
 

                                                  
 
 

                               Community Development Department 
                                                                              MEMORANDUM 

 
Date:  November 2, 2020 
To:  Bradley J. Misner, AICP, Community Development Director 
From:  Danielle Crider, Associate Planner 
Re:  Eastern Gateway Study – Summary of Feedback from Self-Guided Tour 
 
Walking Tour Background 
On September 23, 2020 the City hosted a self-guided walking tour for the Eastern 
Gateway Study. The purpose of this walking tour was to encourage the public to explore 
existing conditions in the study area and to provide preliminary input on project issues. 
The City advertised the walking tour with mailed postcard notices, posters, email 
notification, Benicia This Week announcements, and social media postings.    
 
Prior to the scheduled walking tour, the City posted videos on the project website 
describing the Eastern Gateway Study, presenting existing conditions maps, providing a 
“virtual walking tour” of the study area, and sharing examples of multifamily and mixed-
use development types. The City created a walking tour brochure (attached to this 
summary) with a map showing points of interest, discussion questions, and photographs 
of example development.  
 
The public could participate in the walking tour by attending the scheduled walking tour, 
walking the study area at a different time, or viewing the virtual walking tour video on-
line. The public could provide feedback to the City by submitting walking tour brochures 
with written comments, emailing comments to City staff, or answering questions on-line 
through the City’s Open Town Hall public comment forum. 
 
In total, 50-60 people attended the scheduled walking tour on September 23, 2020. As 
of October 13, 2020, the project introduction video had 188 views and the virtual 
walking tour video was viewed 46 times. A total of 25 residents visited the Open Town 
Hall discussion forum and 15 people provided responses. In addition to the Open Town 
Hall comments, the City received four walking tour brochures with hand-written 
comments and eight emails with comments. All public comments received by the City 
are attached to this summary. 
 
Emerging Themes from Public Comments 
Residents shared a wide range of opinions in their walking tour comments. Based on a 
careful review of these comments, City staff has identified the following common 
themes in the input received: 

• General support for additional housing in the study area (but not unanimous).  
• Different opinions on the appropriate intensity of new development 

(density/height). Many comments supporting a 3-4 story range.   



• Interest in mixed-use development, particularly along Military East and East Fifth 
(but not unanimous support). Desire for more neighborhood-serving commercial 
uses in study area.  

• Preference for more traditional architectural styles.  
• Desire for outdoor seating and dining with landscaping; outdoor amenities (e.g., 

pocket park).  
• Some interest in increasing allowable densities in secondary study area, keeping 

the area residential only. Many people liked small-scale infill housing examples 
(e.g., sidecourt).  

• Parking is a topic of considerable interest. Concerns about existing parking 
shortage, amount of on-site parking for new development, and design of new on-
site parking facilities.  

• Desire for bicycle, pedestrian, transit improvements. 
Additional comments received can be found in the attached Open Town Hall responses, 
completed walking tour brochures, and emails to City staff. 
 
Attachments: 

1. Walking Tour Brochure 
2. Emailed Comments 
3. Brochures with Comments 
4. Open Town Hall Responses 

 











Date: September 25, 2020 
To: Danielle Crider, Benicia Community Development 
From: 

1. I love the idea of mixed-use residential on this vacant parcel and throughout the
area.  Up to three stories would not be inappropriate or overwhelming.

2. Big O needs more parking.  Its tiny parking lot is always filled and cars not being
worked on are parked on Military and on 4th St.

3. Put murals and hopscotch grids on the sidewalk.
4. Yes.  Almost always commercial should be ground-floor, with apartments on

second and possibly third floors.
5. It’s a good-looking building, but a) entrance would look better at parking lot, and

b) lots of low-lifes tend to frequent this establishment.  Design changes could
encourage the drunks and smokers to hang out in the parking lot rather than on
the corner of Military and 5th.

