct new building or addition visible 
from public street. 

Notice of Public Hearing / 
HPRC public hearing. 

Administrative Any activity that is not exempt and does 
not require HPRC review 

Notice of Pending Action / 
No hearing unless appealed. 
 

Exempt - Alteration to non-historic structure in 
Eastern Residential Area. 
- Repair and maintenance or minor routine 
nature that does not modify the exterior 
appearance of a structure including: 
• Emergency stabilization of unsafe 

condition excluding demolition;  
• Roof replacement without structural or 

architectural changes; 
• Landscaping, fences or landscape 

features;  
• Activities that do not require a 

building or demolition permit; 
• - Replacement of windows or doors 

that restore original materials and 
design. 

None 
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The proposed amendment to Chapter 17.108 of the Benicia Municipal Code would apply these 
design procedures to all H- Overlay districts, which currently include the Downtown Historic 
District and the Arsenal Historic District.   
 
The proposed zoning amendments reorganize Chapter 17.108 to consolidate information and 
eliminate outdated or unnecessary procedures. Many of the procedural steps outlined in Chapter 
17.108 are now in State law (Permit Streamlining Act); additionally, the city maintains up-to-
date submittal requirements that are readily available on the city website and in the Community 
Development Department.  Staff also proposes to allow the Community Development Director to 
determine when a project is exempt or subject to administrative design review, or refer an 
application to the HPRC. Under the proposed amendments, an application may be deemed 
withdrawn if there is no activity (including submission of information or plans) after a period of 
120 days (four months).  
 
The Zoning Ordinance specifies that signs are exempt from Design Review (Section 
17.108.020). Proposed amendments to the Sign Ordinance (Chapter 18.08) clarify that signs in 
an H- overlay district are subject to adopted design guidelines. Sign guidelines are in place for 
both the Downtown and Arsenal Historic Conservation Districts.  
 
HPRC Action 
The HPRC conducted the public hearing on the final draft guidelines and zoning text amendment 
on June 28, 2018.  Two members of the public provided comments in support of the proposal; 
one resident commented on images used in the document and another supported providing a 
keyword index.  During their discussion, the HPRC recommended additional amendments to the 
guidelines, which are summarized in Attachment 1.  At the conclusion of the public hearing, the 
HRPC recommended approval of the proposed guidelines and text amendments as provided in 
Resolutions No. 18-10 and 18-11 (Attachments 4 and 5). 
 
Solano Airport Land Use Commission 
Pursuant to the Public Utilities Code (PUC) Section 21676, any local agency whose general plan 
includes areas covered by an airport land use compatibility plan shall refer a proposed zoning 
ordinance or building regulation to the airport land use commission for review.  The commission 
shall determine whether the proposal is consistent with the adopted airport land use compatibility 
plan. Benicia falls within the jurisdiction of the Travis Air Force Base Airport Land Use 
Compatibility Plan; therefore, proposed zoning amendments must be reviewed by the Solano 
County Airport Land Use Commission (ALUC). 
 
On July 12, 2018 the ALUC conducted a public hearing and deemed the proposed amendments 
consistent with the Travis Air Force Base Airport Land Use Plan.  
 
NEXT STEPS 
Following the Planning Commission public hearing, this matter will be forwarded to the City 
Council for adoption. The City Council hearing on the proposed project is tentatively scheduled 
for August 21, 2018.  
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Staff recommends the city adopt the design guidelines and review the amended regulations one-
year after adoption. The purpose of the review is to evaluate the effectiveness of the guidelines 
and regulations and make minor adjustments as needed.  This recommended review is reflected 
in the draft Resolutions.  
 
GENERAL PLAN: 
 

General Plan 

Community Development and Sustainability 
Goal 2.1 Preserve Benicia as a small-sized city. 
 Policy 2.1.1: Ensure that new development is compatible with 

adjacent existing development and does not detract from Benicia’s 
small town qualities and historic heritage. 

Goal 2.12 Strengthen the Downtown as the City’s central commercial 
zone. 
 Policy 2.12.3: Seek to make Downtown a thriving and vigorous 

community center offering a variety of activities and attractions for 
residents and visitors. 

Community Identity 
Goal 3.1: Maintain and enhance Benicia’s historic character  
 Policy 3.1.4 Promote the preservation and enhancement of historic 

neighborhoods, commercial areas and governmental districts.  
 Policy 3.1.5 Permit new development, remodeling and building 

renovation in historic districts when consistent with the policies of 
the applicable Historic Conservation Plan. 

 
Goal 3.7:  Maintain and reinforce Benicia’s small-town visual 
characteristics. 
Policy 3.7.1: Ensure that new development is compatible with the 
surrounding architectural and neighborhood character. 

 
CEQA: 

CEQA  
Analysis  

The project is exempt from environmental review under California 
Environmental Quality Act (CEQA) pursuant to CEQA Guidelines 
Section 15331 which exempts projects that are consistent with the 
Secretary of Interior’s Standards for the Treatment of Historic Properties, 
and Section 15305 Minor Alterations in Land Use Limitations, which 
consists of minor changes to land use limitations which do not result in 
any changes in land use or density. The project establishes design 
guidelines that advance local historic preservation priorities, implement 
the Secretary of Interior Standards, and modify procedures for design 
review to implement the guidelines.   

 
CONCLUSION: 
The Planning Commission’s action will be a recommendation to the City Council. 
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Attachments: 
1. Draft Resolution – Amendment to Downtown Historic Conservation Plan and Adoption 

of Downtown Historic District Design Guidelines
A. Downtown Historic District Design Guidelines
B. Downtown Historic Conservation Plan
C. Recommended further guideline revisions.

2. Draft Resolution – Amendments to BMC Chapter 17.108 Design Review and Chapter 
18.08 Sign Permits.

A. Draft Text Amendments
3. Resolution No. 18-10 (HPRC)
4. Resolution No. 18-11 (HPRC)
5. Community comments on Public Review Draft

A. Trevor Macenski – April 19, 2018
B. Leann Taagepera – May 16, 2018
C. Brian Harkins – June 6, 2018

6. Draft Text Amendments – markup 

For more information contact: Suzanne Thorsen, Principal Planner 
Phone: 707.746.4382 
E-mail: SThorsen@ci.benicia.ca.us
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Attachment 1 - Draft Resolution Amendment to DHCP and 
Adoption of Downtown Historic District Design Guidelines 

RESOLUTION NO. 18- (PC) 

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF BENICIA 
RECOMMENDING CITY COUNCIL APPROVAL OF AMENDMENTS TO THE 
DOWNTOWN HISTORIC CONSERVATION PLAN AND ADOPTION OF THE 
DOWNTOWN HISTORIC DISTRICT DESIGN GUIDELINES 

WHEREAS, City of Benicia is updating the design guidelines within the Downtown 
Historic Conservation Plan (DHCP) to provide user-friendly guidelines for the treatment of 
historic properties, alterations to non-historic buildings, and the design of new infill structures 
within the historic district, as well as to update design review procedures; and 

WHEREAS, this project is expected to bring Benicia into alignment with historic 
preservation “best practices,” including the Secretary of Interior Standards for Treatment of 
Historic Properties, and streamline design review procedures. The design guidelines are partially 
funded by a Certified Local Government (CLG) grant from the California Office of Historic 
Preservation; and 

WHEREAS, the Downtown Historic Conservation Plan was adopted in 1990 and has 
been subsequently amended; and 

WHEREAS, the city conducted public meetings for the design guidelines on January 18 
and 19, 2018 to obtain community comments, concerns and priorities; held a community open 
house on April 26, 2018 to present the public review draft; provided complete information on the 
city webpage and periodic media releases; made monthly updates to the Historic Preservation 
Review Commission and mailed notice of the design guidelines to district residents in April and 
June 2018; all in the interest of public information and outreach; and 

WHEREAS, the proposed design guidelines are a graphic and resource-based approach 
to preservation, rehabilitation and new construction that carry over many existing guidelines, 
provide additional information and align with the Secretary of Interior Standards for Treatment 
of Historic Properties; and 

WHEREAS, proposed amendments to the Design Review procedures in Title 17 of the 
Benicia Municipal Code will replace Chapter 3 of the Downtown Historic Conservation Plan; 
and  

WHEREAS, the Downtown Historic District Design Guidelines will replace Chapters 4 
and 5 of the Downtown Historic Conservation Plan; and 

WHEREAS, the Historic Preservation Review Commission recommended approval of 
the proposed design guidelines and amendments to the Downtown Historic Conservation Plan on 
June 28, 2018 with recommended revisions; and  

WHEREAS, the Planning Commission at a regular meeting on August 9, 2018, 
conducted a hearing, heard public comment and reviewed the guidelines and found them to be 
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consistent with the City of Benicia General Plan and Secretary of Interior Standards for 
Treatment of Historic Properties;  

NOW, THEREFORE, BE IT RESOLVED that the Planning Commission of the City 
of Benicia hereby recommends the City Council adopt a Resolution amending the Downtown 
Historic Conservation Plan to remove Chapters 3, 4 and 5 plus the appendices (Exhibit A) and to 
adopt the Downtown Historic District Design Guidelines (Exhibit B) with amendments (Exhibit 
C). The Commission recommends that the City Council authorize review of the guidelines after 
one year, whereby the effectiveness of the guidelines may be evaluated and subsequent 
amendments considered as appropriate 

BE IT FURTHER RESOLVED THAT the Planning Commission of the City of 
Benicia finds that: 

a) The proposed amendments and design guidelines are exempt from environmental
review under California Environmental Quality Act (CEQA) pursuant to CEQA
Guidelines Section 15331 which exempts projects that are consistent with the
Secretary of Interior’s Standards for the Treatment of Historic Properties, and Section
15305 Minor Alterations in Land Use Limitations, which consists of minor changes
to land use limitations which do not result in any changes in land use or density. The
project establishes design guidelines that advance local historic preservation
priorities, implement the Secretary of Interior Standards, and modify procedures for
design review to implement the guidelines.

b) The proposed amendments and design guidelines are consistent with the Benicia
General Plan, particularly Goal 2.1 Preserve Benicia as a small-size city; Goal 3.1
Maintain and enhance Benicia’s historic character; and Goal 3.7 Maintain and
reinforce Benicia’s small-town visual characteristics. The proposed action supports
implementation of guidelines for historic preservation and compatible new
development consistent with the city’s preservation priorities, the Secretary of
Interior Standards for Treatment of Historic Properties, and current best practices.
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***** 
 
 On motion of Commissioner  , seconded by Commissioner  , the above Resolution is 
introduced by the Planning Commission of the City of Benicia at a regular meeting of the 
Commission held on the 9th day of August 2018 and adopted by the following vote: 
 
Ayes:  
  
Noes:  
  
Absent:  
  
Abstain:  

 
 
 
__________________________ 
Kari Birdseye, Chair      
 
 
___________________________ 
Date 
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 Design Objectives 

The purpose of these design guidelines is to highlight the important architectural resources of 
the Downtown District and ensure that the changes that occur serve to preserve, enhance and 
reinforce them. Specifically, the guidelines are intended to achieve the following objectives: 

1. Preserve the integrity of individual historic buildings and the architectural features which are 
integral to them. 

2. Minimize alterations and new construction that weaken the historic integrity of individual 
buildings and the scale, character and streetscape of the district overall.

3. Encourage new development that respects and enhances the visual character of the area, 
without attempting to replicate literally the buildings of another era. 

4. Emphasize and enhance First Street as the retail and pedestrian focus of the downtown as well 
as its historic link to the waterfront. 

5. Promote improvements within the public right-of-way which will unify both residential and 
commercial areas into a cohesive and recognizable district. 

6. Recognize the unique waterfront location of the district and the opportunities it affords. 

7. Preserve the existing residential character of those commercially zoned streets which intersect 
with First Street. 
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These Design Guidelines have been developed 
to help preserve the Benicia Downtown Historic 
District’s (“Downtown District”) character and 
historic resources.  This document provides 
guidance to assist in the preservation, treatment 
and maintenance of historic properties in the 
district. In addition, this document provides 
design guidelines for construction of new 
buildings that are compatible with the district.

Why Have Design Guidelines?
The design guidelines promote preservation 
of historic, cultural and architectural heritage 
within Benicia. They seek to maintain Benicia as a 
cohesive, livable place and avoid the inappropriate 
alteration or demolition of historic properties. 
Maintaining historic fabric and the context is a 
fundamental concept. 

The design guidelines provide a basis for making 
consistent decisions about the appropriateness 
of improvements that are subject to approval 
in the City’s design review process. In addition, 
they serve as educational and planning tools for 
property owners and design professionals who 
wish to improve a historic property or who 
propose new construction in the Downtown 
District.

While the design guidelines are written for 
use by the layperson to plan improvements, 
property owners are strongly encouraged to 
enlist the assistance of qualified design and 
planning professionals, including architects and 
preservation consultants, before beginning a 
project in the historic district. 

Who Uses the Design Guidelines?
Property Owners

Owners should use the guidelines when planning 
improvements to properties in the Downtown 
District. For owners of historic properties, the 
guidelines also provide information that will help 
promote good stewardship of these resources.

City Staff and the Historic Preservation 
Review Commission

City staff and the Historic Preservation Review 
Commission use the design guidelines to review 
improvements to historic properties and new 
construction projects. In doing so, they consider 
how each project meets the guidelines and 
promotes the design objectives on page 2.  

The Community

The guidelines also convey the City’s 
expectations to the public so they can better 
understand what type of improvements are 
appropriate in Benicia.

Application of the Design 
Guidelines
Projects will be reviewed for their conformance 
with the design guidelines and will be evaluated 
on their own merits. The design guidelines are 
intended to guide appropriate building projects 
in the historic district that are consistent with 
the community objectives. Compliance with the 
intent of the applicable guidelines is expected, to 
the greatest extent feasible. Topics that are not 
part of a project are not applicable. Flexibility in 
applying the guidelines may be available; where a 
project includes a new approach not addressed 
by the guidelines, then the intent statement for 
the topic applies.  
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Background for the Design 
Guidelines
The design guidelines were established in the 
1990 Downtown Historic Conservation Plan 
and updated in 2018. The intent of the update 
is to provide user-friendly design guidelines for 
the treatment of historic properties, alterations 
to non-historic buildings and the design of new 
infill structures within the district. This document 
also brings Benicia into alignment with historic 
preservation “best practices.” The documents 
described below provide the basis for the design 
guidelines. 

Downtown Historic Conservation Plan

The Downtown Historic Conservation 
Plan (DHCP) was adopted to guide future 
development and alterations to existing 
structures in the Downtown Historic District.  
The conservation plan defines the boundaries 
of the historic district and provides information 
about the historic resources setting of the 
district.

Benicia Municipal Code 

The Benicia Municipal Code (BMC) establishes 
the Historic (H) Overlay District zoning and sets 
a regulatory framework for the establishment 
of a historic district, designation of a historic 
landmark, procedures for demolition and 
design review, and standards for maintenance of 
structures.  The BMC also sets parameters for 
land use and site development that are applied in 
combination with the design guidelines in some 
of the Downtown Historic District.

Benicia Downtown Mixed Use Master Plan

The Downtown Mixed Use Master Plan 
(DMUMP), adopted in 2007, presents a vision for 
the downtown that includes implementation of 
the mixed-use vision identified in the General 
Plan (1999), strategies for the improvement of 
First Street, and adoption of a Form-Based Code.  
The Form-Based Code is applied to the core 
of the downtown and is the controlling zoning 
document for the DMUMP area.  The DMUMP is 
applied in combination with the design guidelines 
and, where necessary, the BMC.  Where there 
is a conflict between the DMUMP and 
the guidelines, as determined through the 
design review process, the guidelines take 
priority. 

2011 Historic Context Statement City of 
Benicia

The Historic Context Statement, which was 
funded by a Certified Local Government (CLG) 
grant, was prepared to assist in the evaluation 
of Benicia’s historic resources and bring a 
greater level of consistency to the city’s historic 
preservation efforts.  The Historic Context 
Statement provides an overview of significant 
themes in the development of Benicia from 
its earliest beginnings through the 1960’s. The 
document also identifies property types and 
their character-defining features and provides 
a framework for evaluating resources in 
accordance with the standards of the National 
Register of Historic Places, California Register of 
Historical Resources and Benicia Municipal Code.

1990 Downtown Streetscape Plan

The Downtown Streetscape Plan, adopted 
in 1990, establishes a vision for a distinctive 
historic district with a mix of uses, tree-lined 
streets, street lighting and vibrant landscaping; a 
downtown that serves the residents of Benicia 
and draws visitors from around the Bay Area 
and showcases its historic downtown; and a 
waterfront devoted to public enjoyment. The 
Streetscape Plan includes a Public Improvements 
Program, Streetscape Design Standards and a 
Maintenance Program.
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Where Do the Design Guidelines Apply?
These Design Guidelines are applicable to properties within the Benicia Downtown Historic District. The District boundaries are shown below.
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Benefits of Historic Preservation 
Benicia’s historic districts tell the story of its past and are central to the community identity. They are 
also an important aspect of the city’s commitment to sustainability, which is an overarching theme of 
the Benicia General Plan (1999).

Preserving and enhancing historic places such as the Downtown District promotes the three basic 
components of sustainability. As summarized in the diagram below, the three components are: (1) 
Economic, (2) Cultural/Social, and (3) Environmental. Each of the components is described in greater 
detail below.

ECONOMIC 
This component of sustainability relates to the 
economic balance and health of the community. 
Historic buildings represent a substantial 
economic investment by previous generations. 
The economic benefits of protecting historic 
resources are well documented across the 
nation. These include higher property values, job 
creation in rehabilitation industries, and increased 
heritage tourism. Quality of life improvements 
associated with living in historic neighborhoods 
may also help communities recruit desirable 
businesses.

Historic Rehabilitation Projects

Historic rehabilitation projects generate both 
direct and indirect benefits. Direct benefits result 
from the actual purchases of labor and materials, 
while material manufacture and transport results 
in indirect benefits. Preservation projects are 
generally more labor intensive, with up to 70% 
of the total project budget being spent on labor, 
as opposed to 50% when compared to new 
construction. Expenditure on local labor and 
materials benefits the community’s economy.

Figure 1. Historic rehabilitation projects create direct and 
indirect benefits including materials and labor benefits for the 
local economy.

Figure 2. Preserving historic places promotes the three basic 
categories of sustainability.

SUSTAINABILITY

Cultural/Social 
Sustainability

Economic 
Sustainability

Environmental 
Sustainability

139



7

CHAPTER 1: INTRODUCTION

Benicia Downtown Historic District Design Guidelines |  June 15, 2018

The historic development pattern of the district 
promotes a high quality of life and helps build 
a sense of community. Benicia developed as a 
small town centered around the First Street 
business district and waterfront industries.  As 
a result, the neighborhoods around First Street 
are compact and walkable with vistas toward 
the Carquinez Strait.  The physical arrangement 
of the downtown provides opportunities to 
meet and greet along the street and waterfront 
paths. Storefronts, plazas, sidewalks and other 
direct connections to the public spaces provide 
opportunities for community interaction. 

ENVIRONMENTAL 
This is the most often cited component of 
sustainability. It relates to maintenance of the 
natural environment and the systems that 
support human development. 

Rehabilitation of historic resources is an 
important part of environmental sustainability 
and green building initiatives. It directly supports 
environmental sustainability through conservation 
of embodied energy, adaptability and other 
factors that keep historic buildings in use over 
long periods of time.

Embodied Energy

Embodied energy is the amount of energy used 
to create and maintain the original building and 
its components. Preserving a historic structure 
retains this embodied energy by preserving the 
energy and resources invested in its construction, 
and reduces the need for producing new 
construction materials, which require more 
energy to produce. Studies confirm that the 

CULTURAL 
This component of sustainability relates to 
the maintenance of the community’s cultural 
traditions. Preserving historic places and patterns 
promotes cultural sustainability by supporting 
everyday connections between residents and 
the cultural heritage of the community. Benicia’s 
history and a description of many of its historic 
buildings can be found in its Historic Context 
Statement that is available at the Benicia City Hall, 
Planning Division. 

Many properties in the Downtown District 
provide direct links to the past. These links 
convey information about earlier ways of life that 
help build an ongoing sense of identity within 
the community. It is this sense of a connection 
with the past and participation within a broader 
tradition that engages residents, business owners 
and visitors to celebrate Benicia through civic 
participation and individual investment. 

The Downtown District represents the 
development of commerce in the City from 
1847 to 1940. It also provides a diverse and well 
designed collection of commercial buildings, the 
architecture of which is unmatched in Solano 
County. Although the district has changed its 
appearance somewhat since 1940, it retains a 
high degree of architectural integrity, and building 
improvements have maintained an association to 
the historic period. 

Figure 3. Creating a sense of a connection with the past 
and participation within a broader tradition engages residents, 
business owners and visitors.

Figure 4. Preserving a historic structure retains its embodied 
energy by preserving the energy and resources invested in its 
construction.
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Construction Quality

Generally, the quality of early construction and 
materials was higher than those used in many 
late 20th Century buildings. Lumber used in early 
Benicia came from mature trees, was properly 
seasoned and typically milled to “full dimensions,” 
providing stronger framing and construction. The 
high quality of construction in earlier buildings is 
an asset that is difficult to replace. 

Note: some early construction methods may 
not meet official building codes; therefore, 
city building officials and design professionals 
should always be consulted before addressing 
any changes to a building. It is also important to 
recognize that while the quality of construction 
for many historic buildings was very high, seismic 
retrofits may be appropriate for historic buildings. 

Adaptability

The floor plans of many historic properties easily 
accommodate changing needs. They permit a 
variety of uses while retaining the overall historic 
character. 

Landfill Impacts

According to the Environmental Protection 
Agency, building debris constitutes around a third 
of all waste generated in the country. The amount 
of waste can be reduced significantly if historic 
structures are retained rather than demolished.

loss of embodied energy by demolition takes 
three decades or more to recoup, even with the 
reduced operating energy costs in a replacement 
building. 

Building Materials

Many of the historic building materials used in the 
district contribute to environmental sustainability 
though local sourcing and generally, long life 
cycles. Often, buildings constructed with locally 
sourced material, such as wood and stucco, were 
built for longevity and ongoing repair.  The hard, 
“old growth” wood used for historic structures 
is durable and resistant to decay. Today, new 
structures utilize a significant percentage of 
manufactured materials. These materials are often 
less sustainable and require extraction of raw, 
non-renewable materials such as vinyl. High levels 
of energy are involved in production, and the 
new materials may also have an inherently short 
lifespan.

The sustainable nature of historic building 
materials is best illustrated by a window. Older 
windows were built with well seasoned wood 
from durable, weather resistant old growth 
forests. A historic window can be repaired by 
re-glazing as well as patching and splicing the 
wood elements. Many contemporary windows 
cannot be repaired and must be replaced entirely. 
Repairing, weather-stripping and insulating an 
original window is generally as energy efficient 
and much less expensive than replacement. 

Figure 5. Many of the historic building materials used in the 
district contribute to environmental sustainability though local 
sourcing and long life cycles. 
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Other Improvements Track 

Projects involving site work, signs and a variety 
of other specialized project types are reviewed 
in the “other improvements track.” For many of 
these, the focus is on Chapter 2, which addresses 
all projects. Signs are to be reviewed using 
Chapter 5. 

Note that some projects will include a 
combination of improvements that engage more 
than one of the tracks. Use the steps described 
on the following pages and the charts on pages 
10 and 11 to determine which track applies to a 
specific project.  

How to Use This Document
DESIGN REVIEW TRACKS
The design guidelines chapters are grouped 
into “tracks” for purposes of design review. The 
tracks are shown in the chart on pages 10 and 
11, which also indicate what types of projects fit 
within each track and which chapters should be 
referenced for each project type. Building types 
are defined on page 13.

Historic Building Track 

Projects involving a historic ( “landmark” or 
“contributing”) property will be considered using 
the historic building track. Note that in some 
cases when a “non-contributor” is intended to be 
restored with the objective of obtaining historic 
designation, this track will also apply. Chapter 
3, which focuses on rehabilitation of historic 
structures, will be used to review this track. 

Non Contributing and New Building Track 

Projects that involve a new structure and work 
on most existing non-contributing buildings 
will be reviewed using this track. Chapter 4, 
which focuses on new construction and non-
contributing buildings, will be used to review this 
track.

Figure 6. Projects involving a historic landmark property will 
be reviewed using the historic building track.

Figure 7. New construction will be reviewed using the new 
building track. 
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Which Chapters Apply?
Use this chart to determine which chapters of the design guidelines apply to a proposed improvement project. 

+

+
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PROJECT 
TRACK

New Building 
Track

Exterior Change

New building

Addition

Deck

Other 
Improvements 
Track

New Site Work, 
Mechanical, 
Service, Signs, 
etc.

+
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IN ADDITION TO THE DESIGN 
GUIDELINES, WHAT OTHER 
REGULATIONS APPLY TO MY PROJECT? 
The underlying zoning defines standards for 
building heights, setbacks and lot coverage. 
For this, the user should refer to the Benicia 
Municipal Code and Downtown Mixed Use 
Master Plan Form-Based Code.  The Zoning 
requirements are objective and mandatory, while 
the design guidelines are typically qualitative 
criteria that supplement existing standards. 

Where there is a conflict between the 
DMUMP and the guidelines, as determined 
through the design review process, the 
guidelines take priority. 

For projects that involve demolition, refer to  
Benicia Municipal Code Title 17.
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Contributing Property 

A “contributing property” is one determined 
to be historically significant because it retains 
its original architecture, scale, mass and other 
features to the degree that it contributes 
district’s historic sense of time and place. 
Designations of historic significance are based 
upon the period between 1847-1940, which 
is defined as the historic district’s “period of 
significance.” 

Note that some designated historic properties 
may have been altered from their original 
designs. These alterations may include window 
replacement, cornice removal, a porch enclosure 
or covering of a building’s original materials. 
Nonetheless, these altered properties may 
retain sufficient building fabric to be considered 
contributors. For all contributing properties, the 
historic building track shall apply.  

Non-Contributing Property 

The classification of “non-contributing” applies to 
those lacking historic significance. This includes 
a range of properties. Some are of more recent 
construction (those less than 50 years old.) 
Others are older (more than 50 years) but have 
been so substantially altered that they no longer 
retain their integrity. In most cases, the new 
construction track applies to these properties.

DEFINING BUILDING TYPES
All existing structures in the Downtown District are classified with respect to their historic significance, using criteria established by the National Park 
Service.  The City of Benicia has adopted a historic inventory which serves as the starting point for determining historic significance. However, in some cases, 
conditions may have changed or new information is now available that would influence a determination of significance. The City will review new information 
or changed conditions as appropriate to evaluate historic significance.  The national standard is to divide building types into three categories, as described 
below: 

Landmark Structure

A “landmark” is a building that is determined to 
be historically significant. Designations of historic 
significance are based upon the period between 
1847-1940, which is defined as the historic 
district’s “period of significance.”  A landmark will 
possess sufficient integrity to convey its history, 
or is capable of yielding important information 
about that period, and is a unique resource to the 
community. They are significant in national and/or 
local history, architecture, engineering and culture. 
For all landmark properties, the historic building 
track shall apply. The design guidelines will be 
applied more rigorously to landmark buildings. 
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COMMERCIAL FAÇADE CHARACTER 

Historic commercial façades in the District, especially along 
First Street, exhibit a mix of façade designs. With this eclectic 
mix of building fronts along First Street, a new building front 
may be designed in a variety of ways. However, the design 
should still reflect established building alignments, solid-to-
void ratios and recessed entries. 

4 .25  Use a rat io of  so l id - to -void (wa l l - to -
window) that i s  s imi lar to that found on 
tradit iona l  one - and t wo -stor y commercia l 
bui ld ing fronts . 

a. The following composition of window openings to wall 
area are appropriate: 

 › Storefront at the street level with punched window 
openings on the second floor. The lower floor appears 
more transparent.

 

Use a ratio of solid-to-void (wall-to-window) that is similar 
to that found on traditional one- and two-story commercial 
building fronts.

Design Guidelines Format and Application
The design guidelines follow a standardized format, as illustrated below.  

Permitted and Prohibited  
Solutions

In many cases, images and 
diagrams in the historic pres-
ervation design guidelines are 
marked to indicate whether 
they represent permitted or 
prohibited solutions

A check mark 
indicates permitted 
solutions. 

An X mark indi-
cates solutions that 
are prohibited.

Sidebars

These provide additional 
information that will be helpful 
in understanding the standard. 
In some cases, a sidebar 
includes links that direct the 
user to additional material; this 
may be technical information 
about a rehabilitation 
procedure or other helpful 
information.

Illustration(s): These provide photos and/
or diagrams to illustrate related conditions 
or possible approaches. They may illustrate 
permitted or prohibited solutions as 
described at right.

Additional Information: This provides 
a lettered list of examples of how, or how 
not to, comply with the standard. It can 
also provide supplemental information. 
This list is not always comprehensive. 

Design Guideline: This describes a 
desired outcome related to the intent 
statement. 

Design Topic Heading

Intent Statement: This explains the 
desired outcome for the specific design 
element and provides a basis for the design 
guidelines that follow.
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Planning a Project for a Historic Property
Historic property projects may include a range of activities, such as maintenance of existing historic 
elements, repair of deteriorated materials, replacement of missing features and construction of new 
additions. When planning a project, it is important to determine historic significance, assess integrity and 
understand how the building is going to be used prior to outlining an appropriate treatment strategy 
that will inform the overall project scope. This section summarizes important steps and approaches to 
consider when planning a project.

DETERMINE HISTORIC SIGNIFICANCE 
What makes a property historically significant? 
In general, properties must be at least 50 years 
old before they can be evaluated for potential 
historic significance, although exceptions do 
exist when a more recent property clearly has 
historical value. A property may be significant for 
one or more of the following reasons as defined 
by criteria for a H district in the Benicia Municipal 
Code 17.54.040:

1. The area possesses character, interest, or 
value as part of the heritage of the city.

2. The area is the location of a significant 
historical event.

3. The area is identified with a person or group 
that contributed significantly to the culture 
and development of the city.

4. Structures within the area exemplify a 
particular architectural style or way of life 
important to the city.

5. Structures within the area are the best 
remaining examples of an architectural style 
in a neighborhood.

6. The area or its structures are identified as 
the work of a person or group whose work 
has influenced the heritage of the city, the 
state, or the United States.

For more information see: 

In addition to the City’s historic survey 
inventory, the California Office of Historic 
Preservation provides the DPR 523 series of 
forms which are used for recording and evalu-
ating resources and for nominating properties 
as California Historical Landmarks, California 
Points of Historical Interest, and to the Cal-
ifornia Register of Historical Resources. To 
view the forms and to learn how to prepare 
a form, visit: 

http://ohp.parks.ca.gov/

The Benicia Historical Museum also provides 
important historical information online and at 
their on-site museum. To learn more online, 
visit:  

http://beniciahistoricalmuseum.org/virtual-
exhibits/

7. The area or its structures embody elements 
of outstanding attention to architectural 
or landscape design, detail, materials, or 
craftsmanship.

8. The area is related to a designated historic 
building or district in such a way that its 
preservation is essential to the integrity of 
the building or district.

9. The area’s unique location or singular 
physical characteristics represent an 
established and familiar visual feature of a 
neighborhood.

10. The area has potential for yielding 
information of archaeological interest.

11. The area’s integrity as a natural environment 
strongly contributes to the well-being of the 
people of the city.  Benicia Historic Preservation Goals

 › The method that requires the least 
intervention is always preferred.

 › The highest degree of historic integrity 
will be maintained where technically and 
financially feasible.
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Integrity

In addition to being historically significant, a 
property also must have integrity in that a 
sufficient percentage of the structure must date 
from the period of significance. The majority of 
the building’s structural system and materials 
should date from the period of significance and 
its character-defining features also should remain 
intact. These may include architectural details 
such as storefronts, cornices, moldings and 
upper-story windows on commercial buildings, 
and dormers, porches, ornamental brackets and 
moldings on residential buildings. The overall 
building form and materials should also be intact. 
These elements allow a building to be recognized 
as a product of its own time.  It may be necessary 
to research primary materials, such as historic 
photographs or drawings, or to engage a historic 
preservation architect in assessing the integrity of 
a historic structure.

Accepted Treatments for Historic 
Properties
The Secretary of the Interior’s Standards for 
the Treatment of Historic Properties identify 
four distinct approaches to the treatment of 
historic properties—preservation, rehabilitation, 
restoration and reconstruction. Please refer 
to web site for the most current description 
of these treatments (https://www.nps.gov/tps/
standards/).  See page 25 for a listing of the 
standards. 

The following list describes permitted treatments 
for historic resources that may be considered 
when planning a preservation project. Much of 
the language addresses buildings; however, sites, 
objects and structures are also relevant.

Preservation

“Preservation” is the act of applying measures to 
sustain the existing form, integrity and material 
of a building. The foundation of preservation is 
proper maintenance, such as painting or cleaning. 
Work focuses on keeping a property in good 
working condition. 

Restoration

“Restoration” is the act or process of accurately 
depicting the form, features and character of 
a property as it appeared in a particular time 
period. Features from later periods must be 
removed for an accurate restoration and to use 
the Restoration Treatment. This may apply to 
an entire building, or to restoring a particular 
missing feature.

Reconstruction

“Reconstruction” is the act or process of 
depicting, by means of new construction, the 
form, features and detailing of a non-surviving 
site, landscape, building, structure or object for 
the purpose of replicating its appearance at a 
specific time and in its historic location. This has 
limited application, in terms of an entire building, 
but may apply to a missing feature on a building. 
Reconstruction can only be initiated when 

physical evidence of the feature is available. This 
may include photographs and/or historic prints of 
the building. The reconstruction must be accurate 
in its replication. 

Rehabilitation

“Rehabilitation” is the process of returning a 
property to a state that makes a contemporary 
use possible while still preserving those portions 
or features of the property which are significant 
to its historical, architectural and cultural values. 
Rehabilitation may include a change in use of the 
building or the construction of an addition. This 
term is the broadest of the permitted treatments 
and applies to most work on historic properties.

Some common types of rehabilitation projects 
include:
 » A change in exterior materials
 » Window replacement, including transom 

windows
 » Replacing or removing design features such as 

molding and cornices

Combining Treatments

For many projects a “rehabilitation” approach will 
be the overall strategy, because this term reflects 
the broadest, most flexible of the approaches. 
Within that, however, there may be a combination 
of treatments used as they relate to specific 
building components. For example, a surviving 
cornice may be preserved, a storefront base that 
has been altered may be restored, and a missing 

kickplate may be reconstructed.
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Before & After Images of Historic Structures in Benicia 
The before and after images on pages 17 and 18 illustrate the successes of Benicia’s preservation program to date. Many of Benicia’s historic buildings have 
been appropriately rehabilitated.

Before: 159 West G Street (1976) After: 159 West G Street (2018) 

Before: 134 West H Street (2016) After: 134 West H Street (2018) 
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Before: 163 West J Street (1986) After: 163 West J Street (2018)

Before & After Images of Historic Structures in Benicia 
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Steps to Consider for a Successful Project for a Historic Property
A successful project must consider the significance of the historic property, its key features and the project’s program requirements. The tables and diagrams 
presented here and on the following pages provide overall guidance for planning a project for a historic property.

Follow the steps below when planning a project for a historic property.

For more information see: 

For assistance in determining character-
defining features for a specific architectural 
style, refer to “A Field Guide to American 
Houses,” by Virginia Savage McAlester. 

Step 1. Review reasons for significance: 

The reasons for significance will influence the degree of rigor with 
which the design guidelines are applied, because it affects which features 
will be determined to be key to preserve. Identifying the building’s 
period of significance is an important first step. DPR forms can be 
viewed online at www.ci.benicia.ca.us or in the offices of the 
Planning Division.

Step 2. Identify key features: 

A historic property has integrity if it has a sufficient percentage of 
key character-defining features and characteristics from its period of 
significance which remain intact. A definition of integrity is provided on 
page 16.

Step 3. Identify how the building will be used:

The requirements for how the property will be used must drive the 
work to be considered. If the existing use will be maintained, then 
preservation will be the focus. If changes in use are planned, then some 
degree of compatible alterations may be needed.

Step 4. Implement a treatment strategy: 

A permitted treatment strategy will emerge once historic significance, 
integrity and program requirements have been determined. A project 
for a historic property may include a range of activities, such as 
maintenance of existing historic features, repair of deteriorated 
materials, the replacement of missing features and construction of a 
new addition. 
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Preferred Sequence of Actions
Selecting an appropriate treatment for a character-defining feature is important. The method that 
requires the least intervention is always preferred. By following this tenet, the highest degree of 
integrity will be maintained. The following treatment options appear in order of preference. 

When making a selection, follow this sequence:

Step 1. Preserve: 

If a historic feature is intact and in good condition, maintain it as such.

Step 2. Repair: 

If the historic feature is deteriorated or damaged, repair it accurately to its historic condition, based 
on historic evidence.

Step 3. Replace: 

If it is not feasible to repair the historic feature, then replace it in-kind (e.g., the same historic 
materials, dimension, detail, finish). Replace only that portion which is beyond repair.

Step 4. Reconstruct: 

If the historic feature is missing entirely, reconstruct it from appropriate evidence. If a portion of a 
feature is missing, it can also be reconstructed. 

Step 5. Compatible Alterations: 

If a new feature (one that did not exist previously) or an addition is necessary, design it in such a 
way as to minimize the impact on historic features. It is also important to distinguish a new feature 
on a historic building from the historic feature and/or building, in subtle ways. 
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Which Areas are the Most Sensitive to Preserve?
For most historic properties in the Downtown District, the front wall (“primary façade”) is the most important to preserve intact; alterations to a front wall 
are rarely permitted. Many side walls (“secondary wall”) are also important to preserve where they are highly visible from the street. By contrast, portions 
of a side wall that are not visible or minimally visible may be less sensitive to change. The rear wall is sometimes the least important (except for free-standing 
landmark buildings, those along waterfronts or certain institutional buildings), and alterations can occur more easily without causing negative effects to the 
historic significance of the property. See the following page for the associated diagram.  

Location A: Primary Façade 

Preservation and repair of features in place is the priority. This is especially important at the street level and in locations where the feature is 
highly visible. On corner buildings where two sides of the building face the street, both are considered primary façades.

Location B: Secondary Wall, Which is Highly Visible 

Preservation is preferred on all buildings. Some flexibility in treatment may be considered with a compatible replacement or alteration. Some 
flexibility to the alteration of features on historic institutional structures may be permitted where maintenance and repairs take priority.

Location C: Secondary Wall, Which Is Not Highly Visible

Preservation is still preferred; however, a compatible replacement or alteration may be acceptable when it is not visible to the public. More 
flexibility in treatment may be considered with a compatible replacement or alteration.  Some flexibility to the alteration of features on historic 
institutional structures may be permitted where maintenance and repairs take priority.

Location D: Highly Visible Rear Wall

This applies to many cultural buildings of historic significance, such as civic buildings, waterfront areas and other landmarks, that are viewed “in 
the round,” that border a public space such as a park, and/or abut an important pedestrian way.  Preservation and repair in place is the priority. 
Some flexibility to the alteration of features on historic institutional structures is permitted where maintenance and repairs take priority.

Location E: Rear Wall That Is Not Highly Visible 

A compatible replacement or alteration may be acceptable when it is not visible to the public. A higher level of flexibility in treatment may be 
considered.  Some flexibility to the alteration of features on historic institutional structures is permitted where maintenance and repairs take 
priority.
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Primary Façade: Residential Primary Façade: Commercial Primary Façade: Institutional 

 

 

Secondary Wall: Residential Secondary Wall: Commercial Secondary Wall: Institutional 

Rear Wall: Residential Rear Wall: Commercial Rear Wall: Institutional 
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Developing an Improvement 
Strategy 
The guidelines discuss a range of improvement 
options, including reconstruction and 
replacement of features in various ways. When 
applied to a building that is already altered, 
which would be the best approach? This diagram 
outlines the approaches to consider in making 
that decision. Note: in some cases an alteration 
may have gained historical significance in its own 
right. None of the alterations on the image below 
would qualify.

Altered Historic Commercial Façade
 

Approach 1: 

Accurate Restoration

 

When should I use this 
treatment? 

 › The building is highly 
significant 

 › There is good historical 
information about the 
design 

 › The needed materials 
and craftsmen are 
available 

 › The context has many 
intact historic buildings 

Approach II: 

Rehabilitation (Simplified Historic 
Interpretation)

 

When should I use this 
treatment?

 › The building is part of 
the fabric of the district 

 › There is less 
information available 
about the historic 
design 

 › A phased project is 
planned 

Approach III: 

Rehabilitation (Contemporary 
Interpretation)

 

When should I use this 
treatment?

 › There is substantial 
alteration, making other 
options difficult

 › There is less 
information about the 
historic design

 › The context (the block 
lacks a substantial 
number of historic 
structures that retain 
integrity) has more 
variety 

 › Pilasters removed

 › Ornamental cornice removed

 › Upper story windows intact 

 › Sign obscures window details 

 › Molding and transom 

 › Original door missing 

 › Bulkhead missing 

 › Display windows altered 

 › Clerestory window covered 
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Phasing a Preservation Project
In some cases, a property owner may need or 
wish to make interim improvements, rather 
than take on a complete rehabilitation of a 
historic property.  This work should be planned 
such that it establishes a foundation for future 
improvements that will further assure continued 
use of the property and retain its historic 
significance. For example, a simplified cornice 
element may be installed on a commercial 
storefront, in lieu of reconstructing the 
original design, with the intent that an accurate 
reconstruction would occur later.

1.1 Plan inter im improvements to 
reta in oppor tunit ies for future 
rehabi l i tat ion work that wi l l 
enhance the integr it y of  a h istor ic 
proper t y. 

 › Preserve key character-defining features 
while making interim improvements. 

 › Avoid interim improvements that would 
preclude opportunities for more extensive 
rehabilitation in the future. 

Figure 8. A historic building 
prior to its remodel.

Figure 9. Interim improvements to the building 
included removing the canopy, providing a new 
sign and painting the stucco covering.

Figure 10. A later rehabilitation effort included 
removing the stucco, reconstructing the cornice 
and installing a new storefront.
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Secretary of the Interior’s Standards for Rehabilitation

The Secretary of the Interior’s Standards for the Rehabilitation of Historic Buildings are general 
rehabilitation guidelines established by the National Park Service. These standards are policies that 
serve as a basis for the design guidelines presented in this document. The Secretary’s Standards 
state that: 

1. A property will be used as it was historically or be given a new use that requires minimal 
change to its distinctive materials, features, spaces and spatial relationships.

2. The historic character of a property will be retained and preserved. The removal of distinctive 
materials or alteration of features, spaces and spatial relationships that characterize a property 
will be avoided.

3. Each property will be recognized as a physical record of its time, place and use. Changes that 
create a false sense of historical development, such as adding conjectural features or elements 
from other historic properties, will not be undertaken.

4. Changes to a property that have acquired historic significance in their own right will be 
retained and preserved.

5. Distinctive materials, features, finishes and construction techniques or examples of 
craftsmanship that characterize a property will be preserved.

6. Deteriorated historic features will be repaired rather than replaced. Where the severity of 
deterioration requires replacement of a distinctive feature, the new feature will match the old 
in design, color, texture and, where possible, materials. Replacement of missing features will be 
substantiated by documentary and physical evidence.

7. Chemical or physical treatments, if appropriate, will be undertaken using the gentlest means 
possible. Treatments that cause damage to historic materials will not be used.

8. Archaeological resources will be protected and preserved in place. If such resources must be 
disturbed, mitigation measures will be undertaken.

9. New additions, exterior alterations or related new construction will not destroy historic 
materials, features and spatial relationships that characterize the property. The new work will 
be differentiated from the old and will be compatible with the historic materials, features, size, 
scale and proportion, and massing to protect the integrity of the property and its environment.

10. New additions and adjacent or related new construction will be undertaken in such a manner 
that, if removed in the future, the essential form and integrity of the historic property and its 
environment would be unimpaired. 158
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This chapter provides site and building design 
guidelines for all projects in the Downtown 
District. It covers a variety of topics that may 
arise in rehabilitation projects, new building 
designs and site improvements including the 
placement of a building, designing service areas 
and outdoor areas. 

Site Design Guidelines
This section provides site design guidelines for 
historic properties and new construction projects 
in the Downtown District. Site planning involves 
any work not directly related to a primary or 
ancillary structure on a site. Important site 
considerations include view corridors, building 
location, vehicular considerations, landscape, 
outdoor areas and service areas, for example.

VIEWS AND VIEW CORRIDORS 
Views from public rights-of-way to natural 
features should be maintained and considered 
when locating a new building. The location of a 
building on a site, in addition to its scale, height 
and massing, can impact views from adjacent 
public spaces, including streets, sidewalks, 
intersections, trails and parks. Development 
projects should preserve noteworthy views, such 
as views down the many streets that terminate 
at the water. The view corridor down First Street 
is a prime example of an important view to 
preserve. In addition, the vista points along the 
water’s edge should also be preserved. Refer to 
Figure 13 for key view corridors, vista points and 
open spaces to maintain.

2 .1 Preser ve v iews from the publ ic 
way to natura l  features and v ista 
points .

a. Do not block a view corridor or vista point 
from the public right of way.

Figure 11.  Preserve views from the public way to natural features 
and vista points.

