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This report summarizes background market conditions and offers recommendations for the

Downtown Form Based Code, and the Arsenal Specific Plan in Benicia, CA. The recommendations

made in this report are the culmination of several months of involvement in Benicia including

background document review, stakeholder interviews, involvement in the charrette that took place

from September 18 to 22, 2006, and follow up research on market conditions and potential

implementation strategies for both Downtown and the Arsenal.

The preliminary goal of the Downtown Form Based Code is to clarify design and land use guidelines

both on First Street and on side streets currently in a “mixed-use” designation. Community members

and business owners on First Street voiced concern about a variety of other issues and desirable goals

for First Street. Land use policy alone is not the appropriate mechanism for addressing all of the

community’s issues. Therefore, this report offers recommendations for ways to jointly apply land use

policy and other implementation strategies to improve First Street.

The goal of the Arsenal planning process is to develop a specific plan that clarifies and refines the

area’s “mixed-use” designation in the General Plan, and identifies potential strategies that the City of

Benicia can pursue to address particular concerns about preserving and enhancing unique

characteristics of this area. This report makes recommendations for land use policy based on research

about current and potential market support for a variety of uses. Further, the report describes several

possible implementation strategies and identifies sources of public and private financing for each

strategy.

This report includes three parts. Chapter II describes current demographic and market conditions that

pertain to both First Street and the Arsenal. Chapter III summarizes key issues in the First Street area,

and makes recommendations for the form-based code. Finally, Chapter IV summarizes key issues in

the Arsenal area, and makes recommendations for the specific plan.

I. INTRODUCTION
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This chapter provides information on demographic and market conditions that influence, or will

influence the physical and use characteristics of the Arsenal and Downtown Benicia. Strategic

Economics has gathered general information on Benicia’s demographics and market for housing,

office, retail, and industrial space, but has targeted its research around particular issues in both the

Arsenal and the Downtown. As some general market and demographic information is not relevant to

planning efforts in Downtown Benicia and the Arsenal, this section focuses on a more relevant set of

observations about the market for each of these types of uses. Further information about the City’s

demographics and market conditions can be found in the Benicia Downtown Market Study report

prepared by Bay Area Economics in 2002, and in information collected by Main Street Benicia.

These sources were used as the foundation for many of the observations made in following sections.

DEMOGRAPHIC TRENDS

Table 1 presents demographic information for Benicia, as well as Solano and Contra Costa Counties,

as trends in the two-county area are expected to impact the potential for new housing, office and retail

in Benicia.  Key demographic trends are summarized below:

Benicia has a small, slow growing population with higher incomes than the rest of Solano County.

! The population of Benicia increased by 10 percent between 1990 and 2000,

compared with 16 percent in Solano County and 18 percent in Contra Costa

Counties. Between 2000 and 2006, the population of Benicia is estimated to have

declined slightly due to declining household sizes (during the same period the

estimated number of occupied housing units increased).

! While the Benicia population remains relatively stable, a significant amount of

growth is occurring elsewhere in Solano County, such as Vacaville and Fairfield.

Much of this growth consists of family households who are moving to the area to

take advantage of lower housing costs. Meanwhile, households in Benicia tend to be

older and are less likely to be first-time homebuyers.

! While in general household incomes in all three geographic areas have remained

relatively flat, there likelihood that new residents in Benicia have higher incomes, as

discussed in the housing market section below.

! Therefore, future demand for retail will be driven not by additional household

growth, but by increases in incomes and visitor spending.

Benicia’s labor force differs from the rest of Solano County, indicating an association with areas

further south in the region.

! Benicia maintains strong connections to both Contra Costa County and Solano

County. Residents work throughout the Bay Area, but primarily in Solano County,

and Contra Costa County. Residents are closely tied to both the I-680 corridor in

Contra Costa and Solano County for working, shopping, and entertainment.

! Relative to both counties, Benicia is a city of commuters. A quarter of the City’s

workforce commutes to Contra Costa County, while another quarter commutes

within Solano County. The remaining half commutes to other destinations in

California or works at home.

! Benicia has a concentration of professional employees- 46 percent compared with 31

percent in Solano County and 41 percent in Contra Costa County.

II. DEMOGRAPHIC AND MARKET OVERVIEW
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Table 1: Demographic and Housing Trends in Benicia, Solano County and Contra Costa County

1990 2000 2006 1990 2000 2006 1990 2000 2006

Population

Total Population 24,437 26,865 26,724 340,421 394,542 417,640 803,732 948,816 1,021,349

Households 9,208 10,328 10,349 113,429 130,403 137,761 300,288 344,129 366,338

Avg. Household Size 2.65 2.60 2.58 2.88 2.90 2.91 2.64 2.72 2.76
Median Household Income 

(2006 $) $81,442 $82,493 $78,794 $64,145 $64,753 $65,163 $73,943 $77,684 $73,313

Housing Units

Total Housing Units 9,587 10,547 - 119,533 134,513 - 316,170 354,557 --

Occupied Housing Units 9,208 10,328 10,349 113,429 130,403 137,761 300,288 344,129 366,338

% Occupied Housing Units 96.0% 97.9% - 94.9% 96.9% - 95.0% 97.1% -

% Owner-Occupied Units 70.1% 70.7% 70.5% 62.7% 65.2% 65.4% 67.6% 69.3% 65.4%

% Renter-Occupied Units 29.9% 29.3% 29.5% 37.3% 34.8% 34.6% 32.4% 30.7% 34.6%

Employment

Share Working in County 

of Residence 42.8% 44.2% - 61.4% 56.8% - 59.8% 57.6% --

Share Labor Force in 

Professional Occupations - 45.7% - - 30.9% - - 41.0% --

City of Benicia Solano County Contra Costa County

Source: U.S. Census: 1990, 2000, Claritas: 2006
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MARKET CONDITIONS

Housing Market

High prices for new and existing homes in Benicia indicate that housing is in high demand and is

likely to be the economic highest and best use on most land in the city.

