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BENICIA INDUSTRIAL PARK 

 

Location:       I-680 / I-780 

Acres:            3,000 

Built Space:  7 Million Sq Ft 

Employer Sampling: 

 Valero Refinery 

 Dunlop Manufacturing 

 Benicia Fabrication & 

Machine 

 Kwik Bond Polymers 

 Insight Glass 

 



Benicia Economic Development 
The City of Benicia has made exceptional advances in preparing the City for economic growth and 
prosperity. The City began establishing economic development initiatives and plans in 2012 
addressing the needs of downtown, visitor attraction, local services and the Benicia Industrial Park.    

 Civic leaders have been forward thinking in planning for economic and environmental 
sustainability.   

 The Economic Development Department was created after the 2012 Benicia Economic 
Development Plan was adopted. 

 The Economic Development Department first addressed creating the organizational structure 
and tools, led downtown efforts in formation of Benicia Business Improvement District, 
coordinating tourism efforts, created the award-winning Business Resource Program providing 
incentives for businesses to reduce energy, water, solid waste and fuel cost, which in turn 
reduced GHG emissions in the City and coordinated the 2014 Measure C Sales Tax Initiative 
which was approved by voters. 

 The Economic Development Department continues to lead a comprehensive effort on 
downtown and tourism as well as coordinating the broadband initiative and infrastructure 
improvements in the BIP, participating in land preparation for future industrial development, 
collaborating with other departments and regional entities on workforce and economic 
development and providing business assistance. 

Why a strategy for the Benicia Industrial Park? 

The Benicia Industrial Park (BIP) plays a significant role in Benicia, particularly as it relates to the 
City’s economic base and tax revenue, representing 70%, +/-, of all sales, property and utility tax 
generated. 

In 2014 the Council authorized a Market Analysis on the park to better understand the changing regional 
market, why existing businesses were relocating to other nearby locations, the new competitive 
entrants to the market, and how the park would sustain itself in the future.  The report highlighted 
challenges the BIP would face to remain competitive in the regional market: 

 Existing companies in the BIP have and are relocating to other nearby locations due to BIP’s limited 
space available for growing companies, and spaces that are available are older or not the right 
configuration; 

 3+ million square feet of new space is coming on-line in the region; 

  Very limited shovel-ready land (23 acres, small parcels) in the BIP; 

 Aging infrastructure; 

 “Built-out” perception; 

 Market demand is for distribution facilities, typically not tax revenue generators. 

 



In addition to the BIP’s market challenges, there are other contributing factors of why the BIP’s 

economic performance is critical to the health of the City and why a strategy focused on the BIP is 

needed: 

1. The City’s Financial Condition  

 The City’s 10-year forecast is a call for action.  The projected deficits are a result of escalating 
operating costs which are outside the City’s control and outpacing revenue growth.  
Consequence, a challenge to continue existing funding for critical services to the community.   

Figure 1 – General Fund 10-Year Forecast, Measure C and Report to Council, Jan 2015 

 

 The City has significant unfunded needs including over $100 million unfunded capital needs. 

 While the City’s property tax base is returning to pre-recession levels, approximately $1.0 billion 
representing 20% of the City’s property tax base is at risk due to outstanding appeals. 

 Previously the City has enjoyed revenue growth from residential and industrial construction, 
however in the last four years there have only been 10 residential permits issued and 0 
industrial permits. 

2. Benicia Industrial Park’s Revenue Contribution 

 The revenue generated from the BIP not only represents a 
significant amount of the City’s annual budget revenue but 
is the leading contributor of tax revenue to the City. 

Figure 3 - 2014 Total Taxable Sales Generated by area: 

Benicia Geographic Area 2014  Total Taxable Sales 

Benicia Industrial Park  $3,228,015 72.3% 

TOT Tax (hotel stays) $408,863 9.2% 

Southampton Center $271,939 6.1% 

Downtown $209,244 4.7% 

Solano Square $174,241 3.9% 

Columbus Parkway $171,399 3.8% 

Total 2014  $4,463,701 

Figure 2 – Taxable Revenue Generated 



 Although the BIP is the major taxable sales generator, since 2009 taxable sales from the BIP 
have been on the decrease, a 21% drop of almost $1 million in revenue. 