Figure 12.  Do not block a view corridor or vista point from the 
public right of way.
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Figure 13.  This map identifies views, vistas and open spaces in the 
Benicia Downtown Historic District using the symbols shown above. 
Accurate boundaries of the Downtown District are shown on page 5.
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PARKS
Parks are key features of the district, including 
the Capital grounds, St. Paul’s Square, City 
Park and much of the Benicia waterfront. 
Many of these spaces have strong historical 
associations. Improvements to parks and trails 
should contribute to the District and should 
be preserved. Future improvements to bicycle 
and pedestrian connections to and through the 
historic district will support the commercial and 
public nature of Benicia’s historic downtown, and 
improve access to the Carquinez Strait.

2 .2 Mainta in h istor ic open spaces . 

a. Refer to Figure 13 for key open spaces that 
should be maintained.

2 . 3 Des ign improvements to parks 
to preser ve the character of  the 
space and the v iews to and from 
the space .

LOT SPLITS AND PARCEL ORIENTATION 
While the historic district is generally “built 
out” with little vacant land, property owners of 
oversized lots may seek to split the lot where 
permitted by the underlying zoning. In doing so, 
a parcel should orient in the direction that is 
consistent with the predominant block pattern 
where it is located. Parcels should also be split 
into rectangles rather than in a jogging fashion. 

2 .4 When sp l i t t ing a lot at the 
end of  a b lock ,  or ient the 
result ing parcels  to match the 
predominant or ientat ion of  the 
lots on the end of  the b lock . 

2 . 5 When sp l i t t ing a lot on the 
inter ior of  a b lock ,  or ient each 
of  the result ing parcels  to the 
pr imar y street . 

2 .6 When sp l i t t ing a lot ,  d iv ide 
i t  into rectangles rather than 
jogging the parcel  l ine .

2 .7 When eva luat ing a lot sp l i t , 
cons ider the future v isua l 
impacts of  bui ld ing bulk and 
p lacement on adjoining histor ic 
structures and preva i l ing 
development pat terns .

Figure 14.  Maintain historic open spaces, such as City Park 
(top photo) and the Benicia Capitol State Historic Park (bottom 
photo). 

Figure 15.  Design improvements to parks to preserve the 
character of the space and the views to and from the space. 164
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TOPOGRAPHY
Site work should be planned to protect the 
existing topography on First Street and the 
residential neighborhoods. This section is 
provided to address residential and commercial 
rehabilitation and infill projects and does not 
apply to the Waterfront Park Plan improvements.  

2 .8 Mainta in h istor ic topographic 
features of  a s i te . 

a. Cut and fill grading techniques are to be 
avoided. 

b. Minor changes in grade that will improve site 
drainage or that will direct moisture away 
from a structure are appropriate. 

c. Minor changes in grade for the purpose 
of site or landscape improvements or 
restoration are appropriate.

d. Avoid a change in grade that would alter the 
visual relationship of historic buildings to the 
site.

e. Avoid a change in grade that would have 
an adverse effect on the site’s structures 
or neighboring structures through the 
redirection of moisture or stormwater.

2 .9 Des ign a new bui ld ing foundat ion 
to conform to the exist ing 
topography. 

a. Divide large grade changes into a series of 
benches or terraces, when necessary. Step 
the foundation of a building to follow site 
contours, when feasible.

b. Where stepping a foundation is not possible, 
disguise the cut with building placement and/
or building walls, and provide a landscape 
buffer system at the top of the cut.  

Figure 16.  Maintain historic topographic features of a site. 
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Cultural Resources in Benicia

Benicia has served as home to various populations, including Native American groups who pre-dated the Spanish 
settlers.  The Native American history of Benicia is largely archaeological and, where it remains, is located beneath 
the developed community.  Resources may be encountered during excavation activities in areas near the shoreline 
and in proximity to sources of water, such as seep springs or one of many creeks that formerly ran through Benicia.  
Benicia respects its history, including Native American history, and values preservation of cultural resources. 

Cultural resources include archaeological, historic, cultural, ethnographic, and museum objects. It is best to identify 
potential cultural sites as early in the planning process for a project as possible. Early identification of a site is 
advantageous to the applicant because mitigation measures can be built into the project proposal. California law 
prohibits disinterring, disturbing, or removing human remains from any location other than a dedicated cemetery. If 
cultural resources are identified during construction or development, the following steps should be taken:

 - Stop work. Do not disturb any remains or other cultural resources.

 - Contact the County Coroner (707) 784-7500 

 - Notify the Native American Heritage Commission

 - Contact the Benicia Planning Division at (707) 746-4280

 - Recommend contacting a qualified archaeologist

Native American Heritage Commission (NAHC) 

The Commission is charged with the duty of preserving and ensuring accessibility of sacred sites and burials, the 
disposition of Native American human remains and burial items, maintain an inventory of Native American sacred 
sites located on public lands, and review current administrative and statutory protections related to these sacred 
sites.

CHAPTER 1.75. Native American Historical, Cultural, and Sacred Sites [5097.9 - 5097.991]

CHAPTER 2. General Provisions [7050.5 - 7055]
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SURFACE PARKING AND ACCESS
The visual impact of surface parking and access to 
parking shall be minimized. On-site parking must 
be subordinate to other uses. 

2 .10 Minimize the v isua l  impact of 
sur face park ing. 

a. Locating a surface parking area along First 
Street is prohibited. 

b. Locate a parking area at the rear or to the 
interior of the block along First Street. This 
is especially important on corner properties. 
Corner properties are generally more 
visible than interior lots, serve as landmarks 
and provide a sense of enclosure to an 
intersection. 

c. Locate a new parking area to the side or the 
rear of a residential building. It should be 
located off an alley where one is present. If 
it is located to the side, it shall be located 
behind the front façade and not in the front 
yard.

2 .11 Des ign vehicular access to a 
sur face park ing area to occur 
from an a l ley or secondar y 
street . 

a. Where an alley is present, vehicular access 
should be provided from the alley. New 
driveway curb cuts should not be introduced 
on the street frontage.  

b. Vehicular access from a public street may 

New 
Building

First S
treet

Aligned Façad
es

Rear Parking

Figure 17.  Locate a parking area at the rear or to the interior of 
the block along First Street. 

Figure 18.  Locate a new parking area to the side or the rear of a 
residential building.

be considered where primary parking 
lot access from an alley would result 
in disproportionate vehicular impacts 
to adjoining single family uses and to 
pedestrians on First Street.

2 .12 Des ign vehicular access to 
commercia l  park ing areas to 
minimize pedestr ian /vehicular 
conf l icts . 

a. Vehicular access from properties along First 
Street is prohibited.

b. In a commercial setting, limit the number of 
vehicular access points on a block, where 
possible.

c. The width of a vehicular access point should 
not exceed the standard established by 
zoning, as oversized driveways may result in 
increased traffic hazards.

2 .13 Provide a v isua l  buf fer around 
sur face park ing lots . 

a. A surface parking lot that adjoins residential 
areas or public streets should be screened 
on all sides by a minimum three foot hedge, 
fence or low wall.

b. Landscape materials should be primarily 
evergreen to provide year-round screening. 

c. Materials for fences or low walls must be 
compatible with those of nearby buildings.
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2 .15 Incorporate s ite features 
in outdoor spaces that are 
in keeping with the histor ic 
character of  inst itut iona l 
proper t ies . 

a. Signage and similar improvements should be 
subordinate to the setting and prominence 
of the landmark.

b. New site features should not interrupt a 
historic landscape plan. 

Outdoor Areas
Outdoor areas occur as accents along the 
street in several conditions: as a front yard in 
a residential setting, as an outdoor dining area, 
a small plaza or as a forecourt in a commercial 
setting. The character and setting of the site or a 
historic building will influence the form, location 
or appropriateness of such a space. These shall 
be integrated with the design of the site and the 
building. Where feasible, outdoor areas should be 
anticipated in the design of new construction or 
rehabilitation and provide a transition between 
the public and private realm. Where a public 
outdoor area is present, it should be designed to 
be active and inviting to pedestrians.

SMALL PLAZAS AND COURTYARDS IN 
COMMERCIAL SETTINGS
Small plazas and courtyards may be considered in 
commercial settings and for institutional buildings. 
However, within the heart of First Street, where 
the greatest concentration of storefronts align, 
creating numerous gaps in the street wall is 
discouraged. 

2 .14 Des ign a smal l  p laza or 
cour t yard to inc lude features to 
promote and enhance it s  use . 

a. The space should be directly accessible to 
the public way. 

b. The space must have at least one of the 
following: 

 - Street furniture or seating areas

 - Public art

 - Historical/interpretive marker 

 - Trees/landscaping

Figure 19.  Design a small plaza to be directly accessible from the 
public way. 

Figure 20.  The combination of a small patio and lawn is 
appropriate for an adaptive reuse project in a commercial area.
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TERRACES, PATIOS AND DECK SPACE 
IN COMMERCIAL SETTINGS
Improvements that provide areas for active 
outdoor use (i.e., dining) are welcomed 
amenities, but they must be in character with 
the commercial setting. They should be visually 
subordinate to the individual building as well as 
the street in general, and should avoid negative 
impacts on adjoining properties. 

2 .16 Locate and des ign an outdoor 
d ining area to be funct iona l ,  to 
minimize negat ive impacts on 
the streetscape and to encourage 
l ive ly,  act ive spaces . 

a. Set back a rooftop deck from the 
building façade so that structural framing, 
serving stations and other fixed building 
components are not visible from the street.

b. Design a new dining area to provide 
a functional outdoor space. Specific 
dimensions of an outdoor dining area will 
vary case by case; however, the design of 
outdoor dining areas for new construction 
should typically range between 7’ and 11’ 
minimum depth to provide adequate space 
for furniture and circulation.

c. Design a new dining area to drain.

2 .17 Des ign a ra i l ing that surrounds 
an outdoor space to be s imple in 
des ign . 

a. Simple metal work is most appropriate. 
Heavy ornate metal, plastic or wood is 
inappropriate. 

b. Design a railing to be mostly transparent so 
that the building fabric is visible. 

Figure 21.  Set back a rooftop deck from the building façade so 
that it is not visible from the street. 

Figure 22.  Locate and design an outdoor dining area to be 
functional, to minimize negative impacts on the streetscape and 
to encourage lively, active spaces.

Figure 23.   Design a railing that surrounds an outdoor space to 
be simple in design.

Figure 24.  The City of Benicia may consider the use of parklets to 
accommodate outdoor gatherings including dining areas.

Parklets

The City of Benicia may consider the use of 
parklets to accommodate outdoor gatherings 
including dining areas.
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and to the context. The balusters of a new fence 
should also step with the topography of a site so 
that the fence maintains its height, rather than 
creating a fence that is 4’ at one end and 10’ at 
the other. A few historic hitching posts are also 
found within the district. They contribute to the 
historic integrity of the property and should be 
preserved. 

2 .18 Preser ve or ig ina l  fences , 
reta in ing wa l l s  and hitching 
posts . 

a. Maintain any distinctive details and 
protective finishes.

b. When necessary, use a replacement material 
that matches the original in color, texture, 
size and finish. 

c. Replace only those portions that are 
deteriorated beyond repair. 

d. If repointing is necessary, use a mortar mix 
that is similar to that used historically and 
apply it in a joint design that matches the 
original. 

e. Do not paint a masonry wall, including cast 
in place concrete retaining walls. 

f. Do not increase the height of a retaining 
wall or fence.

g. Avoid damaging or removing historic 
materials.

h. Where a consistent type of retaining wall 
extends across multiple frontages along a 
block, retain a consistent alignment, height 
and general appearance for any new or 
replacement sections.

Other Design Topics
This section provides design guidelines for 
additional topics that are relevant throughout 
the Downtown District. These include the 
importance of key site features, building and site 
lighting, street trees and public art. 

FENCES, SITE WALLS, RETAINING 
WALLS AND HITCHING POSTS 
Retaining walls, fences and site walls are found 
throughout the Downtown District, and are often 
associated with residential contexts. Cast in place 
concrete retaining walls are typical features on 
some blocks in the historic district where the 
primary structures are elevated from the street. 
Site walls that define a property or act as the 
base of a fence are also traditional residential 
features. Historic site and retaining walls are 
character-defining features that help establish a 
sense of visual continuity along the block, and 
should be preserved. Where new retaining or site 
walls are installed, they should complement the 
traditional walls in the Downtown District and 
consider the building design. 

Front yard fences also occur in some areas. 
Traditionally, these fences were relatively low in 
height and had a “transparent” character that 
allowed views into yards, providing interest to 
pedestrians. Where they already exist, traditional 
fences should be maintained on a site. A new or 
replacement front yard fence should be similar 
in character with those used traditionally in the 
neighborhood. In addition, fences should relate 
in character to the principal structure on the lot 

Figure 25.  Do not paint a masonry wall, including cast in place 
concrete retaining walls.

Figure 26.  Preserve original fences, retaining walls and hitching 
posts.
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2 .20 Minimize the v isua l  impacts of  a 
pr ivacy fence . 

a. Locate a privacy fence on minimally visible 
side and rear property lines only. It is 
inappropriate to locate a privacy fence in the 
front yard.

b. Privacy fences should be set back 
significantly from the front façade.

c. Consider removing inappropriate chain link 
or privacy fences when visible from the 
street. 

d. Planting of windbreaks or hedgerows to 
function as a privacy “fence” in front may 
be considered, where adequate historic 
documentation exists.

e. Privacy fences and hedgerows should step 
with the topography of the site and should 
not exceed six (6) feet in height.

2 .21 Des ign a new s ite or reta ining 
wa l l  to be compat ib le with the 
architectura l  s t y le of  the house 
and exist ing wa l l s  in the d istr ict . 

a. Design a wall to be similar in scale and 
materials to that seen historically. 

b. When building a solid wall, use a finish 
and material that is similar in texture, 
mass and durability to historic walls in the 
neighborhood. 

c. Construct a new retaining wall of dressed 
stone, field stone, or textured or split faced 
concrete block or poured concrete designed 
to resemble stone.

d. Do not use railroad ties, rough-cut concrete 
block or standard concrete block. 

e. Plain or rough textured poured concrete 
walls higher than 12 inches or plain cinder 
block masonry unit walls are inappropriate.

2 .19 Des ign a new fence in the front 
yard to be compat ib le with 
the character of  the histor ic 
proper t y. 

a. Design a fence along a front or corner side 
property line to be of a simple open picket, 
wrought iron or similar “transparent” style 
not exceeding three (3) feet in height.

b. Contemporary interpretations of a 
traditional fence should be compatible with 
the historic context. 

c. The finished side of a fence shall face the 
public way. 

d. Design a new fence to step with the 
topography of the site.

e. Do not use chain link, unfinished pressure 
treated wood, horizontal board, split rails, 
plastic, concrete block or other solid 
masonry. 

f. Note that using no fencing at all in the front 
yard in a residential setting is often the most 
appropriate approach.

Figure 27.  Preserve original fences, retaining walls and hitching 
posts.

Figure 28.  Contemporary interpretations of a traditional fence 
should be compatible with the historic context. 

Figure 29. Design a new fence to step with the topography of the 
site.
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SITE LIGHTING 
Light spill onto adjacent properties and into the 
night sky should be minimized. The light level at 
the property line is a key design consideration. 
This is affected by the number of fixtures, their 
mounting height and the intensity of light emitted 
per fixture. It is also affected by the screening and 
design of the fixture. 

2 .22 Use shie lded and focused l ight 
sources to prevent g lare . 

a. Incorporate cut-off shields on light fixtures 
to direct light downward. 

b. Commercial building lights should be 
downward directed and shielded.  Light 
should not be permitted to spill onto the 
adjacent right of way or emit glare into 
upstairs residential units. Light towers, 
search lights, and similar types of temporary 
or permanent fixtures are discouraged.

2 .23 Light f ixtures should be in 
character with the set t ing. 

a. Fixtures should be compatible with 
architectural and site design elements.

b. Freestanding light poles are discouraged.

BUILDING LIGHTING 
The character and level of lighting that is used 
on a building is of special concern. Traditionally, 
exterior lights were simple in character and were 
used to highlight signs, entrances, and first floor 
details. Most fixtures had incandescent lamps that 
cast a color similar to daylight, were relatively 
low intensity and were shielded with simple 
shade devices. Although new lamp types may be 
considered, the overall effect of modest, focused, 
building light should be continued. 

When installing architectural lighting on a historic 
building, use existing documentation as a basis for 
the new design. If no documentation exists, use 
a compatible light fixture. Building lighting should 
be installed in a manner so as not to damage 
the historic fabric of the building and should be 
reversible. 

2 .24 Use l ight ing to accent bui ld ing 
entrances and s igns . 

a. Locate and direct building lighting to 
illuminate architectural features such as 
primary building entrances. 

2 .25 Minimize the v isua l  impacts of 
architectura l  l ight ing. 

a. Use exterior light sources with a low level 
of luminescence. 

b. Use lighting fixtures that are appropriate to 
the building and its surroundings in terms of 
style, scale and intensity of illumination.

c. Avoid “uplighting” a building façade or 
outlining the frame or roof of a building.  

d. Mount wall fixtures on the first floor, 
approximately eight (8) feet above grade.

2 .26 Use shie lded and focused l ight 
sources to prevent g lare .

a. Provide shielded and focused light sources 
that direct light. Wall pack and flood 
lighting that emits light in all directions is 
discouraged.

b. Shield lighting associated with service areas, 
parking lots and parking structures. Lenses 
should be recessed within the fixture; sag, 
convex and drop lenses are discouraged. 

c. Appropriate building lighting includes 
indirect concealed lighting appropriate to 
the architectural character and function of 
the building

Figure 30.  Locate and direct building lighting to illuminate 
architectural features such as primary building entrances.
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Figure 31.  In many parts of the Downtown District, street trees 
in the public right-of-way are a defining feature of a streetscape.

Figure 32.  Do not damage or remove street trees in the public 
right-of-way.

STREET TREES
In many parts of the Downtown District, street 
trees in the public right-of-way are a defining 
feature of a streetscape. Street trees enhance the 
established character of the neighborhood and 
can help to establish the unique “look” of a place.

2 .27 Do not damage or remove street 
t rees in the publ ic  r ight- of -way.

a. Existing street trees should not be removed 
or altered except as provided in Chapter 
12.24 of the Benicia Municipal Code.
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SERVICE AREAS
Service areas should be visually unobtrusive and 
should be integrated with the design of the site 
and the building. 

2 .28 Minimize the v isua l  impact of  a 
ser v ice area .

a. Screen a service area with a wall, fence or 
planting. 

b. Locate refuse containers for commercial and 
institutional uses within a solid masonry or 
wood enclosure.  

c. Design a service area screen to be in 
character with the building and the site it 
serves.

2 .29 Locate a ser v ice entrance ,  waste 
d isposa l  area or other s imi lar 
use away from street frontages 
and shorel ine paths . 

a. Locate service and refuse areas to the rear 
of a property when feasible. 

b. Refuse disposal and storage areas are not 
permitted along a public street frontage.

c. Locate areas for outdoor storage, truck 
parking and loading, trash collection or 
compaction, or other such uses to avoid 
visibility from abutting streets, waterfront, 
parks and interference with the pedestrian 
environment. 

2 . 30 Pos it ion ser v ice areas to 
minimize conf l icts  with adjoining 
uses . 

a. Minimize noise impacts by locating sources 
of offensive sounds away from other uses. 

b. Provide for alley access to service areas, 
when feasible. 

c. Refuse enclosures should not adjoin a single 
family property line.

Figure 33.  Screen a service area with a wall, fence or planting. 

Figure 34.  Locate a service entrance, waste disposal area or 
other similar use away from street frontages and shoreline paths. 

Figure 35.  Position service areas to minimize conflicts with 
adjoining uses. 174
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STRUCTURED PARKING
Structured parking is sometimes necessary to 
include in a commercial area to accommodate 
employees and visitors. Where structured parking 
is included, it should not be accessed or visible 
from First Street. The ground level of a structured 
parking facility should be designed to activate the 
pedestrian realm, and upper levels of the parking 
facility should be screened. 

2 . 31 Locate a park ing structure to be 
accessed from an a l ley or s ide 
street . 

a. Do not locate a new parking structure to be 
accessed from First Street. 

b. Do not locate a new parking structure to 
front directly onto First Street at the ground 
level.

2 . 32 Des ign a park ing structure 
to b lend into the Downtown 
Distr ict .

a. Wrap a parking structure with an active use 
on all floors facing First Street and other 
primary streets. 

a. On secondary streets, incorporate an active 
use at the corner. 

b. Avoid locating two-story structured parking 
along First Street. 

c. Design the façade to incorporate the general 
scale, massing, rhythm and proportion of 
openings and materials seen in historic 
commercial buildings. Refer to Chapter 
4: Guidelines for New Construction and 
Non-Contributing Structures for more 
information. 

2 . 33 Des ign a park ing structure 
to enhance wa lkabi l i t y and 
minimize the v is ib i l i t y of  cars . 

a. Avoid long blank walls on secondary streets 
by utilizing at least one of the following 
screening methods: 

 - An architectural screen that reflects 
window patterns along the street 
and that utilizes materials that are 
compatible

 - A “living wall” that provides greenery on 
multiple sides of the structure

 - Architectural paneling that creates visual 
interest that is compatible with materials 
used on adjacent buildings

 - Wall art that provides visual interest

 - Utilize materials that provide interesting 
details to avoid presenting a “back side” 
to neighborhood properties and the 
street.

 

Figure 36.  Wrap a parking structure with an active use on all 
floors facing First Street with other primary streets. 
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Figure 38.  Awnings helped to regulate internal climatic conditions 
and to keep the walkway clear and covered. The awning above 
is a historic, operable awning. More information about historic 
awnings, galleries, canopies and balconies in Benicia can be found 
on page 45.

AWNINGS AND CANOPIES  
Traditionally, awnings and canopies were 
noteworthy features on commercial buildings 
and their continued use is encouraged. Awnings, 
often operable, helped to regulate internal 
climatic conditions and to keep the walkway clear 
and covered.  Canopies did not appear in early 
Benicia, but they are appropriate today since the 
roof feature is a close cousin to the traditional 
gallery. The exception is the support system. The 
design guidelines that follow provide information 
about awnings and canopies; information about 
signs on awnings and canopies is provided in 
Chapter 6. 

2 . 34 Des ign an awning or canopy to be 
in character and propor t ion to 
the bui ld ing. 

a. Design an awning or canopy to fit in the 
opening it covers. 

b. Choose colors that are compatible with the 
façade. Solid colors are encouraged. 

c. Awnings and canopies should not hide a 
building façade, distort its proportions, or 
cover architectural features. 

d. Choose a simple shape. A shed shape is 
preferred. Avoid mansard or arch-shaped 
forms.

e. Design an awning or canopy to remain a 
subordinate feature on the façade. 

f. Do not internally illuminate or backlight an 
awning. 

g. Plastic and vinyl awnings are disallowed. 
Metal awnings are discouraged.

h. The support system for a canopy should be 
simple in design.

i. Select awnings that are complementary to 
the style and color of adjacent storefronts, 
particularly on a single building with multiple 
storefronts.

2 . 35 Minimize damage to histor ic 
mater ia ls  when mount ing 
canopies and awnings . 

a. Avoid anchoring directly into architectural 
details, when feasible. 

2 . 36 Insta l l  an operable ,  fabr ic 
awning. 

a. Install an operable awning to increase the 
energy efficiency of a building by providing 
shade in the summer months and solar 
access in the winter months. 

Figure 37.  Design an awning or canopy to be in character and 
proportion to the building. 
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BALCONIES AND GALLERIES 
Historically, balconies and recessed or projecting 
galleries were found on historic buildings. On 
some buildings, balconies were located on top of 
galleries on commercial buildings and on porches 
on top of residential buildings. New balconies 
and galleries on historic buildings are appropriate 
where historic evidence of an original exists 
(reconstruction). Galleries and balconies on non-
contributing buildings and on new buildings are 
appropriate, but should be designed in scale with 
the building and consider the context along the 
block.

2 . 37 Preser ve or ig ina l  ba lconies and 
ga l ler ies where they exist  on 
histor ic bui ld ings .

2 . 38 Repair an or ig ina l  ba lcony where 
poss ib le . 

a. Use a material that matches the original 
materials in profile, shape and appearance. 

b. Choose a material that has proven durability 
in the Benicia climate.

2 . 39 Reconstruct a miss ing ba lcony 
or ga l ler y where ev idence of  an 
or ig ina l  ex ists . 

a. Utilize historic photographs to determine 
the location of an original balcony or gallery.

b. Design a new balcony or gallery to be a 
simplified version of the original as seen 
through historic documentation.

c. Avoid damaging or obscuring architectural 
details when attaching a balcony or gallery 
to the historic structure.

d. Do not add a gallery or balcony to the front 

of an existing historic building where historic 
evidence does not exist.

e. When reconstructing a missing gallery, 
ensure that adequate walk space is provided 
on the sidewalk. 

f. Coordination with the Department of 
Public Works is required for galleries that 
overhang a right-of-way.

2 .40 Locate a new ga l ler y or ba lcony 
on a non- contr ibut ing bui ld ing 
or a new bui ld ing to a l ign with 
s imi lar features a long the street .

 

2 .41 Des ign a new ga l ler y or ba lcony 
to be s imi lar to those found 
tradit iona l ly.

a. Design a new balcony or gallery to be simple 
in design.

b. Design a new gallery to reflect a similar 
height and depth to traditional galleries. 

c. Design a gallery to be continuous within 
itself.

d. Incorporate columns that are evenly spaced 
and scaled to be similar to those found 
traditionally.

e. Ensure that adequate clearance is provided 
on the public sidewalk for pedestrian travel 
and anticipate accessibility requirements for 
customers and passers-by.

2 .42 Minimize the appearance of  a 
ba lcony on a new res ident ia l 
bui ld ing. 

a. A balcony may be appropriate if modest 
in size and incorporated into a gable end 
or porch roof. The preferred location of a 
balcony is on the rear or ancillary façade of 
the home.

Figure 39.  Design a new balcony or gallery to be simple in 
design.

Figure 40.  A balcony may be appropriate if modest in size and 
incorporated into a gable end or roof porch.
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HISTORIC AWNINGS, GALLERIES, 
CANOPIES AND BALCONIES IN 
BENICIA
Historically, awnings, galleries and balconies 
were used throughout Benicia, becoming an 
important part of storefront and commercial 
building design. These features created inviting 
spaces where people could step away from 
the street into a shady, protected area or a 
second floor outdoor space. Many businesses 
incorporated awnings and utilized gallery 
spaces to increase the usable business area, 
which spilled outside. 

Awnings were typically canvas and provided 
cover, added color and provided a distinction 
between the ground floor business entrance 
and the upper floor. In addition to fixed awnings 
that were most commonly mounted above 
display windows and below transom windows 
and sign panels, some awnings in Benicia were 
retractable and could be extended when 
needed and rolled up when unnecessary.

While awnings, canopies, galleries and 
balconies provide visual interest and increased 
functionality of outdoor spaces, they can 
overwhelm a building façade and should be 
carefully designed to not overwhelm a historic 
façade. Historic photographs could also be 
examined to determine whether awnings 
or galleries were key features of a specific 
historic building. Note that new awnings will be 
subject to compliance with standards for fire 
protection and right-of-way encroachment.

Figure 41.  Historic galleries are seen along First Street. 
Awnings are also seen further down First Street projecting over 
the sidewalk.

Figure 42.  Historically, the Majestic Theater incorporated a 
canopy over its entrance. 

Figure 43.  The gallery in the foreground of the photo above 
was also used as a balcony. Other galleries are seen along First 
Street as well.

Figure 44.  Galleries and awnings were key features on many 
storefronts throughout Downtown.

Figure 45. Balconies were important features in historic 
residential and commercial buildings.
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PUBLIC ART 
Public art celebrates Benicia’s active artist 
community and is welcomed as an amenity to 
the downtown setting. It should be designed as 
an integral component of the urban environment. 
Public art must be strategically located to serve 
as an accent to a streetscape, plaza, park or other 
public area. 

2 .43 Incorporate publ ic  ar t where 
feas ib le and where appropr iate . 

a. Incorporate art that complements the 
context and character into streetscapes or 
building elements. 

b. Strategically place public art at civic facilities 
to serve as accents. 

c. Consider locating public art at gateways, 
parks, plazas and points where views 
terminate at a public space, without 
interrupting an important view corridor or 
vista. 

2 .44 Publ ic ar t should be compat ib le 
with the histor ic context . 

a. Locate public art such that the ability to 
perceive the character of historic buildings 
nearby is maintained.

b. Do not install public art in a location 
that impedes one’s ability to interpret 
the historic character of the Downtown 
District. For instance, do not install public 
art in front of the entrance to a historic 
building or in a location that interrupts a key 
view corridor.

2 .45 Locate publ ic  ar t insta l lat ions to 
enhance the urban environment . 

a. Locate new public art installations in 
strategic locations such as gateways or as 
focal points in public plazas or parks. 

b. Integrate public art within the urban 
environment, such as the Granizo tiles 
and decorative patterns in the First Street 
sidewalk.

c. Incorporate public art along the shoreline 
path and along terminated rights-of-way 
along the Carquinez Strait, where 
appropriate.

Figure 46.  Locate public art installations to enhance the urban 
environment. 

Figure 47.  Incorporate art that complements the context and 
character into streetscapes or building elements. 

Figure 48.  Incorporate public art where feasible and where 
appropriate.

Figure 49.  Locate public art installations to enhance the urban 
environment.
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MURALS
A mural is a type of public art located on the 
side or rear of a building whose content reflects 
a cultural, historic or environmental event(s) or 
subject matter from the historic district. 

2 .46 Des ign a mura l  to focus on 
content that i s  appropr iate to 
the d istr ict  and the surrounding 
context . 

a. Do not design a mural to depict a 
commercial product brand name or 
symbolic logo. 

2 .47 Des ign a mura l  to be 
incorporated as an e lement of 
the overa l l  bui ld ing des ign . 

a. Design a mural to complement the wall on 
which it is located. 

b. Do not locate or design a mural to obscure 
key character-defining features of a historic 
building.

2 .48 Locate and apply a mura l  to a 
h istor ic bui ld ing wa l l  to avoid 
damaging histor ic mater ia ls . 

a. If a masonry wall is already painted, it may 
be acceptable to provide a painted mural 
with the approval of the review authority. 

Figure 50.  Locate and apply a mural to a historic building wall to 
avoid damaging historic materials.

Figure 51.  Design a mural to focus on content that is appropriate 
to the district and the surrounding context.
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BUILDING EQUIPMENT
Externally mounted mechanical equipment, 
including junction boxes, external fire 
connections, antennas, telecommunication 
devices, cables, conduits, satellite dishes, HVAC 
equipment and fans, may affect the character of 
a property.  These should be screened from the 
public right-of-way to avoid negative impacts on 
all properties. 

2 .49 Minimize the v isua l  impacts of 
bui ld ing equipment on the publ ic 
way and the Distr ict  as a whole . 

a. Screen building equipment from view. 

b. Use low-profile or recessed mechanical 
units on rooftops and set them back from 
the building front. 

c. Locate satellite dishes and mechanical 
equipment out of public view. 

d. Do not locate equipment on a front façade. 

2 . 50 Minimize the v isua l  impacts of 
ut i l i t y l ines ,  junct ion boxes and 
s imi lar equipment .

a. Locate utility lines and junction boxes on 
secondary and tertiary walls, and group 
them together. 

b. Group utility lines in conduit, and paint 
these elements to match the existing 
background color. 

c. Locate a utility pedestal (ground mounted) 
to the rear of a building. 

Figure 52.  Minimize the visual impact of mechanical equipment. Figure 53.  Screen building equipment from view.

Utility Area

Figure 54.  Locate a utility or mechanical equipment to minimize visibility from the street. 

Mechanical 
Equipment
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COLOR
Traditionally, color schemes in the Downtown 
District were relatively muted. A single base color 
was applied to the primary wall plane. Then, one 
or two accent colors were used to highlight 
ornamental features, as well as trim around doors 
and windows. Commercial structures along First 
Street were either brick, or wood painted in a 
similar muted palette.  The traditions of using 
limited numbers of colors, typically muted, should 
be continued.  The design guidelines below do 
not specify which colors should be selected, but 
rather how they should be used. 

2 . 51 Ut i l ize color to make the façade 
“read” as a s ing le compos it ion . 

a. Using one base color for the building walls 
and another for the roof is preferred. 

b. Using one to three accent colors for trim 
elements is also preferred. 

c. Exceptions may be provided for a larger 
building that is divided into building modules. 
In this case, some difference in color may be 
appropriate.

2 . 52 Use muted colors for the base 
or background that cont inue the 
tradit iona l  color pa let te of  the 
Downtown Distr ict . 

a. Building features should be muted, while 
trim accents can either be a contrasting 
color or a harmonizing color. 

b. An accent color should not contrast so 
strongly as to not read as part of the 
composition. 

c. Use matte or low luster finishes instead of 
glossy ones. Trim may be painted a semigloss 
paint.

d. Utilize non-reflective, muted finishes. 

e. Do not use bright high-intensity colors. 

2 . 53 Bui ld ing e lements sha l l  be 
f in ished in a manner s imi lar 
to that seen tradit iona l ly.  The 
fo l lowing are recommended 
treatments : 

a. Wood siding: painted

b. Brick: unpainted, natural color 

c. Window frames and sash, doors and frame 
and storefronts: wood – painted

d. Highly reflective materials, weathered wood 
and clear finishes are prohibited on large 
surfaces. A clear finish is permitted on a 
wood entry door. 

e. Do not paint surfaces that were traditionally 
unpainted.

Figure 55.  Utilize color to make the façade “read” as a single 
composition. Using one to three accent colors for trim elements is 
preferred. 
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Figure 56.  When designing a color 
scheme, consider the entire composition: 
The back plane of the main façade is 
a major surface for which a scheme 
should be devised. A color scheme for 
the  front plane, composed of a porch in 
this case, should also be designed.

Figure 57.  Apply a base color to the main 
plane of the façade (A). Apply a primary 
trim color to window and door frames, and 
edge boards (B).

Figure 58.  Apply a color to the front porch 
plane of the façade; if a solid porch wall  
is provided instead of balusters, this color 
should match the base color. For trim, 
columns, balusters and edge boards the 
trim color is typically the same color as the 
trim on the main building plane (B). 

Two color paint scheme:

B

B

B

B

A

B

B

A
B

B

183



3

51Benicia Downtown Historic District Design Guidelines | June 15, 2018

CHAPTER 3: DESIGN GUIDELINES 
FOR HISTORIC STRUCTURES
General Preservation Principles ............................ 53

Adaptive Reuse ............................................................................. 54

Character-Defining Features of Historic 
Structures ................................................................. 55

Historic Commercial Properties ............................................... 55
Historic Residential Properties ................................................. 57
Historic Institutional Properties ............................................... 58

General Guidelines for Historic Structures .......... 59
Architectural Details .................................................................... 59
Materials and Finishes .................................................................. 60
Maintaining Historic Materials ................................................... 61
Windows ........................................................................................ 66
Doors and Entries ........................................................................ 69
Ancillary Buildings  ....................................................................... 70
Exterior Light Fixtures ................................................................ 71
Historic Roofs ............................................................................... 72
Gutters and Downspouts ........................................................... 73
Masonry Foundations .................................................................. 74
Paint ................................................................................................. 75
Accessibility.................................................................................... 76
Existing Building Additions and Alterations............................. 77

Guidelines for Historic Commercial Buildings ..... 78
Commercial Building Façades  ................................................... 78
Building Cornice ........................................................................... 80
Commercial Building Additions  ................................................ 81

Guidelines for Historic Residential Building 
Components and Sites ............................................ 83

Porches  .......................................................................................... 83
New and Raised Foundations .................................................... 85
New Residential Additions ......................................................... 86

184



CHAPTER 3: DESIGN GUIDELINES FOR 
HISTORIC STRUCTURES

Chapter 3: Design Guidelines for Historic Structures52

Page Intentionally Blank

185



CHAPTER 3: DESIGN GUIDELINES FOR 
HISTORIC STRUCTURES

53Benicia Downtown Historic District Design Guidelines | June 15, 2018

b. Do not try to change the style of a historic 
building or make it look older than its actual 
age.

c. Confusing the character by mixing features 
of different styles or periods can adversely 
affect the historic significance of the 
property.

d. In some cases, the character-defining 
features of a historic property may have 
been replaced inappropriately. These 
features should not be replaced in-kind, but 
they should be replaced with an appropriate 
replacement that is substantiated by 
pictorial evidence to avoid creating a 
misrepresentation of history. 

 

3.2 Protect and mainta in character -
def in ing features and st y l i s t ic 
e lements .

a. Character-defining features and other 
examples of skilled craftsmanship should be 
preserved. The best preservation procedure 
is to maintain historic features from the 
outset to prevent the need for repair later. 
Appropriate maintenance includes rust 
removal, caulking and repainting.

b. These features should not be removed.

c. When considering a treatment for a 
character-defining feature the method that 
requires the least intervention is preferred. 

The City seeks to preserve the historic integrity 
of historic properties in the Downtown District. 
This means employing best practices in property 
stewardship to maintain the key character-
defining features of individual historic resources. 
This chapter provides design guidelines for the 
rehabilitation of properties defined as landmark 
structures or contributors to the District. 

General Preservation Principles
The following design guidelines translate the 
general principles for historic preservation, 
especially the treatment of individual historic 
buildings and site features. These design 
principles should be considered when making 
improvements to a historic property.

3.1 Respect the indiv idua l  h istor ic 
character of  a proper t y. 

a. The basic form and materials of a building, as 
well as architectural details, are a part of the 
historic character.

For More Information: 

See web link to Preservation Brief 41: The 
Seismic Rehabilitation of Historic Buildings

https://www.nps.gov/tps/how-to-preserve/
PreservationBrief41/

Figure 59. The basic form and materials of a building, as well as 
the architectural details, are a part of the historic character.

Figure 60. Respect the individual historic character of a property.

Figure 61. Protect and maintain character-defining features and 
stylistic elements.
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ADAPTIVE REUSE
Preserving rather than replacing a building can 
significantly reduce environmental impacts. 
Re-using a building preserves the energy 
and resources invested in its construction, 
and removes the need for producing new 
construction materials. 

The best use for a historic structure is that for 
which the building was designed or a closely 
related one. Every effort should be made to 
provide a compatible use for the building, one 
that will require minimal alteration to the building 
and its site. A good adaptive reuse project retains 
the historic character of the building’s exterior 
while accommodating a new function on the 
inside. For example, converting a residential 
structure to offices is an adaptive reuse. 

It may be that in order to adapt a building to 
the proposed new use, such radical alteration 
to its significant elements would be required 
that the entire concept is inappropriate. In most 
cases, however, designs can be developed that 
respect the historic integrity of the building 
while also accommodating new functions.
The City of Benicia encourages ongoing use of 
historic buildings as a critical aspect of historic 
preservation.

3. 3 Seek new uses that are 
compat ib le with the histor ic 
character of  the proper t y.

a. The use should not adversely affect the 
historic integrity of the building. 

b. The use should not alter character-defining 
features of the structure. 

c. The use may help to interpret how the 
building was used historically. Changes in use 
requiring the least alteration to significant 
elements are preferred. In most cases 
designs can be developed that respect the 
historic integrity of the building while also 
accommodating new uses.

3.4 Choose a new use that requires 
minimal change to the exist ing 
structure when feas ib le . 

a. When a more significant change in use is 
necessary to keep the building in active 
service, those uses that require the least 
alteration to significant elements are 
preferred. 

b. Where a larger alteration is needed in order 
to accommodate a new use and to keep the 
building in active service, design the changes 
to respect the historic integrity of the 
building. 

Figure 62. Choose a new use that requires minimal change to 
the existing structure when feasible. This gallery utilized the open 
floor plans, entrances, plaza space and lighting of the original 
buildings. 
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Character-Defining Features of 
Historic Structures
This section provides specific guidance for 
historic building types and identifies character-
defining features that should be maintained. These 
guidelines should be followed in addition to the 
guidelines beginning in the “Architectural Details” 
section on page 59. 

HISTORIC COMMERCIAL PROPERTIES
Many building fronts along First Street in Benicia’s 
downtown have commercial building components, 
such as storefronts, that should be preserved. 
The repetition of these character-defining 
features creates a visual unity at the street level 
that defines the historic use of the buildings 
and encourages patrons to explore the business 

district. These features should not be altered, 
obscured or removed. 

3. 5 Preser ve these character -
def in ing features on a 
commercia l  bui ld ing front :

a. Cornice: A decorative band at the top of the 
building

b. Upper-story windows: Windows located 
above the street level, often having a vertical 
orientation

c. Lintel or mid-belt cornice: A decorative 
band at the top of the first floor

d. Sign band/Lintel: A flat band running above 
the transoms to allow for the placement of 
signs

e. Storefront: A composition of the following 
features:

 - Transom: The upper portion of the 

storefront system, separated by a 
frame. Consider providing light pockets 
or opaque spandrel glass at historic 
transom window locations when 
mechanical/structural systems make 
it infeasible to fully open the transom 
window.

 - Display windows: The main portion of 
glass, often located within the storefront 
system, where goods and services are 
displayed. In Benicia, display windows 
also appear as ganged and individual 
windows placed within the building 
façade.

 - Entry: Usually set back from the 
sidewalk in a protected recess, also 
sometimes a part of a storefront system; 
in Benicia, entries for corner buildings 
may be set at an angle to the corner.

 - Kickplate: Found beneath the display 
window within the storefront system

 - Architectural details: Trim, moldings, 
etc. (sometimes with stylistic influence)

Upper story windows

Cornice

Display window
Recessed entry 

Kickplate

Sign Band/Lintel
Transom

CHARACTER-DEFINING FEATURES OF A COMMERCIAL FAÇADE

The following illustration represents some, but not all, of the typical character-defining elements 
of commercial building façades. See the Architectural Styles section in the Appendix to identify key 
features of other commercial façade styles.

Figure 63. Historic Benicia commercial building fronts ca. 1910.
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harmful effects of weathering and to define 
key architectural features. Over the years, 
paint can peel and moisture, insects and lack 
of maintenance can all contribute to the 
deterioration of the wood. Maintaining wooden 
storefronts and their character-defining features 
is key to preserving the character of the District.

Masonry Commercial Façades

Benicia also has a variety of masonry storefronts, 
including brick and stucco. While these 
storefronts can deteriorate over time, proper 
maintenance, rehabilitation and removal of 
inappropriate surface coatings will help restore 
the visual and physical integrity of the storefront.

3.6 Preser ve these character -
def in ing features on a 
commercia l  bui ld ing façade with 
a s loped roof :

a. Roof shape: Gable or hipped roof

b. Upper-story windows: Windows located 
above the street level, often having a vertical 
orientation

c. Display windows: Windows at the street 
level where goods and services are 
displayed. These typically appear as ganged 
and/or individual windows placed within the 
building façade.

d. Entry: Slightly recessed from the sidewalk

CHARACTER-DEFINING FEATURES OF A COMMERCIAL FAÇADE- GABLE ROOF

The following illustration represents some, but not all, of the typical character-defining elements 
of commercial building façades. See the Architectural Styles section in the Appendix to identify key 
features of other commercial façade styles.

Structure detailing
Gable Roof

Display window
Entry 

Eave

Upper story windows

Entry overhang

COMMERCIAL FAÇADE
A commercial façade is a key feature of a historic 
commercial building and should be preserved. 
Key elements of a commercial façade are noted 
in the figure on page 55. While façades in Benicia 
are composed of a variety of materials, the 
key features remain consistent and should be 
preserved and reconstructed, where feasible. 
Archival materials, such as historic photos and 
building plans, can be helpful in understanding the 
key elements of the storefront. Design guidelines 
for maintaining the features of commercial 
building façades are provided on pages 78 and 79. 

Wooden Commercial Façades

Wooden storefronts are common in Benicia. 
Typically, they were painted to deter the 

Figure 64. Wooden storefronts, such as the above, are 
common in Benicia, especially along First Street.
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HISTORIC RESIDENTIAL PROPERTIES
Many residential buildings in the Downtown District have similar character-defining features (porches, 
windows, entry doors, etc.); however, they represent a variety of building styles. Despite the range of 
styles and time periods represented in the district, the repetition of these features creates a visual unity 
at the street level that should be preserved. These features should not be altered, obscured or removed. 
The preservation of a residential façade also will help maintain a pedestrian-friendly environment.

3.7 Preser ve these character -
def in ing features on a t radit iona l 
res ident ia l  front :  

a. Building and roof orientation: Orientation of 
building and roof in respect to the street

b. Roof form: Gable, hipped or flat roof

c. Chimney: Structural component projecting 
vertically beyond roof 

d. Exposed rafters: Structural component at 
eaves 

e. Attic window or vent: An opening in a gable 
end 

Eave

Roof, often gable or hipped 

Front door
Baluster

Porch
Column

Double-hung window

CHARACTER-DEFINING FEATURES OF A RESIDENTIAL FAÇADE

f. Eaves: Portion of the roof that overhangs 
the vertical walls

g. Porch: A one-story covered, unenclosed or 
partially enclosed entry element

h. Front door: The primary entrance into the 
building

i. Window: An opening in the walls

j. Dormer: A window that projects vertically 
from the roof or wall

k. Architectural details: Trim, moldings, etc. 
(sometimes with stylistic influence)

l. Foundation: lowest portion of building wall

The following illustration represents some, but not all, of the typical character-defining elements of 
residential façades. 

Chimney

Foundation

Figure 65. Preserve character-defining features on a traditional 
residential front. In addition to preserving the building and roof 
form and orientation, the architectural details of the building 
above including the eaves and trim should be preserved.