! The median house price in Benicia was $579,500 as of 2005, the highest in the
County (the County median was $429,000). As in the rest of the Bay Area, the

Benicia housing market has boomed over the past several years, and only began to

slow during the past few months (as of September 2006, the average price of a home
in Solano County had declined 2 percent from the previous year).

! Rising home prices stimulated increased interest by residential builders in building in

Benicia; as shown in Figure 1, few residential units were permitted between 1997
and 2001, however the annual number of permits increased every year thereafter.

The majority of permits since 2000 have been for single-family homes (74 percent).

New single-family homes are priced between $840,000 and $1.1 million, which

suggests that new households, or existing residents moving into new homes, have
high incomes.

Figure 1: Housing Permits in City of Benicia
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There is a strong recent supply of both single-family detached and attached ownership units.

! Recent housing projects in Benicia are summarized in Table 2. Harborwalk, the

most recent addition to Downtown Benicia, offered townhouse units at a higher sales
price per square foot than any other recent attached or single-family development in

Benicia, due in part to increasing in home prices overall during the last year.
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! Demand for new homes is coming from existing residents as well as potential buyers

from outside of Benicia. According to residential brokers, more than half of the units
at Harborwalk were sold to current residents in Benicia who were interested in the

convenience of the location to downtown shopping and the waterfront, or who

wanted to enjoy the benefits of smaller yards and minimal outdoor maintenance. The

age range of buyers ranges from first time homebuyers to retirees.

Table 2: Recent Ownership Housing Development in Benicia

Type/Name Developer

Single Family
Waterfront Village Lenox Homes $929,900 - $964,900 2,123 - 2,292 $438 - $421

Waters End North Shea Homes $942,540 - $1,079,416 3,828 - 4,377 $246 - $247
Waters End South Centex Homes $840,900 - $885,900 2,758 - 3,515 $305 - $252

Townhouse

Cambridge Highlands Lennar Homes $259,900 - $309,900 925 - 1,269 $281 - $244

Harbor Walk The Olson Company $689,990 - $850,990 1,520 - 1,791 $454 - $475

Price Size (SF) Price per SF

Source: Hanley Wood

Office Market

Professional service businesses are important to Downtown Benicia’s economic health.

! First Street captures nearly one-quarter of all businesses, or 250, in the City of

Benicia. Over one-third of First Street businesses are in the finance and professional
services sector, contributing nearly half of the jobs (542) on First Street.1

Figure 2: Distribution of Employment in Downtown Benicia by Sector
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Source: City of Benicia Business License Data

1 Source: City of Benicia Business License Data
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Many downtown office tenants, or professional services businesses, benefit from ground floor,

“walk-in” locations. This accounts for the strong presence of ground floor office tenants on First

Street.

! Downtown professional tenants offer services to residents, such as real estate, law,

medicine, and accounting. Many of these services have similar needs to those of
retail tenants, including high visibility and good access. Others may prefer more

traditional office buildings.

There is competition for ground floor space on First Street from two user groups: office and retail

tenants.

! It appears that office tenants (who offer professional services as opposed to goods)
are able to pay higher rents than retail tenants for the same space. Many believe this

is eroding the strong retail presence on First Street.

! Rents in Downtown Benicia currently range from $1.00 to $2.00 per square foot,

although there is evidence of recent increases, resulting from higher prices for new

ground floor commercial space at Harborwalk (asking rents of $2.50 to $3.00).

While the Downtown is the most desirable location for many of Benicia’s professional service

tenants, the Arsenal contains a significant proportion of the total office space in Benicia.

! Rents in the Arsenal are lower than First Street, with rates ranging from $1.00 to

$1.40 per square foot. While some office tenants are drawn to the Arsenal for its

unique character, brokers in the area believe that the lower rents are currently the
greatest draw to leasing space in Arsenal offices.

There is potential for future office growth in Benicia.

! ABAG estimates that there are currently 2,460 Finance and Professional Service jobs

in Benicia, and projects a growth of 620 jobs in this sector from 2005 to 2030,

representing long term potential for over 100,000 square feet of new office space in
Benicia. This is a significant amount space relative to the current supply of space on

First Street and in the Arsenal, and will enable some increment of new office

development in these areas.

! Future office growth in Benicia could be absorbed in the downtown, the Arsenal, or

the current and proposed industrial parks between I-680 and I-780. The downtown is

the most desirable location for future growth in professional services geared towards
local residents, while businesses serving the port and other industrial activities would

be drawn to the industrial parks. The Arsenal offers Benicia an opportunity to

capture a small segment of the office market, including creative industries seeking
alternative space configurations such as older industrial buildings.
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Retail Market

Downtown Benicia has a relatively stable mix of visitor and local-serving retail.