Figure 4 – Annual Sales Tax Reported 2007-2015 

 

 The BIP taxable generation is experiencing a 22-28% decrease by quarter from the highs of 2008-09 

even though the recovery is happening and businesses are beginning to grow.   Either the mix of 

companies in the BIP are not taxable sales generators or they are not recovering to their pre-

recession levels. 

Figure 5 – 2nd Quarter Sales Tax Revenue 2010-2015 

 

 



 A red flag to note, approximately 78% of the taxable 
sales generated at the BIP is contributed by only 25 
businesses.   Losing one tax generator business could 
have a significant impact on the City. 

3. Demographic Shifts 

A phenomena that is happening to regions and 
communities across the nation is well articulated in the 
Community Economic Survival Guide, When the 
Boomers Bail, by Mark Lautman.  Mr. Lautman’s 
primary premise is that with the impending retirement 
of the Baby Boomer workforce, regions and 
communities that are not able to attract and grow 
talent to replace skilled workers will struggle to 
survive.   “We will not be short of unskilled workers, 
we are going to be short of qualified workers.”  This 
situation exists in Solano County today. 

Mr. Lautman further points out some communities are in an economic death spiral, 
prolonged down-turn in the community’s business or development cycle – one that never 
cycles back up for a net gain.  The local economy no longer has the means to grow faster or 
(shrink slower) than the population.  Benicia has been experiencing this “not cycling back 
for net gain”, at least in tax revenue.  

 An indicator of potential economic risk in maintaining a balanced economy is population to jobs 
growth.   Jobs have a positive effect on the local economy.  Figure 6 shows the shift Benicia has 
experienced over the past few years. 
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Figure 6 – City of Benicia, Population & Jobs, 2007-2015 

 

 

 

 

 

 Another indicator is generation growth, particularly the growth of millennials as future 
economic producers. 

Figure 7 – City of Benicia, Population by Generation, 2007-2014 

 

 

 

 

 

 

 

 



 The chart below provides an overview of Lautman’s Managing the Economy Side of E > P 
(Economic to Population), how a community can improve their economy to support population. 
  

Ways to Manage the Economy E > P 
Mark Lautman, When the Boomers Bail 

1.  Grow the Economic  Base 2. Grow the Service Sector 

1. Increase the total number of economic base 
jobs, 

2. Grow high-value economic base sectors 
and/or attrition of low value sectors, 

3. Increase productivity of economic base 
workers. 

1. Increase the range of goods and services 
offered, 

2. Increase the quality of goods and services. 

 

 

1. Note: Growing the service sector in Benicia is difficult with the small market and 
regional shopping competition, limited space for new development and a mobile 
population.  Although there is some room to grow the service sector, the economic 
impact and tax revenue will be nominal compared to growth in the BIP (as noted in 
Figure 3). 
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Implementing a Strategic Benicia Industrial Park Plan – Vision 2020 

The combination of these factors is a clear indicator of the goals that would drive implementing a 

strategic plan for the Benicia Industrial Park over the next four years.   

Goals: 

1. Address the location competitiveness of the BIP 

2. Increase the BIP quarterly taxable sales by 10-15% 

Objectives: 

1. Reverse the trends at the BIP of declining tax revenues, by working with and attracting 
businesses that produce products which generate sales and use tax.    

2. Work with property owners and businesses on opportunities to revitalize or repurpose 
unused or under-utilized properties that will attract new investment. 

3. Although workforce for businesses in the BIP are pulled from the broader regional labor 
shed, if the region cannot provide the talent required by the businesses, there will be a 
decrease in productivity which results in decrease in sales and revenue to the City.  Work 
with existing businesses and other workforce entities to ensure “talent” is available as part 
of Benicia’s value proposition for existing and new businesses. 