6. What’s not to like about the Holiday Inn?
7. You want a mix of commercial/multi-family/single-family.  These properties on N

Street have impressive water views, especially if apartment buildings can rise to
three stories.  Of course, we want affordable housing here but this area could
also have a few high-barrier-to-entry condo complexes.

8. Part of the block is missing sidewalk; put in sidewalk all the way on both sides of
the street.  For now, keep the street wide.  I know it’s your job but you don’t have
to plan everything.  Part of Benicia’s charm and personality is its wide streets.
And you never know: Ten years from now (when electric cars are a norm), the
community might want a dozen charging stations on the block.

9. Yes.  Almost always commercial should be ground-floor, with apartments on
second and possibly third floors.  Because of proximity to freeway on/off ramps,
it would be great to include a drive-through coffee kiosk for morning commuters.

10. Put in a crosswalk North-South on O Street at 5th Street.  For an East-West
crosswalk, well, jeez, maybe put in one with flashing lights when used by
pedestrians across 5th Street at the nearby bus stop.  That’s a tough one.

11. A Trader Joes.
12. Yes, put in something public and green.  If possible, purchase all or part of the

adjacent vacant lot and build a vest-pocket park.  With more multi-family planned
for the area, we’re going to want several vest-pocket parks.
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13. You want a mix of commercial/multi-family/single-family.  These properties on N
Street have impressive water views, especially if apartment buildings can rise to
three stories.

14. Put in a parking lot with electric-car charging stations.  At points on the map #9
and #14, it would be great to have some kind of fast-food opportunity – like a
place that just has salads to go or another bakery.

15. There should be more delineated bike lanes throughout town, not just in this
study area.  The lanes should be available for electric scooters and skateboards,
too.  We have an older population in the town, especially in the downtownish
area.  We’d love to see more attention to electric scooter and bike options.
Encourage a city scooter franchise (like in Oakland, SF, etc.); this would be great
for residents and tourists alike.

16. Many homes in this study area and adjacent are no great shakes.  In time, they
will be replaced by nicer single-family homes or apartments.  If you live near
Military and 5th Streets, you are accustomed to traffic and you expect change.

17. What’s not to like about medical offices?
18. Alleys, like wide streets, are part of Benicia’s personality, yet they are no longer

needed for stables, outhouses, etc.  Homeowners like myself with large lots and
alleys nearby should be encouraged to build in-law units on their lots or that
would encroach into the alleys.

19. Speed bumps?  Stop signs?  Again, if you live near Military and 5th Streets, you are
accustomed to traffic and you expect change.

I often visit friends on Martha’s Vineyard in Massachusetts (I have picked my friends 
wisely).  The prettiest, toniest town on the island is Edgartown, where most of the 
ship captains used to live.  The town leaders and planners have encouraged the 
homes to look similar – “white” is the dominant color, picket fences abound, every 
home has a patch of green grass, etc.  Benicia, to my mind, is a working-class 
Edgartown.  Benicia has – and should be encouraged to continue to have – a look 
and design unique to the town.  For example, so many homes here are painted in 
similarly bright colors and have peaked roofs and gables and porches/verandas and 
front lawns with succulents and potted plants and funky lawn ornaments.  You 
planners should encourage property owners and architects and developers to 
emulate the grand and beautiful buildings in the downtown area and keep that 
design and historical tradition alive. 
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Eastern Gateway Study Walking Tour questions 

1. Vision for the future of the study area
As best as possible, cohesion in design, landscaping, paint, lighting.  All to create a
feeling of WELCOME and order (planning).  The major change could be an addition of
another set of shops along Military at Sunshine Plaza (2), closing off the “U” to cars and
adding a coffee place, perhaps some small retail?  The parking for Sunshine Plaza could
get incorporated into the vacant parcel (1).  There is access to everything from the back
of Sunshine Plaza or East 5th Street parking as well.  Can we start thinking about
undergrounding the utilities? And putting in sidewalks?