! Benicia has maintained a concentration of restaurants, shopping, and overnight

lodging in its Downtown Area. Patrons of these businesses include both local

residents and visitors to the area who are drawn by Benicia’s location next to the
waterfront, small-town character, periodic festivals and events, and proximity to the

rest of the Bay Area. However there is room for growth in Benicia’s tourist

economy, and a targeted marketing strategy could help stabilize the ebb and flow of

sales from this segment.

Retail tenants in Benicia are limited by the size and quality of ground floor spaces.

! In spite of the Downtown’s vital mix of small retailers, offices, and restaurants, rents

in Downtown Benicia remain relatively low at less than $2.00 per square foot. This

is in part due to the quality and size of ground floor spaces in Downtown Benicia;

infrastructure is often in disrepair, spaces are too small to attract interested businesses
or to allow existing businesses to grow, and property owners are sometimes unwilling

to make tenant improvements.

! The process of triggering reinvestment in these properties requires an external force

to start the cyclical process of reinvestment: to afford the costs of building

rehabilitation, property owners have to increase rents, but tenants will only be willing
to pay higher rents if spaces are improved and sales increase.

There has been some recent momentum towards reinvestment in First Street retail buildings.

! The retail space in Harborwalk has had a marked effect on the Downtown area.

Asking rents for Harborwalk retail suites are substantially higher than the average

asking rent in surrounding areas, at $2.50 to $3.00 per square foot. Harborwalk has
had success in attracting new tenants, demonstrating to other property owners that

improved space can achieve higher rents. Harborwalk, and other demonstration

projects in the area, could be the trigger for significant revitalization of existing retail
in the area.

Rising incomes as a result of higher housing prices and new development could slightly increase

the demand for retail in the Downtown.

! New single-family homes are priced between $840,000 and $1.1 million, which

suggests that new residents have high incomes. For example, assuming a 20 percent
down payment, a 6 percent interest rate, and a 30-year term, a household would need

to have an income in excess of $140,000 to afford a typical unit at Water’s End.

Rising incomes could increase the potential buying power for new retail, and

strengthen local support for downtown shopping.

There is very limited, if any, demand for retail space in the Arsenal.

! Limited access, low visibility, and distance from existing retail centers inhibit the

future market potential for retail in the Arsenal. Some very small additional
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increment of retail, similar to the sandwich shop that currently occupies space on

Adams Street, might be possible if the area experiences job growth or increased
visitor traffic as a result of new development or marketing.

Industrial Market

The Arsenal supports a wide mix of nonresidential tenants, including a large share of heavy and

light industrial tenants.

! There are over 300 jobs in the Lower Arsenal, of which over a third are in the

construction, manufacturing, and wholesale trade sectors, and nearly 40 percent are
in the professional services sector. One-fifth of all jobs are in “other services,” which

ranges from auto repair to massage and other personal services. The wide mix of

business types are likely drawn to this area for a variety of reasons including low
rents, proximity to residential areas, availabili ty of flexible

industrial/storage/production space, or adjacency to the port. The mix of uses is also

reflective of the many identities found in the Lower Arsenal.

Figure 3: Distribution of Employment in the Arsenal by Sector
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Most future large-scale industrial growth will be accommodated in Benicia’s industrial parks near

I-680 and I-780.

! The limited land supply in the Arsenal, coupled with relatively difficult truck access,
limits the future industrial potential of this area to smaller businesses in the

production, distribution, and repair (“PDR”) businesses. These PDR businesses offer

vital services to Benicia’s residents and their presence should be considered in plans

for the Arsenal and other future industrial areas.
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The Lower Arsenal area features many of Benicia’s most unique assets: a thriving artist community,
historic buildings, beautiful views, and waterfront industry. These offer the City ample opportunities

to shape and enhance its identity. Simultaneously, the Lower Arsenal poses many significant

challenges to future development. Access and visibility are limited, there are potentially incompatible
uses, and there is disagreement within the community about the level of future development that

should be allowed in the area. The goals for the Lower Arsenal, as identified throughout the planning

process to date, include:

! Stimulating reinvestment and a more cohesive design;

! Protecting and supporting the existing artist community currently living in the industrial area;

! Allowing an appropriate mix of uses in the Adams-Grant area, remaining aware of the current
character and “heavy” uses in the Arsenal;

! Protecting and supporting the historic character of the Arsenal with a particular emphasis on

restoring historic buildings, and creating a unified design that connects these buildings.

If the Benicia community were solely focused on stimulating reinvestment, regardless of the

consequences, then a zoning plan could be written that invites development with the highest and best

economic use. However, the community has stated a distinct priority for preserving and enhancing
certain unique characteristics in the Lower Arsenal, which sometimes diverge from the highest

market value. In making this a priority, the economic findings and recommendations outlined in this

chapter are much more oriented towards public policies and implementation strategies.

ISSUES FROM STAKEHOLDER INTERVIEWS AND CHARRETTE

This section summarizes the major issues identified through stakeholder interviews and discussions

with community members during the charrette process.

! There are mixed feelings about allowing more residential uses in the Arsenal. While many
community members feel that residential uses in the Arsenal conflict with existing industrial

uses, others feel that allowing residential development will stimulate change and

reinvestment in a way that nonresidential uses have not.