Actions: 

Action strategies include the challenge, action goals, partners, expected outcomes along with estimated 

timelines and budget.  To achieve the goals and objectives, the actions need to be implemented 

simultaneously. 

1. Infrastructure Improvements – address key infrastructure issues, long-term. 

2. Development Opportunities – inventory potential new properties and buildings that can be 
target-marketed to specific businesses and work with those building owners that have 
opportunity for repurposing. 

3. Existing Business Growth – assist existing businesses with their growth constraints, space, 
workforce and access resources. 

4. Market Awareness & Attraction- identify key business types that fit existing space available 
and which generate taxable sales. 

 



BIP Action 1:  Infrastructure Improvements 

CHALLENGE:   The BIP, although still a competitive location, has aging infrastructure that constraints both 
existing businesses in their current operations and is a negative factor in a new business location 
decision.   Without redevelopment tools, financing infrastructure improvements is a challenge.   
The City currently maintains and improves roads through the Capital Improvement Budgets (as 
available).   Other infrastructure needs will need to be addressed through new public-public, or 
public-private financing mechanisms. 
 

GOALS:  Address the critical infrastructure needs to keep existing businesses competitive. 

 Identify methods to finance major infrastructure improvements to modernized the BIP 
infrastructure base. 

 Maintain the BIP infrastructure to encourage business expansions and locations. 

PARTNERS: 
Solano Transportation Authority 
Solano County 

 OUTCOMES: 
 Financing plans for new infrastructure improvements and 

maintenance. 

 Solution for upgrading and maintaining quality broadband 
service. 

 

TACTICS 15-
16 

16-
17 

17-
18 

18-
19 

Annual Est. 
Budget 

Infrastructure Financing Mechanism 
 Create an MOU with the County to begin pursuing, collaboratively, new infrastructure 

financing options. 

    $15-20,000 

 Retain a public/real estate financing consultant to conduct an initial analysis of 

financing options for the existing portions of the BIP and other new development 

opportunities. 

    TBD 

 Based on initial findings, develop with county, plan and time line to move forward on 

infrastructure financing mechanisms. 

     N/A 

 Match BIP infrastructure needs to any programs and identify Benicia’s eligibility for 

the program. 

     TBD 

Broadband 

 Join Next Century Cities, an organization of US Cities focused on broadband issues, 

building a stronger voice to seek solutions and financing options to improve 

broadband access locally. 

    TBD 

 Execute agreement for BIP broadband loop     $750,000 

 Consultant Services     $15,000 

Capital Improvements 

 Transportation Employment Center Plan 

 Clock Tower 

 Industrial Bus Hub Project 

     
Grant 
$25,000 
MTC 

Road Capital Improvements 
 Industrial Way (overlay project) 

    $1M 
(budget 
measure C) 

      



BIP Action 2:  Development Opportunities 

CHALLENGE:   The BIP has a limited supply of vacant buildings and a limited supply of vacant greenfield sites for 
development.   Some of the vacant buildings, although still in good shape, are not configured to 
the needs of many businesses today and require retrofitting, depending on the business.  New 
industrial park/building development face challenges of cost effectiveness and return on 
investment to the developer.    
 

GOALS:  Create a portfolio of location-ready properties. 
 Create opportunities for new and renovated space for business expansions and locations. 

 

TACTICS 15-
16 

16-
17 

17-
18 

18-
19 

Annual Est. 
Budget 

Land and Building Portfolio 

 Work with brokers/property owners create an inventory of existing buildings and 

space. 

    $5,000 

 Screen and catalog spaces (land and building) 

o Vacant location-ready  

o Land for in-fill development 

o Potential under-utilized buildings 

o Buildings that have potential or need retrofitting to be marketable 

    $15,000 

 Maintain a current inventory of “featured” properties on both Benicia website, 

proposed new Solano EDC website and other free sites. 

    $5,000 
(subscription 
fees) 

Redevelop/Retrofit Properties/Buildings 

 Identify which properties/building could be potential public/private partnership 

opportunities for upgrades.   