Figure 66. The porch, foundation and architectural details are all 
important character-defining features that should be preserved 
on the home shown above.
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3.8 Preser ve these character -
def in ing features on a t radit iona l 
inst itut iona l  bui ld ing : 

a. Building location and orientation: Typically 
set back from and oriented towards the 
street. The setback from the street often 
includes a plaza or landscaped area.

b. Building foundation: Often raised above the 
sidewalk level.

c. Building entry: Usually highlighted using 
architectural elements, color or form; often 
raised above the sidewalk and accessed via 
stairs.

d. Window: An opening in the walls

e. Architectural details: Trim, moldings, etc. 
(sometimes with stylistic influence)

3.9 Pr ior it ize the preser vat ion of 
character - def in ing features on 
the pr imar y and highly v is ib le 
secondar y façade . 

a. Develop a preservation plan for a historic 
building to identify maintenance priorities.

b. Consider some flexibility in the alteration 
of features on secondary and rear façades 
when funding preservation repairs for the 
entire building isn’t feasible (i.e., allowing 
compatible window replacement while 
retaining the original opening and matching 
the window profile and composition, etc.)

HISTORIC INSTITUTIONAL PROPERTIES
The Downtown District includes institutional 
buildings, such as churches and civic buildings, 
that in many cases remain in use from their 
original function. These buildings are designed to 
be prominent buildings within the community, 
and their setting and character-defining 
features should be preserved. Sometimes, 
institutional buildings are at risk of decay due 
to funding shortfalls and unique maintenance 
needs.  Therefore, a preservation plan should 
be developed for these projects to identify a 
treatment strategy. 

Figure 67. Preserve character-defining features on a traditional 
institutional building, such as: 

• Windows
• Materials 
• Steeple
• Entry
• Building Form
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3.12 Reconstruct an architectura l 
deta i l  accurate ly i f  i t  cannot be 
repa ired .

a. Use a design that is substantiated by physical 
or pictorial evidence to avoid creating a 
misrepresentation of the building’s history. 

b. Use the same kind of material as the historic 
detail. However, an alternative material may 
be considered if it:

 - Has proven durability

 - Has a size, shape, texture and finish that 
conveys the visual appearance of the 
historic feature

 - Is located in a place that is remote from 
view or direct physical contact

c. Do not add architectural details that were 
not part of the historic structure. For 
example, decorative millwork shall not be 
added to a building if it was not a historic 
feature as doing so would convey a false 
history.

d. Consult with the City of Benicia Planning 
Division prior to attempting reconstruction 
of any missing or deteriorated architectural 
details. 

General Guidelines for Historic 
Structures
ARCHITECTURAL DETAILS
Architectural details help convey the historic and 
architectural significance of historic buildings, 
such as its building style, and should be preserved. 
The method that requires least intervention is 
expected.

3.10 Mainta in s igni f icant architectura l 
deta i l s .

a. Retain and treat exterior stylistic features 
and examples of skilled craftsmanship with 
sensitivity.

b. Employ preventive measures such as rust 
removal, caulking and repainting.

c. Chimneys are important historic features 
and should be retained. When retrofitting 
a historic building to meet seismic 
requirements, minimize the negative impact 
on an original chimney, when feasible.

3.11 Replace architectura l  deta i l s 
when they cannot be repa ired . 

a. Document the location of an architectural 
detail that must be removed to be repaired 
so it may be repositioned accurately.

b. Patch, piece-in, splice, consolidate 
or otherwise upgrade deteriorated 
architectural detail using recognized 
preservation methods. 

c. Do not remove or alter distinctive 
architectural details that are in good 
condition or that can be repaired. Consult 
with the City of Benicia Planning Division 
prior to removal of any distinctive 
architectural details. Figure 68. Maintain significant architectural details.

Figure 69. Document the location of a 
historic feature that must be removed 
and repaired so it may be repositioned 
accurately.

Figure 70. Do not add features that were not part of the historic 
structure. For example, decorative millwork shall not be added to 
a building if it was not a historic feature.

For More Information: 

See web link to Preservation Brief 17: 
Architectural Character - Identifying the Visual 
Aspects of Historic Buildings as an Aid to 
Preserving Character.

http://www.nps.gov/tps/how-to-preserve/
PreservationBrief17/
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d. Do not use harsh cleaning methods, which 
can inhibit the function and/or appearance of 
the historic material, (such as sandblasting, 
which can damage its structural or visual 
integrity).

3.14 Preser ve the v is ib i l i t y of  h istor ic 
mater ia ls .

a. Consider removing later covering materials 
that have not achieved historic significance.

b. Repair historic, underlying material once a 
non-historic material is removed.

c. Do not cover or obscure historic building 
materials.

d. Do not add another layer of new material 
if a property already has a non-historic 
building material covering the historic 
material.

3.15 Repair h istor ic bui ld ing mater ia ls 
when needed.

a. Repair deteriorated building materials 
by patching, piecing-in, consolidating, or 
otherwise reinforcing the material.

b. Replace only those materials that are 
deteriorated, and beyond reasonable repair.

MATERIALS AND FINISHES
Historic building materials should be preserved 
in place whenever feasible. If the material is 
damaged, then limited replacement which 
matches the original should be considered. 
These materials should never be covered. 
Preserving original building materials and 
limiting replacement to only pieces which 
are deteriorated beyond repair reduces the 
demand for, and environmental impacts from, the 
production of new materials.

3.13 Mainta in h istor ic bui ld ing 
mater ia ls .

a. Protect historic building materials from 
deterioration.

b. Do not remove or clean historic materials 
that are in good condition.

c. Use a low pressure water wash if cleaning 
is necessary. Chemical cleaning may be 
considered if a test patch does not have a 
negative effect on the historic material.

For More Information: 

See web link to Preservation Brief 1: Assessing 
Cleaning and Water-Repellent Treatments for 
Historic Masonry Buildings

http://www.nps.gov/tps/how-to-preserve/
PreservationBrief1/

Figure 71. Do not use harsh cleaning methods, such as 
sandblasting, which can damage historic materials. 

Figure 72. Do not remove damaged materials that can be 
repaired. In this case, loose shingles may be re-secured while 
missing ones may be replaced.

Figure 73. Repair deteriorated building materials by patching, 
piecing-in, consolidating, or otherwise reinforcing the material.
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MAINTAINING HISTORIC MATERIALS
The primary historic building materials used 
in Benicia include masonry (brick, mortar, 
stone, terra cotta, stucco, concrete), wood and 
metal. Such materials should be preserved and 
rehabilitated whenever possible. Appropriate 
treatments to protect specific materials from 
deterioration include:

Masonry
a. Maintain the natural uncovered water-

protective layer (patina).

b. Do not paint (this can seal in moisture, 
which may cause extensive damage over 
time).

c. Repoint deteriorated masonry mortar joints 
with mortar that matches the strength, 
composition, color and texture of the 
original. Also, duplicate the mortar joints in 
width and profile.

d. Maintain masonry caps to insure proper 
drainage.

e. Repair damaged sections of stucco by 
removing the original and patching areas 
with stucco that match the original in color 
and texture.  The most frequent type of 
damage to stucco usually appears as cracks, 
which can allow moisture to seep into the 
wall system. 

f. Install control joints to alleviate cracking of 
stucco if no control joints exist.

3.16 Replace histor ic bui ld ing 
mater ia ls  in -k ind ,  i f  repa ir i s  not 
feas ib le .

a. Use the same material as the historic 
material to replace damaged building 
materials.

b. Replace only the amount of material that is 
beyond repair.

c. Reclaimed materials, such as salvaged siding 
boards, may be appropriate if they match 
the original material in size, form and overall 
appearance.

d. Use replacement materials that are similar 
in scale, finish and character to the historic 
material.

e. Use replacement materials with proven 
durability. 

f. In some instances, alternative materials are 
appropriate when they’re located on an 
ancillary building, on an addition, on a rear 
wall of a primary building or on a part of a 
side wall that is not visible from the street. 
(See “Using Alternative Materials on a 
Historic Building.”)

g. Do not use synthetic materials, such as 
EIFS, aluminum or vinyl, as replacements for 
primary building materials.

h. Green building materials, such as those 
made with renewable and local resources, 
may be considered for replacement 
materials where they will not impact the 
integrity of a building or its character-
defining features.

Figure 74. Patch, 
piece-in, splice, 
consolidate or 
otherwise upgrade 
deteriorated 
features using 
recognized 
preservation 
methods. 

Figure 75. Repoint deteriorated masonry mortar joints with 
mortar that matches the strength, composition, color and texture 
of the original. Also, duplicate the mortar joints in width and 
profile.

For More Information

See web link to Preservation Brief 2: Repointing 
Mortar Joints in Historic Masonry Buildings

http://www.nps.gov/tps/how-to-preserve/
PreservationBrief2/
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Wood
a. Maintain paint and other protective coatings 

to retard deterioration and ultraviolet 
damage.

b. Provide proper drainage and ventilation.

c. Use compatible paints. Some latex paints 
will not bond well to earlier oil-based paints 
without a primer coat.

Metal
a. Maintain protective coatings, such as paint, 

on exposed metals.

b. Provide proper drainage.

All Materials
a. Epoxies and resins may be considered for 

wood repair and special masonry repair 
components also may be used. 

b. Use a low pressure water wash if cleaning 
is appropriate. Chemical cleaning may be 
considered if a test patch is first reviewed 
and negative effects are not found.

c. Do not use harsh cleaning methods, such 
as sandblasting, which can damage historic 
materials, changing their appearance.

Figure 76. Replace only the amount of material that is beyond 
repair.
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Some common alternative materials for specific 
architectural features include wood, plaster, 
concrete and stucco for porch columns, forged 
black metal for railings, asphalt shingles for 
roofs and wood or fiber cement for trim. These 
examples are not an exhaustive list; other 
alternative materials may be used for these 
architectural features and other architectural 
features may also be replaced with alternative 
materials.

Alternative materials may also include materials 
used to replace historic architectural details 
such as a resin-cast cornice used in place of 
a stamped metal cornice. In other cases, an 
alternative material may be traditional when 
used for other applications, but new for the 
particular detail being considered. Using wood 
to replace an original stamped-metal cornice is 
an example.

Alternative materials may be considered by 
the city on a case-by-case basis as replacement 
materials, or for use on a new addition, or a new 
building in a historic district. The city will consider 
factors including:

Potential Impact on Historic Significance 

Removing original material diminishes the 
integrity of a historic property by reducing the 
percentage of building fabric that remains from 
the period of historic significance. Retaining 
the original material is always preferred. If this 
is not feasible, alternative materials may be 
considered. When used, an alternative material 
should convey the character of the original to the 
greatest extent feasible. This includes matching, 
to the greatest extent feasible, the detail, finish, 
dimension and profile of the original material. 

Appearance 

An alternative material should also have 
a similar profile, texture and finish as the 
original material. Some synthetic siding has an 
exaggerated, rusticated finish that is an inaccurate 
representation of original clapboard. 

USING ALTERNATIVE MATERIALS ON A HISTORIC STRUCTURE
The design guidelines sometimes refer to the use of alternative materials when replacing character-defining features and architectural details, such as 
windows, siding and molding. An alternative material is one which is different from that used originally for a specific application. Alternative materials will 
be reviewed on a case-by-case basis. Such materials may include:

 - Anodized aluminum clad 
windows and storefronts 

 - Fiber cement board siding 
(smooth finish) 

 - Non-wood replacement of 
wood columns (cast resin)

 - Other non-original materials

Figure 77. An alternative material should convey the 
character of the original to the greatest extent feasible 
(aluminum clad windows). 

Figure 78. An 
alternative material 
should have a similar 
profile, texture and 
finish of the original 
material (fiber cement 
board).
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USING ALTERNATIVE MATERIALS ON A HISTORIC STRUCTURE, CONTINUED.

Durability 

An alternative material should have proven 
durability in similar applications. While some new 
materials are very sturdy, others may degrade 
quickly and can be difficult to repair.

Location 

Up close, it is easier to identify some alternative 
materials due to differences in texture, finish and 
feel. Tapping on a hollow plastic column or fence 
does not convey the same experience as the 
original. For this reason, locations that are more 
remote are better. Similarly, use of alternative 
materials is more appropriate on non-primary 
façades. See “Which Areas Are Most Sensitive 
To Preserve” on pages 21 and 22 for more 
information.

Cost 

Some alternative materials are promoted 
because their initial costs appear to be less 
than repairing or replacing the original. When 
the other qualities of appearance and durability 
are proven, then the less expensive option may 
be appropriate. However, long-term, “life cycle” 
costs should also be weighed. Sometimes, the 
up-front saving is deceptive.

Environmental Impacts 

The potential environmental impacts of 
alternative materials should also be considered 
including impacts associated with manufacture, 
transport, installation and ability to recycle.

Interaction with Historic Building 
Materials 

Some alternative materials may interact 
negatively with historic materials. For example, 
some metals may corrode and stain original 
materials and some window and siding 
materials may expand and contract with 
temperature changes in ways that degrade 
weather-protection properties. For More Information

See web link to Preservation Brief 16: The Use of 
Substitute Materials on Historic Building Exteriors.

http://www.nps.gov/tps/how-to-preserve/
PreservationBrief16/

Figure 79. Vinyl windows are inappropriate in the Downtown 
District.
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3.17 Cover ing or ig ina l  bui ld ing 
mater ia ls  with new mater ia ls  i s 
inappropr iate . 

a. Do not use vinyl siding, aluminum siding 
or new stucco on historic buildings. Other 
imitation materials that are designed to look 
like wood or masonry siding, fabricated from 
other materials, are also inappropriate.

b. Do not add another layer of new material 
to a property that already has a non-historic 
building material covering the original, which 
would further obscure the original. 

3.18 Cons ider removing later cover ing 
mater ia ls  that have not achieved 
histor ic s igni f icance .

a. Repair the original, underlying material once 
the non-historic siding is removed. 

b. Where a structure has a stucco finish, test 
the stucco prior to removal to assure the 
original material underneath will not be 
damaged.

c. Consult with the City of Benicia Planning 
Division prior to undertaking any removal of 
covering materials, as issues such as lead or 
asbestos contamination may require special 
attention.

Figure 80. Consider removing later covering materials that have 
not achieved historic significance.

Figure 81. Repair historic, underlying material once a non-
historic material is removed.

Figure 82. Covering original building materials with new 
materials is inappropriate. 

(Before)

(After)
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WINDOWS
Historic windows are very important character-
defining features that help convey the significance 
of historic structures, and should be preserved. 
Windows are among the first features noticed 
by those passing by a building and are one of 
the most important character-defining features. 
Windows located on the primary façade of 
a house are almost always formally arranged 
in regular patterns. Original historic windows 
are usually made of wood and can be fixed, 
double hung, casement or awning type. Historic 
decorative windows including beveled, stained 
and etched glass are also found in windows and 
doors.

Windows can be repaired by re-glazing and 
patching and splicing elements such as muntins, 
the frame, sill and casing. Repair, weatherization, 
and installation of interior storm windows are 
frequently the most energy efficient, and least 
expensive, solution. In some cases, a historic 
window cannot be repaired. Where the window 
is irreparable, a new replacement window should 
match the original in design. 

3.19 Mainta in and repa ir h istor ic 
windows .

a. Retain and preserve windows in their 
original location, size, type, groupings, 
materials and design.

b. Preserve all historic window components 
including the frame, sash, panes, caming, 
muntins, mullions, glazing, sills, heads, jambs, 
moldings and operations.

c. Repair and maintain windows regularly, 
including trim, glazing putty and glass panes.

d. Repair, rather than replace, frames and 
sashes.

e. Restore altered window openings to their 
historic configuration.

f. Where a transom window opening is 
blocked, preserve the appearance of the 
window opening by incorporating an opaque 
window or a light box.

g. If necessary, install interior storm windows 
to preserve exterior appearance.

3.20 Mainta in and repa ir or ig ina l 
decorat ive windows in their 
or ig ina l  s ize ,  locat ion and des ign 
rather than replace them. 

a. Match caming profile and material on 
stained glass windows when replacement is 
necessary.

b. Match color and shape of glazing, when 
feasible.

3.21 Preser ve the pos it ion ,  number 
and arrangement of  h istor ic 
windows in a bui ld ing wa l l .

a. Do not enclose a historic window opening 
or add a new window opening on a primary 
façade. 

Figure 83. Maintain and repair original decorative windows in 
their original size, location and design, rather than replace them. 

Figure 84. Do not enclose a historic window opening or add a 
new window opening on a primary façade.

For More Information

Click the link below to read 13 Things You 
Should Know About Retrofitting Historic Windows, 
published by the National Trust for Historic 
Preservation.

https://savingplaces.org/
RetrofittingHistoricWindows 199
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Double Hung Window
(Residential, Commercial, Warehouses)

Upper Rail
Upper Sash 

Jamb
Muntin 

Glazing

Meeting Rail
Lower Sash

Lower Rail

Sill 

Trim

Storefront Window
(Commercial)

Frame 
 

Transom 
Window

Frame

Display 
Window

Sill

Trim

3.22 Replace a h istor ic window in -
k ind ,  i f  repa ir i s  not poss ib le .

a. Give special attention to matching the 
historic design and materials of windows 
located on the primary or secondary façade.

b. Factors to be considered in determining 
whether the severity of deterioration of 
windows requires replacement include 
damage, excessive weathering, loss of 
soundness or integrity of the wood, 
deterioration due to rot or insect attack, 
and cost to repair. 

c. A replacement window should match the 
original location, type, size, profile, glazing 
pattern (number of panes), true-divided 
muntins (rather than snap-in muntins), clear 
window glazing (low-e glass is preferred), 
and material of the historic window, when 
possible. 

d. Consider repurposing historic glass when 
replacing a historic window.

e. Do not use vinyl or unfinished materials as 
window replacement materials. 

f. Do not use metallic or reflective window 
glazing. 

g. Do not add non-original decorative glass to 
primary façades.

h. Alternative materials are typically only 
appropriate when they’re located on an 
ancillary building, on an addition, on a rear 
wall of a primary building, or on a part of a 
side wall that is not visible from the street. 
(See “Using Alternative Materials on a 
Historic Building,” pages 63 and 64.)

For More Information

See web link to Preservation Brief 9: The 
Repair of Historic Wooden Windows

http://www.nps.gov/tps/how-to-preserve/
PreservationBrief9/

See web link to Preservation Brief 13: The 
Repair and Thermal Upgrading of Historic Steel 
Windows

http://www.nps.gov/tps/how-to-preserve/
PreservationBrief13/ 200
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3.23 Des ign a storm window to 
minimize i t s  v isua l  impacts .

a. Install full exterior storm windows to 
provide protection and enhance energy 
efficiency. 

b. If a window did not historically have a storm 
window, consider locating a new storm 
window internally to avoid exterior visual 
impacts, when feasible.

c. Provide a storm window that is simple in 
design. Its framing components should be 
designed to match the width of the historic 
windows side, top, middle and bottom rails, 
if placed externally.

d.  It should also match the material and finish 
of the historic window.

e. Storm windows should provide a full view of 
the original window.

3.24 Restore a h istor ic window 
opening that has been a ltered , 
when feas ib le .

a. Restore a historic window opening that 
previously existed.

b. Place a new window to fit within the historic 
opening.

3.25 When necessar y,  locate and 
des ign a new window opening to 
preser ve the overa l l  rhythm and 
arrangement of  windows on a 
secondar y or rear bui ld ing wa l l .

a. Locate a new window opening to match the 
general arrangement of historic windows in 
a building wall.

b. Design a new window opening to match 
historic window proportions on the same 
façade. 

Figure 85. Provide a storm window that is simple in design. Its 
framing components should be designed to match the width of 
the historic windows side, top, middle and bottom rails, if placed 
externally.

Figure 86. Unfinished metal storm windows such as these alter 
the character of window openings, and should not be used on 
primary elevations. A metal storm window may be appropriate 
if the frame matches the proportions and profiles of the original 
window and has a painted finish.

Figure 87. Restore a historic window opening that previously 
existed.
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DOORS AND ENTRIES
Doors and door surrounds are highly visible and 
significant in defining the style and character of a 
building. It is important to keep the original style 
of entrance doors.  Most historic front doors are 
made of wood with raised or recessed panels. 
Some incorporate a high level of detail and 
ornamentation including colored, stained, beveled 
or etched glass panels. The design, materials 
and location of historic doors and entries help 
establish the significance of a historic structure 
and should be preserved. When a new door 
is needed, it should be in character with the 
building.

3.26 Mainta in and repa ir a h istor ic 
door.

a. Preserve historic and decorative features 
including door frames, sills, heads, jambs, 
moldings, detailing, transoms and flanking 
sidelights.

b. Do not alter the historic size and shape of 
an original door opening.

c. Do not change the historic locations of door 
openings on primary façades.

d. Do not add a new door opening on a 
primary façade.

e. When installing a storm door, select a full 
glass design or one with minimal structural 
dividers to retain the visibility of the historic 
door behind the storm door.

f. Repair, rather than replace door features.

3.27 Replace a h istor ic door in -k ind ,  i f 
repa ir i s  not poss ib le .

a. When replacing a historic door on a primary 
façade, use a design that is similar to the 
historic door and compatible with the 
historic building style. 

b. Replacement doors should be similar 
to the original in material, style, glazing 
(type of glass and area) and lights (pane 
configuration).  Wood is the preferred 
material for replacement doors.

c. When replacing a historic door on a 
non-primary façade, use a design that is in 
character with the historic architectural 
style, when feasible.

3.28 Locate and des ign a new door 
and entr y to preser ve the 
histor ic compos it ion .

a. If a new door opening is needed to meet 
safety codes or to enhance the use of a 
property, the door should be added at the 
rear or secondary façade of the structure 
where it is not readily visible.

b. Locate a new door to be consistent with the 
historic architectural style of the structure.

c. Design a new door or entry to match 
historic door proportions. 

Figure 88. Maintain and repair a historic door.

Figure 89.  Preserve historic and decorative features including 
door frames, sills, heads, jambs, moldings, detailing, transoms and 
flanking sidelights.
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ANCILLARY BUILDINGS 
Ancillary buildings, such as garages and 
carriage houses, were common throughout the 
Downtown District.  Garages evolved from 
carriage or coach houses, which were originally 
used to stable horses, and store buggies and 
carriages.  From the 1900s on, single-story 
garages became more prevalent as a shelter for 
storing automobiles.  Most historic garages in 
Benicia are detached structures accessed from 
the alley, although in some areas of the historic 
district, garages were built to the side of the 
building, or constructed below the first floor. 
Garages are traditionally subordinate in scale 
and character to the primary structure and this 
character should be maintained throughout 
the district. Preservation of historic garages is 
encouraged.

3.29 Mainta in or ig ina l  dr iveway access 
locat ions when feas ib le and in 
the interest of  publ ic  sa fet y.

a. Do not introduce new driveway access from 
a public street. Use the alley when feasible.

3. 30 Mainta in an or ig ina l  garage .

a. Keep historic garages and carriage houses in 
good repair, similar to the primary building 
on the lot.

b. Avoid removing a historic garage or carriage 
house, when possible.

c. Garage doors and windows may be replaced 
with alternative materials when they are 
located along the alley.

3. 31 Mainta in h istor ic garage doors 
on the front of  the bui ld ing, 
when feas ib le .

a. Preserve historic features, including frames 
and detailing.

b. Do not alter the historic size and shape of 
an original garage door opening.

c. Do not change the historic locations of 
garage door openings on primary façades.

3. 32 When replac ing a garage door 
on a h istor ic structure that faces 
the street ,  choose a door that i s 
s imple in des ign . 

a. Where a historic garage door must be 
replaced on the front of the building, use 
similar materials and a simple utilitarian 
design similar to the historic garage door. 
Note: Garage doors on the front of the 
building were typically custom openings, 
and a new garage door will likely need to be 
custom as well.

b. A new garage door should be simple in 
style and should not distract from the 
architecture of the historic building.

c. A new garage door should not swing or 
encroach on the public right-of-way.

Figure 90.  Keep historic garages and carriage houses in good 
repair, similar to the primary building on the lot.

Figure 91.  Avoid removing a historic garage or carriage house, 
when possible.

Figure 92.  Maintain an original garage.
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EXTERIOR LIGHT FIXTURES
While they are not typically character-defining 
features, freestanding light fixtures and light 
fixtures attached to a building contribute to the 
character of the property and to the safety of 
pedestrians. Light standards can be found in the 
Benicia Municipal Code; the following section 
addresses some of the qualitative aspects of light 
fixtures. 

Historic light fixtures should be maintained 
where possible. A new light fixture should 
not detract from the character of a historic 
building, or imitate a historic style. A new light 
fixture should be simple in design and should 
complement the historic character of a building. 
Further lighting design guidelines are provided 
in Chapter 2: General Design Guidelines for All 
Projects. 

Figure 93.  Maintain and repair a historic light fixture.

3. 33 Mainta in and repa ir a h istor ic 
l ight f ixture . 

a. Replace a historic light fixture in-kind, or 
provide a new fixture that is simple in design 
and compatible with the historic building, 
rather than a fixture of a different style. 

b. Choose a simple design for a new light 
fixture that doesn’t draw attention away 
from the front façade. An appropriate 
fixture is one that is recessed in the ceiling 
of a porch with a warm and low light level. 
Another option is a simple wall mounted 
light that is a contemporary interpretation 
of an older style that complements the 
building style. It should be shielded, and 
made with durable materials.

c. Faux historic fixtures are inappropriate.

d. Do not choose a light fixture that distracts 
from the architecture of the historic 
building.

Figure 94.  Faux historic fixtures are inappropriate.
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HISTORIC ROOFS
Roofs are one of the most important features 
of historic buildings. Functionally they shelter 
buildings from the weather. Visually, roof shape, 
elements, details and materials can significantly 
contribute to the appearance and architectural 
style of buildings. Many roofs in the residential 
areas of the Downtown District are hip and gable 
roofs; roofs on historic building along First Street 
and other commercial areas of the District are a 
mix of flat, hip and gable roofs. Where a similar 
roof form is seen throughout a block, a visual 
continuity is created and should be maintained. 

The slope or pitch of a roof is an important 
determinant of roof shape.  Roof pitch is a ratio 
of “rise” over “run”.  For example, a 4:12 pitch 
describes a roof that increases 4” in height (rise) 
for every 12” of horizontal run. 

The form, size, shape, pitch and materials of a 
historic roof help define the character of the 
building as it is perceived from the public way and 
should be preserved. 

3. 34 Preser ve the form, mater ia ls  and 
features of  an or ig ina l  h istor ic 
roof .

a. Maintain the perceived line and orientation 
of the roof as seen from the street. 

b. Maintain roof overhangs, such as eaves 
and soffits, because they contribute to the 
perception of the building’s historic scale.

Figure 95.  Preserve the form, materials and features of an 
original historic roof.

c. Preserve functional and decorative roof 
features, including original parapets, fascias, 
dormers, chimneys and eaves, especially 
when they are character-defining features of 
the structure.

d. Avoid altering the pitch of a historic roof. 

e. Do not cut back exposed roof rafters and 
soffits.

f. Do not remove a historic chimney. 

3. 35 Repair or ig ina l  roof mater ia ls 
and features ,  and replace only 
when necessar y.

a. Check roof flashing for open seams and look 
for breaks or holes in the roof surface.

b. If replacement is necessary, use materials 
similar in color, finish, texture and profile to 
the original. Low profile asphalt shingles, for 
example, are appropriate replacements for 
wood shingles. 

c. Replace severely deteriorated soffits, eaves 
and fascias with in-kind material to match 
profiles, shapes, and color of the original.

3. 36 Minimize the v isua l  impacts of 
roof top a lterat ions .

a. Do not build a dormer that alters the roof 
as seen from the street.

a. Do not visually overwhelm the original 
roof, particularly street-facing elevations, by 
altering the roof form, slope and materials 
(i.e. replacing asphalt shingles with tiles). 

b. Do not remove or alter sizes of historic 
dormers on street-facing elevations.

c. Do not install new roof features, such as 
dormers, roof decks, or skylights on an area 
that will be seen from a primary or high-
visibility secondary façade. 

Figure 96.  Do not install new roof features, such as dormers, 
roof decks, or skylights on an area that will be seen from a 
primary or high-visibility secondary façade. The low-profile skylight 
above is minimally visible and does not disrupt the historic roof 
form.
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GUTTERS AND DOWNSPOUTS
Gutters are used to direct water from the 
roof away from the building foundation. There 
are boxed in gutters that are interior to a 
soffit, K-style gutters and half round gutters, 
for example. Preservation of historic gutters is 
encouraged.

3. 37 Mainta in and repa ir or ig ina l 
gut ters and downspouts . 

a. Retain and repair gutters and downspouts.

3. 38 Replace gut ters and downspouts 
in -k ind ,  or provide new gut ters 
that are s imple in des ign and 
compat ib le with the histor ic 
bui ld ing. 

a. Where it is not possible to replace existing 
gutters in-kind, choose a quality metal 
gutter with a matte or non-reflective 
finish that minimizes visual impact to the 
architecture.

b. Match the size, profile, and material of 
original gutters and downspouts, when 
feasible. 

c. Do not replace built-in gutters with exposed 
gutters.

d. Do not install vinyl or PVC gutters and 
downspouts.

e. Do not use copper where it was not used 
historically.

3. 39 Locate new or replacement 
gut ters and downspouts s imi lar 
to the or ig ina l  gut ters .

a. Locate new gutters and downspouts away 
from significant architectural features on the 
primary façades of a building.

Original Residence

Dormer Additions to the Rear

Dormer Additions to the Front

Figure 97.  Maintain and repair original gutters and downspouts.

Figure 98.  Locate new gutters and downspouts away from 
significant architectural features on the primary façades of a 
building.

Figure 99.  Do not visually overwhelm the original roof, 
particularly street-facing elevations, by altering the roof form, 
slope and materials.
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MASONRY FOUNDATIONS
A historic building foundation contributes to 
the character of a historic structure and should 
be preserved and maintained. Above ground 
foundation walls are often visually distinguished 
from the main wall by a change of material.

However, it may be necessary to replace historic 
foundation walls with compatible new materials 
where the historic foundation is deteriorated 
beyond repair. (See Maintaining Historic Materials 
pages 61-65.) 

3.40 Mainta in and repa ir a h istor ic 
foundat ion .

a. Re-point historic masonry foundations to 
match the historic design.

b. Design landscaping and other site features 
to keep water from collecting near the 
foundation. 

c. Do not cover a historic foundation with 
newer siding material.

d. Do not conceal foundation windows with 
masonry, glass block or concrete block.

e. Do not install windows, window wells or an 
access door on the front façade of a historic 
foundation.

f. When retrofitting a historic building to meet 
seismic requirements, minimize negative 
impacts on the historic building, when 
feasible.

Figure 100. Maintain and repair a historic foundation.

Figure 101. Re-point historic masonry foundations to match the 
historic design.

For More Information

See web link to Preservation Brief 41: The 
Seismic Rehabilitation of Historic Buildings 

https://www.nps.gov/tps/how-to-preserve/
PreservationBrief41/
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PAINT
Historically, most wood surfaces on the exterior 
of a building were painted to protect them 
from weathering. Stucco structures also were 
sometimes painted. 

Seek professional advice when repainting a 
historic building since they often have lead 
based paint and this is a hazardous material (see 
Environmental Protection Agency (EPA) https://
www.epa.gov/lead).

3.41 Plan repa int ing careful ly.

a. Seek professional advice when planning to 
repaint a historic building or any character-
defining features.

b. Do not paint unpainted masonry.

c. Do not use destructive paint removal 
methods such as torches, sandblasting or 
water blasting which can irreversibly damage 
historic materials.

Figure 102. Plan repainting carefully. Do not use destructive paint 
removal methods such as torches, sandblasting or water blasting 
which can irreversibly damage historic materials.

For More Information

See web link to Preservation Brief 10: Exterior 
Paint Problems on Historic Woodwork

http://www.nps.gov/tps/how-to-preserve/
PreservationBrief10/
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ACCESSIBILITY
Where it applies, owners of historic properties 
should comply to the fullest extent possible 
with Americans with Disabilities Act (ADA) 
and California Title 24 provisions, while also 
preserving the integrity of the character-defining 
features of their buildings and sites. Note: 
Substantial alterations to the interior or exterior 
may trigger ADA compliance.

3.42 When adding access ib i l i t y 
features ,  such as ramps and 
handra i l s ,  minimize impacts 
on histor ic bui ld ings and the 
surrounding histor ic context .

a. Provide barrier-free access that promotes 
independence for the disabled and for 
homeowners to age in place, to the highest 
degree possible, while preserving significant 
historic features.

b. Create an accessibility solution that is 
independent from the historic building and 
does not alter its historic characteristics, 
when feasible. This will ensure that 
accessibility improvements are reversible to 
accommodate future changes in technology 
or building use.

c. If it is necessary to add a permanent ramp 
on the primary façade of a home, construct 
the ramp with wood and with a traditional 
design to match the original porch design in 
material, style and dimensions, if feasible.

d. Where original handrails were not used 
historically on a porch, consider providing 
a handrail that is subordinate. For example, 
use a simple black metal handrail.

3.43 When adding access ib i l i t y 
features to histor ic inst itut iona l 
bui ld ings ,  or other bui ld ings that 
are located on a landscape s ite , 
ensure compat ib i l i t y with the 
histor ic s i te .

a. Integrate ramps with the building’s 
architecture and landscape setting.

b. Consider providing access by gently re-
sloping a large lawn and eliminating the need 
for railings, ensuring the historic character 
of the buildings and site are not negatively 
impacted.

c. Use materials for ramps that are compatible 
with the original building materials and 
design.

d. Avoid installing re-manufactured steel ramps 
and/or other wheelchair lifts on the primary 
façade of a historic building.

For More Information

The CA Historic Building Code provides 
additional policy for alternatives to regular 
building code to meet ADA requirements.

http://ohp.parks.ca.gov/pages

Figure 103. When adding accessibility features, such as ramps 
and handrails, minimize impacts on historic buildings and the 
surrounding context.

Figure 104. Where original handrails were not used historically 
on a porch, consider providing a handrail that is subordinate. For 
example, use a simple black metal handrail, such as the one 
shown above.

Figure 105. Add an accessibility ramp to the side of a structure 
when feasible. 
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EXISTING BUILDING ADDITIONS AND 
ALTERATIONS
Some existing building additions and alterations 
may have become historically significant in their 
own right because they were built within the 
period of significance and retain integrity of the 
historic structure and key character-defining 
features. Unless the building is being accurately 
restored to an earlier period of significance, 
additions and alterations that have taken on 
significance should be preserved. However, more 
recent additions built outside the period of 
significance may detract from the character of the 
building and could be considered for modification 
or removal. These will be reviewed on a case by 
case basis.

3.44 Preser ve an older addit ion 
and /or a lterat ion(s)  that have 
achieved histor ic s igni f icance in 
their  own r ight .

a. Respect character-defining building features 
of a historically-significant addition and/or 
alteration(s).

b. Do not remove a historically-significant 
addition and/or alteration(s).

3.45 Cons ider removing an addit ion 
or a lterat ion(s)   that i s  not 
h istor ica l ly  s igni f icant .

a. Ensure that the historic fabric of the primary 
structure is not damaged when removing 
these features.

Figure 106. While buildings in the rear generally have little impact 
on the character of the street, they do contribute to the character 
of the alley context and should be preserved.

 
Figure 107. Respect character-defining building features of a 
historically-significant addition and/or alteration(s).
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The design guidelines below address topics 
specific to the rehabilitation of historic 
commercial properties. They supplement the 
preceding design guidelines for historic buildings. 
Both sections apply. 

COMMERCIAL BUILDING FAÇADES 
Many commercial building façades along First 
Street in downtown Benicia have traditional 
commercial building characteristics (see 
commercial building character-defining features 
on pages 55 and 56.) The repetition of these 
features creates a visual unity at the street that 
should be preserved. These features should not 
be altered, obscured or removed. Preserving 
a historic commercial building façade helps 
to perpetuate the identity of the district and 
maintains interest to pedestrians by providing 
views to goods and activities inside at the street 
level. Where one or more component(s) of a 
historic building front need to be replaced, the 
new element(s) should be compatible with the 
historic style, but should also be identifiable as 
new. These elements that are reconstructed or 
replaced should utilize durable materials.

3.46 Mainta in character - def in ing 
features of  a commercia l  bui ld ing 
façade .

a. Preserve historic and decorative features 
including storefronts, isolated display 
windows, upper story windows, trim, 
moldings, etc.

b. Do not alter the historic size, shape and 
location of an original opening.

c. Repair, rather than replace existing 
character-defining features.

d. It is understood that it may not be possible 
to repair an entire storefront in one step. 
In this case, a phasing plan that prioritizes 
repairs should be developed.

3.47 Repair an a ltered commercia l 
bui ld ing façade to i t s  or ig ina l 
des ign ,  when feas ib le .

a. Use historic photographs when determining 
the original character of the design.

b. Note that it may not be possible to achieve 
all original features, such as large awnings, 
galleries or canopies that extend significantly 
over the sidewalk.

3.48 Reta in the or ig ina l  shape of  the 
transom in a h istor ic storefront .

a. Preserve the original shape of the transom. 

b. If the original glass is missing, installing new 
glass is preferred.

c. Where an original transom window is 
blocked from the interior, consider utilizing 
opaque glass or a light box.

d. Do not remove or enclose original 
transoms. 

Figure 108.  Maintain character-defining features of a 
commercial building front.

Guidelines for Historic Commercial Buildings

Figure 109.  Preserve historic and decorative features including 
storefronts, isolated display windows, upper story windows, trim, 
moldings, etc.
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3.49 Reta in the k ickplate as a 
decorat ive panel .

a. Preserve the original kickplate. 

b. If the original kickplate is covered with 
another material, consider exposing the 
original design.

3. 50 I f  the or ig ina l  k ickplate i s 
miss ing,  develop a compat ib le 
replacement des ign .

a. Use hard wood or other durable material 
that is compatible with the existing building 
materials.

3. 51 Alternat ive des igns that are 
contemporar y interpretat ions of 
a t radit iona l  storefront may be 
cons idered where the or ig ina l 
i s  miss ing and no ev idence of  i t 
ex ists .

a. Utilize a new design that continues to 
convey the character of a typical storefront. 
This includes display windows, kickplate and 
transoms for example.

b. The storefront should be in proportion to 
the building and the components should be 
appropriately proportioned to one another.

c. Where an individual building component is 
not original, and is proposed to be replaced, 
choose a design that is simple in nature and 
does not distract from the building’s historic 
components.

Figure 110. Retain the original shape of the storefront including 
the transom, door height and kickplate on a historic building. 

For More Information

See web link to Preservation Brief 11: 
Rehabilitating Historic Storefronts

http://www.nps.gov/tps/how-to-preserve/
PreservationBrief11/

Figure 111.  Similar to the storefront in Figure 112, this storefront 
uses a combination of aluminum clad framing and door with a 
wood kickplate.

Figure 112. Alternative designs that are contemporary 
interpretations of a traditional storefront may be considered 
where the original is missing and no evidence of it exists. The 
storefront above uses a combination of aluminum clad framing 
with a wood door and kickplate.

212



CHAPTER 3: DESIGN GUIDELINES FOR 
HISTORIC STRUCTURES

Chapter 3: Design Guidelines for Historic Structures80

BUILDING CORNICE
Original cornices can be distinctive features on 
historic commercial buildings and many include 
decorative features. They are a character-defining 
feature of the building and should be preserved. 

3. 52 Preser ve a h istor ic cornice .

a. Preserve decorative features of a cornice 
and do not alter the historic height or 
shape.

b. Repair, rather than replace existing 
architectural detailing.

3. 53 Reconstruct a miss ing cornice 
when histor ic ev idence i s 
ava i lable .

a. Use historic photographs to determine 
design details of the original cornice.

b. Match the original in overall size and profile. 

c. Where an original cornice is missing, 
consider the substitution of another old 
cornice for the original, provided they are 
similar. 

d. Where an original cornice is missing, 
consider an alternate material; for example, 
a decorative cast or metal cornice could be 
replicated in wood and painted.

3. 54 A s impl i f ied interpretat ion 
i s  a l so appropr iate for a 
replacement cornice i f  ev idence 
of  the or ig ina l  i s  miss ing.

a. Appropriate materials include stamped 
metal, wood and some durable synthetics.

3. 55 A parapet wa l l  should not be 
removed or a ltered on a h ighly 
v is ib le façade . 

a. Inspect parapets on a regular basis. They 
are exposed to the weather more than 
other parts of the building, so watch for 
deterioration such as missing mortar or 
excessive moisture retention. 

b. Avoid waterproofing treatments, which can 
interfere with the parapet’s natural ability to 
dry out quickly when it gets wet.

3. 56 When retrof it t ing a h istor ic 
cornice or parapet to improve 
it s  abi l i t y to withstand se ismic 
events ,  any negat ive impacts to 
the feature should be minimized.

a. Consult a professional when retrofitting a 
historic building for seismic events.

Altered Cornice 

Reconstructed Cornice 

Figure 113. Original cornices can be distinctive features on 
historic commercial buildings and many include decorative 
features.

Figure 114.  Reconstruct a missing cornice when historic evidence 
is available. Figure 115.  Preserve decorative features of a cornice and do not 

alter the historic height or shape.
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COMMERCIAL BUILDING ADDITIONS 
Two distinct types of additions to historic 
commercial buildings may be considered. First, 
a ground-level addition that involves expanding 
the footprint of a structure. Such an addition 
should be to the rear or side of a building. This 
will have the least impact on the character of 
the building. Second, an addition to the roof may 
be designed that is subordinate in character 
and set back substantially from the front of a 
building. In addition, the materials, window sizes 
and alignment of trim elements on the addition 
should be compatible with those of the existing 
structure. The sections found in Chapter 4: 
Designing in Context, General Design Guidelines 
for New Construction and Materials also apply to 
new additions.

3. 57 Des ign an addit ion to appear 
subordinate to the main 
structure .

a. Design an addition to relate to the building 
in mass, scale, proportion, character and 
form. 

b. Do not locate an addition at the front of a 
building. 

3. 58 Locate an addit ion so i t  does 
not damage character - def in ing 
features .

a. For example, avoid altering a historic 
cornice line.

3. 59 Des ign an addit ion to re late to 
the histor ic bui ld ing,  but to be 
c lear ly d ist inguishable as new.

a. Design an addition to be clearly 

distinguishable from the historic building, 
to avoid confusing the later addition with 
the historic building. For example, use 
contemporary details and materials that 
have similar horizontal lines. 

b. It is also appropriate to use the same 
materials; however, building features should 
be designed to be contemporary, or simple 
in design.

c. Use similar opening proportions, façade 
rhythms, articulation and horizontal 
elements as the original structure.

3.60 An addit ion may be made to a 
f lat  roof of  a commercia l  bui ld ing 
i f  i t  does the fo l lowing :

a. A roof addition should not be highly visible 
from the street and should preserve the 
perception of the building’s historic scale.  

b. The ceiling height of a roof addition should 
match the proportions (existing ceiling 
heights) of the existing building. 

c. Where a roof addition is less than 15 feet in 
height, it should be set back at least 15 feet 
from the primary, character-defining façade. 

d. Where a roof addition exceeds 15 feet, 
it should maintain a 1:1 ratio of height to 
setback from the primary, character-defining 
façade.  

e. Design an addition to be a similar form as 
the original building, when feasible.

f. Design an addition to be modest in 
character, so it will not detract attention 
from the historic façade.

g. Design an addition to be distinguishable as 
new, albeit in a subtle way. 

h. Any new roof form should be proportional 
and appropriately scaled to the existing 
historic structure. 

Locating an Addition to a Historic 
Commercial Building:

Historic Structure

The one and two-story commercial buildings 
illustrated above are historic.

Rear Addition

The rear addition illustrated at right is 
appropriate.

Rooftop Addition

The rooftop addition illustrated at right is 
appropriate because it is set back from the 
front façade.
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Setbacks of Vertical Rooftop Additions
A = 13’ 6”

B = 15’

The height of this 
rooftop addition is 
less than 15’ so it 
should be set back a 
minimum of 15’ from 
the primary façade.

C

A = 13’6”

B  = 15’ 

C  = 15’

The height of this 
rooftop addition is 
less than 15’ so it 
should be set back a 
minimum of 15’ from 
each of the street-
facing wall planes.

For More Information

See web link to Preservation Brief 14: 
New Exterior Additions to Historic Buildings: 
Preservation Concerns

http://www.nps.gov/tps/how-to-preserve/
PreservationBrief14/

Figure 116.  In general, a rooftop addition on a historic building should be set back from the primary façade by a dimension that is 
equivalent to the height of the addition, or fifteen feet, whichever is greater. A rooftop addition on a historic building that is located on 
a corner should be set back from the primary façade by a dimension that is equivalent to the height of the addition, or fifteen feet, 
whichever is greater; and should be set back from other street-facing wall planes by a dimension that is equivalent to half of the height of 
the addition, or fifteen feet, whichever is greater.
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The design guidelines below address topics 
specific to the rehabilitation of historic residential 
properties. They supplement the preceding design 
guidelines for historic buildings. Both sections 
apply. 

PORCHES 
A front porch is one of the most important 
character-defining features of a residential 
building. It provides a formal connection between 
the house and the street, provides visual interest 
and influences perceived scale. Almost always, the 
detailing used in the design of the porch is also 
found on the home and is meant to complement 
the overall design. In some cases, porches in 
Benicia were later additions that have taken on 
significance over time.  Preserve a porch in its 
original condition and form.

Repair a deteriorated porch instead of removing 
or replacing it. This approach is preferred because 
the original materials contribute to its historic 
character. Even when replaced with an exact 
duplicate, a portion of the historic building fabric 
is lost; therefore, such treatment should be 
avoided when feasible. 