! Preserving and enhancing the historic character of the Arsenal should be a key component of

this plan. While many community members have different visions of how this should

happen, and of the role of future development, there is consensus that historic preservation
should be an overall goal.

! The artist community is important to the character of Benicia, and should be protected. The
artist community in particular is concerned about maintaining its foothold in the Arsenal, and

would like to consider mechanisms for protection from displacement.

! The Port and other industrial uses south of Grant Street are economically important to the

City of Benicia. While the port is outside of the specific plan area, continued truck access

through the plan area should be maintained. Likewise consideration should be given to

potential noise and other conflicts that industrial users may have with new proposed
residential uses.

IV. ARSENAL RECOMMENDATIONS
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KEY FINDINGS

! There is steady demand for commercial non-industrial uses in the Arsenal. Although the

existing character of most of the Lower Arsenal is nonresidential, the area’s physical

limitations restrict potential for new nonresidential construction. The low visibility and
access of this area makes it undesirable for most retail, and for many of the office users found

in Downtown Benicia who rely on walk-in traffic. There is a small segment of existing office

users in the Lower Arsenal who appreciate this area’s unique character, but the Downtown is
a more desirable office location and garners higher rents. The biggest known draw to the

Arsenal is the lower rental rate. While auto repair and other household serving industry could

continue to develop and locate in the Arsenal, future industrial users would likely choose to

locate in Benicia’s other industrial areas, which offer an array of larger, more truck-accessible
sites. Further, the dearth of this type of space in the Bay Area will lead it to increase in value

over time.

! Residential uses will not conform with the character of the Arsenal, but could likely be built

anyway given the present strong demand for residential development in the region. It is up to

the City to decide whether residential uses will be allowed in the Arsenal.

! The City of Benicia, together with property owners in the Arsenal, can develop a historic

preservation or heritage tourism plan involving significant commercial or entertainment

uses, in order to reduce the need for subsidy. The City has an advantage in pursuing this type
of strategy in that it already owns several important historic buildings in the Arsenal, which

could offer a significant potential for reuse as a conference or restaurant facility. Examples

of this type of heritage tourism strategy are provided below.

! Other localities have assisted with the protection of local artist communities in a variety of

ways.   Further descriptions of artist preservation programs and strategies are provided below.

LAND USE POLICY RECOMMENDATIONS

The Lower Arsenal can be divided into three major subareas, based on the current uses in each area,
geographic characteristics such as sloping and road access that divide these areas, and future potential

or identified goals for each area. These subareas are described below as the area south of Grant Street

(or the industrial/artist area), the Adams-Grant Area, and the area north of Adams Street (or the

historic area).

South of Grant Street
The area south of Grant Street contains heavy industrial, light industrial/warehouse, and artist studio

uses. Given its proximity to the port, and the heavy uses found in this area, future uses should be

industrial in nature. However, in the interest of preserving the artist community, work/live uses may

be permitted. Several communities such as Oakland and Berkeley have work/live ordinances with
limitations on the residential nature of this space, and with a formal understanding from tenants that

surrounding uses may be heavy industrial in nature. This type of ordinance should be pursued in this

area.

Adams-Grant Area
The Adams-Grant area is a buffer zone between more heavy industrial uses and Benicia’s more

residential neighborhoods. Some areas may experience the noise and air quality impacts associated

with neighboring industry, and may not be appropriate or desirable for residential in the long term.

The recommended land use program would allow commercial uses including office, retail, and light
industrial, as well as a continuation of the work/live uses allowed south of Grant Street. This

recommended land use plan would ensure that the Adams-Grant area continues to be a buffer area

between industrial/port uses and residential areas. If the City pursues residential in this area, care
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should be made in the design and setback requirements to minimize the potential conflicts with

neighboring light industrial occupants.

North of Adams Street
The concentration of historic structures and available land north of Adams Street offers a key
opportunity for creation of an historic entertainment district in the Lower Arsenal. With the City

currently in ownership of two historic buildings, and a third in operation as a restored

entertainment/wedding venue, the Jefferson Street area is positioned to become a center for heritage
tourism, similar to those described in the case studies below. However, achieving this district will

require significant leadership from the City as well as strict guidelines for future development in the

area. Should the City and property owners choose to pursue an historic entertainment for this area,

residential uses should be limited as they conflict with the noisy evening operations of current and
future entertainment venues, and do not address the need to draw visitors by establishing a contiguous

presence of entertainment, lodging or other commercial uses. If the City and property owners choose

not to pursue this concept, the allowable land uses and design guidelines should be sensitive to the
presence of uses in this area that are not compatible with conventional residential development due to

potential noise and traffic conflicts. Non-conventional residential development built with sensitivity

to neighboring issues, such as loft space accommodating residents who are aware and tolerant of

weekend and evening events, may be an acceptable use in this situation.

IMPLEMENTATION STRATEGY RECOMMENDATIONS

This section describes further steps that the City can take within the Lower Arsenal to achieve some

of the goals identified during the Charrette process. While land use policy can have some influence

over the future direction of development in this area, alone it can only do so much towards protecting
the artist community, and enhancing historic characteristics.