2. Best places for housing
Vacant lot 1 and 4 seem logical places for new housing….low income for AT LEAST half
(OK, 35%).  Any height that works under the city plan…is maximum 4 stories?  #9, #14
would also work for retail below, housing above.  MUST we have ANOTHER gas station?
The more housing, the better, i.e.: small additions, infill, NOT large tracts.  Possible
mixed use 3 story buildings in #1, #9 (include restaurant in lower portion of #9. There
are a number of places in this area where there are very large lots. For Example: near
#12 are two very large parcels of land which look like 4 housing lots. Each could support
at least one ADU and possibly two.

3. Specific look of new housing
We have a mish mash already.  Will need to pull it all together with landscaping and
color.  The attractive three-story mixed use (green and gold) and the four-story
apartments (bottom, middle photo) are both possibilities, as long as there is enough on- 
site parking and greenery.  Larger buildings if there is room, as long as there are
apartments with access to a common green area, balconies on the top floors (imagine
having two kids and no way for them to get outside for a minute).  The designs should
not be super modern, but also should not be fake old western or “1849 era”.  The
referenced photos seem like they would fit in, especially if we utilize color and
landscaping to harmonize the neighborhood to any extent possible.

4. Best locations for mixed use – see #2.  Within the designated area, no places that seem
more appropriate for single family dwellings. The Benicia CAC proposed building a three
story apartment build of about 14 apartments with an area behind the apartments to
take in the huge tree. The way the architect designed the project it would be like there
were only a few apartments seen from Military East. The landowner wanted so much
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money for the land that they were unable to continue with the project. It was to be 
homeless and low- income tenants with a project manager on site and social services 
provided by the CAC. Remember when you are building low income housing and using 
grant funding, the cost of the land can only be a certain percentage of the price and so 
this didn’t pencil out.  

5. See #3

6. Pedestrian and bicycle safety – notable speed from freeway down East 5th.  Traffic
calming needed.  NO crosswalk at #10.  Cars going too fast down East 5th already.  Better
to slow traffic and PERHAPS create a lighted crosswalk at N and East 5th (like the one by
the fire station).

7. Specific bicycle and pedestrian improvements - Better marking of bike trail on East
Military at East 5th.  Improve ALL sidewalks to same standard.  Underground utilities.

8. Other comments –  KEEP the ALLEYS!!!!  And encourage the medical building to pay
attention to their landscaping.  It is mostly dead and unsightly.  And utilize the space
with the stream!  Get rid of the trash trees that are there and since the City owns the
lower portion see if there is a cooperative owner above to make this a really pretty area
which is so lacking on the Eastside. It could be a lovely little park with a few benches and
tables for respite from the sun.  Clear it out so that it is clean and usable.  It is a treasure
worth keeping and utilizing!

9. This was a great foray into making our Eastern Gateway more useful, the beginning of
much needed housing considerations and beautifying the entire area in a cohesive,
welcoming manner.  THANK YOU for your efforts to include the public in this journey.
And Thank You for making us walk the area! We saw so much more than if we had
driven it.

PS. Manager of car parts store was willing to participate on this committee if owners
asked him to.  Owners names are Randy Rickey and Mike Penfield

 and 
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1

Danielle Crider

From:
Sent: Sunday, September 27, 2020 11:17 AM
To: Danielle Crider
Subject: Eastern Gateway

As a Benicia resident for 75 years and an East Side resident for the last 45 years, I feel that there are some important 
issues regarding the Eastern Gateway that need to be addressed.  The East Side has been neglected for many years, as 
far as sidewalks and streetlights are concerned.  Many of the sidewalks that do exist are in horrible condition filled with 
gaping holes and cracks. These issues and more need to be addressed first, before adding additional housing units to the 
area. 

The best places for new housing would be the site of the old Sundowner Lounge and the site of the former Boy Scout 
House.  The gas station at the corner of 5th and Military that is currently (and has been so for a very long time) into a car 
wash would make much more sense that the proposed car wash, etc. directly across from the 7‐11. The empty lot on 
Military East across from Liquor Warehouse and the additional ambulance facility as long as there is underground 
parking provided for the residents.  In keeping with the current buildings in the Eastern Gateway, nothing should be built 
over three stories.  All of the above sites could contain mixed‐use housing with the exception of the old Sundowner site 
which could contain only residential. 