If necessary, replace a missing porch with one 
that appears similar to that seen historically. The 
first step is to research the history of the house 
to determine the appearance and materials of 
the original porch. The most important aspects 
of a replacement design are its location, scale and 

materials. Unless reconstructing a porch from 
historic documentation, it is not necessary to 
replicate the details of the original porch or a 
porch design copied from a similar style house. 
It is important that new details be compatible 
(similar form, scale and materials) for the design 
of the porch and the style of the house. 

3.61 Preser ve the or ig ina l  porch and 
it s  components ,  when feas ib le .  

a. Maintain the existing location, shape, details, 
posts and handrails of the porch. 

b. Maintain the overall composition when 
replacing porch features (i.e., when replacing 
balusters, match the original proportions 
and spacing; when replacing a handrail, 
match the proportion, design and finish of 
the original handrails).

c. Do not enclose an open front or side porch 
that can be seen from the public right of 
way.

3.62 Repair those e lements of  a porch 
that are deter iorated .

a. Do not remove damaged materials that can 
be repaired. 

b. If replacement of porch features is required, 
replace only the deteriorated or damaged 
components of the porch to closely match 
the original in scale, dimension, style, design, 
and material and with the same details if 
possible.

Guidelines for Historic Residential Building Components and Sites

Figure 117. Maintain the existing location, shape, details and 
posts of the porch. 

Figure 118.  Repair those elements of a porch that are 
deteriorated. The photo above shows an in progress porch repair.

Figure 119.  Do not enclose an open porch.
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3.64 When porch replacement i s 
necessar y,  i t  should be s imi lar 
in character,  des ign ,  sca le 
and mater ia ls  to those seen 
tradit iona l ly.

a. Design the size of a porch to relate to the 
overall scale of the primary structure to 
which it is attached.

b. Design a replacement porch based on 
historic documentation.

c. Detailing a porch with non-traditional 
elements creates a false sense of history and 
is inappropriate.

d. If the historic design of the porch is 
unknown and there is no documentation of 
the original design, base the design of the 
replacement on other traditional porches 
on buildings of a similar timeframe and 
architectural style. 

3.65 Use mater ia ls  s imi lar to those 
seen histor ica l ly  on a new porch .

a. Where materials similar to those originally 
used for a porch are unavailable, alternative 
materials that match the original in 
proportion, composition and texture may 
be considered. 

b. Do not introduce brick or concrete 
staircases and steps if not original to the 
structure.

3.63 I f  a  porch feature has been 
a ltered ,  cons ider restor ing i t 
back to i t s  or ig ina l  des ign . 

a. If the historic design of the porch feature 
is unknown and there is no documentation 
of the original design, base the design of 
the restoration on other traditional porch 
features on buildings of a similar timeframe 
and architectural style. 

b. The style, layout and design of new porch 
features should always be consistent with 
the house. Incorporate steps of the same 
material as the porch floor (e.g., porches 
with wood floors should also have steps 
made of wood, not concrete or brick).

Figure 120.  Detailing a porch with non-traditional elements 
creates a false sense of history and is inappropriate. Here, 
oversized columns and the lack of a defined handrail are 
inappropriate details. 

Typical porch features

KEY:

Porch Eave

Porch Vent 

Decorative Roof Beam / 
Triangular Knee Brace

Column

Balustrade/Guardrail

Raised Pier

Porch Deck

Skirting/Screening

Stringer

Handrail
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NEW AND RAISED FOUNDATIONS
New foundations have been provided on some 
historic buildings in the Downtown District, 
and some original foundations have been raised 
to allow for more living space and to address 
inadequate historic foundations. New and raised 
foundations should be compatible with the 
surrounding historic context and should not 
negatively impact character-defining features 
of the historic structure such as a porch, steps 
and historic fabric. The height of new and raised 
foundations should also take into account the 
topography of the site. 

3.66 Locate the foundat ion height 
of  a res ident ia l  bui ld ing to be 
compat ib le with the bui ld ing 
t ype and surrounding histor ic 
context .

a. Ensure that the foundation height of an 
elevated structure is in scale with historic 
structures on the block face.

b. Ensure that the foundation height is 
compatible with the character and 
proportions of the elevated structure. 

c. Do not raise a structure to install a 
street-facing garage door or new living area 
beneath the first floor. 

3.67 When ra is ing a h istor ic 
res ident ia l  bui ld ing to add a 
new foundat ion ,  minimize the 
v isua l  impacts of  any a lterat ions , 
especia l ly  to character - def in ing 
features .

a. Maintain the design integrity of the original 
porch and stairs, along with the original 
historic fabric. 

3.68 When ra is ing a res ident ia l 
bui ld ing,  extend sta irs  to be 
compat ib le with the des ign of 
the front entr y and porch .

3 .69 Use compat ib le bui ld ing 
mater ia ls  for a new foundat ion .

a. Ensure that the materials are in character 
with the historic building.

b. Poured concrete is an acceptable foundation 
material.

3.70 Replace or provide a foundat ion 
wa l l  us ing new mater ia l  that i s 
s imi lar in character and height 
to histor ic foundat ions . 

a. For example, if a stone foundation must be 
replaced, use a material that conveys the 
scale and texture of the historic fabric.

b. Use similar details that resemble those used 
in foundations on similar nearby historic 
properties, when feasible.

c. A new foundation wall should be similar to 
the height of a historic foundation. 

Figure 121.  Locate the foundation height of a residential building 
to be compatible with the building type and surrounding historic 
context.
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NEW RESIDENTIAL ADDITIONS
This section provides guidelines for designing 
compatible additions to historic buildings that will 
be used in design review. An addition should be 
compatible with the primary structure and not 
detract from one’s ability to interpret its historic 
character.  An addition should be designed to 
be subordinate to the historic building and not 
overpower it. The sections found in Chapter 4: 
Designing in Context, General Design Guidelines 
for New Construction and Materials also apply to 
new additions.

3.71 An addit ion should not result  in 
the extens ive remova l  of  h istor ic 
mater ia ls  and should not damage 
or destroy s igni f icant or ig ina l 
architectura l  features of  the 
house .

3 .72 Des ign a new addit ion to respect 
the mass ,  sca le and propor t ion of 
the or ig ina l  s tructure . 

a. Design an addition to correspond in scale to 
the existing building and to not overpower 
it.

b. For a larger addition, break up the mass of 
the addition into smaller modules that relate 
to the historic building.

c. Design an addition to be simple in design to 
prevent it from visually competing with the 
primary façade of the historic building as 
viewed from the street.

d. Exact duplication of historic details and 
ornamentation on the original house is 
generally discouraged.

e. The appropriateness of a two-story addition 
will be deterined on a case-by-case basis. 
For instance, it may be appropriate on a 
sloping lot where the addition steps down.

For More Information

To learn more about using a connector, or 
“hyphen,” to distinguish an addition from a 
historic structure, see pg. 157 of the Secretary 
of the Interior’s Standards for the Treatment of 
Historic Properties. 

https://www.nps.gov/SecretaryStandards-
Treatment.pdf

Figure 122.  Design a new addition to respect the mass, scale 
and proportion of the original structure. This is a compatible 
rear addition because it is offset, smaller in scale, separated by a 
connector and uses compatible materials. 
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Rear Addition with Connector
 › Addition is placed to the rear 

of the structure, minimizing its 
visibility from the street

 › Addition is separated with a 
connector to distinguish it 
from the historic structure; 
would also be appropriate 
with addition walls inset from 
historic building walls, so long 
as four corners of historic 
building are maintained

 › Roof pitch matches historic 
building and eave line is 
maintained

Rooftop Addition Inset from Historic Walls
 › Roof pitch matches that of 

historic building, but rooftop 
additions are not appropriate in 
Benicia

Two-Story Addition Offset from Historic Walls in “L-Form”
 › Height overwhelms historic 

building

 › Does not maintain corners of 
historic structure
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1.5-Story Addition with Connector and Walls Aligned with Historic Walls
 › Roof pitch matches historic 

building

 › Eave line maintained

 › Width of historic building is 
maintained 

 › Maintains all corners of historic 
structure

Two-Story Addition with Connector and Walls Aligned with Historic Walls
 › Roof pitch matches historic 

building

 › Eave line maintained 

 › Width of historic building is 
maintained

 › Maintains all corners of historic 
structure 

 › May be appropriate on a sloping 
lot where the addition steps 
down; will be determined on a 
case-by-case basis

One-Story Addition without Connector
 › Eave line maintained

 › Width of historic building is 
maintained

 › Walls of addition set in from 
walls of historic building, 
maintaining all corners of 
historic structure 
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1.5-Story Addition with Small One-Story Connector
 › Eave line maintained 

 › Width of historic building is 
maintained 

 › Maintains all corners of historic 
building

 › Complex form overwhelms the 
historic building

1.5-Story Addition
 › Eave line maintained 

 › Width of historic building is 
maintained 

 › Maintains corners of historic 
building 
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3.73 Cons ider incorporat ing a 
compat ib le connector bet ween 
a h istor ic bui ld ing and new 
addit ion . 

a. Use a one story or one-and-a-half story 
connector. Stepping down the height from 
the historic building is preferred. 

b. Position the connector where it will have 
the least impact on the historic fabric of the 
existing building, typically at the rear of the 
building.

c. The design guidelines in this section also 
apply to a connector.

3.74 Des ign a roof form of a new 
addit ion to be in character with 
the or ig ina l  s tructure .

a. Typical roof forms in Benicia include gable 
and hip roofs.

b. Shed and flat roofs may be appropriate as 
modest rear additions.

3.75 Where smal l  increases in 
space are des ired ,  cons ider the 
insta l lat ion of  a roof top dormer.  

a. When it is appropriate to the style, use 
a dormer to increase interior headroom 
height as opposed to raising the eave or 
ridge height of the roof.

b. Design a dormer to be visually subordinate, 
and as minimally visible as possible, to the 
overall roof mass and to be in scale with 
those on similar historic structures. A 
dormer should not alter the appearance of 
the roof as viewed from the street.

c. Locate a dormer on a rear façade or on a 
side façade where it is substantially set back 
from the front elevation.

d. Locate a dormer below the ridgeline of 
the primary structure and so that it does 
not alter the roofline as viewed from the 
primary façade.

e. Design a dormer to be similar in character 
to the primary roof form and to preserve 
the original roof slope and shape.

f. Minimize the number and size of dormers as 
to not overwhelm the scale of the primary 
structure.

3.76 Do not insta l l  a  new at tached 
garage to the front of  a bui ld ing.  

a. See Chapter 4 Design Guidelines for New 
Construction.

3.77 Res ident ia l  garage addit ions are 
inappropr iate .

Original Building with New Addition

Figure 125. Use a one or one-and-a-half story connector. Stepping down the height from the 
historic building is preferred.

Figure 123.  Consider incorporating a compatible connector 
between a historic building and new addition.

Figure 124.  Position the connector where it will have the least 
impact on the historic fabric of the existing building, typically at 
the rear of the building.
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 Shed Dormer on Side of Historic Building
 › Subordinate to roof form of 

historic building

 › Substantially set back from 
front façade

 › Should not alter the roofline 
as viewed from the primary 
or façade, and should not 
be highly-visible from the 
secondary façade

 › Refer to guideline 3.39 for 
more information

Side Dormer Addition
 › Out of scale with roof of 

historic building

 › Inconsistent with scale and 
form of original dormers on 
neighboring historic buildings
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This chapter provides design guidelines that 
promote new construction and changes to non-
contributing structures in the Downtown District 
that are compatible with the historic context 
of the District. It includes design guidelines for 
new buildings and ancillary buildings.  Many of 
the design guidelines in this section also apply 
to additions to historic buildings (Designing in 
Context, General Guidelines - Architectural 
Character, Materials, Double-Fronted, Horizontal 
Alignment, Commercial Façade Character.)

Designing a building to fit within the historic 
character of the Downtown District requires 
careful thought. Preservation in a historic district 
context does not mean that the area must be 
“frozen” in time, but it does mean that, when 
new building occurs, it should be in a manner that 
reinforces the basic visual characteristics of the 
district. This does not imply, however, that a new 
building must look old. In fact, imitating historic 
styles is discouraged. 

Rather than imitating older styles, a new design 
should relate to the fundamental characteristics 
of the historic context while also conveying the 
design trends of today. It may do so by drawing 
upon basic ways of building that make up a part 
of the character of the district. Such features 
include the way in which a building is located 
on its site, the manner in which it relates to 
the street, its neighbors, and its basic size, mass, 
form, materials and openings. When these design 
variables are arranged in a new building to be 
similar to those seen traditionally nearby, visual 
compatibility results. Note, it is important that 
new construction complement the buildings 
found along its specific block. A design that is 
appropriate along one block may not work on 
another block. 

GUIDELINES FOR NEW CONSTRUCTION AND 
NON-CONTRIBUTING STRUCTURES

Figure 126. Rather than imitating older styles, a new design 
should relate to the fundamental characteristics of the historic 
context while also conveying the design trends of today.
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Designing in the Physical Context 
of the Downtown District
New construction projects in the Downtown 
District should be compatible with the traditional 
physical context of the district. This context can 
be considered on three levels: Neighborhood 
Framework, Site Design and Building Design. 

NEIGHBORHOOD FRAMEWORK
Neighborhood framework are high-level 
characteristics that are often shared across city 
blocks. They include the size and arrangement of 
lots and the layout of streets and alleys. In many 
cases, these features were established when 
properties were originally subdivided, helping to 
bind individual parcels together into a cohesive 
image. 

Specific features in this category that contribute 
to physical context include:

 › Street layout (grid)

 › Lot size

 › Lot orientation

 › Alleys

 › General topography

Most neighborhood framework features are 
fixed and will not change as new development 
occurs. However, the framework features of 
a neighborhood often influence the visibility 
and perception of new construction. A solid 
understanding of the physical context should 
inform the design of new development so that 
new buildings and other design improvements are 
compatible. 
 

SITE DESIGN
Site design elements relate to the arrangement of 
buildings and landscapes on individual properties. 
They include patterns of building setbacks, the 
percentage of landscape and open space, as well 
as the placement of site features on an individual 
parcel. 

Specific features in this category that contribute 
to physical context include:

 › Amount of open space

 › Building setbacks

 › Fences

 › Building orientation

 › Location of primary and ancillary buildings 
(such as garages)

 › Parking location

 › Drives and curb cuts

 › Cut & fill (site-specific topography)

Historic District: 

Neighborhood Framework:

Site Design:

Figure 127. This series of illustrations provides examples of 
terminology related to design context. This particular example 
highlights a historic residential context.
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BUILDING DESIGN
Historic building design elements, including their 
age, type, size, massing, form and character-
defining features help to define the physical 
setting that contributed to the Downtown 
District.

Specific characteristics in this category that 
appear in the context:

 › Building age

 › Building style

 › Building height (including overall building 
height, and floor to floor plates)

 › Building form

 › Variation in wall planes

 › Building width 

 › Floor area to lot size ratio

 › Building materials

 › The relationship of windows to solid wall 
areas (solid-to-void ratio)

 › Building use

 › Roof lines

 › Eaves and eave lines

 › Location of entries

 › Location of ancillary buildings

 › Transparency (window openings 
proportions and size)

 › Doors

 › Porches

 › Trim and moldings

Figure 128. Traditional neighborhoods exhibit site and building design elements that make them cohesive. These should be followed 
when new buildings are designed in the district. The top photo, for example, illustrates a street on which porch heights are consistent 
along the block, whereas the bottom pohto illustrates a building setback that is consistent.

Figure 129. In the commercial context, site and building design elements can also create cohesive block and streetscapes, which should 
be respected in new designs. The photos above illustrate consistency in the height of the awnings and canopies (top photo) and transom 
windows (bottom photo).
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Historic Building Context: Residential and Commercial Block Montages 

East F Street (looking North) 

East F Street (looking South) 

Contributing

Contributing Contributing

Contributing ContributingNon-Contributing

Landmark Building

Non-Contributing

Non-Contributing Non-Contributing

Non-Contributing

The photo montages on the following pages identify landmark, contributing and non-contributing buildings in the Downtown District. When developing a new 
project in the district, consider incorporating traditional building design features found on landmark and contributing buildings. This includes building form and 
size, porch proportions and size (residential building types), materials, window proportions and types, eave overhangs, etc. See guidelines 4.2 and 4.3 for other 
features to consider. Note: Some building foundations in the Downtown District were raised significantly outside of the period of significance. New buildings 
should be lower in height to reflect traditional designs.
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West H Street (looking South) 

Contributing Contributing Contributing Non-Contributing

West H Street (looking North) 

Contributing ContributingNon-Contributing Non-Contributing
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West J Street (looking South continued) 

West J Street (looking South) 

Contributing

Contributing

Non-Contributing Landmark Building

Landmark BuildingLandmark Building

Landmark Building
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First Street Between West I Street & West J Street (looking West) 

Contributing Contributing Contributing Contributing Contributing Landmark Building

First Street Between West F Street & West G Street (looking West) 

Contributing ContributingNon-ContributingNon-Contributing
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Institutional Building Types

Institutional properties include libraries, 
courthouses, post offices, schools, churches, 
hospitals, social halls and union halls. These are 
typically larger, more ornate buildings than other 
property types. Most of Benicia’s institutional 
buildings are located along First Street or in the 
upper portions of the Historic District, such as 
West J Street and East K Street. Many of these 
buildings represent some of Benicia’s most 
outstanding architectural works, such as the old 
Masonic Hall and St. Paul’s church. Due to their 
importance in the community, some of these 
buildings, such as the Benicia Capital Building, 
have been landmarked. See photo montages for 
some examples of these building types.

Residential Building Types

These are found in the neighborhoods to the east 
and west of First Street and are typically designed 
with a pitched roof form and front porch. They 
include single-family dwellings, duplexes, flats and 
apartments, although single-family dwellings are 
the most common property type in the area. See 
photo montages for some examples of these 
building types.

Commercial Building Types (non- 
residential and mixed use)

Commercial buildings are found predominantly 
on First Street and immediately to the east and 
west on some neighboring streets. These buildings 
tend to remain in use for commercial purposes, 
with residential or office uses located on upper 
stories. See photo montages for some examples 
of these building types.

BUILDING TYPES
There appear to be several distinct building types located in the Downtown District that would be 
appropriate within several contexts, but not all of them. For example, a two-story commercial building 
type wouldn’t be appropriate on West H Street. Common building types to consider include:

Figure 130. New multi-family buildings should be designed to be 
compatible with their context.

Figure 131. Commercial buildings are found predominantly 
on First Street and immediately to the east and west on some 
neighboring streets.
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ARCHITECTURAL CHARACTER
In order to assure that the history of the 
Downtown District can be understood, 
it is important that any new building be 
distinguishable from the historic structures. That 
is, a new building should appear as a product of 
its own time in terms of its style, while also being 
compatible with the context.

4 .2 Des ign a new bui ld ing to 
be recognized as current 
construct ion ,  whi le respect ing 
des ign character ist ics of  the 
histor ic bui ld ings in the context .

a. Use a simplified interpretation of historic
designs found in the context, or use a
contemporary design that reflects the
established design characteristics. For
example, use contemporary details, such
as window moldings and door surrounds,
to create interest and convey the period
in which the structure was built and then
locate them in a similar manner.

b. At a minimum, an acceptable design should
be neutral and not detract from the historic
context.

c. Include features that relate to the block,
such as front porches in a residential setting,
or a storefront in a commercial setting.

d. Do not employ a design or color palette
that distracts from surrounding historic
architecture and context.

e. A new building should employ a distinct
architectural design concept and avoid
“eclecticism,” which is the attempt to
incorporate elements of various historic
architectural styles into a single building
design.

General Guidelines for New 
Buildings
BUILDING PLACEMENT AND 
ORIENTATION 
Traditionally, the primary entrance of a building 
faced the street. In residential settings, it was 
often sheltered by a porch; in a commercial 
setting, the entry was often recessed. These 
traditional development patterns should be 
continued. 

4 .1 Mainta in the tradit iona l 
or ientat ion of  a bui ld ing to the 
street .

a. The placement of a new building should be
consistent with the predominant orientation
and setbacks of the historic buildings on the
block.

b. Locate the primary entrance to face the
street.

c. Where a front door is positioned
perpendicular to the street, clearly define
the entry with a walkway, porch, or stoop
for residential building types, and with a
recessed entry or canopy for commercial
building types.

4 . 3 Do not imitate o lder h istor ic 
st y les for new structures .

a. Do not imitate a historic building’s stylistic
features, as it blurs the distinction between
old and new buildings and dilutes the true
historic appearance of the District.

b. The design of a new building should be
simply composed; avoid replicating or
mimicking the distinctive features of
landmark buildings or historic architectural
styles.

Figure 132. Maintain the traditional orientation of a building to 
the street.

Figure 133. Design a new building to be recognized as current 
construction, while respecting design characteristics of the historic 
buildings in the context. Include features that relate to the block, 
such as front porches in a residential setting or a storefront in a 
commercial setting.
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MATERIALS 
Building materials for new structures, additions 
to existing contributing structures and non-
contributing structures should contribute to 
the visual continuity of the neighborhood. They 
should appear similar to those seen traditionally 
to establish a sense of visual continuity. Select 
materials which are high quality, convey a sense 
of human scale and provide visual interest. 
Use green materials and those which improve 
environmental performance that have been 
proven effective in the local climate. Materials 
should also minimize negative environmental 
impacts.

4 .4 Use tradit iona l  bui ld ing 
mater ia ls  that appear s imi lar in 
sca le ,  color,  texture and f in ish 
to those used histor ica l ly  in the 
context . 

Appropriate Commercial Materials

Appropriate primary materials for all commercial 
buildings include: 

 › Horizontal wood siding that is painted. This 
siding is the most typical material found in 
the district.

 › Stucco that is painted and is either smooth 
or lightly textured

 › Terra cotta

 › Fiber cement board siding (smooth finish)

Appropriate secondary or accent façade 
materials for commercial buildings include: 

 › Building bases made of smooth concrete, 
dressed stone 

 › Architectural details made of wood or 
stamped or rolled sheet metal

 › Black railings made of milled wood or steel 
pipe. Simple, forged metal may be acceptable 
in limited applications for mixed-use 
buildings.

 › Tile, terra cotta or stone accents 

 › Wood shingles in combination with painted 
wood siding (for pitched roof commercial 
buildings)

Inappropriate Commercial Materials

Inappropriate principal building materials for 
commercial buildings include (this list is not 
comprehensive): 

 › Imitation or processed materials such as 
brick, lava rock, Permastone, T1-11 and 
grooved plywood

 › Rustic or rough-hewn materials such 
as rough-sawn wood siding, textured-
finish plywood, shakes, field stone and 
cobblestone

 › Utilitarian or industrial type materials such 
as corrugated metal siding, plastic panels, 
plywood siding, plain concrete block or 
slumpstone or exposed concrete

 › Synthetic stucco products such as Dryvit or 
EIFS

 › Vinyl

Figure 134. Use exterior materials that create visual interest 
from the public realm and that are compatible with adjacent 
properties and the block.

Figure 135. Appropriate commercial materials include horizontal 
wood painted siding and fiber cement board siding.
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Inappropriate secondary or accent materials for 
new commercial construction include (this list is 
not comprehensive): 

 › Wrought iron (except on a handrail)

 › Heavy timber

 › Shingles – wood, concrete or composition

 › Clay tile for mini-roofs, parapet coping or 
other accent applications

Appropriate Residential Materials

Appropriate primary materials for residential 
buildings include: 

 › Horizontal wood siding and/or wood 
shingles, which should be painted

 › Stucco, if it is the original or predominate 
finish for adjoining building

 › Fiber cement board siding (smooth finish)

Inappropriate Residential Materials

Inappropriate principal building materials for 
residential buildings include (this list is not 
comprehensive): 

 › Plywood, aluminum or other panel siding 
products, T1-11 and composition shingles

 › Brick, stone, concrete and other types of 
masonry materials 

 › Metals or metallic finishes

 › Rustic, rough-hewn or heavily textured 
materials such as wood shakes, rough-sawn 
timber or siding

 › Set in or “nail-on” aluminum windows with 
thin frames set close to the exterior wall 
surface

 › Vinyl

Appropriate Primary Residential 
Materials

Wood

Stucco

Appropriate Primary Commercial 
Materials

Wood

Stucco
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EXTERIOR SIDING SHINGLE PATTERNS

MASONRY JOINTS

Tongue & 
Groove

Ship Lap

V-Shaped

Clapboard

Struck

Beveled

Weathered

Rabbeted

Concave

Staggered

Coursed

Chisel

Sawtooth

Fish Scale

DiamondBeaded
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4 .8 Use high qua l it y,  durable 
mater ia ls .

a. Use materials that have proven to be 
durable in Benicia’s local climate.

b. Where materials are pre-finished, ensure 
that façade materials maintain an intended 
finish over time, or acquire a patina which 
is understood to be an outcome of normal 
interaction with the elements. For example, 
colored concrete, or pre-colored cement 
siding shouldn’t fade over time. 

4 .9 Use roof ing mater ia ls  that are 
compat ib le with the histor ic 
context . 

a. Utilize composition shingles of neutral 
colors where pitched roof forms are visible.

b. Use a similar profile as traditional materials. 
For example, avoid the use of rustic and 
heavy-looking materials such as wood 
shakes and formed clay or concrete tiles for 
new commercial roofs.

c. Avoid highly reflective materials, which may 
result in glare.

d. Consider the use of mission style clay tiles 
or other decorative roofing materials only 
when authentic for the architectural style of 
the building.

4 . 5 New mater ia ls  that are s imi lar 
in character to tradit iona l 
mater ia ls  may be acceptable with 
appropr iate deta i l ing. 

a. Utilize alternative materials, such as fiber 
cement board siding (Hardi Board) only 
when they can be made to appear similar 
in scale, proportion, texture (smooth finish 
horizontal boards) and finish (paint) to those 
used traditionally for that particular building 
type. 

b. Avoid introducing new materials with an 
appearance that is inconsistent with the 
historic context.  

4 .6 Use bui ld ing mater ia ls  that 
contr ibute to the tradit iona l 
sense of  sca le of  the b lock . 

a. The dimensions of siding materials should be 
consistent with historic materials along the 
block.

4 .7 Establ i sh a sense of  human sca le 
in the bui ld ing des ign . 

a. Use vertical and horizontal articulation 
design techniques to reduce the apparent 
scale of a larger building mass. 

b. Incorporate modest changes in color, 
texture and materials to help define human 
scale. 

c. Use architectural details to provide visual 
interest. 

d. Use materials that help to convey scale in 
their proportion, detail and form. 

e. Long blank walls are inappropriate.
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Additions to Non-Contributing 
Properties 
Additions to non-contributing properties in the 
Downtown District should be compatible in 
scale and character with the existing buildings, 
and other historic buildings on the block. Both 
commercial and residential noncontributing 
buildings occur in the district. In general, 
alterations to noncontributing buildings should 
follow the applicable (commercial or residential) 
design guidelines for new construction, in 
addition to the following design guidelines. 

Some non-contributing buildings have historic 
qualities, are designed with distinct architectural 
character and have consistency of materials, 
details and massing in themselves, which many 
people may appreciate and wish to retain. 
When alterations are planned, designing these 
improvements in a way that is consistent with 
this existing character is encouraged, but it is 
not a requirement because “preserving” this 
character is not expected for a non-contributing 
(non-historic) property.

4 .10 Des ign an addit ion to a non-
contr ibut ing bui ld ing to be 
compat ib le in mass and sca le 
with histor ic bui ld ings a long the 
b lock . 

a. Step down the height of an addition when it 
abuts a smaller historic structure. 

b. Additions to non-contributing buildings 
should not take on such visual or physical 
prominence that they overwhelm nearby 
contributing and landmark structures. 

4 .11 Locate an addit ion to a non-
contr ibut ing bui ld ing to mainta in 
establ i shed setback pat terns 
found a long the b lock . 

Modifying a Non-Contributing Structure

Original Scenario

The non-contributing building sits to the right 
of the historic structure. 

Modified Non-Contributing Structure

The non-contributing structure is modified to 
include windows that are in alignment with and 
of similar scale to the windows on the historic 
structure. A dormer is also added.

Addition to a Non-Contributing 
Structure

A second story addition is added to part of the 
non-contributing structure. The windows on 
the second story align with the windows on the 
first story and are the same scale. 241
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Guidelines for New Commercial 
Building Types 
This section provides design guidelines for new 
commercial building types. New commercial 
building construction should reflect many of 
the design features found within traditional 
commercial buildings. The guidelines also apply 
to new additions to non-historic commercial 
buildings.

COMMERCIAL BUILDING SETBACKS
Buildings in the downtown create a strong edge 
to the street because they are traditionally 
aligned on the front lot line and usually built 
out the full width of the parcel to the side lot 
lines. In some areas of the downtown, small 
forecourts or plazas adjoin the sidewalk edge. 
These unexpected pockets of private open space 
help to add variety to the street environment 
but should remain the exception.  The physical 
alignment of buildings is vitally important to the 
First Street commercial district where a street 
wall is a prominent feature. 

4 .12 Ref lect the tradit iona l  setbacks 
seen within the b lock .

a. Where historic structures are positioned 
at the sidewalk edge, creating a uniform 
street wall, locate a new building to maintain 
this alignment. Some flexibility may be 
permitted where public placemaking benefit 
is provided. For example, a seating area, 
modest forecourt, small plaza or dining area 
may be considered.

b. Locate corner buildings to the front 
property line on both street property lines.  
These buildings are critical to the downtown 
character as they establish a presence at 
intersections and invite pedestrian activity 
along a street.

c. Avoid physical gaps in the street wall along 
First Street. Where gaps are necessary, 
minimize interruptions by providing outdoor 
dining or gathering spaces, low decorative 
or seating walls or low decorative fencing. 

F S
tre

et

1st Street

Development Prototype 
In some locations off First Street a cluster of 
buildings may be appropriate. These can provide 
small pockets of open space with shared 
parking.

Figure 136. Where historic structures are positioned at the 
sidewalk edge, creating a uniform street wall, locate a new 
building to maintain this alignment. 
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4 .13 Mainta in the tradit iona l  pat tern 
of  bui ld ings fac ing the street . 

a. Locate a primary entrance to face the 
commercial street and design it to be 
prominent. 

b. Angled corner entrances are acceptable for 
buildings located at the intersection of First 
Street and a secondary roadway. 

c. For a commercial storefront, use a recessed 
entry. 

4 .14 Orient a bui ld ing toward a p laza 
to inv ite pedestr ian act iv it y. 

a. Orient a building entrance to face the plaza. 

b. Provide a storefront or pedestrian-friendly 
façade. 

c. Consider providing an active use at the 
ground level such as an outdoor dining area 
to activate the plaza.

Double-fronted

Some commercial buildings in the District 
present opportunities for the building to orient 
toward multiple features. For instance, buildings 
fronted by the water and First Street should 
orient toward both, by providing a pedestrian-
friendly façade.

4 .15 Des ign each façade to be 
pedestr ian - fr iendly.

a. Incorporate transparent features to create 
a connection between the building functions 
and the pedestrian realm.

b. Design a prominent entrance for each 
façade.Figure 137. Orient a building toward a plaza to invite pedestrian 

activity. 

Figure 138. Incorporate transparent features to create a 
connection between the building functions and the pedestrian 
realm.

Figure 139. Consider providing an active use at the ground level 
such as an outdoor dining area to activate the plaza.

W
ater

W
alkway

Street
Sidewalk

Figure 140. Design each façade to be pedestrian friendly. For 
instance, buildings fronted by water and First Street should orient 
toward both.
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COMMERCIAL BUILDING MASS AND 
SCALE
Traditionally commercial buildings had a variety of 
heights, rooflines, building shapes and storefronts 
that, together, created what we now think of as 
the traditional main street.

A new building should be in harmony with the 
scale and appearance of First Street, particularly 
at the street level. Scale includes not just the 
overall height and width of a building, but also 
the sizes and proportions of building features, as 
they relate to each other and to people. People 
interpret their surroundings by their experience 
which, in the downtown, is typically from the 
pedestrian perspective.  This is sometimes 
referred to as “human scale.” For example, 
providing a storefront creates a sense of human 
scale.  A sense of scale is also affected by the 
size and proportions of a building as it relates to 
its neighboring buildings. New buildings should 
not be monolithic in scale or greatly contrast 
with those seen traditionally in the District. To 
ensure human scale is achieved in new downtown 
commercial development, it is important to 
focus design attention on aspects most directly 
experienced by pedestrians, such as the scale of 
the building and architectural details at the street 
level.

Traditional buildings along First Street mostly 
have simple rectangular volumes or masses, 
and this should be continued. Mass, or massing, 
is a combination of building volume and the 
arrangement of the shapes and forms that make 
up the building. A building could be long and low, 
tall and skinny, or something in between.

These features are some of the important 
characteristics of commercial building types and 
should be respected in all new construction.

4 .16 Establ i sh a sense of  human sca le 
in bui ld ing des igns . 

a. Use vertical and horizontal articulation 
(offsets) to break up large façades. 

b. Incorporate subtle changes in color, texture 
and materials in building designs to help 
define human scale. It is not necessary to 
create “false” building façades to achieve this 
objective.

c. Use architectural details that create visual 
interest and convey a three-dimensional 
façade. 

d. Use materials which help to convey scale 
through their proportions, detailing and 
form. 

e. Use appropriately scaled signs and awnings 
to engage pedestrians and help define 
building entries. 

f. Avoid long, featureless walls not broken up 
by architectural elements such as windows 
and doors. 

g. Ensure that proportions of the form, 
openings and other architectural elements 
are consistent with existing buildings on 
First Street, particularly those along the 
same block, to maintain visual continuity.

Figure 141. Ensure that proportions of the form, openings and 
other architectural elements are consistent with existing buildings 
along the same block to maintain visual continuity. A residential 
form is used to transition to the adjacent traditional residential 
building. This is more appropriate in an area where residential is 
not the primary use.

Figure 142. The transition from commercial to residential is 
shown through a commercial building that is set back to reflect 
the placement of the single family residential building, as well as a 
gable roof form that matches that of the residential building. This 
is more appropriate where new infill is located next to a single 
family neighborhood.
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4 .17 Mainta in the tradit iona l  he ight 
of  bui ld ings as perceived at the 
street leve l . 

a. Design a façade to be of a height that falls 
within the established range of the block.

b. Design a new building to include floor-to-
floor heights that appear similar to those of 
traditional buildings in the area.

4 .18 Mainta in tradit iona l  spac ing 
pat terns created by the 
repet it ion of  uni form bui ld ing 
widths a long the street . 

a. Design a new façade to reflect the 
established range of the building widths seen 
on the block.

b. Where a modest increase in building width 
is proposed, use a change in design features 
to suggest the traditional building widths. 
Modest changes in façade material, window 
design, façade height or decorative details 
are examples of techniques. These variations 
should be expressed through the structure 
such that the composition appears to be a 
collection of smaller building modules. 

c. Consider providing a significant façade offset 
or pass-through on buildings greater than 
four stories to break up the massing. 

4 .19 Incorporate a base ,  middle and 
cap in a new bui ld ing.

a. This should appear similar to the traditional 
proportions and composition of base, 
middle, and cap features of a historic 
building.

4 .20 Pos it ion a ta l ler por t ion of  a 
structure away from neighbor ing 
bui ld ings of  a lower- sca le .

a. Step a new commercial building down 
towards lower-scaled single-family 
neighbors. These are most often at the rear 
of the buildings located along First Street.

b. Any height that exceeds two stories, such 
as a half story, penthouse or rooftop 
mechanical equipment should be stepped 
back using a line of sight methodology.

Figure 143. Design a new building to include floor-to-floor 
heights that appear similar to those of traditional buildings in the 
area.

Figure 144. Incorporate a base, middle and cap in a new 
building.

245



CHAPTER 4: GUIDELINES FOR NEW CONSTRUCTION 
AND NON-CONTRIBUTING STRUCTURES

113Benicia Downtown Historic District Design Guidelines | June 15, 2018

Recommended Commercial Articulation Methods
The following models illustrate some ways in which a building can be articulated to express a human scale. Note that 
images and models in this diagram are intended to illustrate articulation techniques.  The design, mass and scale of the 
images may be inappropriate for Benicia.    

Vertical Variation Wall Plane Offsets Upper Level Stepback Wall Plane Projections
Vertical variation is an 
actual change in the 
vertical scale of a building 
of at least one floor.

Wall plane offsets include 
notches or breaks in 
the building façade. They 
should generally extend 
the full height of the 
building and are most 
successful when combined 
with changes in roof form 
or building materials.

Upper level stepbacks add 
visual interest and reduce 
the visual mass and scale 
or potential looming 
impacts of a larger 
building.

Wall plane projections 
include awnings, canopies 
galleries, pilasters, 
moldings or columns 
that generally rise the 
full height of the building 
façade to add visual 
interest and express 
traditional façade widths.
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COMMERCIAL BUILDING AND ROOF 
FORM 
A prominent unifying element in the commercial 
area of the Downtown District is the similarity 
in building forms that exists. Many are simple 
rectangular solid structures with flat roofs, 
although gable and hipped roof forms are also 
characteristic of the district. This simplicity 
of form should continue, in terms of the 
predominant features of any new building.

4 .21 S imple rectangular forms should 
be dominant on commercia l 
façades . 

a. Design the façade to appear as a flat surface, 
with any decorative elements, and projecting 
or setback “articulations” to be subordinate 
to the dominant form. 

4 .22 Des ign a roof form to be s imi lar 
to those used tradit iona l ly. 

a. Design a new building to reflect the roof 
forms seen traditionally such as flat, hipped 
and gabled roofs. 

b. Do not use “exotic” roof forms such as 
A-frames and steep shed roofs.

c. Do not utilize a complex mix of roof forms.

Figure 145. A prominent unifying element in the commercial area of the Downtown District is the similarity in building forms that exists. 
Many are simple rectangular solid structures with flat roofs, although gable and hipped roof forms are also characteristic of the district. 

Figure 146. Simple rectangular forms should be dominant on 
commercial façades. 
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COMMERCIAL HORIZONTAL 
ALIGNMENT
A strong alignment of horizontal elements 
exists along the street. Alignment is seen at 
the first floor level with moldings found at the 
top of display windows; where upper floors 
exist, alignment is found among cornices, eaves, 
window sills and headers. This alignment of 
horizontal features on building façades should be 
preserved. Slight variations do occur throughout 
the downtown, which highlight the district’s 
evolution over time and add visual interest. Major 
deviations from these relationships disrupt the 
visual continuity of the street and are to be 
avoided. 

4 .23 Mainta in the genera l  a l ignment 
of  hor izonta l  features on a 
bui ld ing front .

a. Typical elements that align include: 

 › Storefronts

 › Upper story windows

 › Window moldings

 › Tops of display windows

 › Awnings

 › Cornices, copings and parapets at the tops 
of buildings (some variation in heights is 
appropriate)

 › For large buildings, there should be some 
slight variation in alignments between the 
horizontal façade elements. 

4 .24 Def ine the f ir st  and second 
f loors of  commercia l  bui ld ings 
with c lear ly d ist inguishable 
deta i l s .

a. Incorporate changes in horizontal details to 
help define the first and second floors.

b. Incorporate changes in material, color, 
texture, pattern or wall plane to help define 
the first and second floors.

Figure 147. Define the first and second floors with clearly distinguishable details.
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COMMERCIAL FAÇADE CHARACTER 
Historic commercial façades in the District, 
especially along First Street, exhibit a mix of 
façade designs. Some buildings incorporate a 
traditional storefront with large display windows 
at the street level and smaller windows on 
the second floor. Other two-story buildings 
in the commercial area incorporate modest 
sized windows on the ground floor, with similar 
windows on the second story above. In addition, 
single-story buildings exhibit a mix of windows 
with some utilizing a storefront and others 
utilizing modest sized fixed windows. With 
this eclectic mix of building fronts along First 
Street, a new building front may be designed in a 
variety of ways. However, the design should still 
reflect established building alignments, solid-
to-void ratios and recessed entries. In addition 
to the display area, some historic buildings also 
incorporate galleries. Galleries extend along the 
outside wall of the building, typically along First 
Street, and are supported by columns that are 
open on three sides.

4 .25 Use a rat io of  so l id - to -void (wa l l -
to -window) that i s  s imi lar to that 
found on tradit iona l  one - and 
t wo -stor y commercia l  bui ld ing 
fronts . 

a. The following composition of window 
openings to wall area are appropriate:

 › Storefront at the street level with punched 
window openings on the second floor. The 
lower floor appears more transparent.

 › Punched window openings at both the 
street level and upper floors. The street 
level can appear more transparent or equal 
to the openings on the upper floor. 

 › A combination of a storefront system at 
the street level and punched openings. The 
lower floor appears more transparent.

 › For one-story buildings, a storefront system, 
punched window openings or a combination 
of the two is appropriate.

4 .26 When incorporat ing a storefront 
into a new des ign ,  express a l l  of 
the components that create a 
storefront . 

a. Express a kickplate, display window and 
transom in a new storefront design. 

b. Design storefront components and upper 
story windows to be similar in height and 
proportion to traditional commercial 
buildings in the District. 

c. Floor to ceiling display windows on 
commercial storefronts are to be avoided. 

Figure 148. Use a ratio of solid-to-void (wall-to-window) that is 
similar to that found on traditional one- and two-story commercial 
building fronts.

Figure 149. When incorporating a storefront into a new design, 
express all of the components that create a storefront. 
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4 .27 Incorporate a recessed entr y to 
mainta in the pat tern created by 
histor ic commercia l  bui ld ings . 

a. Set the door back an adequate distance 
from the front façade to establish a distinct 
threshold for pedestrians. A recessed 
dimension of four feet is typical for 
commercial entrances. 

b. Entries should be recessed only on the 
bottom floor; upper stories should maintain 
the presence at the street property line. 

c. Whereas prominent storefront entrances 
are encouraged, exterior doorways that 
access upper levels should be set away from 
First Street and employ minimal detailing.

d. Use transoms over doorways to maintain 
the full vertical height of the storefront.

e. Do not position new doorways in a manner 
that would require doors to open into the 
public right-of-way. 

4 .28 Use durable storefront mater ia ls 
that are compat ib le with the 
sca le and context of  the Distr ict .

 
Appropriate storefront materials include: 

 › Clearly or lightly tinted glass in painted 
wood frames or factory finished colored 
aluminum frames

 › Concrete ceramic (not mosaic) tile, wood 
or metal panels (painted), marble or stone 
panels (not tiles) for the kickplate

 › Glass doors in frames to match storefront 
framing 

 › Milled wood doors – with or without glazing

Inappropriate storefront materials include: 
 › Clear anodized aluminum frames for doors 

or windows

 › Materials listed as inappropriate for façades

 › Brick infill for the base of storefront 
windows. Brick is only acceptable if it is an 
integral part of the storefront design and is 
the same color and pattern of brick used for 
the overall façade. 

 › Wood shakes or shingles for storefront 
bases, fixed awnings or mini-roofs

4 .29 Use s imi lar window and door 
propor t ions to those seen 
tradit iona l ly.

a. Design windows to emphasize the vertical 
dimension. A general rule for individual 
windows (not storefronts) is that the 
height of the window should be twice the 
dimension of the width in most areas. 

b. If a larger window is needed, combine sets 
of vertically proportioned windows.

c. Do not utilize odd window shapes such as 
octagons, triangles and diamonds in the 
District.

Figure 150. Incorporate a recessed entry to maintain the 
pattern created by historic commercial buildings. 

Figure 151. Use similar window and door proportions to those 
seen traditionally.

250



CHAPTER 4: GUIDELINES FOR NEW CONSTRUCTION 
AND NON-CONTRIBUTING STRUCTURES

Chapter 4: Guidelines for New Construction and Non-Contributing Structures 118

Guidelines for New Residential 
Building Forms 
This section provides design guidelines for new 
residential buildings in the Downtown District. 

RESIDENTIAL BUILDING SETBACK 
Building setbacks in a traditional neighborhood 
reflect a hierarchy of public and private space. It 
is a progression that begins at the street, which 
is the most public space, then proceeds through 
the front yard, which appears “semi-private,” and 
ends at the front door, which is the “private” 
space. This sequence enhances the pedestrian 
environment and contributes to the character 
of a residential neighborhood; this should be 
maintained.

4 . 30 Mainta in the tradit iona l  setback 
pat tern of  the neighborhood.

a. Align a new building within the established 
range of setbacks that occur along the block.

b. In a traditional residential neighborhood, 
maintain the front yard with live landscape 
material. Do not cover the front yard with 
paving, stones or large outdoor decks.

4 . 31 Provide a wa lk way from the 
street to the bui ld ing.

a. Provide a walkway from the street to the 
front porch, or front door of the primary 
residence. 

Figure 152. Align a new building within the established range of 
setbacks that occur along the block.

Figure 153. Reflect the traditional setbacks seen within the 
block.
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RESIDENTIAL BUILDING PLACEMENT 
AND ORIENTATION 
The compatible placement and orientation 
of new residential buildings with historic 
development patterns is crucial in order to retain 
the character of the neighborhood.

4 . 32 Locate a new pr imar y bui ld ing to 
f i t  within the establ i shed setback 
and yard pat terns seen in the 
Distr ict . 

a. Locate a structure to maintain the side and 
rear yard spacing pattern on the block as 
seen from the street. 

b. Where front yard setbacks are uniform, 
place a new structure in alignment with its 
neighbors. 

c. Where front yard setbacks for historic 
structures vary along a block, place a new 
structure within the established range of 
front yard setbacks.

d. The arrangement of buildings and yards 
should be respected along alleys, where 
the space between a detached garage and 
the primary residence creates a corridor of 
private open space along the block.   