Protect the Artist Community and Consider Options for New Work/Live Units
The Lower Arsenal has a thriving artist community, including a well-organized cooperative showing

work from artists throughout the region. However, there are no mechanisms in place to ensure the

long-term presence of artist live/work space Benicia. Artists currently lease space in industrial
buildings, and any change in the local real estate market or in ownership of buildings could

potentially jeopardize existing lease agreements.

Other cities have employed a variety of mechanisms to help artists create more stable long-term
live/work environments. There are three steps that the City of Benicia could take through this

specific plan process to ensure the long-term preservation of the artist community in the Lower

Arsenal:

1. Provide Appropriate Zoning. The presence of live/work artist studios in the Arsenal is

currently a conditional use, and not formally recognized in the zoning for this area. Many

cities have industrial or light industrial zoning categories that also allow work/live space,
with provisions restricting residential to artists or artisans who maintain a business license or

similar proof of work in their space. Additionally, restricting residential uses in areas south

of Adams Street, while allowing work/live uses, will serve to protect opportunities for future
development that is affordable to artists by keeping land values low. Allowing for Artist

work/live space further protects the City from allowing incompatible land uses such as

adjacent industrial and conventional residential space.
2. Assist Artists with Building Capacity to Purchase Space. There is a wide array of research

and resources to assist artists in securing permanent residential and studio space, including

nonprofit legal assistance for a fee. Prior to even raising funds for the purchase or

development of space, the artist community in Benicia must make informed decisions about
the type of space that makes sense financially and legally, and the financial mechanisms that
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are available to them. The City could choose to play a role in building capacity for organized

artist groups to initiate this decision making process by supporting research and decision-
making efforts.

3. Offer Financial Assistance. Cities have assisted local artists in purchasing and developing

live/work cooperatives using a variety of financial mechanisms, including setting aside

affordable housing funds for artists, and offering grants or loans for building improvement
and purchase.

The following sections offer further descriptions of the above three strategies, and provide examples
of ways that they have been used in other parts of the Bay Area.

1. Provide Appropriate Zoning:  The Oakland Case Study

One particularly notable example of artist/artisan development in Oakland is the Cotton Mill Live

Work studios adjacent to I-880 in the Fruitvale neighborhood. The building was one of two on this
parcel erected in 1917 as part of a textile mill that was established on the site in the 1880’s. Interstate

880 bisected the parcel in 1954, and at that point the mill was shut down after 70 years of constant

use.  In 1979, the 106,000 square foot building was declared an historic landmark.2

In 2002, Rush Property Group purchased the building

from a self-storage company and submitted an
application to the City of Oakland for conversion to 74

work/live units. The property is in an M-40 Mixed-

Business zone, which does not allow any residential

development unless the Council has approved a major
conditional use permit.3

In 2003, the City of Oakland approved the project with
some conditions including seismic retrofitting,

additional parking beyond the industrial use

requirement, and adherence to historic preservation
codes. The City allowed work/live units under the

City’s F-7 Work-Live building code. This code requires that each tenant in the building have a

business license permit or proof of being a working artist. The units at Cotton Mill offer a range of

amenities and spaces; some units include rollup doors and open studio space, while others are more
residential in nature, featuring granite countertops and multiple bedrooms. The average asking lease

rate for a 1,300 square foot, one bedroom unit is $1,475 or $1.21 per square foot net, which compares

to an average of $0.50 per square foot for industrial space in the area, and is slightly more affordable
than typical new rental units in the area.4 Current tenants include woodworkers, metalworkers and

photographers, among others.

Cotton Mill is one of several buildings of this type that have been built in the M-40 area near
Fruitvale, all of which have been well received in the market.

2.  Assist Artists with Building Capacity to Purchase Space

Establishing a corporation, raising capital for construction, and operating an artist’s cooperative as a
business or nonprofit entity requires significant technical knowledge of lending, tax mechanisms and

2 Source: www.cottonmillstudios.com. Accessed October 2006. Unless otherwise stated, information in this
section was attained from this source.

3 Source: City of Oakland.
4 Source: Colliers International, “Oakland Second Quarter – 2006 Market Report.” July 2006.

Cotton Mill Lofts
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benefits, and legal requirements. To get to a point where they can realistically consider buying or

developing space, the artist community needs to make certain decisions based on their financial and
community capacity. Are enough artists are able to purchase work/live condominium space, or is a

rental cooperative is a better way to go? Is there enough capacity among artists and supporting

groups to form a nonprofit corporation that will own and manage the units outright, or is there a need

to attract external investors? What types of uses should be allowed, encouraged, or prohibited? The
list of decisions to be made in initiating this process is long and will require up-front organization and

technical assistance.

Fortunately there are many resources available to artists needing this type of help. A few of these

resources are:

! Kartes, Cheryl. Creating Space: A Guide to Real Estate Development For Artists. New
York: American Council for the Arts and Allworth Press, 1993.

! ArtHouse, a program sponsored by California Lawyers for the Arts and the San Francisco

Arts Commission, offering technical assistance and consulting to artists.
(www.arthouseca.org )

! The Artist Help Network: (www.artisthelpnetwork.com)

! National Association of Housing Cooperatives (www.coophousing.org)
! Example projects including:

o Artists’ Housing Incorporated in Baltimore, MD (amberlady.com/ahi/index.htm)

o The Arts Resource Network in Seattle, WA (www.artsresourcenetwork.org)

o The 45th Street Artists Cooperative in Emeryville (Sharon Wilchar, Community
Liaison, 510-652-6122)

To help jumpstart the process of creating an artist residence cooperative in Benicia, the City could
help existing arts organizations in Benicia explore the variety of options for securing a permanent

residence and creating an ongoing entity to operate and lease space. This assistance might include

initial research by staff into this process, financial contributions towards hiring nonprofit consultants,
and organizing lectures by experienced members of other neighboring cooperatives.