Note: this tactic would be tied to Infrastructure financing, new industrial buildings 

are eligible activity under Infrastructure Financing Districts 

    TBD 

Northern Gateway Mixed-Use Development Proposal  

 As the only large vacant zone industrial site in the BIP, continue to investigate 

industrial use opportunities of the site.  

    N/A 

      

PARTNERS:  OUTCOMES: 
Benicia Industrial Park Association 
Brokers 
Consultants 
Solano EDC 

  Inventory of vacant and built space to be marketed 

 Financing programs to assist with renovation of obsolete buildings 

 New industrial space to attract businesses 



BIP Action 3:  Existing Businesses  

CHALLENGE:   There are existing businesses in the BIP that could, or at least in the future, if available, 
consolidate facilities and/or expand into larger modern facilities without having to relocate. 
 

GOAL: Retain and expand existing BIP businesses. 
 

TACTICS 15-
16 

16-
17 

17-
18 

18-
19 

Annual Est. 
Budget 

Existing Business Meetings 

 Meetings with those businesses who indicated space constraints. 

 Identify near-term needs of those businesses to begin strategizing with them on 

potential consolidation and/or expansion options and timelines. 

    $10,000 

Specific Project-Property Developments  

 Review financing opportunities/options within the context of a specific tenant(s) and 

potential property (vacant or redeveloped buildings).  Note: this tactics is tied to  

Development Opportunities 

 If feasible, create development package.  

 Assist business with strategic expansion plans. 

    $10,000 

State & Local Incentive & Assistance Programs 

 Work with Solano EDC to catalog and clearly outline state and local incentives and 

programs that could assist business with existing operation and expansions. 

 Promote the availability of programs to existing business through outreach and 

communications. 

 Assist business in accessing programs.  

    $5,000 

      

PARTNERS:  OUTCOMES: 
Resource Agencies 
Consultant 
 

  Short-long term facility needs of existing BIP businesses 

 Create project-property specific packages 

 Increase business access to state-local programs 



BIP Action 4:  Market Awareness & Attraction  

CHALLENGE:   Rebranding and marketing of the Benicia Industrial Park to create interest. 
 

GOALS:  Create a Benicia Industrial Park brand awareness in the four-county market area. 
 Generate interest and leads from businesses interested in locating/expanding in Benicia. 

 

TACTICS 15-
16 

16-
17 

17-
18 

18-
19 

Annual Est. 
Budget 

Business Targets 
 Identify target audience – align types of businesses with real estate portfolio and 

development opportunities 

 Create target profile 

 Create a target list of businesses based on matching criteria to implement marketing 

and business attraction efforts 

    $7,500 

Brand Recognition 

 Coordinate marketing and business attraction with Solano EDC’s Corridor Strategy 

(part of Moving Solano Forward Phase II) 

 Craft messaging 

 Positioning statement – uniqueness of the BIP 

 Brand identity – supporting BIP’s uniqueness 

 Outline differentiation benefits (USP’s) to use in communication and marketing 

initiatives for BIP 

 Outline unique services that will benefit the target. 

    $7,500 

Business Location Opportunity Promotions 
 Create a media and communication strategy (print & electronic) 

 Create a promotion schedule of different tactics to create awareness of the BIP, 

such as, billboards strategically located on prime commute corridors, personalized 

mailings, editorial ads in targeted publications.  

    $25,000 

Business Recruitment & Lead Generation 

 Work with brokers on business recruitment tactics and schedule. 

 Create a funnel approach to developing relationships with potential targets, such as, 

invitations to attend an open house/business crawl of BIP to highlight the benefits 

of doing business in BIP, targeted mailings, CEO-to-CEO letters, personal one-on-one 

invites. 

 Attend key events that attract target audience, such as, Manufacturing Groups. 

 Provide location assistance services. 

    $60,000 

      

PARTNERS:  OUTCOMES: 
Solano EDC 
Consultant 

  Establish a recognized brand for the BIP 

 Marketing new development opportunities  

 Generate leads of business interested in locating/expanding 

 Locating new businesses in the BIP 

 