4 . 33 Preser ve the tradit iona l 
or ientat ion of  bui ld ings a long the 
street .

a. Orient a new building front to face the 
street. 

b. On a corner lot, orient the new building 
to align with the predominant entrance 
frontage for the surrounding area (typically 
facing a north or south property line). 

RESIDENTIAL ENTRANCES
A new residential building should have a clearly 
defined front entrance that is oriented to the 
public street.

4 . 34 Clear ly def ine a pr imar y 
entrance . 

a. Provide a front porch, open terrace or 
similar feature for single-family and two-
family residential buildings. 

b. Incorporate a projecting portico, porch, 
canopy, awning or recessed entry with 
decorative surrounds to define a primary 
entry for multi-family building types. 

c. New buildings should not have the front 
entrance oriented to an alley.

4 . 35 Des ign a porch to be compat ib le 
with the histor ic context .

a. Proportion a front porch and its key 
features to be compatible in size (height and 
width), height and scale with the building and 
its surrounding historic context.

b. Locate a front porch in alignment to those 
seen in the neighboring context. 

c. Use materials and porch elements that 
are similar to those seen historically, but 
are simpler in design. Some contemporary 
interpretation may be appropriate. They 
should not copy stylistic details form historic 
buildings.

4 . 36 Minimize the appearance of 
outdoor decks .

a. Locate decks to the rear of the property to 
respect the historic context.

Figure 154. Clearly define a primary entrance. 

Figure 155. Orient a new multi-family building front to face the 
street.

Figure 156. Provide a walkway from the street to the front 
porch, or front door of the primary residence.
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RESIDENTIAL WINDOWS AND DOORS
Doors and windows on non-contributing and 
new residential buildings can be key features to a 
building façade. These elements help articulate the 
façade and typically establish a rhythm or pattern 
of solid to void. On non-contributing buildings, 
original window and door openings should not 
be modified, and should refer to the guidelines 
presented in Chapter 3.

4 . 37 Locate windows to create v isua l 
interest a long a street . 

4 . 38 Des ign windows to be 
propor t iona l  to the wa l l  s ize and 
the architectura l  character of 
the bui ld ing.

4 . 39 When replac ing windows on 
a non- contr ibut ing bui ld ing, 
ut i l ize h igher qua l it y windows 
on the front and highly v is ib le 
secondar y façades . 

a. Choose wood, clad or composite windows 
for non-contributing residential buildings, 
and steel casement for multi-family non-
contributing buildings, where that is the 
precedent. 

4 .40 S ize and propor t ion a door to be 
eas i ly  readable and recognizable , 
and to be in propor t ion to the 
sca le of  the house . 

Figure 157. Design windows to be proportional to the wall size 
and the architectural character of the building.

Figure 158. Size and proportion a door to be easily readable 
and recognizable, and to be in proportion to the scale of the 
house. 253
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RESIDENTIAL MASS AND SCALE 
Traditionally residential buildings had a variety 
of heights, rooflines and building shapes that, 
together, created what we now think of as the 
traditional residential neighborhood.

A new building should be in harmony with the 
scale and appearance of the traditional residential 
block. Scale includes not just the overall height 
and width of a building, but also the sizes and 
proportions of building features, as they relate 
to each other and to people. People interpret 
their surroundings by their experience, which 
is typically from the pedestrian perspective.  
This is sometimes referred to as “human scale”. 
For example, providing a front porch creates a 
human scale, especially in a residential setting. 
These features should be respected and utilized 
in all new construction to relate to historic 
residences. A sense of scale is also affected by the 
size and proportions of a building as it relates to 
its neighboring buildings. New buildings should 
not be monolithic in scale or greatly contrast 
with those seen traditionally along the street. To 
ensure human scale is achieved in new residential 
development, it is important to focus design 
attention on aspects most directly experienced 
by pedestrians, such as the scale of buildings and 
architectural details at the street level. Larger, 
multi-family buildings should use smaller building 
modules to reflect the predominant scale and 
façade rhythms of nearby historic residences.

Most traditional residential buildings have simple 
rectangular volumes, or masses with some 
variation in the wall plane, and this should be 
continued. For example, incorporating projecting 
bays and porches helps to articulate the mass.  
Mass, or massing, is a combination of building 
volume and the arrangement of the shapes and 
forms that make up the building. A building could 
be long and low, tall and skinny, or something in 
between, for example. 

These features are some of the important 
characteristics of residential building types and 
should be respected in all new construction.

4 .41 Construct a new bui ld ing to 
be s imi lar in mass and sca le 
to tradit iona l  bui ld ings in the 
neighborhood. 

a. Design a new building to be within the 
typical range of building volumes along the 
block. 

b. Use traditional features that convey a human 
scale, such as windows and doors of similar 
sizes. 

c. Use building materials of traditional 
dimensions. Horizontal wood siding is 
encouraged. 

d. The scale of a new structure should not 
compete with, or visually overwhelm, that 
of nearby landmark structures.

e. This guideline may result in designs that 
do not achieve the full size potential of 
underlying zoning.

Figure 159. Construct a new building to be similar in mass and 
scale to traditional buildings in the neighborhood. 

Figure 160. Use façade articulation techniques to help a building 
fit within the scale of the surrounding historic context.
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RESIDENTIAL ARTICULATION METHODS

The following models illustrate some ways a building mass can be varied to reduce the perceived mass and to relate to the scale of adjacent buildings. A 
photo accompanies each model to show a built example of the articulation method.
FRONT WALL ARTICULATION METHODS SIDE WALL ARTICULATION METHODS

Front Wall Stepback Side Wall Stepback

Front Wall Offset Side Wall Offset

Front Wall One-Story Element Side Wall Plane Change
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4 .42 Des ign a bui ld ing front to appear 
s imi lar in s ize to tradit iona l 
bui ld ings in the neighborhood. 

a. Design the height of a new building to fall 
within the established range of the block, 
and to respect the traditional proportions 
of height to width. New construction should 
not exceed the predominant building height 
of the historic structures on the block by 
more than one-half story.

b. Design floor-to-floor heights and foundation 
heights to appear similar to those of 
traditional buildings in the area. Note, 
foundations that were raised from the 
original foundation should not be used for 
comparison.

c. Use a similar building width as those seen 
traditionally. 

Figure 161. The new building above is out of character because it appears much larger than the houses in the surrounding context. 

Figure 162. Design a building front to appear similar in size to 
traditional buildings in the neighborhood. 

4 .43 On a larger structure ,  subdiv ide 
the mass into smal ler “modules” 
that are s imi lar in s ize to 
tradit iona l  bui ld ings in the 
neighborhood. 

a. Subordinate modules may be attached to 
the primary building form.

b. Avoid busy and complex building forms. 

c. For two modules of similar size, provide a 
connector between them to separate the 
volumes.

256



CHAPTER 4: GUIDELINES FOR NEW CONSTRUCTION 
AND NON-CONTRIBUTING STRUCTURES

Chapter 4: Guidelines for New Construction and Non-Contributing Structures 124

Figure 163. Although the two houses are quite different in design, the overall effect is harmonious, thanks to similar massing, scale and 
form.

4 .44 On larger bui ld ings ,  use façade 
ar t iculat ion techniques to help 
the bui ld ing f i t  within the sca le 
of  t radit iona l  bui ld ings in the 
neighborhood.

a. Use vertical and horizontal wall offsets 
(changes in wall plane) to reduce the overall 
scale of a building as viewed from the street 
and to reduce the visual impacts of long side 
walls.

4 .45 Pos it ion ta l ler por t ions of  a 
structure away from neighbor ing 
bui ld ings of  lower- sca le . 

a. Design a multi-family building to step down 
towards lower-scaled neighbors, especially 
historic properties. 

4 .46 Cons ider the topography of  a s i te 
and des ign a foundat ion to f i t  the 
s ite . 

a. For instance, if a site is raised above the 
street level, design a foundation to be at 
or slightly above finished grade so that the 
building does not loom over the street. 

Figure 165. Subdivide the 
mass of a larger building into 
a simple primary volume with 
additional ancillary volumes, 
similar to historic buildings in 
the surrounding context. 

Figure 166. Avoid “busy and 
complex” building forms.

Figure 164. On larger multi-family buildings, use façade 
articulation techniques to help the buildings fit within the scale of 
traditional buildings in the neighborhood. 257
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RESIDENTIAL BUILDING AND ROOF 
FORM 
In the majority of the District, a similarity of 
building and roof form also contributes to a sense 
of visual continuity. In order to maintain this 
characteristic, a new building should have basic 
building and roof forms similar to those seen 
traditionally. 

4 .47 Use bui ld ing and roof 
forms s imi lar to those seen 
tradit iona l ly on the b lock . 

a. Design a new building to include a roof form 
that is seen traditionally, which is often a hip 
or gable roof with overhanging eaves and 
occasionally a flat roof.

b. Dormers are typically gable, hip or shed 
forms.

c. Do not use an exotic or shed roof form 
on a primary structure. These forms may 
be acceptable in the rear of the structure 
where it is less visible from the street.

Figure 167. Do not use an exotic or shed roof form on a 
primary structure. This curved roof form may be acceptable in the 
rear of the structure where it is less visible from the street, but is 
inappropriate where highly visible because it does not reflect roof 
forms seen traditionally.

Figure 168. Design a new building to include a roof form that is seen traditionally, which is often a hip or gable roof with overhanging 
eaves and occasionally a flat roof.

Figure 169. Use building and roof forms similar to those seen 
traditionally on the block. Dormers, such as those shown above, 
are appropriate to new construction.

Figure 170. Design a new building to include a roof form that is 
seen traditionally.
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Figure 172. Design the mass, form and roof shape of a new 
garage or ancillary building to be compatible with the primary 
structure.

ANCILLARY BUILDING 
Ancillary buildings, such as garages, storage units 
and accessory dwelling units, are traditionally 
subordinate in scale and character to a primary 
structure and are typically located to the rear 
of the lot. They are primarily used for parking 
garages, storage and living units. While buildings 
in the rear generally have little impact on the 
character of the street, they do have an impact 
on the character of the alley and the neighbors 
to the rear. This subordinate character should be 
maintained. 

4 .48 Locate an anci l lar y bui ld ing to 
the rear of  the lot . 

a. Locate an ancillary building off an alley, 
where possible. 

b. Where it is not possible to locate an 
ancillary building off an alley, locate the 
ancillary building toward the rear of the 
lot set back significantly from the primary 
structure. 

c. Orient the garage door to the alley. 

Figure 171. Locate an ancillary building off an alley, where 
possible. 

4 .49 Des ign a new anci l lar y bui ld ing 
to be subordinate in height to 
pr imar y structures seen a long 
the street front . 

a. Design an ancillary building to be no more 
than one-and one-half stories in height. 

4 . 50 Des ign an anci l lar y bui ld ing to 
be compat ib le with the pr imar y 
structure . 

a. Design the mass, form and roof shape of 
a new garage or ancillary building to be 
compatible with the primary structure.

b. Use materials that are of a similar color, 
texture and scale to material of the primary 
structure. Vertical board and batten is also 
an appropriate material for these types of 
buildings.

4 . 51 Provide garage access from an 
a l ley where poss ib le . 

a. Do not use double or multiple garage doors 
on street front façades.

b. Where no alley is provided, garages should 
be accessed from the side street on a corner 
lot.  A driveway access may be required for 
mid-block parcels, but the driveway should 
extend to the rear of the lot where the 
detached garage is located. 

Figure 173. Design an ancillary building to be no more than 
one-and one-half stories in height. 
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RECOMMENDED LOCATIONS FOR ANCILLARY BUILDINGS

The diagrams below illustrate the recommended location for an ancillary building. This includes a shed, studio, garage or other type of building. 

Detached Structure to the Rear of 
Primary Structure (Visible from the Street)

Detached Structure to the Rear of 
Primary Structure (Not Visible from the Street)

Attached Structure to the Rear of 
Primary Structure (Not Visible from the Street)
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The ancillary building is located to the rear of 
the site and is visible from the street.

The ancillary building is located to the rear of 
the site, and placed fully behind the rear of the 
primary structure.

The ancillary building is located to the rear of 
and attached to the primary structure. It is not 
visible from the street.

Detached Structure at Rear of Primary 
Structure

Incorporated Structure, Flush with 
Front Wall of Primary Structure

Attached Structure to the Side of 
and Flush with Front Wall of Primary 
Structure
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The ancillary building is located to the rear of 
the primary structure and is visible from the 
street.

The ancillary building is slightly recessed from 
the front-most wall of the primary structure. 

The ancillary building is attached to the primary 
structure and is flush with the front wall of the 
primary structure. 
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The design guidelines in this section focus on 
principles for new civic building projects that 
reinforce the historic building fabric and enhance 
the pedestrian environment in the Downtown 
Historic Conservation District. To do so, they 
draw upon principles established in traditional 
commercial and residential buildings. While these 
are the majority of property types that will occur 
in the area, civic facilities should be a part of the 
urban mix as well. 

Civic facilities include museums, churches, 
schools, libraries, fraternal buildings, transit 
improvements, courts and governmental offices. 
The tradition of designing civic institutions 
as landmarks in the urban fabric should be 
continued. At the same time, the basic principles 
of urban design outlined in this document should 
still apply.

Figure 174. Construct a civic facility that is appropriately scaled to its environment and engages the pedestrian along the street. 

Guidelines for New Civic Buildings

4 . 52 Civ ic bui ld ings should ref lect 
bas ic urban des ign pr inc ip les in 
their  des igns . 

a. Locate a civic facility such that it encourages 
pedestrian traffic to nearby businesses.

b. The location of a civic facility should not 
interrupt or interfere with the continuity 
of the surrounding area, for example blocks 
that are entirely commercial or residential in 
character.  

4 . 53 Des ign an outdoor c iv ic space 
to enhance the downtown fabr ic 
of  s treets ,  publ ic  spaces and 
s idewalks . 

a. Design an outdoor civic space for active 
public use and encourage pedestrians to use 
the area. 

b. Minimize the visual and safety impacts of 
automobiles. 

c. Provide convenient, safe, and aesthetically 
pleasing pedestrian connections. 

d. Maintain significant view corridors. 

e. Design the space to balance landscape and 
hardscape elements. 

f. Design the space to include streetscape 
furnishings such as lighting, benches and 
public art. 

4 . 54 Construct a c iv ic fac i l i t y that 
i s  appropr iate ly sca led to i t s 
environment and engages the 
pedestr ian a long the street . 

a. Design a civic facility to: 

 › Provide a pedestrian-friendly street level. 

 › Reflect the design guidelines for mass, scale 
and materials for commercial building types.

 › Convey a sense of human scale. 

 › Locate an entrance to face the street or 
outdoor civic space rather than parking lots. 

 › Consider a design for a civic facility that 
sets it apart from other traditional buildings 
within the context. 
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Signs are important elements of the Downtown 
District and balancing their functional 
requirements with the objectives for the overall 
character of the district is a key goal. Their 
placement, relationship to historic features and 
general character are key considerations. A sign 
on a historic property should be integral to 
the design of the building and clearly visible to 
customers. New signs should exhibit qualities of 
style, permanence and compatibility with historic 
signs in the district. 

Title 18 of the Benicia Municipal Code provides 
the basic requirements for signs, including 
permitted sign types and dimensional standards, 
and takes precedence over the guidelines that 
follow in this chapter. Please consult Benicia City 
staff regarding any questions or clarifications 
associated with this chapter.

Design of New and Modified Signs
Whether it is attached to a historic building 
or associated with new development, a new or 
modified sign should exhibit qualities of style, 
permanence and compatibility with the natural 
and built environment. It should also reflect the 
overall context of the building and surrounding 
area and should not negatively impact a historic 
structure in any way.  Appropriate sign types for 
commercial buildings include wall, window, shingle 
and awning signs. Under-marquee signs may be 
permitted on a case by case basis. Freestanding 
signs (except for existing directories) and 
A-board signs are not appropriate on First Street.

SIGN DESIGN GUIDELINES FOR ALL PROJECTS
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SIGN CHARACTER
A sign should be in character with the materials, 
colors and details of the building. Its content 
should be visually interesting and clearly legible. 
Illumination sources should be shielded to 
minimize glare and light pollution. 

5.1 Des ign a s ign to be subordinate 
to the overa l l  bui ld ing 
compos it ion .

a. Design a sign to be simple in character.

b. Locate a sign to emphasize design elements 
of the façade itself.  

c. Mount a sign to fit within existing 
architectural features using the shape of the 
sign to help reinforce the horizontal lines of 
the building. 

d. All sign types should be subordinate to the 
building and to the street.

SIGN LOCATION 
A sign should be located to be clearly legible 
from the pedestrian realm and should not 
damage or obscure historic architectural details. 
More information about locating a specific sign 
type on a building front can be found in the 
“Design of Specific Sign Types” section. 

5.2 Locate a s ign to be v is ib le and 
legib le from the pedestr ian 
rea lm. 

5 . 3 Locate and mount a s ign in a 
locat ion that does not obscure 
or damage histor ic architectura l 
features . 

5 .4 Locate s igns for bus inesses on 
and above the ground f loor in a 
bui ld ing d irector y s ign p laced 
near the ground f loor entrance .

5 . 5 Do not locate a s ign higher than 
the leve l  of  the second f loor 
window s i l l s ,  or on or above the 
parapet or roof . 

5 .6 Do not cover a t ransom panel 
with a s ign . 

a. Street addresses on transom panels are 
permitted. 

Figure 175. Design a sign to be subordinate to the 
overall building composition.

Figure 176. Mount a sign to fit within existing architectural 
features using the shape of the sign to help reinforce the 
horizontal lines of the building. 265
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SIGN MATERIALS
A sign should exhibit qualities of style, 
permanence and compatibility with the natural 
and built environment.

5.7 Use s ign mater ia ls  that 
are compat ib le with the 
architectura l  character and 
mater ia ls  of  the bui ld ing.

a. Use permanent, durable materials that 
reflect the Benicia context. 

Appropriate sign materials are: 
 › Wood or MDF panels – routed and painted 

or sealed

 › Wood or metal panels – smooth finished 
and painted or stained.

 › Individually mounted letters – non-reflective 
metal, natural cast or formed and painted, 
or painted wood, plastic or MDF

 › Window signs of letters, paint or gold leaf

 › Awning signs with painted or silk screened 
letters or images

 › Cast metal plaques, especially for small 
directory signs

 › Directory signs of matte finished plastic 
insert panels, mounted behind glass frames

Inappropriate sign materials include: 
 › Acrylic, or plastic sign panels, except for the 

changeable portions of a directory sign 

 › Acrylic, plastic, or plastic-faced individual 
letters unless intended for a painted finish 

 › Box, or cabinet signs

 › Channel letters

 › Neon signs

 › Any non-durable, rustic, industrial type 
material which would be incompatible with 
the design guidelines for building or accent 
materials 

Figure 177. Use sign materials that are compatible with the 
architectural character and materials of the building.

Figure 178. Use cast metal plaques, especially for small 
interpretive signs.
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SIGN COLOR
Color shall be used both to accentuate the sign 
design and message, and to integrate the sign or 
lettering with the building and its context.

5.8 Use colors for the s ign that 
are genera l ly  compat ib le with 
those of  the bui ld ing front ,  and 
that contr ibute to legib i l i t y and 
des ign integr it y.

a. Limit the number of colors used on a sign. In
general, no more than three colors should
be used, although accent colors may also be
appropriate.

SIGN GRAPHICS
Sign lettering and graphics shall be designed to be 
visually interesting and clearly legible. 

5.9 Des ign a s ign to be graphic . 

a. To the extent feasible, design a sign to
use symbols, images and logos rather than
extensive wording.

5.10 Use a s imple t ypeface des ign . 

a. Use no more than two or three distinct
typefaces on a sign.

b. Avoid the use of elaborate script and overly
intricate typefaces.

SIGN INSTALLATION 
The installation of a sign is an integral aspect in 
the retention of key architectural features and 
in minimizing damage to the building.  When 
installing a new sign on a historic building, it 
is important to maintain the key architectural 
features of and minimize potential damage to the 
building.

5.11 Do not damage or obscure 
architectura l  deta i l s  or features 
when insta l l ing s igns . 

a. Design a sign to integrate with the
architectural features of a building, not
distract from them.

b. Minimize the number of anchor points when
feasible.

c. Avoid painting a sign onto a significant
architectural feature.

d. Do not locate a support for a sign to extend
above the cornice line of a building to which
the sign is attached.

e. Do not locate a sign structure or support
to obscure or damage any significant
architectural feature of a building, such as a
window or door frame, cornice, molding or
fragile material.

Figure 179. Use colors for the sign that are generally compatible 
with those of the building front, and that contribute to legibility 
and design integrity.

Figure 180. Use a simple typeface design. 
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SIGN LIGHTING 
A sign illumination source shall be shielded 
to minimize glare and shall not overpower 
the building or street edge. Small and discreet 
modern fittings may provide an unobtrusive 
alternative to traditionally styled lamp units. 

5.12 Use a shie lded l ight source on a 
s ign ,  when l ight ing i s  des ired .

a. Direct lighting towards a sign from an 
external, shielded lamp.

b. If halo lighting is used to accentuate a sign or 
building, locate the light source so that it is 
not visible.

c. Do not overpower the building or street 
edge with lighting.

5.13 Indirect ly i l luminate a s ign .

a. Use concealed or inconspicuous spot lights 
or backlighting. 

b. Do not use exposed neon or fiber optic 
tubing. 

5.14 Minimize the v isua l  impact of 
l ight ing assoc iated with s igns .

a. Do not use lights, whether permanent or 
temporary, as a form of signage.

b. Do not internally illuminate a sign.

c. Do not use bare bulb lights for sign lettering 
or illumination.

Figure 181. Direct lighting towards a sign from an external, 
shielded lamp.
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AWNING AND CANOPY SIGN
An awning sign is flat against the surface of 
the awning material. A canopy sign is one that 
is suspended below a canopy; it is typically 
perpendicular to the building face, but may be 
parallel to the building where it is recessed. 

5.15 Use an awning or canopy s ign 
in areas with high pedestr ian 
act iv it y. 

5 .16 Use an awning or canopy s ign 
when other s ign t ypes would 
obscure architectura l  deta i l s . 

5 .17 Locate an awning s ign on a 
va lence or the end panels ,  or 
a long the bot tom edge of  the 
front awning panel . 

a. Design an awning sign to not cover more 
than 50 percent of the end panel area nor 
more than 20 percent of the front (street-
facing) panel. 

Design of Specific Sign Types
A variety of sign types may be appropriate in the Downtown District if the sign contributes to a sense of visual continuity and does not overwhelm the 
architecture of the building. In addition to the design guidelines described in the “Design of New and Modified Signs” section, the guidelines below discuss 
appropriate placement and design of individual sign types. Refer to Title 18 of the Benicia Municipal Code as well to learn more about standards for specific 
sign types. 

AWNING AND CANOPY SIGN
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DIRECTORY SIGN

  

DIRECTORY SIGN 
A directory sign displays the tenant name and 
location for a building containing multiple tenants, 
and helps users find the location of each building 
tenant.

5.18 Use a d irector y s ign ,  or tenant 
panel ,  to consol idate smal l 
indiv idua l  s igns on a larger 
bui ld ing. 

a. Locate a consolidated tenant panel or 
directory sign near a primary entrance on 
the first floor wall of a building. 

5.19 Wal l  mount a new director y s ign .

a. Limit exterior directories or name plates to 
three (3) square feet in area.
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INTERPRETIVE SIGN 
An interpretive sign refers to a sign or group 
of signs that provide information to visitors on 
natural, cultural and historic resources, or other 
pertinent information. An interpretive sign may be 
erected by a non-profit organization or may be 
a public sign erected by a national, state or local 
government agency. 

Generally, an interpretive sign should comply with 
the design standards for the sign type that is the 
closest match, such as a wall sign for a plaque 
mounted on a historic building. The guidelines 
below apply to a common freestanding sign type. 

5.20 Des ign an interpret ive s ign to be 
s imple in character. 

a. Design the sign to be easily read and viewed 
by pedestrians. 

5.21 Des ign and locate a s ign to 
remain subordinate to i t s 
context . 

INTERPRETIVE SIGN
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PROJECTING, SHINGLE AND BARBER 
POLE SIGNS
A projecting sign is attached perpendicular to the 
wall of a structure and is affixed at the top and 
bottom so that the sign does not move at all in 
the wind; a shingle sign is only affixed to the wall 
at the top of the sign structure. Projecting signs 
are typically discouraged in Benicia. Barber pole 
signs were used historically and easily identify a 
building’s use. Where a barber pole is desired, 
it should reflect the historic design of such 
signs. New barber poles should be easily visible 
and should rotate, but should not be internally 
illuminated. Only one barber pole is allowed per 
property.

5.22 Des ign a bracket for a project ing 
s ign to complement the des ign .

5 .23 Locate a project ing s ign to 
re late to the bui ld ing façade and 
entr ies . 

a. Locate a small projecting sign near the 
business entrance, just above or to the side 
of the door. 

b. Mount a larger projecting sign higher on 
the building, centered on the façade or 
positioned at the corner.

c. Locate the sign at or just above the first 
floor pedestrian level; it should not extend 
above the eave of the roof.

d. Signs should be eight (8) feet above grade at 
minimum.

5.24 Locate a shing le s ign to re late to 
the bui ld ing façade and entr ies . 

a. Mount a shingle sign bracket correspond to 
a horizontal trim element. 

b. Mount a shingle sign between eight (8) feet above grade (bottom clearance) and the second floor sill 
line or eave line, whichever is lower. 

5.25 Des ign a barber pole to be compat ib le with the d istr ict . 

a. Design a barber pole to be in scale with the building. It should not exceed thirty (30) inches in 
height.

PROJECTING, SHINGLE AND BARBER POLE SIGNS
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UNDER-MARQUEE SIGN
An under-marquee sign refers to a sign that is 
placed below an awning or marquee. 

5.26 Mount hanging or “under-
marquee” s igns below the roof 
eaves or porch at the bui ld ing 
entr y. 

a. Limit hanging or “under-marquee” signs to 
six (6) square feet in area, per sign. 

b. Signs should be eight (8) feet above grade at 
minimum.

c. Such signs shall be limited to one per tenant.

UNDER-MARQUEE SIGN

273



CHAPTER 5: SIGN DESIGN GUIDELINES FOR ALL 
PROJECTS

141Benicia Downtown Historic District Design Guidelines | June 15, 2018

SYMBOL SIGN 
This refers to a symbol displayed on a sign, or a 
standalone symbol, that displays a certain word, 
name or idea. This type of sign can be read 
quickly and is often remembered better than 
written words. A symbol sign may be located 
on the interior of a display window or may be 
installed on an exterior façade. If attached to an 
exterior façade, a symbol sign is often located 
above or beside the primary entrance, and is 
often affixed to a wall or hangs through the use 
of brackets, such as in a hanging sign. 

5.27 Locate a symbol s ign to be eas i ly 
recognized ,  but in a locat ion 
that does not detract from the 
architectura l  features of  the 
structure or impede pedestr ian 
act iv it y. 

a. When mounting a symbol sign to an 
exterior façade of the structure, locate the 
brackets or sign supports so they do not 
negatively impact or destroy architectural 
features. 

b. When locating a freestanding symbol sign 
on the exterior of a building, choose a 
location that is visible but does not obstruct 
pedestrian activity. 

5.28 Des ign a symbol s ign to be in 
sca le with the bui ld ing and it s 
architectura l  features .

5 .29 Des ign a symbol s ign to contr ibute to,  and not detract from, the bui ld ing 
and it s  features . 

a. Choose a color or colors that complement the colors of the building. 

b. Design a symbol sign to be simple and easily recognizable, so that it does not compete with the 
architectural features of the structure.

SYMBOL SIGN
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WALL SIGN 
A wall sign, or “flat sign”, is any sign attached 
to the outside face of a building. It is erected 
parallel to the face of the building on which it is 
supported and may include a plaque, panels, or 
individual letters or logos. 

5. 30 Place a wa l l  s ign to promote 
des ign compat ib i l i t y among 
bui ld ings . 

a. Place a wall sign to align horizontally with 
other signs on nearby buildings. 

b. Wall signs are inappropriate above the first 
floor, except in an approved sign program or 
necessary for building identification.

c. Limit wall signs to 12 square feet in area. 

5. 31 Place a wa l l  s ign to be re lat ive ly 
f lush with the bui ld ing façade . 

a. Design a wall sign to minimize the depth of a 
sign panel or letters. 

b. Design a wall sign to fit within, rather than 
forward of, the fascia or other architectural 
details of a building. 

c. Do not mount a wall sign where 
architectural features will be obscured or 
destroyed.

5. 32 Place wa l l  s igns to integrate 
with histor ic bui ld ing deta i l s  and 
e lements . 

a. Locate a wall sign to fit within a panel 
formed by decorative moldings or transom 
panels, where they exist. 

WALL SIGN
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WINDOW AND DOOR SIGN
A window sign is any sign, picture, symbol or 
combination thereof, designed to communicate 
information about an activity, business, 
commodity, sale or service at the location. Place 
these signs within one foot of the inside window 
pane or upon the windowpanes or glass which is 
visible from the exterior of the window. 

5. 33 Des ign a window s ign to 
minimize the amount of  window 
covered.

a. Scale and position a window sign to
preserve transparency at the sidewalk edge.

5. 34 Limit a window s ign to 20 
percent of  the ground f loor 
frontage window area occupied 
by a g iven bus iness .

5 . 35 Window s igns are inappropr iate 
above the f ir st  f loor. 

5 . 36 Seasona l  graphic window s igns 
are encouraged.

a. Such signage should be incorporated into a
window display and temporary in nature.

5. 37 Window s ignage may inc lude 
indiv idua l ly appl ied let ters .

a. Paper or poster board signage that is taped
or otherwise adhered to the window should
not be applied to storefront areas.

b. Large graphics that obscure the view to
interior storefront and dining areas are to
be avoided.

WINDOW & DOOR SIGN
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FREESTANDING SIGN
A freestanding sign is one that is mounted to one 
or two simple poles. 

5. 38 A freestanding s ign should be 
appropr iate to the context .

a. The sign should be limited to (4) feet in 
height, measured from grade at that point, 
and shall not exceed 12 square feet in area, 
as measured on a single side.

b. Exclude monument type bases, pillars or 
other architectural or structural supports 
from this calculation. 

FREESTANDING SIGN

TEMPORARY SIGNS 
The use of a temporary sign may be desired to 
commemorate special events, grand openings or 
promotional sales. Temporary signs can take a 
variety of forms and should follow the guidelines 
presented for each sign type in the previous 
sections, in addition to the guidelines below. 
Consult the Benicia Municipal Code for additional 
requirements for temporary signs.

5. 39 Locate a temporar y s ign to be 
v is ib le and in the appropr iate 
locat ion for the s ign t ype chosen. 

a. Do not obscure or cover architectural 
details with a temporary sign.  Large vinyl 
banners that cover storefront and upper 
story windows are inappropriate. 

b. Do not cover a primary entrance or full 
window with a temporary sign.

5.40 Des ign a temporar y s ign to be 
in sca le with the bui ld ing and 
surrounding context . 
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A

Adaptive Reuse. Rehabilitation of a historic structure for use other than 
its original purpose, such as a residence converted into an office. Also called 
adaptive use. 

Addition. A portion of a structure built after the original structure was 
completed. Additions may be historic or non-historic.

Administrative Review.  Planning staff review of a design review or 
demolition project. 

Alignment. The linear relationship of structures or parts of structures to 
each other. 

Alteration. The act or process which changes one or more of the exterior 
architectural features of a designated structure.

Ancillary Building. A smaller or lesser structure associated with a primary 
structure on a property.  Also called an accessory or secondary structure.

Appropriate. See compatible.

Arch. A curved construction that spans an opening and supports the weight 
above it. 

Articulation. The manner in which various features are  designed and 
arranged on a building elevation.

Attic. The upper level of a building, usually not of full ceiling height, directly 
beneath the roof.

Awning. A secondary covering attached to the exterior wall of a building, 
providing shade and protection from the elements around doors, windows, 
and other openings. May be retractable or stationary.

Awning Sign.  A sign printed on the surface of an awning or canopy.

B

Balcony. A raised platform, typically less than three feet wide, that projects 
from the wall of a building, typically above the first level, and is surrounded 
by a rail, balustrade or parapet.

Baluster.  One of a series of short vertical members used to support a 
stair or porch handrail, forming a balustrade.

Balustrade. An entire rail system, with top rail and balusters.

Bargeboard. A board placed on the verge or incline of a roof gable end to 
conceal the rafter end and provide ornamentation; also called a vergeboard.

Bay. The portion of a façade between columns or piers providing regular 
division of a facade,usually marked by windows or doors.

Bay window. A projecting angular window that forms an extension to the 
floor space of the internal room.

Belt Course. A horizontal band usually marking the floor levels on the 
exterior façade of a building.

Block Face. See Street Face.

Bracket. A projecting support placed under an architectural overhang such 
as a roof cornice or eave.

Brick. A single building unit typically made of fired or sun-dried clay, used in 
masonry construction and laid in courses known as bonds.

Brick Bond. The pattern in which a bricklayer articulates the brick and 
mortar design of a wall, using the stretcher (the long, narrow side) and 
header (the short side) of the brick. 

Building. Any structure having a roof supported by columns or walls for the 
housing or enclosure of persons, animals, chattels, or property of any kind.

GLOSSARY
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Caming. A strip of metal to join art glass. 

Canopy. A roofed structure placed so as to extend outward from a building, 
to provide a protective shield for doors, windows, and other openings. 
Canopies are usually supported by the building with additional support 
extending to the ground directly under the canopy edge.

Capital. The head or top of a column or pilaster.

Casement Window. A window with one or two sashes which are hinged 
at the sides and usually open outward.

Cast iron. A hard, relatively brittle alloy of iron and carbon that contains a 
higher portion of carbon than steel. Can be easily cast into a mold, used for 
both structural and decorative proposes in architecture.  

Cement. A hard strong building material made by mixing a cementing agent 
(such a lime, historically) and a mineral aggregate (such as sand or gravel) 
with water to create a binding agent. 

Character. The qualities and attributes of any structure, site, street or 
district.

Character-defining Features. Specific features of a structure, site, street, 
or district that contribute to its significance and designation, and that help 
define the distinctive character of the structure, site, street, or district. 

Clapboards. Horizontal wooden boards, thinner at the top edge, which are 
overlapped to provide a weatherproof exterior wall surface.

Clipped Gable. A gable roof where the ends of the ridge are terminated in 
small, diagonal roof surface.

Column. A circular or square vertical structural member.

Compatible. The ability of alterations and new designs to be located in or 
near historic properties and districts without adverse effect. Some elements 
affecting design compatibility include location, height, scale, mass and bulk 
of structures; building materials; architectural details; circulation and access; 
landscaping; and parking impacts. Compatibility refers to the sensitivity of 
development proposals in maintaining the character and context of historic 
properties and districts.

Composite Shingle. A modern roofing shingle made up of a fiberglass 
mat at the core with an exterior asphalt coating. Composite shingles can be 
made to mimic historic wood shake and slate roofing and come in a variety 
of colors.

Connector. A small building form that creates a junction between a historic 
building and new addition. The use of a connector when constructing an 
addition to a historic structure retains the distinction between the two 
structures, preserving the integrity of the historic structure.

Configuration. The arrangement of elements and details on a building or 
structure that help to define the character.

Construction. The act of adding an addition to an existing building or 
structure, or the erection of a new principle or accessory building or 
structure on a lot or property.

Contemporary. Reflecting characteristics of the present.  A contemporary 
building would reflect a design, method of construction, materials, 
articulation, expression and/or details that illustrate that it was constructed 
in the present or recent past, rather than being imitative or reflective of a 
historic period.

Contributing.  A “contributing property” is one determined to be 
historically significant because it retains it original architecture, scale, mass 
and other features to the degree that is contributes to the historical sense 
of time and place of the district. Designations of historic significance are 
based upon the period between 1847-1940, which is defined as the historic 
district’s “period of significance.” 

Context. The setting in which a historic element, site, structure, street or 
district exists.

Coping. The cap or covering of a wall. 

Copper. A red-brown metal often used in flashing and as a roofing material. 

Corner Board. A vertical board found on the outside of the corner of 
wood frame building, helps to define the corner. 

Cornice. A projecting element that tops a wall.
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Cornice Return. When the horizontal cornice or a roof connector to the 
rake of a gable, a short horizontal extension of the cornice found at each 
side of the gable end.

Cresting. A decorated ornamental finish along the top of a wall or roof 
often made of ornamental metal.

Cross-Gable. A secondary gable roof that meets the primary roof at right 
angles.

Cultural Resource. Physical evidence or place of past human activity: site, 
object, landscape, structure; or a site, structure, landscape, object or natural 
feature of significance to a group of people traditionally associated with it 
(Definition from the National Park Service)

D

Deck. A flat surface that forms the main outside floor of a porch or balcony.

Demolition Review.   A process in which a demolition proposal is 
evaluated in accordance with the Benicia Municipal Code (Title 17.54.100). 

Dentils. A row of small tooth-like blocks in a classical cornice.

Design Guidelines.  A document intended to provide guidance and 
information to property owners planning exterior construction and 
maintenance projects.   Also intended to assist and guide the Historic 
Preservation Review Commission and Planning staff in their review of 
exterior alterations, new construction, and other work relating to historic 
structures and properties in historic districts.   

Design Review.  A process in which a design is evaluated in accordance 
with the Benicia Municipal Code (Title 17.54.100) requirements and Design 
Guidelines. 

District. See Historic District.

Divided Light. A window with a number of smaller panes of glass (lights/
glazing) held in place by mentions.

Dormer. A roofed structure that contains one or more windows and 
projects from a sloped roof.

Double-Hung Window. A window with two sashes, one sliding vertically 
over the other.

E

Eave. The edge of a roof that projects beyond the face of a wall.

Eclectic. Used to describe a collection of architectural styles, usually found 
within a district, or a building/structure that does not easily correspond to a 
single architectural style. 

Egress Window. A venting window, required by building code, used for 
emergency escape and rescue. 

Element. A material part or detail of a site, structure, street, or district.

Elevation. Any one of the external face or façades of a building.

Environmental Sustainability. See Sustainability.

Exterior Architectural Feature. The architectural style, design, general 
arrangement and components of all the outer surfaces of a structure or 
improvement, including but not limited to color, texture, materials, type and 
style of all windows, doors, lights, signs, and other fixtures appurtenant to 
the structure.

F

Fabric. The physical material of a building, structure, or community, an 
interweaving of component parts. 

Façade. The exterior front wall of a building, usually the most ornate or 
articulated elevation.

Fascia. A flat horizontal member of molding; forms the trim of a flat roof or 
pitched roof; also part of a classical entablature.

Fence.  An artificially constructed barrier, typically of wood, metal or other 
material or combination of materials to enclose, screen or separate areas.  
Wooden picket-style fences are common to enclose rear yards in historic 
districts. 

Fenestration. The arrangement of windows on a building.

Finial. A projecting decorative element, usually of metal, at the top of a roof 
turret or gable.

Fish Scale Shingle. A shingle having a straight sides and a rounded bottom, 
typically laid in a regular or irregular overlapping pattern and used as a 
decorative façade element.
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Flashing. Thin metal sheets used to prevent moisture infiltration at joints of 
roof planes and between the roof and vertical surfaces.

Flat Roof. A roof which is almost completely horizontal. Often found on 
commercial architecture and concealed with a parapet. 

Form. The shape and structure of a building.

Foundation. The lowest exposed portion of the building wall, which 
supports the structure above.

Frame. The exposed trim around a window or door opening; also called a 
casing.

Fretwork.  An interlaced decorative design carved in low relief or on a 
solid background, mostly in a geometric design. Often found on Queen Anne 
architecture. 

G

Gable. A triangular shape roof formed by two intersecting roof planes; also 
the triangular shape wall at the end of the roof.

Gallery. A covered passage extending along the outside wall of a building 
with support columns. 

Gambrel Roof. A ridged roof with two slopes on either side. The upper 
slope will have a shallow pitch, while the lower slope is very steep.

Glazing. Part of a window, wall, or door that is made up of glass. Also 
known as lights. 

H

Half-Story. 50% of the total floor area of the story directly underneath.

Header. Upper horizontal framing member of a window or door.

Height. The distance from the bottom to the top of a building structure.

Hipped Roof. A roof with all four sides sloping downwards towards the 
walls the structure. 

Historic District. A collection of structures, site features, streets, open 
spaces, and landscaping that have been identified as historically significant and 
designated as such by the Benicia City Council. Buildings, structures, objects, 
and sites within a historic district are classified as either contributing or 
non-contributing. Properties in historic districts are subject to design review. 

Historic Feature. An element of a building installed at the time of 
construction or other time during the period of significance.

Historic Integrity. See Integrity.

Historic Landmark. See Landmark. 

Historic Material. A material used at the time of construction or other 
time during the period of significance.

Historic Preservation Ordinance. The primary method by which 
communities protect their historic resources. 

Historic Property.  See Historic Resource.  

Historic Resource.  Often used interchangeably with historic property or 
structure.  A structure or property that is designated as an historic landmark 
or is a contributing property to a designated historic district.   

Hood Molding. A projecting molding above an arch, doorway, or window, 
originally designed to direct water away from the opening. Also called a drip 
mold or simply a ‘hood.’

Hyphen. See connector.

I

In-kind Replacement. The replacement of an element with a new element 
of the same material, color, texture, shape and form as the original.

Income Tax Credits for Historic Preservation. A state or federal  
income tax incentive to encourage the rehabilitation and reuse of historic 
buildings.

Infill. New construction where there had been vacant land before, such as a 
new building between two older structures.

Integrity. The ability of a structure or district to convey its historic and 
architectural significance.  To have historic and physical integrity means that 
a structure can be recognized as belonging to its particular time and place in 
Benicia’s history. 

J

Jamb. The side framing member of a door or window. 283
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K

Keystone. The wedge-shaped top or center member of an arch.

Kickplate. The structural panels just below display windows on storefronts. 
Bulkheads can be both supportive and decorative in design. Bulkheads from 
the 19th-century are often of wood construction, with rectangular raised 
panels, while those of the 20th century may be of wood, brick, tile or marble 
construction. Bulkheads are also referred to as kick plates.

L

Landmark. A building, site, structure, or object that meets Benicia’s 
landmark designation criteria specified in Title 17.54.050.

Landscape. The totality of the built or human influenced habitat 
experienced at any one place. Dominant features are topography, plant cover, 
buildings or other structures and their patterns.

Lap Siding. A building siding consisting of beveled boards meant to shed 
water away from the building foundation. Also known as clapboards.

Lattice. An openwork grill of interlacing wood strips used as screening.

Lights. Window glass. Also known as glazing.

Lintel. The horizontal top member of a window, door or other opening.

Loading Dock. A raised landing for handling goods; some project from the 
façade while others are inset behind the building plane.

M

Maintain. To keep in a state of preservation or repair to avoid 
deterioration of historic materials and features.

Mansard Roof. A roof with a double slope on all four sides, with the lower 
slope being almost vertical and the upper almost horizontal.

Masonry. Construction of brick, concrete, stone, or other material 
requiring mortar and construction by a mason.

Massing. The overall composition of the exterior of the major volumes of a 
building, especially when the structure has major and minor elements.

Material Change. A change in materials that will affect either the exterior, 
architectural or environmental features of a historic property or any 
structure, site or work of art within a historic district.

Millwork. Woodwork manufactured at a mill, includes doors, sashes, and 
trim.

Modillion. A horizontal bracket, often in the form of a plain block, 
embellishing the underside of a cornice.

Molding or moulding. A continuous decorative band, often serving as a 
decorative device; often decorative with a variety of contours or outlines, 
and typically covering the joint formed where two surfaces or material types 
meet.

Mortar. A mixture of sand, lime, cement and water, used as a binding agent 
in masonry construction.

Mullion. A vertical element separating windows, doors, or panels set in a 
series.

Multi-family Residential Building. A residential building or complex of 
buildings where most individual units access interior hallways or exterior 
balconies rather than the street or sidewalk. 

Multi-Light Window. A window sash composed of more than one pane of 
glass.

Muntin. A secondary framing member to divide and hold the panes of glass 
in a multi-light window or glass door.

N

New Construction. Construction which is characterized by the 
introduction of new elements, sites, buildings or structures or additions to 
existing buildings and structures.

Newel Post. The principal structural pillar of a staircase, often highly 
decorative.

Non-Contributing. Buildings that lack historic significance. This includes 
a range of properties. Some are of more recent construction (those less 
than 50 years old.) Others are older (more than 50 years) but have been so 
substantially altered that they no longer retain their integrity. 284



CHAPTER 6: APPENDIX

Chapter 6: Appendix152

O

Obscured. Covered, concealed or hidden from view.

Oriel Window. A form of bay window which projects from the main wall 
of building and is supported by corbels, brackets or other similar element. 
Often found on the upper floor.

Orientation. The relationship of a structure to the compass points or a site 
feature; may refer to the direction a façade faces, such as the south elevation, 
or the direction of a main axis, as in an east-west orientation.

P

Paneled Door. A door composed of solid panels (either raised or 
recessed), held within a framework of rails and stiles.

Parapet. A low wall at the edge of a roof, balcony, or deck.

Pediment. A triangular crowning element forming the gable of a roof; any 
similar triangular element used over windows, doors, etc.

Pendant. A hanging ornament. 

Period of Significance. The time period during which an historic landmark  
or historic district gained its architectural, historical, and/or geographical 
importance.  Typically, the period of significance covers a longer period of 
time than a structure’s, in order to encompass the period of during which 
the district developed. 