3.  Offer Financial Assistance

As a collective of artists in Benicia advances on organizing and establishing a nonprofit or other

residential cooperative, and generating revenue for purchase of a site, there are several roles the City
of Benicia can play in offering financial assistance. In particular, many artists’ cooperatives have

pursued local affordable housing financing as a major source of capital for purchase and restoration of

their site. If the artists’ cooperative pursues a condominium-style project where artists individually
own their studios, these units can be kept affordable by restricting the resale price to current levels

required for inclusion as low or moderate-income housing stock. A leasing cooperative is another

option where investors would benefit from tax breaks, and rates could meet low and moderate income

housing limits.5 The City could provide this housing revenue, or support tax credit applications.
Other financial assistance might include low or no interest construction loans, or building

rehabilitation loans or grants.

Case Study: The Emeryville 45
th

 Street Artists’ Cooperative, Inc.
6

5 Kartes, Cheryl. Creating Space: A Guide to Real Estate Development for Artists. New York: American Council
for the Arts and Allworth Press, 1993.

6 Email interview with Sharon Wilchar, Community liaison to the Emeryville 45th Street Artists’ Cooperative, Inc.,
November 10, 2006.
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This artists’ live/work cooperative is a successful example of collaboration between a city and a

group of organized artists. Twenty years ago, the City of Emeryville Redevelopment Agency
partnered with the 45th Street Artists’ Cooperative to purchase their first building using funds from the

Agency’s affordable housing set aside. The City initially purchased the building, and since then the

Cooperative has been paying the Agency back.

The success of the Cooperative’s first building as a community arts resource and affordable housing

project increased their visibility and attracted the interest of other private financing agencies. As the

group expanded and demand for artist housing increased, the Cooperative secured funding from a
variety of sources, including low interest loans from SAMCO Capital Markets as part of its obligation

through the Federal Community Reinvestment Act. The Cooperative has maintained ongoing

partnerships with groups including the National Cooperative Bank or NCB (for seismic retrofitting),

and with the City’s First Time Homebuyer program, which offers low interest loans to City residents
through the Redevelopment Agency’s Affordable Housing Set Aside.

The organizational structure of the group has become more sophisticated over time, and it is currently
a limited equity nonprofit housing cooperative.

Preserve and Enhance Historic Resources
Certainly the most unique asset of the Arsenal is its namesake, the collection of historic military

buildings scattered throughout the area on either side of Interstate 780. There is substantial interest

among community members in enhancing this valuable resource, although a recent lack of funding or
political support for new national parks will require Benicia to look at other, more creative strategies

for historic preservation.

The keys to an historic preservation strategy in the Lower Arsenal – and in particular the area north of

Adams with a continuous stock of historic buildings and available land – are ensuring that there are

sustainable capital and operating revenue sources beyond the City’s limited coffers, and that private

property owners in the area are supporting and benefiting participants. The City already has a major
advantage in pursuing a plan, in that it owns several of the historic buildings including two north of

Adams Street.

One strategy for creating a sustainable historic campus is pursuing the concept of heritage tourism,

wherein entertainment, retail, lodging, and conference facilities occupy historic buildings and are

marketed and/or managed in a unified plan. The success of the Jefferson Street Mansion provides a
major catalyst for creating a larger collective of restored buildings that could profitably operate

through strategic partnerships and marketing.

The steps to creating this historic entertainment campus would include:

1. Establishment of district boundaries, within which all property owners are willing

participants of an historic entertainment plan;
2. Issuance of a request for qualifications from developers and managers of similar locales

throughout the United States, and;

3. Leadership by the City in allowing private restoration and management of the two City-

owned buildings north of Adams Street: the Clock Tower and the Commandant’s House.

Establishing District Boundaries

The City should determine its district boundaries based on the level of initial capital financing

available from public and private resources, and on the critical mass of buildings needed to make a
heritage tourism district financially self-sustainable. The district could simply include the two City-
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owned buildings with a small restaurant and conference facility, but improving and operating these

two buildings alone may not be financially sustainable.

The district could further include the parcel immediately to the west of the Commandant’s House,

should public and private financing be available. As this parcel is inappropriate for conventional

residential development given its proximity to the Jefferson Mansion – whose successful operation
relies on significant evening noise allowances – an entertainment, lodging, work/live or open space

use as part of a heritage tourism district offers a compatible alternative.

Finally, the district could include other historic buildings throughout the Arsenal, depending on the

willingness of property owners to participate. This district might include other buildings or properties

north of Adams Street, or it might include historic buildings in other parts of the Arsenal, provided

that some sort of physical connection could be made between the buildings.

Heritage Tourism Case Studies

Following are three case studies of historic places that have pursued similar, financially sustainable

options for historic preservation.