Pier. A vertical structural element, square or rectangular in cross-section.

Pilaster. A square pillar attached, but projecting from a wall, resembling a 
classical column.

Pitch. The degree of the slope of a roof.

Point. The surface of a mortar joint.

Porch. A structure attached to a building to shelter an entrance.

Porte Cochere. A porch or portico-like structure at the main or 
secondary entrance designed for horse and carriage or vehicle traffic. 
Designed to allow the occupants of a vehicle to exit under a covered 
structure, protected from the weather.

Portico. A roofed space, open or partly enclosed, forming the entrance and 
centerpiece of the façade of a building, often with a column and pediment.

Portland Cement. Fast-curing, hydraulic cement. Not commonly used 
until the early 20th century, and much stronger than historic cements, used 
in the mortar making process.

Primary Façade. The main building face; the sides of a building that are 
street-facing. 

Primary Structure(s). The main structure(s) on a property.  Typically 
structures housing the primary uses on a property. 

Preservation. The act or process of retaining the historic  form, integrity 
and materials of a building or a structure, including, but not limited to, 
providing stabilization work and on-going maintenance.

Projecting Sign. A sign attached perpendicular to the wall of a building. 
Also called blade sign.

Proportion. The relationship of the size, shape, and location of one building 
element to all the other elements; each architectural style typically has its 
own rules of proportion.

Purlin.  A structural roofing element, any longitudinal horizontal member of 
the roof. Often used as decorative element in Craftsman architecture where 
they are left exposed.

Pyramidal Roof. A roof with four identical sides rising steeply to a central 
peak.

R

Rail.   A horizontal member making up the framework of a door or window.  

Reconstruction. The act or process of reassembling, reproducing or 
replacing by new construction, the form, detail and appearance of the 
property and its setting as it appeared at a particular period of time by 
means of the removal of later work, or by the replacement of missing earlier 
work, or by reuse of the original materials.

Rehabilitation. The act or process of returning a building, object, site 
or structure to a state of utility through repair, remodeling, or alteration.  
Rehabilitation projects makes possible an efficient contemporary use 
while preserving those portions or features of the building, object, site or 
structure, that are significant to its historical, architectural and geographical  
value.
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Relocation. Any change of the location of a building, object or structure in 
its present setting or to another setting.

Repointing. The act of repairing the point of a mortar joint that has 
deteriorated over time due to weathering. Often incorrectly called 
tuckpointing.

Resource. A source or collection of buildings, objects, sites, structures, or 
areas that exemplify the cultural, social, economic, political or architectural 
history of the nation, state or city.

Restoration. The act or process of accurately recovering the form and 
details of a building, object, site or structure, and its setting as it appeared at 
a particular period of time by means of the removal of later work, or by the 
replacements of missing earlier work.

Retain. To keep secure and intact. Retain describes the act of keeping an 
element, detail or structure, and providing a level of repair to aid in the 
preservation of elements, sites and structures.

Retaining Wall.  A wall which is designed to, and in fact does, retain the 
earth on one side at a higher elevation than the earth on the other side. 

Re-Use. To use again. An element, detail or structure might be reused in 
historic districts.

Rhythm. Regular occurrence of elements or features, such as spacing 
between buildings.

Ridgeline. The top horizontal member of a roof where the sloping surfaces 
meet.

Right-of-Way. Public land that has been granted an easement, such as for 
utilities, or reserved for transportation purposes.  Can include pedestrian 
traffic, vehicular traffic, canals, railway traffic, oil and gas pipeline, etc.

Rusticated. Roughening of stonework or concrete blocks to give greater 
articulation to each block.

S

Sash. The movable framework holding the glass in a window.

Scale. Proportional elements that demonstrate the size, materials and style 
of buildings. The proportions of the elements of a building to one another 
and the whole, and to adjacent buildings.

Secretary of the Interior’s Standards for the Treatment of 
Historic Properties. A set of standards developed by the National Park 
Service, commonly used by property owners, architects and governments 
to  make decisions about the appropriate treatment of historic properties. 
The Landmark Preservation Ordinance requires that these standards are 
adhered to when a historic resource is involved.  

Setback. The distance a structure is located from the street, other public 
way, or property line.  Setback can also refer to the distance between 
structures on one or multiple lots.  

Setting. The sum of attributes of a locality, neighborhood or property that 
defines its character.

Shake. An historic and modern building and roofing material made from 
split logs. Shake siding is popular decorative building material in Queen Anne 
architecture and Shingle Style architecture.

Sheathing. An exterior covering of boards or other surface applied to the 
frame of the structure. See Siding.

Shed roof. A pitched roof with a single plane.

Shingles. A roofing materials which often consists of wood which is split 
into flat panels and different shapes. Wood shingles are common elements of 
the Queen Anne style. 

Sidelight. A vertical area of fixed glass on either side of a door or window.

Siding. The exterior wall covering or sheathing of a structure.

Sign.  A sign means any structure, natural object or surface, or a device 
or arrangement attached to or painted or represented upon a structure 
or natural surface, which attracts or is intended to attract attention to an 
object, product, place, activity, person, institution, organization or business, 
or which displays or includes a letter, word, bill, poster, picture, display board, 
lithograph, map, balloon, balance, “A” frame, “sandwich” board, barber pole, 
street clock, model, figure, symbol, banner, flag (other than United States or 
California flags), fluttering object, pennant, insignia, device, or representation 
used as, or which is in the nature of, an announcement, direction, 
advertisement, declaration or illumination. Functional architectural features 
of buildings are not normally signs. 286
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Significance. The idea that a structure or district is important to the 
history, architecture, or geography of the city and thus makes a special 
contribution to Benicia’s distinctive character.   Also called historic 
significance.

Sill. The horizontal, usually projecting, lower lip of a window or door.

Site feature. A historic or non-historic component on the grounds of a 
property,  such as a fence, wall, walkway, statue, well or landscaping.

Site wall. A low wall along the edge of a property; may also serve as a 
retaining wall.

Siting. The placement of a building, structure, or object on a site in relation 
to natural features, boundaries, and other parts of the built environment.

Soffit. The area created by the eaves of the roof and the wall of a building 
when enclosed.

Solar Panels. A panel designed to absorb the sun’s rays and produce 
electricity or heating. 

Spindles. Slender, elaborately turned wood dowels or rods often used in 
screens and porch trim.

Spire. A tall, slender, conical or pyramidal structure ending in a point that 
sits atop a steeple, tower, or roof. Often found in religious architecture.

Stabilization. The act or process of applying measures essential to the 
maintenance of a deteriorated building to establish structural stability and a 
weather resistant enclosure.

Stained glass. Colored glass used to form decorative or pictorial designs, 
often composed of contrasting piece in a lead framework.  

Steel.  An alloy of iron with carbon, used as a structural element, with a 
gray or bluish-gray color. Often used as a fabricating element in casement 
windows in the early to mid 20th century. 

Steeple. A tall tower on a building, topped with a spire.  A belfry and 
lantern may be incorporated into the steeple architecture. Often found in 
religious architecture.

Stewardship. The act of responsible caring for and management of historic 
resources for future generations.

Stile.  A vertical structural member of a paneled door frame.  

Stoop. A small staircase ending in a platform, leading up to the entrance of 
a structure. 

Storefront. The façade of a store, typically on the ground floor and facing 
the street.

Street Face. That portion of a block with frontage on a street; there are 
generally two block faces with frontage on a street.

Streetscape. The relationship of the street, landscaping, and buildings as 
seen by the eye from public vantage points, such as a street or sidewalk.  

Stringcourse. A decorative horizontal band on the exterior wall of a 
building, typically of brick or stone, and often demarcating the division 
between floors.

Structure. An item which is constructed or erected and the use of which 
requires more or less permanent location on the ground or attachment to 
something having a permanent location on the ground.  Includes an edifice 
or building of any kind. 

Stucco. An exterior plaster typically applied in a two-or-three part coating 
directly onto masonry, or over wood or metal lath. Often used to imitate 
another material such as stone.

Style. A type of architecture distinguished by special characteristics of 
structure and ornament and often related in time; also a general quality of a 
distinctive manner.

Surround. An encircling border or decorative frame, usually at windows or 
doors.

Sustainability. Sustainability, as it applies to buildings, typically refers to 
reducing the depletion of critical resources, such as energy, water and raw 
materials, and minimizing generation of pollution and waste.   Maintaining 
and reusing a historic building helps to achieve sustainability goals by 
investing in materials and energy already expended, and taking advantage 
of traditional climate-responsive design, such as operational windows 
and porches.  Historic buildings can increase their sustainability through 
additional improvements that reduce energy consumption. 287
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T

Transom. A horizontal window opening over a door or window.

Tree-lawn. The landscaped area between the street and sidewalk.

Trim. The decorative framing of openings and other features on a façade.

True divided lights. A window in which multiple individual panes of glass 
or lights are assembled in the sash using muntins.

Tuckpointing.  Use of contrasting colors of mortar in mortar joints, one 
color matching the brick, and the other a contrasting color to give the 
impression of a very fine joint.  Refer also to Repointing.   

Turret. A small slender tower.

V

Vacant Lot. A lot in which there are not permanent structures. Vacant lots 
within a historic district are almost always non-contributing to the district.  
Alterations and development of vacant lots are subject to design review. 

Vergeboard.  See Bargeboard.

Vernacular. A regional form or adaptation of an architectural style. Often 
utilitarian in nature and stylistically influenced by High-Style architecture.

W

Wall Sign. A sign attached-to or painted on the outside of a building.  Wall 
signs are often located in the traditional sign band above as storefront.

Weatherboard. Wood siding consisting of overlapping boards usually 
thicker at one edge than the other.

Window Well. A curved, typically corrugated steel, insert used to isolate 
basement windows from moisture when they are located below ground and 
to facilitate egress for emergency escape and rescue.

Wing Wall. A smaller wall attached to a larger wall or structure, often 
found at an angle. May be structural or used as a decorative element. 
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HISTORIC PROPERTY ADDRESSES IN DOWNTOWN DISTRICT
Appendix A 

 

DESIGNATIONS OF HISTORIC PROPERTIES WITHIN THE DOWNTOWN HISTORIC H OVERLAY DISTRICT 

Adopted by City Council - March 17, 2009 by Resolution No. 09-26 
C= Contributor, L= Landmark, N= Not recommended for designation 6L - 

may warrant special consideration in local planning 

STREET STREET# APN# FORM PREPARED 

Yor N 

2009 ADOPTED 

DESIGNATION 

NOTES 

FIRST STREET      
 90 80-200-070 y L SP Depot 

 123 89-293-070 y L  
 305 89-243-140 y C  
 307 89-243-140 y L  
 309 89-243-140 y C  
 333 89-243-130 y C  
 401 89-174-110 y L  
 415 89-174-050 y L  
 431-439 89-174-030 y C  
 440 89-372-200 y L  
 501 89-173-180 y L  
 601 89-115-550 y N  
 608 89-342-230 y C  
 615 89-115-540 y N  
 620 89-342-240 y N  
 622 89-342-300 y C  
 621-625 89-115-130 y C  
 627-639 89-115-120 y C  
 632 89-342-300 y C  
 634-636 89-342-300 y C  
 638 89-342-020 y L  
 700 89-341-240 y C  
 710 89-341-230 y C  
 718 89-341-210 y C  
 726-736 89-341-010 y C  
 727 89-113-120 y C  
 733-739 89-113-110 y C  
 800 89-052-170 y C  
 820 89-052-200 y C  
 828 89-052-010 y 

 
L  

 901-903 89-043-140 Y C  

 905-907 89-043-130 Y C  

 909-911 89-043-250 Y N  

 915 89-043-270 Y C  

 917-919 89-043-260 Y C  
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935 89-043-090 y C 

1036 88-142-120 y C 

1040 88-142-110 y C 

SECOND STREET      
 

East Second 532 89-373-070 y N  
 600 89-343-010 y 6L Portuguese 
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701 
 

89-111-260 y N 
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STREET STREET# APN# FORM PREPARED 

Yor N 

2009 ADOPTED 

DESIGNATION 

NOTES 

FIRST STREET      
 90 80-200-070 y L SP Depot 

 123 89-293-070 y L  
 305 89-243-140 y C  
 307 89-243-140 y L  
 309 89-243-140 y C  
 333 89-243-130 y C  
 401 89-174-110 y L  
 415 89-174-050 y L  
 431-439 89-174-030 y C  
 440 89-372-200 y L  
 501 89-173-180 y L  
 601 89-115-550 y N  
 608 89-342-230 y C  
 615 89-115-540 y N  
 620 89-342-240 y N  
 622 89-342-300 y C  
 621-625 89-115-130 y C  
 627-639 89-115-120 y C  
 632 89-342-300 y C  
 634-636 89-342-300 y C  
 638 89-342-020 y L  
 700 89-341-240 y C  
 710 89-341-230 y C  
 718 89-341-210 y C  
 726-736 89-341-010 y C  
 727 89-113-120 y C  
 733-739 89-113-110 y C  
 800 89-052-170 y C  
 820 89-052-200 y C  
 828 89-052-010 y 

 
L  

 901-903 89-043-140 Y C  

 905-907 89-043-130 Y C  

 909-911 89-043-250 Y N  

 915 89-043-270 Y C  

 917-919 89-043-260 Y C  
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STREET STREET# APN# FORM PREPARED 2009 ADOPTED NOTES 

   Y or N DESIGNATION  
East Fifth 803-811 89-064-220 y C 

 

!SIXTH STREET 

East Sixth 
 
 

C STREET 

 
 

811 89-072-100 y 6L Portuguese 

 
 

West C 111 80-243-140 y C 

D STREET 

East D 126 80-190-020 y L  
 142-144 80-190-030 y N 

 145 89-372-250 y N 

 149 89-372-150 y C 

 150 80-190-040 y 6L Portuguese 

 159 89-372-130 y C  
 161 89-372-270 y N new construction 

 185 89-372-110 y C  
 195 89-372-100 y C  

 
West D 

 
120 89-243-060 y 

 
C 

 123 89-174-080 y L 

 131 89-174-090 y C 

145 89-174-100 y L 

E STREET 

East E 110 89-372-220 y N  
 125 89-371-060 y L 

 129 89-371-060 y L 

 126 89-372-060 y N demolished 

 129 89-371-060 y L  
 133-137 89-371-050 y C  
 136 89-372-070 y N  
 141 89-371-040 y N New construction  
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Promoting a more sustainable community is a 
fundamental goal for the City of Benicia. The 
guidelines in this section address sustainability 
from a design perspective can be considered for 
both historic preservation and new construction 
throughout the Downtown Historic District. 

At a neighborhood level, this may include ways 
in which buildings are designed to provide solar 
access to abutting properties. For individual 
historic buildings, it includes making best use of 
inherent energy-saving features; for all sites, it 
includes considerations for use of sustainable 
materials, managing storm water and a variety of 
technological systems.

General Sustainability Guidelines for All Projects
The guidelines in this section are advisory only. They can be considered for all types of projects that 
might incorporate improvements that could enhance the sustainability of the building or site. 

ADVISORY GUIDANCE FOR ENVIRONMENTAL SUSTAINABILITY
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LANDSCAPE IMPROVEMENTS FOR 
SUSTAINABILITY  
Landscape improvements can have a very 
significant impact on sustainability. For example, a 
landscape design can moderate the temperature 
of a home by providing shade in summer and 
solar warming in winter. Landscape improvements 
can contribute to water efficiency, clean air 
and minimize urban heat island effects. In all 
cases, designing improvements to enhance 
the sustainability of a building, its site and 
neighborhood is a goal. 

Landscape designs, including plantings and site 
structures, can take advantage of microclimatic 
conditions for energy conservation. Consider 
managing solar and wind exposure in all seasons 
in making landscape decisions. Researching 
the Benicia climate to understand how to 
best take advantage of these factors will be 
important.  Property owners should also 
become familiar with state requirements relating 
to landscape water efficiency, as well as local 
standards and best management practices for 
on-site stormwater management. The Bay Area 
Stormwater Management Agencies Association 
(BASMA) provides resources to address post 
construction requirements, which can be found 
at: http://basmaa.org/Announcements/.

6.1 Select p lant species that suppor t 
susta inabi l i t y. 

a. Use native and drought-tolerant species 
that are suited to Benicia’s dry and windy 
summer climate in a landscape design where 
feasible. 

6.2 Locate p lants to ma ximize 
susta inabi l i t y benef it s  whi le 
reta in ing the tradit iona l  context . 

a. Locate trees and other vegetation to 
provide for summer shading and allow 
winter solar access. 

6. 3 Des ign landscape improvements 
to ma ximize the ef f ic iency of 
water use on s ite . 

a. Plan to minimize or eliminate watering. For 
example, place drought-tolerant plants along 
the contours of a sloped site to help slow 
runoff and increase percolation into the soil, 
thereby reducing or eliminating the need to 
irrigate those plants. 

b. Where use of a watering system is 
necessary, use one that minimizes water 
loss, such as a drip irrigation system. 

c. Place more water-intensive species in 
areas which receive shade, as this reduces 
evaporative water loss. 

Figure 183. Locate trees and other vegetation to provide for 
summer shading and allow winter solar access. 

Figure 182. Use native and drought-tolerant species to are 
suited for Benicia’s dry and windy summer climate in a landscape 
design where feasible. 
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LOW IMPACT DEVELOPMENT (LID) 
PRINCIPLES
Low Impact Development (LID) is a specific 
development strategy that addresses stormwater 
runoff at the source, closely mimicking the 
natural, pre-development, hydrologic systems 
rather than building infrastructure to handle 
runoff. Integrating stormwater management and 
LID principles into the design of a site not only 
helps address stormwater effectively, but can 
also be used to create outdoor areas with active 
uses. For this reason, properly integrated LID and 
stormwater management practices help achieve 
the goals of these design guidelines overall. 
The guidelines below are intended to promote 
the use of Low Impact Development principles 
while also providing site amenities that help 
enhance community image. In some instances, LID 
techniques and other stormwater measures may 
be required by the City of Benicia’s stormwater 
manual.

6.4 Incorporate Low Impact 
Development (LID) pr inc ip les to 
mit igate stormwater impacts . 

a. Incorporate a natural drainage way as an 
amenity into the site plan. 

b. Avoid altering or obscuring natural drainage 
ways.  

c. Additional LID management systems include: 

 › Permeable surfaces and paving systems

 › Bioretention and other planted drainage 
areas

 › Green roofs, rain barrels/cisterns and other 
building systems

6. 5 Incorporate and des ign 
stormwater management systems 
as s i te amenit ies . 

a. Possible stormwater management systems 
include: 

 › On-site rainwater collection and filtration 

 › Outdoor areas that serve as rainwater 
detention/retention area 

 › Green roofs to help address stormwater 
impacts 

b. Minimize the use of rip rap and other 
devices that do not appear natural in 
character. 

6.6 Incorporate stormwater 
management systems to 
ma ximize water qua l i t y. 
Cons ider management systems 
that : 

a. Infiltrate stormwater into the ground to 
mimic the natural water cycle. 

b. Remove pollutants from stormwater 
through uptake by plants and trees in rain 
gardens. 

c. Provide flows through vegetative buffers to 
remove nutrients and pollutants.

Figure 184. Incorporate stormwater management systems to 
maximize water quality.

295



163Benicia Downtown Historic District Design Guidelines | June 15, 2018

CHAPTER 6: APPENDIX

Low Impact Development Systems as Site Amenities

Low Impact Development (LID) is a stormwater management approach to address rainfall in a way which more closely mimics the natural hydrologic 
system at the site prior to any development. Techniques include those which infiltrate, store, filter, evaporate and detain stormwater close to the location 
where the rain fell. LID principles encourage integrating stormwater management systems into landscapes and open space throughout a site. Illustrations, 
resources and other information regarding LID principles and stormwater management systems are provided below.

Stormwater Retention Areas as 
Amenities

Coordinating Management Systems to Promote Low Impact Development

The design guidelines promote using 
LID principles to integrate stormwater 
management systems with public open 
space areas. The stormwater treatment 
areas illustrated above serve as a 
passive landscape amenity (top) and an 
outdoor seating area with a permeable 
surface (bottom).

Street

Stormwater Planter Bioswale Raingarden
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Permeable Surfaces Bioretention Bioswales & Vegetated Swales

Permeable surfaces include paving systems that 
allow rainwater to percolate into the ground 
underneath. Such systems can significantly 
reduce runoff generated by parking areas, drive 
aisles, pedestrian paths and plazas.

Bioretention systems manage and treat 
stormwater runoff in a shallow depression filled 
with a soil bed and planting materials to filter 
runoff. They help provide greater site utilization 
and attractive landscape areas while protecting 
water quality.

Bioswales and vegetated swales are linear 
bioretention systems used to partially treat 
water while also conveying flows to larger 
bioretention or other stormwater management 
systems.

Stormwater Planters Green Roofs Tree Preservation

Stormwater planters are specialized planter 
systems installed adjacent to a sidewalk to 
manage street and sidewalk runoff. The planter 
is lined with a permeable fabric, filled with 
gravel or stone, and topped off with soil, plants, 
and sometimes trees.

Green roofs and roof gardens are vegetated 
roof systems that help detain, filter and absorb 
rainfall. They may also provide heating and 
cooling benefits for the building.

Preserving mature trees helps manage the rate 
at which rainfall reaches the ground to provide 
benefits for stormwater management.
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PAVING MATERIALS FOR 
SUSTAINABILITY    
Permeable paving maintains moisture in the soil, 
reduces demand on storm sewer systems and 
allows for ground water recharge. Permeable 
paving materials should be incorporated into site 
designs including courtyards, plazas and walkways. 
They also should be considered in the design of 
service and parking areas.

6.9 Des ign a permeable pav ing 
system to convey a character 
s imi lar to tradit iona l  pav ing 
mater ia ls  in res ident ia l 
ne ighborhoods . 

a. Apply permeable paving materials similarly 
to traditional paving materials in the 
District.

b. Using paving strips and paving stones or 
bricks for walks and drives in traditional 
residential settings is encouraged. 

6.10 Provide a permeable park ing 
sur face when feas ib le . 

a. Permeable pavement surface parking 
systems are encouraged in residential and 
commercial areas. They reduce stormwater 
runoff, and enhance water filtration and 
storage. These types of systems can also 
help to reduce heat island effects.

ENVIRONMENTAL IMPACTS TO 
NEIGHBORS
A design should take into account the potential 
effect on an adjoining property and the 
neighborhood setting, in terms of its sustainability 
and solar access.

6.7 Mainta in solar access 
oppor tunit ies for neighbor ing 
proper t ies . 

a. For example, limit shading of south-facing 
façades, outdoor dining areas, plazas and 
garden areas. 

6.8 Incorporate susta inable pract ices 
and green infrastructure which 
increases energ y ef f ic iency and 
beaut i f ies bui ld ings and spaces . 

Figure 185. Incorporate sustainable practices, such as an urban 
garden, that increase energy efficiency and beautify buildings and 
spaces.

Figure 186. Locate a new building to maximize passive solar 
potential. This example illustrates a building (top) imposing on its 
neighbor’s solar access.
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6.12 Mainta in a bui ld ing ’s 
susta inabi l i t y features in 
operable condit ion .

a. Retain original awnings and transoms to 
increase the range of conditions in which a 
building is comfortable without mechanical 
climate controls. 

b. Maintain windows in operable condition to 
increase natural ventilation and reduce the 
need for mechanical climate control during 
moderate weather.

ENERGY PERFORMANCE IN HISTORIC 
BUILDINGS 
Improvements to enhance the energy efficiency 
shall complement the historic building. The 
structure, form and materials shall be sensitively 
treated to preserve the building’s character. 

6.13 Use noninvas ive strategies 
when apply ing weather izat ion 
improvements . 

a. Weather-stripping, insulation and wood 
storm windows are energy efficient, 
cost effective, and historically sensitive 
approaches.

b. Weather-strip the original framework on 
windows and doors.

c. Install additional insulation in an attic, 
basement or crawl space as a simple 
method to make a significant difference in a 
building’s energy efficiency. Provide sufficient 
ventilation to avoid moisture build-up in the 
wall cavity.

ENERGY EFFICIENCY IN HISTORIC 
BUILDINGS 
Original building features and systems that 
contribute to sustainability should be maintained 
in good operating condition.

6.11 Preser ve the inherent energ y 
ef f ic iency of  a h istor ic bui ld ing.

a. Identify inherent sustainable features and 
operating systems and maintain them in 
good condition. 

b. Repair or restore covered, damaged or 
missing features where appropriate. 

d. Where applicable, install draft stoppers in 
a chimney. Open chimney dampeners can 
increase energy costs by up to 30 percent.

e. Install weatherization in a way that avoids 
altering or damaging significant materials and 
their finishes.

f. Use materials which are environmentally 
friendly and that will not interact negatively 
with historic building materials.

6.14 Enhance the energ y ef f ic iency of 
or ig ina l  windows and doors .

a. Make best use of original windows; keep 
them in good repair and seal all leaks.

b. Safeguard, retain and reuse early glass, 
taking special care in putty replacement. 
Maintain the glazing compound regularly. 
Remove old putty with care.

c. Use operable systems to enhance 
performance of original windows. This 
includes wood storm windows, insulated 
coverings, curtains, and awnings. Double 
pane glazing may be acceptable where 
original glazing has been lost and the frame 
can support the weight and profile. 

Sustainability of a Historic BuildingDouble-Hung Window Ventilation

Figure 187. Double-hung windows allow for two-way 
ventilation with cool air flowing in and warm air flowing out.
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INTEGRATING ENERGY GENERATING 
TECHNOLOGIES ON HISTORIC 
BUILDINGS
When integrating modern energy technology 
such as solar collectors or wind turbines into 
a historic structure, maintain the resource’s 
historic integrity and the ability to interpret 
its historic significance. The use of energy-
generating technologies should be the final 
option considered to make a historic building 
more energy-efficient. One should first utilize 
strategies to reduce energy consumption 
prior to undertaking an energy generation 
project. Consider the overall project goals and 
energy strategies when determining if a specific 
technology is appropriate for a project.

As new technologies are tried and tested, it is 
important that they leave no permanent negative 
impacts to historic structures. The reversibility of 
their application will be a key consideration when 
determining appropriateness.

6.15 Locate an energ y generat ing 
device to minimize impacts to 
the histor ic character of  the 
resource .

a. Locate energy generating equipment where
it will not damage, obscure or cause removal
of significant features or materials.

b. Maintain the historic character of the
building in doing so.

6.16 Insta l l  any new technolog y in a 
revers ib le manner.

a. Install energy generating devices in such a
way that they can be readily removed and
the original character easily restored.

b. Use materials which are environmentally
friendly and that will not interact negatively
with historic building materials.

Figure 188. This rain barrel is part of a resource conservation 
strategy. Locate energy generating technologies like this feature 
towards the rear of a building if feasible. 
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Historic Residential Building Energy Efficiency Strategy:
The following National Park Service preservation brief at www.nps.
gov provides additional information: Preservation Brief 3: Improving Energy 
Efficiency in Historic Buildings.

Attic & Walls:

a. Insulate internally

Awnings & Porches:

a. Restore porches and 
awnings

Doors:

a. Maintain original doors
a. Weatherstrip 
a. Install a storm door

Roof Material:

a. Retain & repair

Solar Panels:

a. Set back from primary 
façade to minimize visibility 
from street

Chimney:

a. Install draft stopper

Windows:

a. Repair & retain original or 
early windows

Historic Commercial Building Energy-Efficiency Strategy:
This diagram below illustrates a general strategy for energy conservation 
on a traditional commercial building. These measures can enhance energy 
efficiency while retaining the integrity of the historic structure.

Attic: 

a. Insulate internally

Awnings

a. Use operable awnings to 
control solar access and 
heat gain

Doors

a. Maintain original doors
a. Weather-strip

Roof Material 

a. Retain & repair

Solar Panels 

a. Set back from primary 
façade to minimize visibility 
from street

Display Windows

a. Maintain original windows
a. Weather-strip

Clerestory Windows

a. Retain operable clerestory 
window to circulate air

Windows

a. Maintain original windows
a. Weather-strip and caulk
a. Add storm windows

Wind Turbines

a. Set back from primary façade to minimize visibility from street
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6.18 Use the least invas ive method 
feas ib le to at tach solar 
col lectors to a h istor ic roof . 

a. Install a collector in such a way that it can 
be removed and the original character easily 
restored. 

b. Collector arrays should not threaten the 
structural integrity of the building. 

c. Avoid damage to significant features when 
attaching solar collectors. 

6.19 Cons ider us ing bui ld ing-
integrated photo volta ic 
technolog y where the use of  new 
bui ld ing mater ia l  i s  appropr iate . 

a. Installing integrated photo voltaic systems 
should be planned where they will not 
hinder the ability to interpret the historic 
significance of the structure. For example, 
installing solar shingles on a rear or 
secondary roof facade where the original 
roof material is missing or significantly 
damaged would be appropriate. 

SOLAR COLLECTORS
Solar collectors should be designed, sized and 
located to minimize their effect on the character 
of a historic building.

6.17 Minimize potent ia l  adverse 
ef fects from solar col lectors 
on the character of  a h istor ic 
bui ld ing.

a. Place collectors to avoid obscuring 
significant features or adversely affecting the 
perception of the overall character of the 
property.

b. Size collector arrays to remain subordinate 
to the historic structure.

c. Minimize visual impacts by locating 
collectors back from the front façade when 
feasible.

d. Mount collectors flush below the ridge line 
on a sloping roof so the basic roof form is 
apparent. 

e. Consider installing solar collectors on 
a subordinate addition or a secondary 
structure where applicable.

f. Exposed hardware, frames and piping should 
have a matte finish, and be consistent with 
the color scheme of the primary structure.

Figure 189. Consider installing solar collectors on a subordinate 
addition or a secondary structure where applicable.

Figure 190. Locate attached or detached solar technologies, 
such as solar panels and solar cells, where sun will be harvested, 
as well as where technologies are least visible from the public 
realm.
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Existing Structure

Preferred Location

Acceptable Location

The two-story structure illustrated 
at right has a significant south-facing 
sloped roof area.

a. Gable roof 
end faces the 
street

b. Side of roof 
faces south

a. Panels are set 
back from the 
front façade

b. Panels are 
flush with the 
roof

a. Panels are 
set back from 
the eave, but 
closer to the 
front

b. Panels are 
flush with the 
roof

c. Panels are 
subordinate to 
the roof plane

If the existing structure has a high 
level of historic significance, the 
surrounding context has many intact 
historic structures or the roof is 
highly visible, panels should be set 
back from the front façade and flush-
mounted to the roof

If the roof is highly visible and/or site 
constraints restrict solar access, it 
may be appropriate to locate flush-
mounted solar panels towards the 
front façade.

Locating Solar Panels on a Historic Structure

When locating historic panels on a historic building, it is important to consider the building’s 
significance as well as the visibility of the proposed installation location.
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DECONSTRUCTION AND BUILDING 
MATERIAL RE-USE
Deconstruction refers to the careful disassembly 
of a building, or its components, such that the 
materials can be reassembled or reused in 
other construction. While maintaining historic 
building materials in place is best, occasionally 
their removal will be necessary. To the maximum 
extent feasible, historic building materials 
approved for removal should be reused on site 
or repurposed for use off-site. Keeping these 
historic building materials in use will reduce 
demand on landfill space and maintain a greater 
supply of appropriate materials for the repair of 
other historic properties. A building may not be 
demolished or deconstructed without review by 
the Historic Preservation Review Commission, 
as outlined in Chapter 17.54 of the Benicia 
Municipal Code. 

6.21 Plan for the repurpos ing of 
h istor ic bui ld ing mater ia ls 
when approved for remova l  or 
demol it ion . 

a. Repurpose the maximum amount of historic 
building materials feasible. 

b. When alternatives to demolition have been 
exhausted, and demolition of a historic 
property approved, a deconstruction 
program should be used to guide the careful 
salvage of historic materials, details and 
features. 

c. Consider repurposing other intact and 
salvageable building materials for the 
reconstruction and/or new construction, as 
well. 

GREEN ROOFS
A green roof, which uses vegetation as a means 
of moderating building temperatures and 
conserving water, may be suitable for some 
flats roofs, particularly on commercial buildings. 
When planning a green roof, minimize visual 
impacts that affect one’s ability to interpret the 
historic character of a building. Compatibility 
with the historic district should be the primary 
consideration as well. Note that it is not the 
intent to hide a green roof completely from view, 
but to assure that the historic character of the 
property can still be perceived.

6.20 Minimize adverse ef fects of  a 
green roof on the character of  a 
h istor ic bui ld ing and the d istr ict .

a. Locate a green roof on a historic residential 
building to the rear of the building or on 
a subordinate side wing set back from the 
front façade. 

b. Locate a green roof on a flat-roofed historic 
commercial building to be set back from the 
parapet. 

c. Consult a professional engineer prior to 
installing a green roof to ensure an existing 
structure can be modified to accommodate 
a green roof. 
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Summer Sun

Winter Sun

Figure 191. Shape a building’s mass to maximize solar energy 
potential.  An eave overhang protects the wall material and also 
assists in cooling the building in the summer.  

Figure 192. Operable storefront window transoms provide 
ventilation in a context appropriate design. 

New Construction and 
Sustainability 
The Benicia General Plan sets goals for the long-
term sustainability and livability in the Downtown 
District. New construction supports sustainability 
by leveraging existing infrastructure and bringing 
housing and employers into closer proximity of 
downtown. New construction in the Downtown 
District should further support sustainability 
by incorporating energy efficient designs while 
maintaining the traditional character of the area.

SUSTAINABLE BUILDING DESIGN 
The design of a new building should maximize the 
potential for natural daylighting and solar energy 
collection while also ensuring that the building’s 
massing is compatible with the traditional 
context. 

6.22 Orient a bui ld ing to ma ximize 
energ y ef f ic iency whi le ensur ing 
compat ib i l i t y with adjacent , 
lower- sca le structures . 

Appropriate strategies include: 
a. Positioning the taller portion of a building

along a north-south axis to minimize shading
on lower scale structures to the north.

b. Designing a building to minimize shading on
south-facing facades of adjacent buildings
during winter months.

6.23 Shape a bui ld ing ’s  mass to 
ma ximize solar energ y potent ia l . 

Consider the following strategies: 
 › Building designs that allow natural daylighting 

to the interior. 

 › Articulated wall planes that provide shade 
or increase solar access to interiors. 

 › Roofs oriented to accommodate solar 
collectors. 

 › Thermal storage walls on a portion of 
the south facing building exposure, where 
appropriate. 
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SUSTAINABLE BUILDING ELEMENTS
The elements that make up a building, including 
windows, mechanical systems and materials, can 
significantly impact environmental performance. 
They should be designed to maximize the 
building’s environmental performance, while 
promoting compatibility with surrounding sites 
and structures. New materials that improve 
environmental performance are appropriate 
if they have been proven effective in Benicia’s 
climate. 

6.24 Use green bui ld ing mater ia ls  that 
are compat ib le with the histor ic 
context .

6 .25 Use green bui ld ing mater ia ls 
whenever poss ib le . 

Green building materials often have a long life 
span and are often: 

 › Locally manufactured

 › Low maintenance

 › Recycled or repurposed 

6.26 Incorporate bui ld ing e lements 
that a l low for natura l 
environmenta l  control . 

Consider the following: 
 › Operable windows for natural ventilation 

 › Low infiltration fenestration products

 › Interior or exterior light shelves/solar 
screens above south-facing windows

6.27 Minimize the v isua l  impacts of 
energ y col lect ion devices on the 
character of  the Distr ict . 

a. Where feasible, mount equipment where it 
has the least visual impact. 

6.28 Minimize the v isua l  impacts of 
a green roof on the character of 
the Distr ict . 

a. Design a green roof to be out of view from 
the street. 

b. Use a green roof where a flat roof form is 
compatible with the building type found in 
the District.

c. Limit the height of vegetation such that it 
does not overwhelm the character of the 
building.

Figure 193. Incorporate building elements that allow for natural 
environmental control. These awnings provide shade for cooling 
in the summer while allowing for sunlight to provide heat in the 
winter. 
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Downtown Historic Conservation Plan 

Historic Setting 

One of California's oldest cities, Benicia was founded in May, 
1847, by Robert Semple, Thomas 0. Larkin, and Gener.µ 
Mariano Vallejo, the owner of the land on which the town was 
platted that same year by Jasper O'Farrell. The town grew up 
along the waterfront on the Carquinez Strait where primary 
industries--tanneries, canneries, and shipyards--were located 
and where the first railroad ferry west of the Mississippi River 
began service in 1879 at the foot of First Street. 

Besides being the fourth location of the state's capital, Benicia 
was a cradle for California's educational institutions. Several 
schools were established in Benicia in the mid-19th century, 
including the Dominican College and Mills College, though both 
campuses were relocated by the century's end. Among its other 
benchmarks of history Benicia counts the state's first official 
Masonic Hall, built in 1850, and the depot and shops of the 
Pacific Mail Steamship Company, the first large industrial 
enterprise in California, which was established that same year 
on the shores of the Carquinez Strait. 

Preface 

The longestlivedofBenicia's many "firsts" was the U.S. Benicia 
Arsenal, located on a large tract of land east of the city boundary 
overlooking the Strait. The site was acquired from 1847 to 1849 
by the federal government for use as a U.S. Military Reserv~tio~. 
Several other army installations preceded the Arsenal, which m 
1852 was named the "Benicia Arsenal", one of five permanent 
arsenals in the country and the first on the Pacific Coast. 

While the town grew according to the typical pattern of the 
"walking city" where the places to work and live were closely 
knit together, the military reservation was built up according to 
the more discrete needs of the different sections of the army that 
used the land. Thus a unified plan for the whole site like the 
1847 plat for the city was never made. 

Today, these two once separate areas of Benicia have grown 
together while the city stretches far beyond its original pla:. That 
the original part of the city retains its distinctive character 1s both 
cause for celebration and for planning for its future. 

1 
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Development of Downtown 

The failure of the various attempts in the 19th century to 
transform Benicia into a major city has resulted in the retention 
of the scale and character of the historic downtown, which 
presents a rare view of the evolution of architecture from the 
mid-19th century to the 20th century in California. 

Settlement began soon after the platting of the town in 1847, 
largely because of Robert Semple's promotional efforts. The 
buildings were humble adobes and wood-framed structures 
many of which were fabricated elsewhere because of the acut; 
local shortage of timber. Lower First Street boomed in 
anticipation of the coming of the state legislature to occupy the 
future capitol building. The building was erected as the City 
Hall in remarkably short order between October 1852 and early 
January 1853. By the time the legislators arrived in February, 
the nearby hotels and shops were doing a brisk business. 

Although depression followed the departure of the legislature for 
Sacramento in February 1854, leaders remained in the 
community and bolstered its waning prestige. The educational 
institutions that were established, mainly by religious sects, in 
the 1850's gave Benicia a prior claim over Berkeley to be called 
"the Athens of the West". The campuses were built in the 
undeveloped land on the northern edges of town. 

The city had grown to a reasonable density by the 20th century; 
most of the development was concentrated along the two ridges 
of land, one along First and the other between East Fifth and East 
Seventh Streets, that ran south from the highlands to the strait. 
Throughout the nineteenth century, as development spread north 
from the waterfront, commercial, civic, and residential uses 

11 

coexisted along First Street; the east-west letter streets continued 
as before in residential development. 

Because the city did not boom in the era of the streetcar suburbs, 
the downtown preserves the mixed uses of the so-called 
"walking city" in which people lived in proximity to their work 
and other activities. Today the shoreline industries are no more, 
but people still live in the heart of downtown and enjoy other 
conveniences of dining, shopping, access to city government and 
other civic institutions that the location provides. 

The range of downtown architectural styles encompasses 
examples from the prefabricated buildings of the Gold Rush 
years in the early Greek and Gothic Revival styles through the 
succeeding 19th century styles, principally residential, of 
Italianate, Stick-Eastlake, and Queen Anne. The 20th century 
revival styles and the Craftsman mode are also represented. 
Since the scale of downtown development remains modest, the 
historic landmarks from the first major period of development 
are still the dominant buildings. 
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Downtown Historic Conservation Plan 

Introduction 

In_ ~ct?ber o~ 1987,. the City of Benicia enacted a provision 
w1thm its zomng ordmance for a special historic overlay district 
tha.t cou~d be combined with any underlying zoning district. 
This ordmance enables the city or property owners to initiate a 
process to designate historic districts and/or landmark buildings. 
As part of the process of designating a historic district the 
ordinance. requires that a conservation plan be prepared. 'The 
c?ns~rvat10n pl.an sets . forth the boundaries of the proposed 
distnct, states its architectural or historical significance and 
defines performance and design guidelines for alterations to 
existing buildings as well as new construction. 

I~ the spring of 1989, the city retained the planning and design 
furn of. Wurster, Bernardi and Emmons with Sally B. 
Woodbridge, noted architectural historian to prepare a 
conservation pl~ for the c.ity. Based on extensive survey work 
and d~cu~entat1on b~ dedicated volunteers, other professionals 
a~d .h1stonans, the city had identified two potential historic 
d1stncts, one encompassing the downtown commercial and 
residential area centered along First Street, the other within the 
boundaries of the former Benicia Arsenal of the United States 
Army. 

Chapter One 

Plan Overview 

The downtown commercial area has been recognized by the city 
as an historic district since 1969. However, its boundaries 
encompass only one hundred fifty feet on either side of First 
Street from A Street to Military Highway. This area represents 
the historic commercial spine of downtown Benicia but omits 
much of the surrounding historic residential neighborhood, the 
development of which was inextricably linked to First Street. 
The significance of the Benicia Arsenal, now a business and 
industrial park, has been recognized through its listing on the 
National Register of Historic Places as a district, but no local 
recognition has been in effect to date. 

The geographic separation of these two districts and their distinct 
histories and building types called for the preparation of a 
separate conservation plan and set of standards and guidelines 
for each. The preparation of these plans marks the city's first 
effort to firmly establish policies to promote the conservation of 
its historic, architectural and archeological resources through the 
implementation of the Historic Overlay District. It marks the 
culmination of many years of effort on the part of its dedicated 
citizenry without whose efforts and assistance this plan could not 
have been prepared. 

1 

317



Purpose 

This conservation plan is intended to achieve the purposes 
outlined by the historic overlay zoning district to: 

1. Implement the city's general plan, 

2. Deter demolition, destruction, alteration, misuse, or 
neglect of historic or architecturally significant buildings 
that form an important link to Benicia's past, 

3. Promote the conservation, preservation, protection, and 
enhancement of each historic district, 

4. Stimulate the economic health and residential quality of 
the community and stabilize and enhance the value of 
property, and 

5. Encourage development tailored to the character and 
significance of each historic district. 

To that end, the conservation plan includes goals, objectives, 
design guidelines and criteria to be used in guiding future 
development and alterations to existing structures. Their intent 
is to reinforce the perception of the area as a district and to 
safeguard the architectural and historic integrity of its 
contributing structures. 

In addition to the purposes outlined by the Historic Overlay 
District Ordinance, the plan is intended to enhance property 
values and protect private investment initiatives. By providing 
design guidelines and standards, the plan will ensure that 
businesses and homeowners who invest in appropriate 
rehabilitation and new construction are not damaged by 
insensitive or incompatible construction which would detract 
from the historic image and positive character of the downtown 
area. 

2 

Background 

Preparation of this conservation plan hinged upon the 
completion of several critical tasks: 

1. Review of existing historic resource inventory data, 

2. Field surveys of the areas proposed for district 
designation, 

3. Further documentation of landmark and potential 
landmark quality buildings, 

4. Definition of the downtown historic district's boundaries 
based on the inventory and documentation, 

5. Drafting of design guidelines for new buildings and 
alterations to existing ones, and 

6. Developing recommendations regarding the city's 
policies relating to design review for alterations, new 
construction and demolition. 

Two neighborhood workshops were held to present key findings 
and recommendations on the downtown to the public for review 
and input; one upon defining the preliminary district boundaries 
and another upon drafting the proposed design guidelines. The 
workshops were held to explain the proposal to neighborhood 
residents, business and property owners and to elicit public input 
and a clear direction for policy implementation within the 
framework of the plan. 

The conservation plan will also form a basis for other decisions, 
actions and policies relating to historic preservation. For 
example, the design guidelines contained in this plan may be 
applied to individual landmarks outside the district which are 
designated subsequent to its adoption. The historic buildings 

318



identified within this plan, together with any individually 
designated landmarks, will be eligible to use the State Historic 
Building Code with its less stringent requirements. 

Furthermore, the Conservation Plan will enable the city to apply 
to the State Office of Historic Preservation for two federal 
certification programs, Certified Local Ordinance/Local District 
and certified Local Government. The former program provides 
investment tax credits to qualified investors as well as tax 
deductions for donating conservation easements. The latter 
enables the city to apply for certain federal preservation grant 
programs for which only Certified Local Governments can 
qualify. 

Organization and Use of the Plan 

The conservation plan is intended for use as both a resource 
document and a design manual. The first section of the plan 
identifies the district boundaries and classifies the buildings 
according to their relative historic and architectural significance. 
The significant buildings within the district boundaries are 
mapped for easy reference. In addition, the Planning 
Department maintains a complete list of all significant buildings 
by street address. If uncertain about a building's classification, 
property owners should refer to this list. 

The remainder of the plan focuses on design issues. Design 
guidelines and standards are organized by building type as well 
as location. These will be used by the city in reviewing 
applications for new construction, alterations to existing 
buildings, demolition permits, grading, tree removal, sidewalk 
encroachment and sign design. Therefore, it is important for 
property and business owners to thoroughly familiarize 

themselves with the organization and content of the design 
sections before undertaking any work on their buildings. A more 
detailed user's guide is found in Chapter Three. 