Case Study: Fort Mason, San Francisco, CA

Fort Mason is a 13-acre parcel located in the Golden Gate Recreation Area in San Francisco, CA that

is jointly managed by the Fort Mason Foundation and the National Park Service. In 1972 Congress
created the Golden Gate Recreation Area, which included Fort Mason. By 1974, the National Park

service had received over 400 proposals offering plans

for uses of the lower portion of Fort Mason. The
National Park Service decided in 1977 to establish and

partner with a nonprofit known as the Fort Mason

Foundation, to jointly manage the site. The Foundation

and NPS selected the most popular and feasible use
ideas from the many proposals, and created a center

with a mix of nonprofit, educational, and event

programming. The facilities currently include nine
historic mission revival buildings that total 300,000

square feet which house over 30 non-profit

organizations, classrooms, galleries, a conference
center, 2 large pavilion spaces and a theatre.

Tenants at Fort Mason include theatre groups, arts educators, museums, and a variety of non-profits.

In 2005, the Fort Mason conference center held over 15,000 events and attracted more than 1.6
million visitors from around the country. The Fort Mason Center has been financially self sufficient

since 1980 and continues to increase its working capital annually. In 2005 the Fort Mason Center had

a working capital of $1.97 million generated by tenants, facility rentals, grants, membership fees and
donations; of those sources tenants generate the majority of the foundations revenue. In addition to

current revenue streams, the Fort Mason Center hopes to further generate funds for facility

improvements through on-site parking fees.

The Fort Mason Center benefits from its location within the Golden Gate Recreation Area, and its

proximity to downtown San Francisco. Access to Fort Mason will be greatly improved with the

extension of the streetcar lines E and F that will connect Fort Mason to the San Francisco Maritime
National Historic Park. Fort Mason’s 13 waterfront acres and panoramic views of the Golden Gate

Bridge increase the site’s regional and national appeal tremendously while high-quality programming

helps to attract a local crowd.

Herbst Pavilion at Fort Mason Center
Excerpted from www.fortmason.org
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Case Study: Northern Rockies Heritage Center, Missoula, MT

In 1993 the federal government transferred a portion of Fort Missoula to the newly established
Northern Rockies Heritage Center Foundation for the purpose of historic preservation. The 17-acre

parcel with 13 historic buildings is just outside of Missoula, MT. Although the Northern Rockies

Heritage Center foundation did not receive federal dollars for establishment of the center, the United
States army – which maintains army reserve facilities on the remaining Fort Missoula acreage –

offered the Heritage Center assistance in maintaining the facilities and allowed the foundation to

collect and retain rent from the 13 historic buildings as its startup revenue. The buildings were

already leased by a variety of tenants, offering the foundation an immediate, if small, stream of
revenue.

The initial intent of the Northern Rockies Heritage
Center Foundation was to use all of the buildings as a

cluster of museums, and maintain the character of the

grounds for the benefit of the local community.
Instead, the facility houses artists and local non-profit

organizations, as well as event spaces that are often

rented for weddings. The major amenities of the

Northern Rockies Heritage Center are its event spaces
and park-like surroundings. Fort Missoula was

fashioned after a Spanish mission, and thus the

architecture is distinct from most local architecture.
The Northern Rockies Heritage Center benefits from

its proximity to other existing museums at Fort

Missoula and the exposure that this proximity

provides.

The foundation obtained a $350,000 grant in 2002 that has helped to restore many of the buildings for

occupancy. Funds from the grant are still being used for maintenance purposes but the federal sources
offering the grant are no longer available. Initially the Northern Rockies Heritage Center complied

with historic preservation requirements, but with the lack of available federal funding, it is uncertain

whether the foundation will be able to continue to meet these requirements in future renovation and
maintenance work.

Currently, the Heritage Center is financially stable through fees they collect from both the non-profit

and artist tenants and the event space rentals. The largest money generator at the Heritage Center is
the event space rentals. The Northern Rockies Heritage Center is a local destination that is taking

steps to increase its appeal as a regional destination.

Case Study: Sunset Station, San Antonio, TX

Sunset Station is located in San Antonio’s historic St. Paul Square, an area dating back to the 18th

Century as the site of the original Mission San Antonio de Valero. The Sunset Station Depot was built

in 1902 as a major stop on the Sunset Limited, a railroad connecting San Francisco to San Antonio
and New Orleans.

Today Sunset Station, St. Paul Square and 14 surrounding buildings have been completely renovated
and make up over 100,000 square feet of space that is leased as event space, supporting kitchen and

office space, and private office space not associated with the public event space. Recently,

construction has begun on conversion of one of the existing buildings into a hotel, adding an

additional amenity to the district.

Officer’s Row at Heritage Center
Excerpted from www.nhrc.org
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Sunset Station’s transformation from a historic structure to a

heritage tourism destination was a slow process that began when
the city of San Antonio publicly considered demolition of the

building. Zachary Construction, a local developer interested in

preserving the structure, bought Sunset Station from the city and

partnered with Gram Bros, a nightclub and entertainment
developer, to create a nightclub district.

Sunset Station’s transformation into a nightclub district was
largely unsuccessful and its nightclub past, coupled with

proximity to a major highway, left a tarnished image of the area.

In 2003, Zachary Construction appointed a new executive

director for Sunset Station named Terri Tonnies, whose past experience in organizing and marketing
music events at the House of Blues helped her reinvent the image of the area. Since her appointment,

Sunset Station has seen increasing popularity as a national corporate conference and local

entertainment destination.