The Fischer-Hanlon House A Benicia Landmark 

3 
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Downtown Historic Conservation Plan 

Historic 
Chapter Two 

esources 

Historic Resources Survey 

The survey of historic resources in the city of Benicia undertaken 
by the consultant has identified two historic districts and three 
landmark properties outside the boundaries of the districts. The 
districts are the Downtown Historic District and the Arsenal Park 
Historic District. These areas have the longest continuity of use 
and the highest concentration of historic buildings. Historic sites 
which have lost their structures are not noted in this report nor 
were boundaries drawn to include these sites, which are 
recognized in other state and local programs. 

The survey of historic resources was carried out within the 
context of a larger inventory which was done by volunteers with 
a grant from the State Office of Historic Preservation. The 
survey files were an important source of information as were 
national archives such as the Historic American Buildings 
Survey, which documented sixteen buildings in downtown 
Benicia during a survey carried out from June to August of 1976 
in cooperation with the Benicia Historical Society. Several 
buildings in the Downtown district are listed on the National 
Register of Historic Places. The Capitol, the Masonic Hall, and 
St. Paul's Episcopal Church are State Landmarks. 

Methodology and Criteria 

The survey methodology combined field work with research of 
the above-mentioned secondary sources. The consultant walked 
and drove the downtown area to verify the location of historically 
significant buildings noted in the city survey which could 
contribute to an historic district. The criteria for recognizing 
buildings as historically significant are age, architectural 
integrity, and architectural/historical distinction. 

In respect to age, national and state programs, which register 
buildings of significance, require that they be at least fifty years 
old. Since this age is the result of national consensus, it has been 
adopted as the criterion for the historic buildings in downtown 
Benicia. 

The second criterion, architectural integrity, requires that 
buildings retain enough of their original materials and stylistic 
character to convey a strong impression of their period. Those 
buildings which, through alterations, additions, and 
deterioration no longer convey a strong impression of their style 
or period have lost their integrity. However, alterations such as 
new or different siding or cladding, changes to roofs, windows, 
and doors, and small additions that do not alter historic character 
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or are not visible from the street generally do not destroy the 
architectural character of buildings. Such alterations may also 
be reversed or removed in future restorations. 

The third criterion, architectural/historical distinction, 
recognizes buildings that have unusual or exceptional design 
quality and/or are historically significant because they are 
associated with major events or important people. 

District Boundaries and Significance 

Based on the research and field work, boundaries for the 
Downtown Historic District were drawn to include the blocks 
with the highest concentration of historic buildings that relate 
to the development of Benicia' s central business district from 
the waterfront at the foot of First Street to Military West and L 
Street and to the residential areas associated with the business 
district (see Figure 1). Those blocks with a high percent of 
building constructed within the last fifty years were excluded. 

The Downtown Historic District has three sub-areas: the 
Central Area, Eastern Residential Area and East K Street 
Exclave. The boundaries for the three sub-areas are shown in 
Figure 1. These three areas are discontinuous because most of 
the development surrounding the Eastern Residential area is 
recent and, though mixed in some blocks is quite different in 
character from the older areas. · 

The period of significance for all areas which compromise the 
Downtown district is from 1847 to 1940. This period begins 
with the plotting of the city by Jasper O' Farrell and ends when 
most of the buildings will be fifty years old or older. 

6 

Categories of Significant Buildings 
The term "historic buildings" as used throughout this plan refers 
to those structures which meet the three criteria described above 
and which, therefore, have significance within the district. The 
historic buildings located within the district have been placed in 
four categories as described below. 

1. Landmark Buildings: 
These officially recognized historic buildings are listed 
on the registers of important national, state and/or local 
programs: the National Register of Historic Places, the 
Historic American Buildings Survey, the State Historic 
Landmarks program, and the Benicia Historical 
Resources Survey. These buildings are listed in Appendix 
A. 

The Union Hotel A Benicia Landmark 
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Figure 2 removed per Resolution 09-26. 
Figures 1 & 2 have been combined (see Page 7) 
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I.0.0.F. Building Contributing Building 

2. Contributing Buildings to the Historic District: 
This category includes buildings which contribute to the 
historic character of the district because of age and 
because they are representative of common styles and 
building types of the historic period of the district, but are 
not architecturally or historically outstanding and 
therefore do not qualify for individual recognition. These 
are indicated on the map and listed individually in the 
city's files. 

150 West G Street Contributing Building 
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Open Spaces/Urban Design Elements 

Although the City Park is not one of the original open spaces 
shown on the 1847 plat, it is nonetheless significant according 
to the criteria of age. It retains very old trees planted as 
specimens well over fifty years ago. Its distinctive wooden band 
pavilion, though more recent, complements the mature plantings 
and evokes images of earlier times. 

Other significant open spaces with strong historical associations 
include the Capitol grounds, St. Paul's Square and much of the 
Benicia waterfront. Any improvements to these areas should 
respect the character of the adjoining historic buildings and 
maintain clear views of them. 

St. Paul's Square First and East J Streets 

10 

View Corridor at Alley Between West D and E Streets 

In addition to these open spaces with historic associations, the 
downtown's streets and alleyways, especially where they 
terminate at the water's edge, are a strong open space and form
giving element of the downtown. They have become important 
urban design elements and view corridors which merit 
recognition and protection. 

These open space and urban design elements contribute strongly 
to the character of the historic district and should be maintained 
as such. They are indicated in Figure 3. 
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NOTE: Downtown Historic District Boundary 
revised per City Council Resolution 09-26. 
See Map on Page 7. The Open Spaces, View 
Corridors and Vista Points remain unchanged. 

Figure 3 

Open Spaces 

Landscape Features/ 
Urban Design Elements 

LEGEND 

Open Spaces 
to be Maintained 

HHHIHHI. View Corridor 
to be Maintained 

-~c _. .,,. Vista Point 

~ 
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Landscape Features 
The block of West J Street between First and West Second Street 
has a splendid stand of vintage palm trees such as were often 
planted to give importance to major streets in 19th century 
California towns. This planting is continued across First Street 
along the East J Street frontage of St. Paul's Church grounds as 
well. Palm trees also distinguish the front yards of older 
residences such as the Riddell-Fish house and many more humbler 
examples. Other specimen, or non-native, trees occur in older 
landscaped settings such as· the grounds of the Capitol and the 
Fischer-Hanlon house next door. 

The City recognizes the importance of such mature trees by its 
current policy requiring special approval to remove them. They 
are integral elements of a building's setting and the historic district 
and also deserve recognition. As an outgrowth of this Historic 
Conservation Plan, it would be appropriate for the city to establish 
a formal program of recognizing heritage trees. 

Individual Landmarks Designation 

As part of this survey, individual landmarks have been identified 
which fall outside the logical boundaries of the Downtown Historic 
District. Nevertheless they have strong associations with the growth 
and development of downtown. These include the Wingfield house, 
former residence of Bishop Wingfield on the grounds occupied by 
St. Augustine's College, St. Dominic's Church on I St. near E. Fifth 
St. and 690 West K Street. These structures are listed with complete 
address in Appendix A. 

These structures have been identified within this Conservation 
Plann because of their proximity to the Downtown district, even 
though they are not included within the district boundary. They 
are proposed for designation as indi victual landmarks in 
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West J Street between First and West Second Streets 

accordance with the procedures outlined under the Historic 
District Overlay Zoning. As structures are individually 
designated, they would be subject to the set of design guidelines 
which is most appropriate to the building type and setting, 
regardless of its location. The same design review procedures 
discussed and presented in the following chapter would also apply. 

Other individual landmarks either within or outside of the district 
may be designated after adoption of this conservation plan. They 
too would be subject to the specific design guidelines of this or 
any other conservation plan which are most appropriate for the 
building type and location. The procedure for designating 
landmarks individually is described in Chapter 17.54.070 of the 
Zoning Ordinance. Application may be made by the city, the 
owner of the property, or other party with the consent of the owner. 
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Public hearings before the Planning Commission and City 
Council are required prior to the designation of individual 
landmarks by the Council. 

Architectural Resources 
Downtown Benicia's buildings include three basic building types and 
a wide range of architectural styles. It is important to understand the 
features of these types and styles in order to conserve, enhance and, 
in some cases, restore them. 

The discussion which follows is intended to provide a background for 
the design guidelines which are presented in the following chapters. 
This information will assist the city and property owners in 
interpreting the guidelines by enabling them to determine what are 
the important architectural features of a particular building type or 
style and in some cases to better detennine whether or not a feature 
is original. To assist the reader a glossary of architectural tenns is 
included in Appendix B. 

Representative Building Types 
Downtown Benicia has three broad categories or types of buildings: 
commercial, institutional (including civic and religious structures), 
and residential. The commercial buildings are clustered along First 
Street for the most part. Older institutional buildings are found 
generally on or within a block of First Street while later, i.e. 20th 
century, examples are more widely dispersed. Residential buildings 
are represented principally on the east-west streets though some 
survive on First Street as well. 

Commercial buildings in the 19th and early 20th centuries were 
often built with offices on the upper floors and additional space 
for storage. Another common commercial type was more 

residential in character and had apartments on the upper floor or 
floors. The strictly commercial buildings typically have a 
blocklike form with raised parapets that conceal the actual roof, 
which was often pitched. The mixed residential and commercial · , 
buildings often reveal pitched or gable roofs. On First Street 
residences were often converted to commercial use but retain the 
characteristics of a residential building. Although ground floo:rs 
were often remodeled, one typical 19th and early 20th century 
shopfront design that can still be found on First Street has 
recessed entrance doors flanked by polygonal show windows so 
that much of the shopfront is glazed. 

Commercial Buildings on First Street between I and J Streets 
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Institutional, civic and religious buildings, because of their 
public nature, were generally larger and more monumental than 
residential buildings but sometimes similar in character and form 
to them. Whether used for governmental offices, museums, or 
organizations of a quasi-civic nature such as the I.D.E.S. or the 
I.0.0.F., they were built in the dominant styles of their period. 
Although churches and their associated parochial buildings and 
the educational institutions associated with religious sects also 
followed stylistic trends to a certain degree, their designs tended 
to fall within the general styles of Classical or Gothic Revival in 
the 19th and early 20th centuries. 

The State Capitol Building at First and West G Streets 

14 

Common House Type 117 West I Street 

Residential buildings in the downtown district exhibit the range 
of styles mentioned above as well as typical forms or plans. One 
house type that occurs very frequently in the downtown Historic 
District is the pyramidal roofed, single-story cottage with a 
rectangular or square plan. This basic form was used for several 
styles: Classic Revival, Italianate, and Stick/Eastlake. 
Decorative detail, when present, was mainly confined to 
porches. Some of the cottages which now appear totally devoid 
of detail may always have been so. 
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Architectural Styles 

Classic Revival (1850s - 1910s): Drawing on adaptations of the 
European revivals of Greco-Roman styles that were popular in 
the eastern part of the country, the early Classic Revival style 
buildings in Benicia were simplified because the means of 
building them were limited. Yet, the early phase of the Classic 
Revival is much better represented in Benicia than in most 
California cities where the downtown was rebuilt during later 
periods, and so deserves special recognition. The examples of 
the early phase range from the Capitol, which reflects the popular 
Roman temple form, to the more simplified Union Hotel and 
Washington House, and the small but imposing office of the 
Routon Lumberyard, at 305 First Street, with its columned 
porch. 

The Capitol has a rectangular form set on a raised base and 
covered with a gable roof with broad eaves enriched with a 
molded cornice and modillions. The gable-end has a triangular 
pediment with a raking, molded cornice on modillions and a 
Georgian bull's-eye window in the center. The two fluted Doric 
columns mark a recessed entrance porch and are flanked by 
fenestrated sections of the building framed with brick pilasters. 
Symmetrically arranged doors have molded surrounds, and the 
entrance is enriched with other Classical detail. The building's 
symmetrical composition and Classical detailing are important 
elements of the Classical Revival style. The use of brick as well 
as reliance on the Roman temple form ties the Capitol's design 
to the Jeffersonian mode common in the eastern part of the 
country. 

Masonic Temple 110 West J Street 

The 1850 Masonic temple at 110 West J Street is a fine example 
of a Classic Revival style building rendered in wood. The temple 
form is implied through its pedimented gable ends with raking 
cornices and broad molded entablatures as well as corner 
pilasters that suggest columns. Although the front of the 
building has been modified, the back appears to be intact. 

The Union Hotel, Washington House, and the Fischer-Hanlon 
house, which was allegedly built as a hotel on lower First Street, 
are more simplified versions of the Classical revival mode. 
These buildings reflect the so-called Federal style of ca. 1800 
which in the West was more spartan in its lack of decorative 
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"Salt-Box" House 145 West D Street 

detail. The style was related to the earlier, more elaborate 
Georgian and Greco/Roman styles through the use of a gable 
roof with overhanging eaves and cornice boards as well as cover 
boards that suggested pilasters at the building's corners. 
Gable-ends sometimes had short molded sections called 
"returns" that suggested a pediment. The hip-and-gable roof of 
the Union Hotel suggests a combination of Georgian and Federal 
styles. Wooden shutters indicate eastern influence; they were 
less common in the more benign western coastal climate. 

Benicia has several examples of modest Classical Revival style 
houses from the 1850s - 1860s. The so-called "salt-box" house 
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at 145 West D Street, allegedly a pre-fabricated frame shipped 
from the Atlantic coast and erected in Port Costa before being 
moved to Benicia, is a gable-roofed box set with its long side 
toward the street and a shed-roofed addition on the back that gave 
it the shape of the salt boxes used in New England households. 
Although the porch is similar to the one shown in old 
photographs, it is not original. Porch alterations on old houses 
are common, perhaps because they were exposed to the weather 
and had to be repaired or replaced. 

At 129 East E Street stands a house similar to the one on West 
D Street, also with a later front porch. Next door at 133 East E 
Street is another example of simplified Classic revival style in a 
two-story house set with the gable-end toward the street, which 
has a triangular pediment indicated by a horizontal board 
defining the base of the triangle. Here too the porch is much 
later. Finally, at 150 West G Street is a house with a molded . 
cornice and returns that also suggest a temple form. Roof 
dormers on the side elevations also have pedimented gable roofs 
and the high, narrow form of early Classic Revival. The flat 
window heads with a suggestion of triangular form at the top are 
typical of the attenuated Classical forms of the 1850s in the far 
West. The Stick-Eastlake style of the upper-story windows on 
the facade and the front porch reveal the 1880's remodeling of 
the house. 

The early 20th century phase of the Classic Revival style is 
represented by the large house at 140 East G Street which 
combines Classical features, a columned veranda with 
balustrade, a simple entablature and a triangulated gable-end, 
and Classical pilasters set between the bay windows, with a wide 
polygonal, ground-floor bay set under a rectangular, 
gable-roofed upper story, a composition that was also typical of 
the late Queen Anne style. 
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Stick/Eastlake (1880s to 1900): This style is more tied to a 
vocabulary of decorative details loosely derived from furniture 
designs by the Englishman Charles Eastlake than to a building 
form. The "Stick" style, which exists in more pure forms in the 
east, was so named because the sticklike structural framing of 
the buildings was expressed on the exterior. In the west this 
expression was observed by dividing the exterior into paneled 
areas with flat strips of wood and adding Eastlake decorative 
details executed in jigsaw and lathed woodwork. Ornament is 
often flat and cut out of boards adorned with knobs and other 
geometric detail. Gable-ends are often braced with crossed 
members turned like furniture legs on a lathe. Ornament is 
typically concentrated in gable-ends and porches. The former 
Southern Pacific Railway Depot Building and the nearby 
Jurgeson 's Saloon/Lido are local examples of the style. 

House 140 West I Street 

House 281 West I Street 

Outstanding residential examples of the Stick-Eastlake style 
include the Crooks house of ca. 1888 at West Third and West G 
Streets and the houses at 140 and281 West I Street, and261 West 
J Street. Cottages with Stick-Eastlake features are found 
throughout the Downtown Historic District; a good example, 
now an antique shop, stands on East J Street next door to the 
Lundin house. 
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Queen Anne Revival (1885 - 1900): This style is represented 
only in residences in Benicia. The finest example of the "villa" 
type is the Riddell-Fish House at 245 West K Street of ca. 1890. 
Here we can see the style embodied in the irregular form and 
roof silhouette, the variety of surface patterns in cut shingles and 
other decorative details in wood, the paneled brick chimney, and 
the round corner tower. Queen Anne sty le cottages are numerous 
in Benicia. The chief difference between the cottage and the villa 
is that the latter has a more imposing scale and one or more 
towers or turrets. 

Riddell-Fish House 245 West K Street 
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I.D.E.S. Hall 130-140 West J Street 

Mission Revival (1890s • 1910s): The main identifying feature 
of this style is the curved roof parapet that was derived from the 
Spanish-built missions in California. Although stucco and even 
concrete were typical materials, wood was also used as it is in 
two Benicia examples of the style, the former hotel at First and 
East E Streets and the I.D.E.S. Hall at 130-140 West J Street. 
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Italianate (ca. 1860 -ca. 1880): This is really another Classic 
Revival style but derived from the Renaissance and later revivals 
of the Classic tradition rather than the building prototypes of 
ancient Greece and Rome. Its characteristics are: an emphasis 
on the vertical in volumes and detail; broadly projecting roofs 
supported by brackets; pedimented windows, sometimes with 
rounded heads; and frequent use of polygonal bays. Several 
commercial buildings on First Street, for example, the former 
Stumm 's Jewelry Store at 635 First, the Hayes Supply Company 
building at 828 First, and the I.0.0.F. Hall at 727 First, are 
representative of the Italianate style. The last named combined 
commercial on the ground floor with a meeting hall and offices 
for the Odd Fellows on the upper floor. 

Hayes Supply Co. 828 First Street 

House 141 West F Street 

The residential examples of the Italianate style in the Downtown 
Historic District are relatively few. The flat-front Italianate 
house at 166 West H Street with the high parapet would hardly 
stand out in San Francisco where whole blocks of such houses 
were built in the 1870s, but in Benicia it is unique. The molded 
cornice with ornate brackets and frieze panels on the entablature 
and the molded door and window frames with projecting hoods 
were probably stock items at local mills. 

An example of another common Italianate house type stands at 
141 West F Street. Although it has the typical form of the 
two-story, rectangular box with the two-story polygonal bay 
balancing the entrance porch on the other side, it is missing the 
Classical detail that differentiated the Italianate from the 
Stick/Eastlake style that followed it. 
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Frisbie-Walsh House 235 East L Street 

Gothic Revival (1850s • 1920s): This style was most popular 
for churches and featured cruciform or rectangular volumes 
covered by high-pitched roofs, the use of lancet, or pointed 
windows sometimes with tracery, and trefoils and quatrefoils in 
windows and decorative detail. Towers marked by several 
stages, including a belfry, had pointed steeples and generally rose 
above the entrance. Clapboards or boards-and-battens were 
typical cladding for wood-framed buildings. Although St. Paul's 
Episcopal Church still epitomizes the early Gothic Revival style 
in its exterior and interior forms, Benicia's former 
Congregational Church of 1868 also exemplified the style before 
losing its spire and the pinnacles that adorned it and the comers 
of the roof. Another more residentially scaled example of the 
Gothic Revival style is the former 1882 Methodist Church, 
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which has been modified but retains its entrance and 
fenestration. 

The City Hall and Police Department building of 1925 - 26, 
formerly the Benicia High School, is a good example of the 
Collegiate Gothic or Tudor Revival style, which was often 
executed, as it is here, in brick with contrasting plaster decorative 
detail derived from the general vocabulary of Gothic ornament. 
In this example the plan of the building echoes the monastery in 
grouping the different functional elements around a cloisterlike 
court. 

Benicia is fortunate to have a remarkable example of the Gothic 
Revival cottage, the Frisbie-Walsh house at 235 East L Street. 
The house is thought to be one of three frames shipped around 
the Hom to General Mariano Vallejo; it was erected by his 
son-in-law John Frisbie. The front part of the house is almost . 
identical to Vallejo 's own house, Lachryma Montis, in Sonoma. 
The use of thin clapboards for siding, the lancet windows above 
the facade bay, and the lacelike wooden "icicles" of the 
bargeboards with wooden finials at the gable peak, were marks 
of the eastern Gothic Revival style that is also called Carpenter 
Gothic. The Carr house at 1165 East D Street, which is now 
stripped of much of its original wooden decorative detail, is an 
important example of the style in brick. 

The small cottage at 117 East F Street has the basic form of the 
Greek Revival style, but its gable roof is interrupted by a 
high-pitched cross-gable. This roof form was typical of the 
combined Greek and Gothic Revival style buildings of the 1860s 
in the West. The "shouldered" window heads are Gothic. This 
cottage has a later, Craftsman-style porch, which makes it a 
hybrid of several styles. 335



Craftsman (ca.1900 -1920s): Although this style is associated 
mainly with domestic buildings, particularly the bungalow, it 
was also used for other building types such as clubhouses and 
small institutional buildings. Craftsman buildings typically 
have simple rectangular volumes with low pitched gable or 
hip-and-gable roofs and shaped beam-ends on porches and 
pergolas. Earth-colored stucco and unpainted wood siding were 
often combined with brick and rounded river boulders especially 
for the raised bases and chimneys of buildings. Windows 
frequently are grouped in threes and have a grid of small-paned 
lights in the upper section and single panes in the lower section. 
Irregularity and informality characterize Craftsman building 
design which aspired to a hand-crafted look. An outstanding 
Craftsman bungalow stands at 1121 West Second Street. An 
example of the style originally built for non-residential use is at 
118 West K Street. 

House 1121 West Second Street 

House 125 East I Street 

Craftsman was combined with other styles such as Colonial 
Revival and even Queen Anne, an example of which stands at 
125 East I Street. The rounded turret over the porch on one end 
of the house recalls the Queen Anne style while the porch piers 
and railing as well as the east end of the house with its paired 
diagonal roof brackets are Craftsman. 
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Mediterranean, English Cottage or Tudor, French Provincial 
or Norman Revival: In the 1920s, European styles were once 
more in fashion because of American involvement in World War 
I. The Mediterranean Revival in California was slanted toward 
Spanish and Mexican styles because of the Hispanic colonial 
history in California. Mediterranean Revival style buildings 
were stuccoed to recall adobe and typically had tiled roofs and 
arched openings for windows, doors, and porches. Plans were 
informal and sometimes irregular to suggest vernacular building 
forms. A good example of this style stands at 247 West H Street, 
another at 140 West K Street. 

Simplified versions of the English Cottage and French 
Provincial Revival styles are often similar in appearance. 
L-shaped plans with high-pitched gable roofs are typical of both 
styles as are stuccoed exteriors. Shingles or rolled mineral 
roofing were used to recall thatch. This form and treatment is 
illustrated by the house at 130 West K Street. 

Houses 130-140 West K Street 

22 

House 247 West H Street 
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Recommended Revisions to Downtown Design Guidelines

Page Topic Nature of Revision Requested 
by 

-- Organization Provide a keyword index HPRC 
-- Grammar & 

Format 
Minor edits to ensure grammatical accuracy and consistent use of format (header styles, bullet 
point, capitalization, punctuation, etc.). 

Staff 

13 Clarity Revise first sentence: “All Many buildings…” – not all buildings were reviewed in the last historic 
survey. 

HPRC 

36 Outdoor 
dining 

There should be more flexibility for rooftop dining on non-historic buildings; place the focus on 
the design of the rooftop deck rather than the presence of dining.   
• Figure 21: top image should refer to historic building; select a different image for the bottom

that is a positive illustration of rooftop dining (image TBD).
• Delete Guideline 2.16.c. “Design a new dining area to drain.”
• Clarify acceptability of moveable vs. fixed railings (Guideline 2.17).
Staff recommends the following:
2.17 “Design a railing or barrier that surrounds outdoor space to be simple in design.”
b. “Design a railing or barrier to be mostly transparent to that the building fabric is visible.”
c. Ensure that railings and barriers do not obscure vehicle sight distances and do not impede
pedestrian mobility. 

HPRC 

38 Fences Modify language to discourage “pre-assembled fence sections” in Guideline 2.19.e HPRC 
53 Image Choose a different image for top left- house shown is missing a porch railing. Staff 
63 Clarity Add an introductory sentence that reinforces guidelines 3.13 and 3.15 i.e., preference to 

preserve original building materials. 
Staff recommends the following: “As specified in Guidelines 3.13 and 3.15,  the city encourages 
preservation of original materials e, where feasible, and in-kind replacement with original 
materials when necessary.” 

HPRC 

69 Image Left-hand image on Figure 88, it is not obvious that the door is original; staff will provide another 
image (image TBD). 

Staff 

70 Clarity Do not refer to old accessory structures as “historic” – they were not surveyed. Select alternate 
images for Figures 90 and 91.  
Staff recommends using the phrase “original” or “old” in lieu of “historic”; replacing the image in 
Figure 90 with a photograph of the garage at 251 West G Street; and deleting Figure 91. 

HPRC 

100 Image Review the historic designation for landmark images shown on this page and ensure accuracy.  HPRC 
120-121 Image Replace duplicate image used in Figures 157 and 159 (image TBD). Staff 

EXHIBIT C
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Attachment 2 - Draft Resolution Amendments to BMC Chapter 
17.108 Design Review and Chapter 18.08 Sign Permits 

RESOLUTION NO. 18- (PC) 

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF BENICIA 
RECOMMENDING CITY COUNCIL APPROVAL OF AMENDMENTS TO THE 
BENICIA MUNICIPAL CODE TITLE 17 (ZONING) AND TITLE 18 (SIGNS) 
REGARDING DESIGN REVIEW PROCEDURES  

WHEREAS, City of Benicia is updating the design guidelines within the Downtown 
Historic Conservation Plan (DHCP) to provide user-friendly guidelines for the treatment of 
historic properties, alterations to non-historic buildings, and the design of new infill structures 
within the historic district, as well as to update design review procedures; and 

WHEREAS, design review requirements are currently contained within the DHCP while 
procedures are referenced in the Benicia Municipal Code; and 

WHEREAS, it is in the interest of public convenience and clarity to include design 
review requirements and procedures within the Benicia Municipal Code; and 

WHEREAS, the objective of the amendments for design review procedures is to clarify 
and update regulations, preserve existing historic buildings, encourage property owners to 
renovate and restore historic buildings, and provide a framework for property owners when 
designing new construction; and 

WHEREAS, the proposed amendments to Chapter 17.108 Design Review are consistent 
with the objectives, support implementation of design guidelines and uphold the purposes of the 
H- overlay district designation; and

WHEREAS, the proposed amendments to Chapter 18.08 (Sign) Permits are intended to 
support implementation of design guidelines for signage in the H- overlay districts through the 
review of sign permits; and 

WHEREAS, the Planning Commission at a regular meeting on August 9, 2018, 
conducted a hearing, heard public comment and reviewed the draft ordinance found it to be 
consistent with the City of Benicia General Plan;  

NOW, THEREFORE, BE IT RESOLVED that the Planning Commission of the City 
of Benicia hereby recommends the City Council approve an Ordinance amending the Benicia 
Municipal Code to update the Chapter 17.108 Design Review and Chapter 18.08 (Sign) Permits 
relating to design review procedures (Exhibit A).  The Commission recommends that the City 
Council authorize review of the amended regulations after one year, whereby the effectiveness of 
the regulations may be evaluated and subsequent amendments completed as appropriate 

BE IT FURTHER RESOLVED THAT the Planning Commission of the City of 
Benicia finds that: 
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a) The proposed amendments are exempt from environmental review under California
Environmental Quality Act (CEQA) pursuant to CEQA Guidelines Section 15331
which exempts projects that are consistent with the Secretary of Interior’s Standards
for the Treatment of Historic Properties, and Section 15305 Minor Alterations in
Land Use Limitations, which consists of minor changes to land use limitations which
do not result in any changes in land use or density. The project establishes design
guidelines that advance local historic preservation priorities, implement the Secretary
of Interior Standards, and modify procedures for design review to implement the
guidelines.

b) The proposed amendments are consistent with the Benicia General Plan, particularly
Goal 2.1 Preserve Benicia as a small-size city; Goal 3.1 Maintain and enhance
Benicia’s historic character; and Goal 3.7 Maintain and reinforce Benicia’s small-
town visual characteristics. The amendments support implementation of guidelines
for historic preservation and compatible new development and establish design
review procedures for exterior alterations in a H-overlay district.

***** 

On motion of Commissioner  , seconded by Commissioner  , the above Resolution is 
introduced by the Planning Commission of the City of Benicia at a regular meeting of the 
Commission held on the 9th day of August 2018 and adopted by the following vote: 

Ayes: 

Noes: 

Absent: 

Abstain: 

__________________________ 
Kari Birdseye, Chair   

___________________________ 
Date 
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TITLE 17: ZONING 

17.108.010 Purposes. 

Design review is intended to implement general plan policies. More specifically, the 
purposes of design review are to: 

A. Ensure that the location and configuration of structures are visually harmonious with
their sites and with surrounding sites and structures, and do not unnecessarily block
scenic views from other buildings or public parks or dominate their surroundings to an
extent inappropriate to their use;

B. Ensure that the architectural design of structures, their materials and colors are
visually harmonious with surrounding development and with the natural landforms and
vegetation of the areas in which they are proposed to be located;

C. Ensure that plans for the landscaping of open spaces conform with the requirements
of this title, and that they provide visually pleasing settings for structures on the site and
on adjoining and nearby sites and blend harmoniously with the natural landscape;

D. Prevent excessive and unsightly grading of hillsides, and preserve natural landforms
and existing vegetation where feasible;

E. Ensure the provision of adequate, safe and efficient parking and circulation areas,
which conform to the requirements of this title;

F. Provide a functional, efficient, and attractive site design which is sensitive to existing
uses in the area and to the topography and conditions of the site;

G. Ensure that new development is consistent with specific design guidelines developed
for use within the community, where applicable, and to any specific plan or planned
development plan.

17.108.020 Applicability. 

A. In an H Historic Overlay District. Design approval shall be required prior to issuance
of a permit for any projects that involves demolition, construction, or exterior alterations
as provided in Section 17.108.030.

B. In All Other Districts. Design approval shall be required prior to issuance of a permit
for all projects that involve new construction, exterior alterations and additions or
requests for an exception to criteria.

C. Exemptions. The following projects are exempt from design review:

Exhibit A
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1. Single-family residences and related accessory buildings that are located 
outside of an H- overlay district, unless otherwise specified in an adopted 
planned development plan;  

2. Site alterations and buildings in the IL, IG, IW, and IP districts that are less 
than 50,000 square feet in gross floor area and do not require a use permit or 
variance; 

3. Emergency shelters; 
4. Accessory dwelling units; and  
5. Signs. 

17.108.030 Review responsibilities. 

A.  Administrative. The community development director shall be responsible for design 
review for the following applications: 

1. In the industrial districts: for projects greater than 50,000 square feet of gross floor 
area; 
2. Outside the industrial districts: for projects that involve construction of less than 
2,500 square feet of floor area; 
3. In a H- overlay district: for projects that are specified in Section 17.108.040;  
4. Exceptions to criteria: for exceptions to zoning criteria where specifically 
authorized in this Title, after a determination that the exception conforms to the 
purposes of Design Review as specified in section 17.108.010. 

B. Commission. The historic preservation review commission shall be responsible for 
design review of the following applications: 

1. Projects that are not exempt as specified in Section 17.108.020 and that are not 
subject to administrative review. 

2. In an H- overlay district: for projects that are specified in Section 17.108.040 

3. Administrative projects that the community development director refers to the 
commission where the director determines that the project may substantially change 
the design of a building or character of a neighborhood; generate significant public 
interest; involve matters of public policy; or require other land use entitlements 
subject to approval by the zoning administrator or planning commission.  

17.108.040 Design review in an H- Overlay District. 

The design review procedures specified herein shall apply to exterior alterations of any 
structure in a H- overlay district; except for exterior alteration of a non-historic residence 
in the Eastern Residential Area of the Downtown Historic District or as modified by the 
Arsenal Historic Conservation Plan.  
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A. H- overlay exemptions. In addition to the exemptions of section 17.108.020, no 
design review shall be required for repairs and replacements of a minor, routine nature 
that do not modify the exterior appearance of a historic structure, as determined by the 
community development director, including the following activities: 

1. Emergency stabilization of an unsafe condition to address an imminent threat to 
public health and safety, without demolition;  

2. Replacement of a roof when there are no structural or architectural changes;  

3. Landscaping, fences or landscape features; 

4. Projects that do not require a building or demolition permit; 

5.Replacement of doors or windows that restore a building to its original materials 
and design. 

B. Administrative. The community development director shall review any project in an H- 
overlay district that is not subject to review by the historic preservation review 
commission as specified herein.  The director shall refer a project to the commission for 
a public hearing upon a determination that it does not conform to the adopted design 
guidelines for the historic district.  

C. Commission. The historic preservation review commission shall review projects that 
would: 

1. Demolish, partially demolish or remove a historic structure;  

2. Relocate a historic structure; 

3. Remove, destroy, alter or obscure a character-defining feature of a historic 
structure as determined by the community development director;  

4. Install alternative (non-original) exterior building materials on a historic structure 
as such materials are described in the adopted design guidelines;  

5. Alter the primary or highly visible secondary façade for any historic structure; or 

6. Construct a building or new addition that is visible from the public street, except as 
otherwise specified in Section 17.108.020.C.  

17.108.050 Procedures. 

A. Initiation.  A design review project shall be initiated by filing a completed application, 
signed by the property owner or authorized agent, accompanied by a fee established by 
city council resolution, and such plans and documentation as shall be prescribed by the 
community development director.  Projects in an H-overlay district that are exempt from 
design review as provided in section 17.108.040 shall be subject to staff review and a 
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fee, established by city council resolution, to evaluate the exemption and determine 
compliance with the purposes of this chapter. 

B. Public notice.  

1. Exempt. No notice shall be required for projects that are exempt from design 
review. 

2. Administrative. Notice of pending administrative action shall be given to owners of 
property located within 100 feet of the subject property and posted prominently on 
the project site.  Notice shall be provided at least 10 days prior to the administrative 
action on a form set by the community development director and shall include the 
project location, a description of the project, a reference to materials on file in the 
community development department, a statement that any interested party may 
provide comment, and a date on which the decision is to be made. 

3. Commission. A public hearing shall be required for design review by the historic 
preservation review commission.  Notice of public hearing shall be given pursuant to 
the procedures prescribed herein and the requirements of California Government 
Code sections 65090 and 65091. 

a. Posted Notice. Notices shall be posted at least 10 days prior to the hearing on 
the site of the project. 

b. Mailed or Delivered Notice. At least 10 days prior to the hearing, notice shall 
be mailed to the applicant and all owners of property within 500 feet of the 
boundaries of the site, as shown on the last equalized property tax assessment 
roll. 

C. Decision.  A decision to approve, conditionally approve, or deny an application shall 
be based on the findings that the application complies with the purposes of this chapter 
and any applicable design guidelines or planned development plan. Any conditions 
imposed shall be reasonable and designed to assure attainment of the purposes and 
standards established by this title. Changes in a project required as a condition of 
approval shall not include use, density, floor area ratio, parking or loading requirements 
more restrictive than those prescribed by applicable district regulations or a valid use 
permit or variance. 

D. Applications deemed withdrawn. The community development director may deem an 
application withdrawn if the applicant has been notified that more information is needed 
to process the application and there is no submittal of new or revised information to 
complete the application for a period of 120 days, unless the community development 
director determines there is good reason to grant a further extension to provide the 
needed information.  

17.108.090 Effective date – Lapse and renewal – Alterations.  
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A. Effective Date. Design review decisions shall become effective at the end of the 
appeal period, unless appealed as provided in Chapter 1.44 BMC. 

B. Lapse of Approvals. Design approval shall lapse two years from its effective date 
unless: 

1. A building permit has been issued and construction diligently pursued; or 

2. An occupancy permit has been issued; or 

3. The approval is renewed. 

C. Renewal. The community development director may renew design approval for a 
period of one year upon determining that the findings made remain valid. Application 
shall be made in writing prior to the lapse of the original approval, but no more than 120 
days prior to that date. 

D. Changed Plans. The community development director may approve changes to 
approved plans or in conditions of approval without a public hearing upon determining 
that the changes in conditions are minor and are consistent with the intent of the original 
approval. Revisions involving substantial changes in project design or conditions of 
approval shall be treated as new applications. 

17.108.100 Appeals. 

A. Rights of Appeal and Review. Design review decisions of the community 
development director may be appealed by any interested party to the historic 
preservation review commission. Design review decisions of the historic preservation 
review commission may be appealed, by any interested party, to the planning 
commission. 

B. Procedures – Public Hearings. Procedures for appeals shall be as prescribed by 
Chapter 1.44 BMC. 

C. Limits on Appeals. Appeal decisions of the historic preservation review commission 
shall be final. 
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TITLE 18: SIGNS 

18.08.040 – Filing – Revision. 

A. The sign application shall be filed with the planning department. The city planner, 
who shall be guided by the design criteria in BMC 18.12.010, any adopted sign 
program, and the relevant design guidelines of any H- overlay district, may require that 
changes be made in the design of the sign as necessary to comply with design 
guidelines or carry out the purposes of this title. 

B. In the case where no variance is requested in the application and the city planner 
finds that a variance would be required for approval of the permit, or where the 
commission finds that the sign as proposed should be modified, the planning 
commission shall deny the application and advise the applicant of the reasons for 
denial. In this case the applicant may submit a revised application without payment of 
an additional fee, unless a variance fee is payable, within 90 days following denial. All 
actions of the city planner may be appealed to the planning commission by an 
aggrieved applicant within 10 days of the action. 
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CHAPTER 1: INTRODUCTION

Benicia Downtown Historic District Design Guidelines | PUBLIC REVIEW DRAFT April 6, 2018

These Design Guidelines have been developed 
to help preserve the Benicia Downtown Historic 
District’s (“Downtown District”) character and 
historic resources.  This document provides 
guidance to assist in the preservation, treatment 
and maintenance of their buildings and properties 
in the district. In addition, this document provides 
design guidelines for construction of new 
buildings that are compatible with the district.

Why Have Design Guidelines?
The design guidelines promote preservation 
of historic, cultural and architectural heritage 
within Benicia. They seek to maintain Benicia as a 
cohesive, livable place and avoid the inappropriate 
alteration or demolition of historic resources. 
Maintaining historic fabric and the context is a 
fundamental concept. 

The design guidelines provide a basis for making 
consistent decisions about the appropriateness 
of improvements that are subject to approval 
in the City’s design review process. In addition, 
they serve as educational and planning tools for 
property owners and design professionals who 
wish to improve a historic property or who 
propose new construction in the Downtown 
District.

While the design guidelines are written for 
use by the layperson to plan improvements, 
property owners are strongly encouraged to 
enlist the assistance of qualified design and 
planning professionals, including architects and 
preservation consultants, before beginning a 
project in the historic district.

Who Uses the Design Guidelines?
Property Owners

Owners should use the guidelines when planning 
improvements to properties in the Downtown 
District to establish an appropriate approach 
for rehabilitation and new construction. For 
owners of historic properties, the guidelines also 
provide information that will help promote good 
stewardship.

City Staff and the Historic Preservation 
Review Commission

City staff and the Historic Preservation Review 
Commission use the design guidelines to review 
historic rehabilitation and new construction 
projects. In doing so, they consider how each 
project meets the guidelines and promotes the 
design goals set forth here. 

The Community

The guidelines also convey the City’s 
expectations to the public so they can better 
understand what design elements are appropriate 
in Benicia.

Benicia Historic Preservation Goals
 › The method that requires the least 

intervention is always preferred.

 › The highest degree of integrity will be 
maintained. 

Summary of Comments on 
Downtown_Design_Guidelines_PublicReview_04062018_WE
B TWM4-19-2018.pdf
Page: 3

Author: tmacenski Subject: Sticky Note Date: 4/19/2018 8:31:20 AM 
I think we should give a short list of the activities right up front... something like this. Please edit those that do not apply.  

These Guidelines apply to the following types of projects and 
require some level of design review: 
Rehabilitation, remodel, or any alteration affecting the exterior 
appearance of a building, including, but not limited to: 
a change in exterior materials; 
a change in paint colors; 
cleaning, repair, or replacement of masonry; 
window replacement, including transom windows; 
replacing or removing design features such as molding and 
corruces; 
replacing or removing threshold features such as marble, 
tile, and stairs; 
awnings and canopies; 
rear entrances; 
all mechanical equipment; 
placement of security gates or grills; 
repair or replacement of damaged or worn materials . 
Signs, including the removal, repair, or repainting of historic 
signs; 

Attachment 5 - Community Comments on Public Review Draft

A. Trevor Macenski - April 19, 2018
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ENVIRONMENTAL 
This is the most often cited component of 
sustainability. It relates to maintenance of the 
natural environment and the systems that 
support human development. 

Rehabilitation of historic resources is an 
important part of environmental sustainability 
and green building initiatives. It directly supports 
environmental sustainability through conservation 
of embodied energy, adaptability and other 
factors that keep historic buildings in use over 
long periods of time.

Embodied Energy

Embodied energy is the amount of energy used 
to create and maintain the original building and 
its components. Preserving a historic structure 
retains this embodied energy by preserving the 
energy and resources invested in its construction, 
and reduces the need for producing new 
construction materials, which require more 
energy to produce. Studies confirm that the 
loss of embodied energy by demolition takes 
three decades or more to recoup, even with the 
reduced operating energy costs in a replacement 
building. 

Building Materials

Many of the historic building materials used 
in the district contribute to environmental 
sustainability though local sourcing and long 
life cycles. Buildings constructed with locally 
sourced material, such as wood and stucco, were 

CULTURAL 
This component of sustainability relates to 
the maintenance of the community’s cultural 
traditions. Preserving historic places and patterns 
promotes cultural sustainability by supporting 
everyday connections between residents and 
the cultural heritage of the community. Benicia’s 
history and a description of many of its historic 
buildings can be found in its Historic Context 
Statement that is available at the Benicia City Hall, 
Planning Division. 

Many properties in the Benicia Historic 
Conservation District provide direct links to the 
past. These links convey information about earlier 
ways of life that help build an ongoing sense of 
identity within the community. It is this sense 
of a connection with the past and participation 
within a broader tradition that engages residents, 
business owners and visitors to celebrate 
Benicia through civic participation and individual 
investment. 

The historic development pattern of the district 
promotes a high quality of life and helps build 
a sense of community. Benicia developed as a 
small town centered around the First Street 
business district and waterfront industries.  As 
a result, the neighborhoods around First Street 
are compact and walkable with vistas toward 
the Carquinez Strait.  The physical arrangement 
of the downtown provides opportunities to 
meet and greet along the street and waterfront 
paths. Storefronts, plazas, sidewalks and other 
direct connections to the public spaces provide 
opportunities for community interaction. 

Figure 4. Creating a sense of a connection with the past 
and participation within a broader tradition engages residents, 
business owners and visitors.

Figure 5. Preserving a historic structure retains its embodied 
energy by preserving the energy and resources invested in its 
construction.

Page: 7
Author: tmacenski Subject: Sticky Note Date: 4/19/2018 8:42:55 AM 
NATIONAL REGISTER OF HISTORIC PLACES 
For a building to be listed on the National Register of Historic 
Places, either individually or as part of a district, means it must be 
determined to be historically significant for its association either 
with an important event, person, and/ or architectural style. For a 
property to qualify for the National Register it must meet the 
National Register Criteria for Evaluation by: 
• being associated with an important historic context; and 
• retaining the historic integrity of those features necessary to 
convey its significance.  

Benicia's Historic Conservation District represents the 
development of commerce in the City from X to Y. It also provides a diverse and 
well designed collection of commercial buildings, the architecture 
of which is unmatched in Solano County. Although the district 
has changed its appearance somewhat since 19XY, it retains a high 
degree of architectural integrity, and building improvements have 
maintained an association to the historic period. 

PRESERVATION AND ENHANCEMENT 
PHILOSOPHY 
The intent of the Design Guidelines is to ensure that the 
characteristics, which justified designating the Benicia Historic 
Conservation District are maintained 
and, where necessary, revitalized. Thus, it is crucial that the 
existing harmony of proportions and materials be enhanced and revitalized with new construction, reconstruction, alterations, and additions. The 
characteristics of each individual structure must 
remain within the vocabulary of details consistent with its particular 
style. Construction, reconstruction, or rehabilitation of any 
building within the district must be accomplished within the 
parameters of scale, materials, and detailing typical of pre-19XY 
structures, and must be of a design that is consistent or compatible 
with an architectural style authentic to the District. 
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Contributing Property 

A “contributing property” is one determined to 
be historically significant. Designations of historic 
significance are based upon the period between 
1847-1940, which is defined as the historic 
district’s “period of significance.” A contributor 
will possess sufficient integrity to convey its 
history, or is capable of yielding important 
information about that period. 

Note that some designated historic properties 
may have been altered from their original 
designs. These alterations may include window 
replacement, cornice removal, a porch enclosure 
or covering of a building’s original materials. 
Nonetheless, these altered properties may 
retain sufficient building fabric to be considered 
contributors. For all contributing properties, the 
Preservation Track shall apply. Some flexibility 
may be allowed in the application of the design 
guidelines.

Non-Contributing Property 

The classification of “non-contributing” applies to 
those lacking historic significance. This includes 
a range of properties. Some are of more recent 
construction (those less than 50 years old.) 
Others are older (more than 50 years) but have 
been so substantially altered that they no longer 
retain their integrity. The New Construction 
Track applies to these properties, except as 
noted below. 