Since Sunset Station’s conversion from nightclub to event venue, the profitability and popularity of

this historic venue has increased dramatically. The facility went through a long transformation from a
nightclub location, to a concert and convention location to a corporate conference and local-social

venue and drew on its visibility due to its proximity to the Alamo Bowl. Today, Sunset Station’s

event spaces are leased four to five days a week and attract corporate conferences from all over the

country. The best amenity available is the on-site catering that has received local acclaim.

Sunset Station is now a profitable heritage tourism location whose largest profits are made on the

rental of event spaces. It has achieved a sustainable business model that draws on the ambiance of the
area and provides high-quality amenities to its patrons.

Lessons Learned: Implications for Heritage Tourism in the Arsenal

! Carefully select uses that establish the right identity for the place in a financially successful

way. Community-oriented events or spaces can help establish the desired identity for the

place and support marketing efforts, but may not be generate profits to the organization. A

balance of profitable and community uses can enhance an historic district’s identity while

enabling long-term financial sustainability.

! Connections or proximity to other destinations can increase visitor attendance. An historic

district in the Arsenal should tap into Benicia’s other regional assets, including a citywide
tourism campaign, wayfinding signs from downtown and the freeway, and joint programming

with Arts Benicia, Benicia Community Arts, Benicia Arts Networking Group, or other artists.

! Capital funding will be a challenge. With a lack of federal funds, the greatest challenge to
creating a successful district in the Arsenal will be collecting initial financing for land

acquisition and repair of historic buildings. Fort Mason and the Northern Rockies Heritage

Center had the advantage of public ownership and free transfer of land and building assets.
The City of Benicia can provide similar assistance by offering use of the Clock Tower and

Commandant’s house at no charge or with a delayed fee. Sunset Station, was started as a

profitable venture through partnership with a night club operation, which provided initial
funding but was an unsuccessful partnership in the end.

! Becoming profitable, or even just financially stable, takes time and momentum. Even as a

nonprofit venture, an historic district should be operated as a business and will require
leadership beyond City staff. Selecting the right idea, creating a business plan for initial

Saint Paul Square-
Excerpted from www.sunset-station.com
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financing and profitability, and generating visibility are important steps that should be

established among private or independent partners. The leading organization should have a
plan and understanding of the time and investment that will be needed to make this a

successful venture.

! Select leadership with experience in marketing and event organizing. The manager of Sunset
Station found that clearly focusing on one market, and “marketing hard” is the key to a

successful event space.

POTENTIAL FINANCING OPTIONS

The following table describes potential public financing options, and defines roles that the City of
Benicia can play in implementing the above strategies.
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PROTECT AND SUPPORT THE ARTIST COMMUNITY LIVING IN THE ARSENAL

1.1: Assist Artists in Building 
Capacity to Purchase or Develop 
Housing Units

- Artist Community Groups
- ArtHouse Program
- City of Benicia

Short Term Low X X X
Look into grants or in-kind 
support from artist living 
nonprofits in the Bay Area

1.2: Affordable Housing Funds for 
Purchase and/or Development of 
Artist Living Space

- City of Benicia
- Affordable Housing 
Affiliation of Benicia
- Nonprofit Developers
- Nonprofit Lenders

Mid to 
Long Term High X X X X X

1.3: Low Interest Loans or Grants 
for Seismic Retrofitting, other 
Improvements

- City of Benicia
- Nonprofit Lenders

Mid to 
Long Term Medium to High X X X X

PROTECT AND ENHANCE THE HISTORIC CHARACTER OF THE ARSENAL

2.1: Establishment of Heritage 
Tourism District

- City of Benicia
- Local Property Owners
- Historic Preservation 
Advocates

Short to
Mid Term Low X X X X X X X X X X

Look into support from 
National Association for 
Historic Preservation

2.2: Acquisition of Key Parcels 
within District

- Historic Preservation 
Advocates
- City of Benicia

Mid to 
Long Term High X X X X X X X

Sponsorship from Local 
Businesses or Corporations

2.3: Development of Business Plan

- Historic Preservation 
Advocates
- Local Property Owners
- City of Benicia

Mid to 
Long Term Low to Medium X X X X X X X X X

Issue Request for Proposals 
or Qualifications for 
Development and 
Management Plans

2.4: Improvements to 
Commandant's House and Clock 
Tower

- New Nonprofit Foundation
- Historic Preservation 
Advocates
- City of Benicia 

Mid to 
Long Term Medium to High X X X X X X X X X X X X

Could be financed and 
completed as a private 
business venture with lease 
revenue from tenants 
paying off all or part of 
loan.

2.5: Ongoing Management of Site 
Operations and Marketing

- New Nonprofit Foundation
- Historic Preservation 
Advocates

Mid to 
Long Term Medium to High X X X X X X X

Finance through private 
contracted management, 
such as nonprofit 
foundation.

Implementation Strategy

Assessment Districts Private Investment
Other Government 
Sources of Funding

Direct City Financing

Possible List of Participants

Timing:
Short Term 

(Within 2 Years)
Mid Term 

(2 to 5 Years)
Long Term 

(5 to 20 Years)

Cost:
Low

(~Less than 
$50,000)
Medium

(~$50,000 to 
$300,000)

High
(~$300,000 to 
several million)

Potential Funding Sources

Other
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