Step 3: What Type of Existing Building? 

All existing structures in the Downtown District are classified with respect to their historic significance, using criteria established by the National Park 
Service.  A historic survey inventory serves as the starting point for determining historic significance. However, in some cases, conditions may have changed 
or new information is now available that would influence a determination of significance. The City will work with the property owner to confirm the status of 
historic significance. Three classifications are used: 

Landmark Structure

A “landmark” is a building that is determined to 
be historically significant. Designations of historic 
significance are based upon the period between 
1847-1940, which is defined as the historic 
district’s “period of significance.”  A landmark will 
possess sufficient integrity to convey its history, 
or is capable of yielding important information 
about that period, and is a unique resource to the 
community. They are significant in national and/or 
local history, architecture, engineering and culture. 
For all landmark properties, the Preservation 
Track shall apply. The design guidelines will be 
applied rigorously.

Page: 13
Author: tmacenski Subject: Highlight Date: 4/19/2018 8:46:07 AM 
which retains its original architecture, scale, mass, and other features to the degree that it contributes to the historical sense of time and place of 
the district. 

Author: tmacenski Subject: Sticky Note Date: 4/19/2018 8:45:52 AM 
A noncontributing building may become contributing through rehabilitation and the application of the design criteria. Therefore, non-
contributing buildings may also have historic relevance of their own associated with their period of construction, and are also subject to the 
provisions of these Guidelines. 
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Character-Defining Features
This section provides specific guidance for 
historic building types and identifies character-
defining features that should be maintained. These 
guidelines should be followed in addition to the 
guidelines beginning in the “Architectural Details” 
section on page 55. 

HISTORIC COMMERCIAL PROPERTIES
Many building fronts along First Street in Benicia’s 
downtown have commercial building components, 
such as storefronts, that should be preserved. 
The repetition of these character-defining 
features creates a visual unity at the street level 
that defines the historic use of the buildings 
and encourages patrons to explore the business 
district. These features should not be altered, 
obscured or removed. 

3.4 Preser ve these character -
def in ing features on a 
commercia l  bui ld ing front :

 › Cornice: A decorative band at the top of the 
building

 › Upper-story windows: Windows located 
above the street level, often having a vertical 
orientation

 › Lintel or mid-belt cornice: A decorative 
band at the top of the first floor

 › Sign band: A flat band running above the 
transoms to allow for the placement of signs

 › Storefront: A composition of the following 
features:

 - Transom: The upper portion of the 
storefront system, separated by a frame

 - Display windows: The main portion of 
glass, often located within the storefront 
system, where goods and services are 
displayed. In Benicia, display windows 
also appear as ganged and individual 
windows placed within the building 
facade.

 - Entry: Usually set back from the 
sidewalk in a protected recess, also 
sometimes a part of a storefront system; 
in Benicia entries for corner buildings 
may be set at an angle to the corner

 - Kickplate: Found beneath the display 
window within the storefront system

 - Architectural details: Trim, moldings, 
etc. (sometimes with stylistic influence)

Upper story windows

Cornice

Display window
Recessed entry 

Kickplate

Lintel
Transom

CHARACTER-DEFINING FEATURES OF A COMMERCIAL FAÇADE The following illustration represents some, 
but not all, of the typical character-defining 
elements of commercial building façades. 
See the Architectural Styles section in the 
Appendix to identify key features of other 
commercial façade styles.

Page: 51
Author: tmacenski Subject: Sticky Note Date: 4/19/2018 8:57:51 AM 
It is the storefront, which includes many of these elements, that is often considered the most important architectural feature of a 
commercial building. The storefront also plays a crucial role in a store's advertising and merchandising strategy to draw customers 
and increase business. Not surprisingly, then, the storefront has become the feature most commonly altered in a historic commercial building.  

Metal Storefronts 
Rehabilitating metal storefronts can be a complex and time consuming task. Before steps are taken to analyze or treat 
deteriorated storefronts, it is necessary to know the type of metal involved because each has unique properties and distinct 
preservation treatments. Storefronts were fabricated using a variety of metals, including cast iron, bronze, copper, tin, galvanized sheet 
iron, cast zinc, and stainless steel. Cast iron is shaped by molds and can withstand great compressive loads and is the most commonly 
used metal storefront material in Benicia's Downtown. (Insert Picture of East I and 1st Street)  

Wood Storefronts 
The key to the successful rehabilitation of wooden storefronts is a careful evaluation of existing physical conditions. Moisture, 
vandalism, insect attack, and lack of maintenance can all contribute to the deterioration of wooden storefronts. Paint failure should 
not be mistakenly interpreted as a sign that the wood is in poor condition and is therefore irreparable. Wooden storefronts were historically 
painted to deter the harmful effects of weathering, as well as to define and accent architectural features. Repainting exterior woodwork is thus an
inexpensive way 
to provide continued protection from weathering and to give the storefront a fresh appearance. (Insert Picture of Pacifica Pizza) Storefront.  

Masonry Storefronts 
Some storefronts are constructed of brick or stone, and, like their metal and wooden counterparts, also may have been subjected to 
physical damage or alterations over time. Although mortar may have disintegrated, inappropriate surface coatings applied, and openings 
reduced or closed, careful rehabilitation will help restore the visual and physical integrity of the masonry storefront. (Insert Picture of Adobe 
Building East J and 1st) 
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3.22 Des ign a storm window to 
minimize i t s  v isua l  impacts .

 › Install full exterior storm windows to 
provide protection and enhance energy 
efficiency. 

 › If a window did not historically have a storm 
window, consider locating a new storm 
window internally to avoid exterior visual 
impacts, when feasible.

 › Provide a storm window that is simple in 
design. Its framing components should be 
designed to match the width of the historic 
windows side, top, middle and bottom rails, 
if placed externally.

 ›  It should also match the material and finish 
of the historic window.

 › Storm windows should provide a full view of 
the original window.

3.23 Restore a h istor ic window 
opening that has been a ltered , 
when feas ib le .

 › Restore a historic window opening that 
previously existed.

 › Place a new window to fit within the historic 
opening.

3.24 When necessar y,  locate and 
des ign a new window opening to 
preser ve the overa l l  rhythm and 
arrangement of  windows on a 
secondar y or rear bui ld ing wa l l .

 › Locate a new window opening to match the 
general arrangement of historic windows in 
a building wall.

 › Design a new window opening to match 
historic window proportions on the same 
façade. 

Figure 71. Provide a storm window that is simple in design. Its 
framing components should be designed to match the width of 
the historic windows side, top, middle and bottom rails, if placed 
externally.

Figure 72. Unfinished metal storm windows such as these alter 
the character of window openings, and should not be used on 
primary elevations. A metal storm window may be appropriate 
if the frame matches the proportions and profiles of the original 
window and has a painted finish.

Figure 73. Restore a historic window opening that previously 
existed.

 
Page: 64

Author: tmacenski Subject: Sticky Note Date: 4/19/2018 9:18:49 AM 
AWNINGS  
Awnings can become an important element of storefront design. The use of awnings is an effective means of creating an inviting space in front 
of a store where people may step away from the flow of traffic and find a shady, protected area. An awning should not dominate the storefront; 
instead, it should be an effective element coordinated with the overall building or storefront image. The valance of an awning can be used as an 
integral and creative location for signs, perhaps serving as the primary message area.  
 
The canvas awning was an important design element in the traditional storefront. It provided cover, added color, and served as a transition 
between the storefront and the upper facade. Most buildings that face the sun had awnings.  An awning can be attached above the display 
windows and below the cornice or sign panel. It may be mounted between the transom and the display window, which allows light into the store 
while shading the merchandise and pedestrians from the sun. An awning should reinforce the frame of the storefront and should not cover the 
piers or the space between the second-story window sills and the storefront cornice. 
 
Awnings, like signs, can be used to excess on building facades. Care must be taken not to overpower a building with awnings, and not to cover 
up or destroy the architectural quality of a building. Illustration #1 is an example of how NOT to improve your building with awnings (Insert 
Picture of East G and 1st St North/West Corner). Instead, a more appropriate solution would have been to install individual awnings at each 
window. Some buildings, because of their design, will not adapt to awnings successfully, as shown in Illustration #2. (Insert Picture of East G and 
1st St South/East Corner) 
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Leann Taagepera’s Comments on DHCP Draft May 16, 2018 

Acknowledgement Page - The DHCP “Stakeholder” Group seems to have been inadvertently left out of 

the Acknowledgements at the beginning of the document.  This group is composed of individuals with 

longs histories of involvement in historic preservation in Benicia.  I respectfully ask that you give this 

group credit by including it on this page.  Curiously, the “Ad Hoc Advisory Group” was included on the 

Acknowledgement page.  While this group has members with an interest in Benicia, it must be known 

that the individuals were chosen by staff to participate, with the exception of the specific members of 

the two Commissions, and other members of the community were not provided the opportunity to 

become members of this group. 

Same page – the disclaimer on the right appears to term this document a “historic context statement” 

instead of a conservation plan. 

Overall comment - Many times the term “rehabilitation” is used, but it is not apparent that the 

document is referring to this term as defined in the Standards.  It seems like it is also referring 

potentially to restoration/rehabilitation as the case may be with specific projects that could come up. 

Page 3 – Under “Goals” is stated “The highest degree of integrity will be maintained.”  This is not 

currently required by the DHCP and the Secretary of the Interior Standards offers flexibility.  I would add 

“while also considering cost.” 

Page 4 – First sentence “The …Guidelines…and updated in 2017.”  Is this date referring to this current 

update?  Perhaps this should say 2018.  The “Downtown District Design Guidelines” is not a separate 

document.  There is only one design review document for the Downtown District and that is the 

Downtown Historic Conservation Plan.    I think it is confusing for the reader to have a heading on the 

top of “Background for the Design Guidelines” and then talking about the subject when the Design 

Guidelines and the DHCP are the same thing – the same document.  So when it says at the end of that 

paragraph that “The documents described below provide the basis for the design guidelines” and then it 

lists and describes the DHCP, these two documents are the same document. 

Same page, under BMC.  Last paragraph says that “The BMC also sets parameters for land use and site 

development that are applied in combination with the design guidelines in the Downtown Historic 

District.”  Is this accurate?  The DMUMP took the place of zoning within those blocks of the District that 

it regulates.  So the other areas of the District follow the zoning in the BMC. 

Same page, under Benicia DMUMP.  This section states that “The Form-Based Code replaces many 

zoning aspects of the Benicia Municipal Code…”  What zoning aspects does it not replace? I thought it 

completely replaced zoning.  The last sentence should be revised to reflect that part of the District falls 

under regular zoning in the BMC and part under the DMUMP.  So, it should say “Where there is a 

conflict between the DMUMP or the BMC and the guidelines, as determined through the design review 

process, the guidelines take priority.” 

B. Leann Taagapera - May 16, 2018
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Page 5 – Three properties are subject to the design guidelines, but are outside of boundaries.  Beware 

that if the boundary ever changes, this page and the document need to be reprinted. The boundary line 

should wrap around the southwest boundary as part of the boundary line appears to be have left off. 

As a separate matter, staff should consider analyzing the appropriate location for the District boundary. 

As it apparent, it has been gerrymandered in different locations to take out properties.  The boundary 

line in location makes no design or historic sense.  It was probably moved away from a property owner 

who asked to not be included.  

Strangely, the map depicts my western property line in an inaccurate location as it shows the garage/ 

2nd unit of the neighboring property on W H St (perhaps 286 W H St.) as being on my property. Here 

and there, the property lines look skewed and perhaps others are inaccurate.  A new lot was created at 

W. 2nd and W. I St. and a house was built in that location, but the base map doesn’t reflect this.  Also the

new house on W I St. one house from W. 2nd St. is not shown on the map. This needs to be checked for

all sites.

Page 6 - The photo above that with a caption about preserving the City's historic places shows the non-

historic tannery building. I suggest using a photo that shows a historic building, such as the really nice 

one below in Figure 2Page 12 does not show the whole district Eastside areas not shown. 

P 7 – Second paragraph.  The “District” is called here the “Benicia Historic Conservation District” but in 

other locations and in the current DHCP, it is referred to as the “Downtown Historic District.”  The 

language should be consistent. 

P 8 – Figure 6 shows the Tannery building, which is not a historic building.  Use a photo of a historic 

building instead to illustrate the point in the caption. 

P 9 – While Carol’s house in Figure 8 is really great, this photo is the third one used in the document.  I 

suggest using other photos to include more examples of historic properties. 

P 9 – The HPRC currently does not review signs – will this be changed in the new design review process 

tables? 

P 11 – First paragraph about “Which Zoning District?”  - It would be helpful for the user of the document 

if this stated that the DMUMP applies to First Street, the 100 blocks and the first parcel of the 200 blocks 

(I believe this is correct.)  So, some properties refer to the BMC and others refer to the DMUMP.   

P 11 – First paragraph – this says that in the DMUMP, “the design guidelines MAY supersede the Form-

Based Code where in conflict…”  This is not what the current DHCP plan and what is stated earlier in this 

document.  This needs to be changed to be consistent with the earlier language that says “Where there 

is a conflict between the DMUMP or the BMC and the guidelines, as determined through the design 

review process, the guidelines take priority.”  If this is left at “MAY supersede” this is the huge loophole 

that will be used to make sure that it does not supersede.  There wouldn’t be a point to the DHCP if 

zoning could supersede when there was a conflict and this seems like it would be inconsistent with the 

Secretary of the Interior Standards and then not exempt from CEQA. 
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P 11 - Different standards of review for “Landmark” and non-landmark buildings – we have never done 

this before.  This status was applied without criteria and somewhat haphazardly.  Why should there be 

flexibility for non-landmarks?  Are they less important? Why should owners of properties that were 

somewhat arbitrarily termed to be Landmarks be subject to more stringent requirements?  The 

standards should be the same for all contributing properties.  There’s never been a problem with 

applying design review requirements in the same way for all buildings before.  It even would seem to be 

more difficult for a commission if it could decide to let a Contributor get away with not following some 

design requirements.  Which requirements are those buildings allowed not to follow?  This would be 

setting up an inherent inconsistency in the review of buildings in the District, creating unfairness 

between property owners.  This has already occurred over time and it results in a lot of resentment and 

a loss of support of preservation planning by the affected property owners. 

P 12 – This combination zoning map, DMUMP map, and partial boundary of the Downtown Historic 

District is confusing to the reader.  Also the entire Downtown District is not included.  Is there a reason 

to include this in the DHCP?  A note on the map states “See downtown mixed use master plan zoning 

districts map on right for larger view.”  There isn’t a map on the right and view is incorrectly spelled.  

Consider removing this figure unless it furthers something in the DHCP. 

P 13 – Under Step 3, it says “The City will work with the property owner to confirm the status of historic 

significance.”  Why is this sentence here?  The City recently adopted a list of designated historic 

structures.  This County-adopted list provides the status of each building and if it was determined to be 

listed as historic or not.  There would appear to be no need to “confirm the status of historic 

significance.”  I suggest removing this sentence. 

P 13 – This page states that for Landmark buildings “The design guidelines will be applied rigorously” 

and that for Contributors “Some flexibility may be allowed in the application of design standards.”  Did 

someone request that this change be made to the DHCP?  All properties have always received the same 

level of protection before and all of them have been reviewed with the standards.  I believe this is a 

mistake and that it should be removed from this revised DHCP.  Who will decide what “some flexibility” 

“may be allowed?”  So, some property owners get a free pass to not follow some parts of the design 

guidelines and the Secretary of the Interior Standards? As I said below, this is a recipe for disaster and 

method to help property hate the preservation requirements as some buildings would arbitrarily be 

required different standards than others. 

Page 14 - shows the district boundary and buildings historic status. Every dot should be checked as 251 

W G St is not listed and there could be other errors.  From looking at this map, it may be that other blue 

dots are missing.  I don’t see a dot on 216 W I St. After the newest historic resource survey was 

approved, a map was first produced that had errors, so staff should be aware that this map may not be 

correct. 

However, I have always said that this map showing designated structures should not be included this in 

the DHCP. I think it should be a living document so that if here are additions or deletions the City doesn't 

have to reprint it and so people's copies won't have different versions.  
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Page 18 and 19 - The before and after photos do not show the success of Benicia's historic preservation 

program!  These are just some older photos and more recent photos.  The second photos on page 18 

show inappropriate alterations and don’t illustrate some sort of success.  Also, the dates of the top 

photos stated that they are from 1977.  The photo of the Majestic Theater is clearly not from 1977. 

P 19 1st St. looking toward I St. – this photo wasn’t taken from the same location, so it isn’t a good 

comparison. 

P 22 – Top paragraph states “The rear wall is sometimes the least important (except for free-standing 

landmark, those along waterfronts or certain institutional buildings)…”  Why would a rear wall not be 

the least important for a “freestanding” landmark (could the consultant define this?) or along 

waterfront or the institutional building.  If the point is that the back wall can’t be seen from a public 

place, shouldn’t it still remain the least important and not being able to be seen be the criteria and not 

whether it is along a waterfront, etc.? 

P 22 – B states “Preservation is preferred, especially on Historic Landmark buildings.”  I recommend 

striking out “especially on Historic Landmark buildings.”  If preservation is preferred, it should be 

preferred on all buildings or no buildings.  There should be consistency in the treatment of buildings. 

P 22 and 23 – Shouldn’t this also present a situation of a building on a corner lot?  Which façade is 

considered primary – both? 

P 24 – The three approaches refer to a “financial assistance” – who would be getting and giving such 

assistance?  What form would this assistance take? 

P 29 – Figure 14 doesn’t show entire district. This map doesn’t look accurate either.  There’s no 

boundary on the SW and it looks wrong on Gull Point. 

P 34 – This appears to not allow dining on First St. – why would we want to do this?  It says “A dining 

area should be located to the side or rear of a building.  See the city for other potential locations.”  This 

seems very odd and I think it should be removed.  This means that we couldn’t have all of the outdoor 

seating that we have at restaurants with tables on First Street now.  Also, the part that says “See the city 

for other potential locations” should be stricken.  What would staff say if someone walked in and asked 

– what other locations?  This seems odd and not appropriate. 

P 34 – The section states that dining areas are to be “flush with the sidewalk.”  Does this mean not 

raised above the sidewalk?  I don’t understand why we would allow dining to the side of a building to be 

raised anyway or why a property owner would want it to be raised. 

P 34 – It then says that if the dining area not on First St. isn’t flush with the sidewalk, but is greater than 

2 feet above the sidewalk, it should be set back at least 15 feet from the front façade. Why should this 

be and since most buildings not on First St. are of a different type (smaller and actually mostly single 

family homes), why would the not-flush dining need to be 15 feet from the front façade.  Maybe this 

isn’t appropriate in Benicia, but worked in another area with a different layout. 
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P 34 - Why does it say that “outdoor dining should be open to the sky?”  What does that mean; diners 

can’t have an umbrella, awning or any shade? What does that have to do with historic preservation? 

Page 36 – Is this section proposing regulating fencing?  Are we saying that the City will require design 

review and fees for fencing?  This is currently not done and fences do not need building permits either.  

It should be clear that this is for advisory purposes only and that property owners will not be required to 

follow these standards or be charged fees for a review. 

P 36 – This section states “Do not increase the height of a retaining wall or fence.”  Is this saying that a 

house or other building in the District is not allowed the increase the height of a wall or fence?  I believe 

this should be removed.  This does not appear to further the historic preservation of buildings or the 

district and presents an unfair requirement only to buildings in the district. 

Page 37 – “Site Lighting” – would the addition of this section require that lighting on houses be subject 

to design review?    It should be clear that this is for advisory purposes only and that property owners 

will not be required to follow these standards or be charged fees for a review. 

P 39 – This section states “Do not damage or remove existing street trees.”  Trees are allowed to be 

removed under the municipal code and if trees are damaging sidewalks or other property, those trees 

should be removed.  Perhaps more information could be added here or this section should be removed. 

P 50 – This section states “The highest degree of historic integrity should be maintained when improving 

a historic property.”  This would unfairly financially burden historic property owners.  Who decides what 

the “highest degree” is?  This is not consistent with the Standards are replacement materials are 

allowed under various circumstances.  This section also says “the method that requires the least 

intervention is always preferred.”  I recommend that “always” be removed. It would appear that cost 

should be a factor for the historic property owner. 

P 58 – the word “Metal” is listed as a bullet point, when it appears to be a heading. 

P 59 – Are the alternative materials recommended to be used? These types of materials (aluminum 

siding etc.) were not allowed on historic buildings in the past.  Is Figure 64 indicating that “hardi-plank” 

is acceptable?  In the past, I don’t believe it was considered so. 

P 62 – Some windows cannot be repaired and this section should acknowledge that. 

P 62 – Windows – what about using wavy glass?  Re-using historic glass should be encouraged. Also, any 

divided windows were required to be true-divided windows in the past. 

P 66 - The section is correct that “Preservation of historic garages is encouraged, but isn’t required.”  

Since currently no mechanism exists for preserving accessory buildings, as none were adopted as 

“historic” by the Council, design review cannot be required for them.  Section states “Garage doors and 

windows may be replaced with alternative material when they are located along an alley.”  Since this 

section is encouraging the preservation of historic garages, why would it state that “garage doors and 

windows may be replaced with alternative material when they are located along the alley?”  The alley 
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may be the only place from which the public could view the garage/carriage house, so the alley façade 

would be the prominent, easily view-able wall.  I think the writer of this section may not have realized 

that the alley is probably the only way to access these buildings and the only way the public could see 

them.  3.30 states “Maintain historic garage doors on the front of the building, when feasible.”  The 

front of the building, to the public, is the side facing the garage, it would seem. This contradicts 3.29 

saying that the garage doors and windows could be replaced with other materials.  If these buildings are 

encouraged to be preserved, then I suggested that it state that garage doors and windows may be 

replaced with alternative material when they cannot be seen from a public location. The next section 

(3.31) speaks about when replacing a garage door that faces the street.  Perhaps this where it should say 

“that faces the street or alley.”  Where there are alleys in the District, the garages or carriage houses 

typically face them. 

P 66 – This states that “a new garage door should not compete with the architectural style of the historic 

building.”  This is vague and open to a lot of interpretation.  This section should be revised to indicate 

what the door should look like.  How will staff or the public interpret “compete?” 

P 67 and 69 – Light fixtures and gutters are currently not regulated.  These sections should make clear 

that they are advisory.  It is not financially feasible for most property owners to install wooden or even 

metal gutters. I don’t want the light fixture and gutter police going around the District and regulating 

these items and charging property owners fees. 

P 71 Section on paint – Paint for historical residences is currently not regulated.  It is only regulated for 

non-historic due to a fluke when adding design review for these buildings. It should be clear that this is 

for advisory purposes only and that property owners will not be required to follow these standards or be 

charged fees for a review.  Paint can always be changed. The section states “Using a historic color 

scheme is encouraged.”  Originally houses older than a certain time were painted entirely white as paint 

technology had not evolved.  A “historic color scheme” may be a modern invention.  Also, if houses were 

required to only have paint that was used during a certain time period, we never would have gotten San 

Francisco’s Painted Ladies. 

 

P 72 – It would be helpful if guidelines for accessibility for commercial building be included.  How should 

buildings on First Street include accessibility so that the integrity of the District is protected? 

 

P 74 – It would be helpful if this section provided suggestions for replacement a non-historic door with a 

more appropriate door in a commercial building.  Many buildings on First St. do not have original doors. 

 

P 80 – Some porches were enclosed decades ago and have obtained significance.  The City should not 

require that already-enclosed historical porches be un-enclosed and this section does not call for that.  

Also, section 3.65 states “do not enclose an open porch.”  I recommend this refer to a porch that can be 

seen by the public or a front porch. If a back porch were enclosed that faces a private yard, the public 

wouldn’t see it. 
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P 83 – Section 3.73 and 3.74 refer to allowing a residential building to be raised.  Is this section allowing 

a single-story house to be raised to be a two-story house?  This is currently not allowed.  There was at 

least one building that was de-listed during the last survey due to being raised an entire level and being 

turned into a two-story house.  This section appears to be allowing such raising, which I thought was not 

consistent with the Standards. 

 

P 85 – This section should provide guidance on the size allowed for an addition to a historic building.  

During the last survey and designation process, at least two building were de-listed as a result of 

additions which were larger than the original building and another building was denied listing for this 

reason.  Figure 101 appears to show a large addition that may be larger than the original house.  

 

P 91 – What is the point of these photo montages?  It seems like they should relate to a standard or 

some point that the document is making.  Text should accompany the figures or else they are just 

photos with no meaning. 

P 112 – The section states “The preferred location of a balcony is on the rear or secondary façade of the 

home.”  Some historic homes in Benicia include balconies on the front façade so this isn’t unheard of, 

historically in the District.  Also, this pushes the new balcony onto the back of a house which could result 

in the removal of privacy from all adjoining and even nearby yards as the new balcony creates a location 

from which those residents can easily look into other people’s properties. 

P 112 – and nearby sections – why not clarify that new additions or new construction should not place 

windows that look directly into historic or existing residence’s windows or back yards?  New additions 

should respect the layout of the existing neighborhood and privacy of residences. 

Chapter 4 and overall DHCP – The previous DHCP had design guidelines for Lower First Street and Upper 

First Street and transitional areas.  The Lower First and Upper First historical context seems to have been 

lost. Previously, this was considered important. Does the new plan address what was termed 

“transitional” areas anymore?  If not, why not? 

P 126 – Sustainability.  This section should make it clear that it is partly advisory as landscaping is not 

included in design review for residential buildings. 

P 143 – A-board signs – are they really that bad?  Why say they “aren’t appropriate on First Street”?  

These signs are already on First Street.  Is this already in the BMC?  If they aren’t allowed, then staff 

would need to visit all the business owners with these signs on First Street now.  Otherwise, why not 

take this out of the BMC and the design guidelines and let businesses have A-board signs.  These signs 

can have information that is helpful to potential customers. 

Also regarding signs, the updated regulatory table should be clear as to whom or what body approves 

signs.  In the past, signs were not allowed to be approved by the HPRC, yet sign regulations are in the 

DHCP and signs can be very important to the aesthetics of the District.  If a project is before the HPRC 

for design review approval, it doesn’t make sense and doesn’t seem fair to the applicant by forcing the 
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project to go before the PC also or to pay separate and more fees for sign review.  Is this section 

consistent with the existing regulations for signs in the BMC?  Does this supersede the BMC regarding 

signs?  What if the guidelines are silent on a type of sign if the BMC is not?   

P 155 – It looks like “Barber Pole” above the graphic was coped from previous page and the graphic 

should be labeled something else. 
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From: Brian Harkins
To: Suzanne Thorsen
Cc: Adrian Lopez
Subject: Comments Historic District Design Guidelines
Date: Wednesday, June 6, 2018 11:10:17 AM

Dear Suzanne,

Thank you for the opportunity to review the DOWNTOWN HISTORIC DISTRICT DESIGN GUIDELINES
PUBLIC REVIEW DRAFT 04.06.2018.  My comments are as follows:

General:

1. Explain the relationship of the CBC to the California Historic Building Code (CHBC).  I
believe the CHBC does not apply to non-contributing structures or new structures (ref CHBC
Preface).  Assuming that is correct, please state clearly that compliance to CBC is required
and use of CBHC is not allowed for projects on non-contributing and new structures.

2. By definition non-contributing structures are not equal in historic value to contributing
or landmark structures.  Still, to benefit the Historic District it may be appropriate to require
non-contributing structures to comply with certain guidelines.  However, any guidelines that
increase project costs should be justified considering other goal like reducing exposure to
lead (and other toxic materials often present in older residential units), conserving energy,
environmental sustainability, encouraging owners to perform basic property maintenance,
low cost housing, and improving life safety (from falls, fire and seismic events).

3. Consider the Impact of historic preservation guidelines on the cost of multi-family
housing.  Particularly since owners of multi-family structures will likely pass costs for historic
preservation on to tenants.

4. The document outline format is confusing.  The relationship of guidelines to each other
is not clear because the document lacks a traditional paragraph outline system.  Specifically,
clarify which guidelines are the topics, subtopics, sub-subtopics etc.   Also provide cross
references to reduce subjectivity and contradictions.

5. Ministerial guidelines are needed for decisions on changes to windows on historic and
non-contributing structures.  The consultant and staff should review and pre-approve
specific materials, designs, and functional requirements to limit and clarify what is allowed
and what is not allowed, without requiring subjective reviews by staff and HPRC.   The
current practice of paying fees, preparing staff reports, and submitting proposals for
subjective HPRC review is burdensome to the community, yields inconsistent results, and is
generally unproductive.

6. The Draft Guide lacks supporting references.  In the Introduction please identify and cite
references that serve as the fundamental basis for preservation requirements.   Particularly
for requirements that impact new construction and non-contributing structures that are also
required by law and the Benicia Building Department to comply with current California
Building Code (CBC).

7. Please cite references that allow and govern deviations from current building codes for
purposes of historic preservation.   Identify any limitations on the use of those
references.

Additional comments with document references:

In the Table on Page 10 add a separate track to better focus guidelines for non-contributing
structures instead of combining them with guidelines for new structures.   Particularly since goals

C. Brian Harkins - June 6, 2018
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and code status of non-contributing structures are not the same as new construction.

On pages 29 and 110 identify specific routine projects that can be approved by staff over the
counter without design review, possibly to include upgrades to windows and roofing materials and
other changes that comply with CBC, addition of solar panels, and maintenance painting.    Historic
preservation guidelines should be sufficiently clear so that routine projects can be approved by staff
over the counter without requiring subjective reviews by HPRC.   It is particularly important to
provide the community with as many ministerial decisions as possible given recent fee increases
effecting cost and the time and effort it requires to have HPRC review. 

On Page 11, provide separate guidelines to cover existing non-contributing buildings, so that
differences from new construction are identified and addressed appropriately and consistent with
overall goals (reference general comments above).   Existing structures face difficulties and
complexities not found in new construction.   Separate guidelines are required to ensure that all
priorities are evaluated and considered on non-contributing and multi-family structures, not just
historic preservation of the community as is currently the case at HPRC.  

On Page 13, add specific citations for the sentence that reads “The New Construction Track applies
to these properties, except as noted below.”   

On Page 18, provide words to explain the claim “the before and after photos show success of Benicia
HPRC program.”    

On Page 97, clarify that “inappropriate materials” on this page apply to wall surfaces only, and not
roofs.  Composition shingles are valid options to meet cool roof and fire rating requirements in CBC.

On Page 136, add a note that deconstruction of structures built before 1978 must address risk of
exposure to lead, asbestos and other toxic materials.    

Please feel free to contact me if you have any questions about my comments.
Regards,

Brian Harkins
707-853-5108
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TITLE 17: ZONING 

17.108.010 Purposes. 

Design review is intended to implement general plan policies. More specifically, the 
purposes of design review are to: 

A. Ensure that the location and configuration of structures are visually harmonious with
their sites and with surrounding sites and structures, and do not unnecessarily block
scenic views from other buildings or public parks or dominate their surroundings to an
extent inappropriate to their use;

B. Ensure that the architectural design of structures, their materials and colors are
visually harmonious with surrounding development and with the natural landforms and
vegetation of the areas in which they are proposed to be located;

C. Ensure that plans for the landscaping of open spaces conform with the requirements
of this title, and that they provide visually pleasing settings for structures on the site and
on adjoining and nearby sites and blend harmoniously with the natural landscape;

D. Prevent excessive and unsightly grading of hillsides, and preserve natural landforms
and existing vegetation where feasible;

E. Ensure the provision of adequate, safe and efficient parking and circulation areas,
which conform to the requirements of this title;

F. Provide a functional, efficient, and attractive site design which is sensitive to existing
uses in the area and to the topography and conditions of the site;

G. Ensure that new development is consistent with specific design guidelines developed
for use within the community, where applicable, and to any specific plan or planned
development plan.

17.108.020 Applicability. 

A. In an H Historic Overlay District. Design approval shall be required prior to issuance
of a zoning permit for all any projects that involves demolition, construction, or exterior
alterations as provided in Section 17.108.030.

B. In All Other Districts. Design approval shall be required prior to issuance of a zoning
permit for all projects in all other zones that involve new construction, or exterior
alterations and additions or requests for an exception to criteria. , except single-family
residences and related accessory buildings, buildings in the IL, IG, IW, and IP districts
that are less than 50,000 square feet, emergency shelters subject to BMC
17.70.390(D), and signs.

C. Exemptions. The following projects are exempt from design review:
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1. Single-family residences and related accessory buildings that are located 
outside of an H- overlay district, unless otherwise specified in an adopted 
conservation plan or planned development plan;  

2. Site alterations and buildings in the IL, IG, IW, and IP districts that are less 
than 50,000 square feet in gross floor area and do not require a use permit or 
variance; 

3. Emergency shelters; 
4. Accessory dwelling units; and  
5. Signs. 

17.108.030 Sequence of design review. Review responsibilities. 

A. By the Community Development Director Administrative. The community 
development director shall be responsible for design review for the following 
applications: 

1. In the industrial districts: for projects greater than 50,000 square feet of gross floor 
area in the IG, IL, IW and IP districts; 
2. Outside the industrial districts: for and for projects outside the industrial districtsthat 
involve construction of less than 2,500 square feet of floor area; 
3. In a H- overlay district: for projects that are specified in Section 17.108.040;  
4. Exceptions to criteria: for exceptions to zoning criteria where specifically 
authorized in this Title, after a determination that the exception conforms to the 
purposes of Design Review as specified in section 17.108.010.  

B. By the Historic Preservation Review Commission Commission. The historic 
preservation review commission shall be responsible for design review of the following 
applications in the RS (nonresidential structures only), RM, RH, C, OS, PS, PD and the 
H overlay districts, for: 

1. pProjects that are not exempt as specified in Section 17.108.020 and that are not 
subject to community development director administrative review. 

2. In an H- overlay district: for projects that are specified in Section 17.108.040 

3. Administrative projects that the community development director refers to the 
commission where the director determines that the project may substantially change 
the design of a building or character of a neighborhood; generate significant public 
interest; involve matters of public policy; or require other land use entitlements 
subject to approval by the zoning administrator or planning commission. The historic 
preservation review commission shall hold a public hearing, as provided in BMC 
17.108.080, and shall approve, conditionally approve, or disapprove applications for 
design approval. Decisions of the design review commission may be appealed to the 
planning commission in accordance with Chapter 1.44 BMC.  
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Design review shall consist of two steps: 

A. Preliminary consultation between the project sponsor and the community 
development director to discuss design guidelines and establish design criteria 
applicable to the site and use. 

B. Design review by the community development director or the historic preservation 
review commission, as prescribed by this chapter. Approval shall require the findings 
prescribed in BMC 17.108.040(A).  

17.108.040 Scope of design review. Design review in an H- Overlay District. 

The design review procedures specified herein shall apply to exterior alterations of any 
structure in a H- overlay district; except for exterior alteration of a non-historic residence 
in the Eastern Residential Area of the Downtown Historic District or as modified by the 
Arsenal Historic Conservation Plan.  

A. H- overlay exemptions. In addition to the exemptions of section 17.108.020, no 
design review shall be required for repairs and replacements of a minor, routine nature 
that do not modify the exterior appearance of a historic structure, as determined by the 
community development director, including the following activities: 

1. Emergency stabilization of an unsafe condition to address an imminent threat to 
public health and safety, without demolition;  

2. Replacement of a roof when there are no structural or architectural changes;  

3. Landscaping, fences or landscape features; 

4. Projects that do not require a building or demolition permit; 

5.Replacement of doors or windows that restore a building to its original materials 
and design. 

B. Administrative. The community development director shall review any project in an H- 
overlay district that is not subject to review by the historic preservation review 
commission as specified herein.  The director shall refer a project to the commission for 
a public hearing upon a determination that it does not conform to the adopted design 
guidelines for the historic district.  

C. Commission. The historic preservation review commission shall review projects that 
would: 

1. Demolish, partially demolish or remove a historic structure;  

2. Relocate a historic structure; 

3. Remove, destroy, alter or obscure a character-defining feature of a historic 
structure as determined by the community development director;  
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4. Install alternative (non-original) exterior building materials on a historic structure 
as such materials are described in the adopted design guidelines;  

5. Alter the primary or highly visible secondary façade for any historic structure; or 

6. Construct a building or new addition that is visible from the public street, except as 
otherwise specified in Section 17.108.020.C. 

A. Required Findings. Design approval shall require a finding that the design of a project 
is consistent with the purposes of this title. 

B. Limits on Conditions Required. Changes in a project required as a condition of 
design approval shall not include use, density, FAR, private open space, parking, or 
loading requirements more restrictive than those prescribed by applicable district 
regulations or a valid use permit or variance.  

17.108.050 Initiation of design review. Procedures. 

A. Initiation.  A design review project shall be initiated by filing a completed application, 
signed by the property owner or authorized agent, accompanied by a fee established by 
city council resolution, and such plans and documentation as shall be prescribed by the 
community development director.  Projects in an H-overlay district that are exempt from 
design review as provided in section 17.108.040 shall be subject to staff review and a 
fee, established by city council resolution, to evaluate the exemption and determine 
compliance with the purposes of this chapter. 

B. Public notice.  

1. Exempt. No notice shall be required for projects that are exempt from design 
review. 

2. Administrative. Notice of pending administrative action shall be given to owners of 
property located within 100 feet of the subject property and posted prominently on 
the project site.  Notice shall be provided at least 10 days prior to the administrative 
action on a form set by the community development director and shall include the 
project location, a description of the project, a reference to materials on file in the 
community development department, a statement that any interested party may 
provide comment, and a date on which the decision is to be made. 

3. Commission. The historic preservation review commission shall hold a public 
hearing, as provided in BMC 17.108.080, and shall approve, conditionally approve, 
or disapprove applications for design approval A public hearing shall be required for 
design review by the historic preservation review commission.  Notice of public 
hearing shall be given pursuant to the procedures prescribed herein and the 
requirements of California Government Code sections 65090 and 65091. 

370



 

a. Posted Notice. Notices shall be posted at least 10 days prior to the hearing on 
the site of the project. 

b. Mailed or Delivered Notice. At least 10 days prior to the hearing, notice shall 
be mailed to the applicant and all owners of property within 500 feet of the 
boundaries of the site, as shown on the last equalized property tax assessment 
roll. 

C. Decision.  A decision to approve, conditionally approve, or deny an application shall 
be. All decisions shall be based on the findings that the application complies with the 
purposes of this chapter required by BMC 17.108.040 and any applicable design 
guidelines or planned development plan. Any conditions imposed shall be reasonable 
and designed to assure attainment of the purposes and standards established by this 
title. Changes in a project required as a condition of design approval shall not include 
use, density, FAR floor area ratio, private open space, parking, or loading requirements 
more restrictive than those prescribed by applicable district regulations or a valid use 
permit or variance. 

D. Applications deemed withdrawn. The community development director may deem an 
application withdrawn if the applicant has been notified that more information is needed 
to process the application and there is no submittal of new or revised information to 
complete the application for a period of 120 days, unless the community development 
director determines there is good reason to grant a further extension to provide the 
needed information.  

A. Preliminary Consultation. Preliminary consultation shall be initiated by requesting an 
appointment with the community development director or a designated representative. 

B. Design Review. Design review shall be initiated by filing the following with the 
community development director: 

1. A completed application form; and 

2. Six sets of tThe following information: 

a. A fully dimensioned site plan showing the locations of existing and proposed 
structures, driveways, walks, walls, fences and open spaces, property lines, 
right-of-way lines, dedications and easements, and the relation of the site to the 
surrounding area; 

b. A fully dimensioned landscape plan if required by BMC 17.70.190; 

c. An improvement plan or preliminary engineering plan including stormwater 
management; 

d. Architectural drawings, renderings, or sketches drawn to scale showing 
elevations of proposed structures and describing exterior materials. Perspective 
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drawings or scale models also may be required at the discretion of the 
community development director; 

d. Floor plans showing the proposed use and exterior wall openings; 

e. Proposed screening of all exterior equipment and electrical equipment; 

f. Proposed exterior lighting fixtures using catalog cuts or sketches; and 

g. Samples or descriptions of all proposed exterior materials and paint colors, 
including surfacing materials for paved areas. 

C. Consolidated Review. An applicant may request simultaneous design review and 
approval of development plans under Chapter 17.112 BMC if: 

1. Development plans and materials are submitted in lieu of, or in addition to, plans 
and materials required for design review; 

2. All other requirements for a zoning permit have been met; and 

3. The applicant acknowledges in writing an understanding of the risk of loss if 
development plans are disapproved or substantial redesign is required. (Ord. 87-4 
N.S., 1987). 

17.108.060 Review responsibilities. 

Except as modified by an adopted conservation plan the following review 
responsibilities will apply: 

A. By the Community Development Director. The community development director shall 
be responsible for design review for projects greater than 50,000 square feet of gross 
floor area in the IG, IL, IW and IP districts and for projects outside the industrial districts 
that involve construction of less than 2,500 square feet of floor area; 

B. By the Historic Preservation Review Commission. The historic preservation review 
commission shall be responsible for design review in the RS (nonresidential structures 
only), RM, RH, C, OS, PS, PD and the H overlay districts, for projects not subject to 
community development director review. The historic preservation review commission 
shall hold a public hearing, as provided in BMC 17.108.080, and shall approve, 
conditionally approve, or disapprove applications for design approval. Decisions of the 
design review commission may be appealed to the planning commission in accordance 
with Chapter 1.44 BMC.  

17.108.070 Review process and time limits. 

A. Prerequisite for Review. Unless an applicant selects consolidated review, as 
provided in BMC 17.108.050(C), review of development plans shall follow design 
review. 
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B. By Community Development Director (IG, IL, IW, and IP Districts). The community 
development director shall review plans submitted for design approval within 30 days of 
receipt and u shall approve, conditionally approve, or disapprove the plans. Within five 
working days after a decision, notice shall be mailed to the applicant.  

C. By Design Review Commission (R, C, OS, PS and PD Districts, and H Overlay 
District). After a duly noticed public hearing, the design review commission shall 
approve, conditionally approve or disapprove the plans. Within five working days of a 
design review commission decision, the secretary of the commission shall mail notice of 
the decision to the applicant. 

D. Action Required. All decisions shall be based on the findings required by BMC 
17.108.040. Any conditions imposed shall be reasonable and designed to assure 
attainment of the purposes and standards established by this title.  

17.108.080 Notice and public hearing by historic preservation review commission.  

A. Time of Hearing. Within three working days after acceptance of a complete 
application for design review, the community development director shall set a date, 
time, and place for the hearing. A public hearing shall be held within 60 days of receipt 
of the application, unless the applicant agrees to a later date. 

B. Notice. Notice of a public hearing required by this chapter shall be given in the 
following manner: 

1. Posted Notice. Notices shall be posted at least 10 days prior to the hearing on the 
site of the project. 

2. Mailed or Delivered Notice. At least 10 days prior to the hearing, notice shall be 
mailed to the applicant and all owners of property within 500 feet of the boundaries 
of the site, as shown on the last equalized property tax assessment roll. 

C. Public Hearing. At the time and place set for the public hearing, the commission shall 
hear comments on the proposed design. The commission may continue a public 
hearing without additional notice.  

17.108.090 Effective date – Lapse and renewal – Alterations.  

A. Effective Date. Design review decisions shall become effective at the end of the 
appeal period, unless appealed as provided in Chapter 1.44 BMC. 

B. Lapse of Approvals. Design approval shall lapse two years from its effective date 
unless: 

1. A building permit has been issued and construction diligently pursued; or 

2. An occupancy permit has been issued; or 
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3. The approval is renewed. 

C. Renewal. The community development director or the historic preservation review 
commission, as the case may be, may renew design approval for a period of one year 
upon determining that the findings made remain valid. Application shall be made in 
writing prior to the lapse of the original approval, but no more than 120 days prior to that 
date. 

D. Changed Plans. The community development director or the historic preservation 
review commission, as the case may be, may approve changes to approved plans or in 
conditions of approval without a public hearing upon determining that the changes in 
conditions are minor and are consistent with the intent of the original approval. 
Revisions involving substantial changes in project design or conditions of approval shall 
be treated as new applications. 

17.108.100 Appeals. 

A. Rights of Appeal and Review. Design review decisions of the community 
development director may be appealed by any interested party to the historic 
preservation review commission. Design review decisions of the historic preservation 
review commission may be appealed, by any interested party, to the planning 
commission. 

B. Procedures – Public Hearings. Procedures for appeals shall be as prescribed by 
Chapter 1.44 BMC. 

C. Limits on Appeals. Appeal decisions of the historic preservation review commission 
shall be final. 

17.108.110 Design review guidelines.  

The historic preservation review commission may adopt guidelines for design review 
consistent with the purposes of this chapter to facilitate the review process.  
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TITLE 18: SIGNS 

18.08.040 – Filing – Revision. 

A. The sign application shall be filed with the planning department. The city planner, 
who shall be guided by the design criteria in BMC 18.12.010, any adopted sign 
program, and the relevant design guidelines of any H- overlay district, may require that 
changes be made in the design of the sign as necessary to comply with design 
guidelines or carry out the purposes of this title. 

B. In the case where no variance is requested in the application and the city planner 
finds that a variance would be required for approval of the permit, or where the 
commission finds that the sign as proposed should be modified, the planning 
commission shall deny the application and advise the applicant of the reasons for 
denial. In this case the applicant may submit a revised application without payment of 
an additional fee, unless a variance fee is payable, within 90 days following denial. All 
actions of the city planner may be appealed to the planning commission by an 
aggrieved applicant within 10 days of the action. 
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