As with any area in Benicia, including First Street itself, the first thing that needs to be addressed as to the issue of 
bicycle safety, is to educate bicycle riders to abide my all rules of the road i.e. stopping at red lights, stop signs, etc. and 
to ride single file down busy streets, such as First St. and all of Military East.  Riders should be ticketed for not obeying 
the rules and fined repeatedly.  ALL riders should be held accountable from kids to bicycle club members. 

Like many of us who have lived in Benicia for a very long time, we love the Eastern Gateway and the whole East Side for 
all its’ uniqueness and special charm.  We thank you for taking an interest in “our side” and look forward to your 
comments and ideas. 

Lindo Street 
Benicia, CA 
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1

Danielle Crider

From:
Sent: Thursday, October 8, 2020 11:51 AM
To: Danielle Crider
Subject: Eastern Gateway Project

I read the material, watched the video, and walked most of the area.  To be honest, I just want to see some 
housing built in this area, the more the better.  I don't want it to be stonewalled by folks who want to block 
any change.  Three‐four stories, shops or restaurants on the bottom would be great.  You guys are planners‐‐
just get it done!  Benicia needs to do its fair share in creating housing. 
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My husband and I own the duplex at 1215 East 4th Street, which is across the street from "Site 1 Vacant Lot" 

(located at the East 4th St./East L St. intersection).  We also own the duplex at 385 East L Street which is 

immediately west of the 1215 East 4th St. duplex.   These two duplexes are "Adjacent Residential" (similar to Site 

19) with both rear and side property lines that abut the study area. It's fair to ask (as you did for Site 19), "How

could new development on East Military and at Site 1 minimize impacts on these duplex homes?".  Below are our

comments in response to the Study Walking Tour and to the “Draft Preliminary Issues List”.

“Site  1 – Vacant Lot” 

The Site 1 Vacant Lot should be converted to a Parking Lot to alleviate existing parking shortages experienced by 

businesses located on all four corners of the E. Military/East 4th Street intersection, as well as, by Community 

Center patrons and nearby residents.  I request that a Parking Study be done to substantiate that the shortage of 

commercial parking has impacted residential parking along East L Street (from E.3rd St. to E. 5th St.) and along East 

4th St (from East L St to East N St) and to determine how much additional parking is needed.    

Additional parking is needed by the Community Center, and the commercial businesses at all four corners of the 

East Military/East 4th St intersection, for these reasons:  

 Community Center has a shortage of parking.  Their patrons park in the Community Center parking lot in

addition to parking on both sides of East L St, and both sides of East 4th St (from East L St to E Military).

This has created a shortage of residential street parking along East 4th St and East L Street.

 Big O Tires has an extreme shortage of on‐site parking, so that Big O parks their customer’s vehicles on

E. Military and on both sides of East 4th St north of E. Military.

 Harvey Plaza’s parking is used by customers of other commercial properties due to a shortage of parking

on E. Military.

 There are two buildings occupied by Jazzercise and Benicia Ballet which are designated as Parcels 20 and

21 on the “Parcels” Map shown in the Meeting Presentation during the 8/19/20 Stakeholders Meeting.

Customers for these two buildings park as follows:

o on both sides of East 4th St (from East L St to E. Military St;,

o in spaces in the alley behind their buildings;

o in the alley behind Sunshine Plaza Building;

o in the alley in the 6‐7 spaces that abut the Vacant Lot;

o in the front parking lot of the Sunshine Plaza Bldg.

 Attached to the Jazzercize Use Permit, the City designated for Jazzercize’s use, the 6‐7 (?) parking spaces

in the alley that abut the Vacant Lot.  If residential is built on the Vacant Lot, Jazzercize will lose use of

these 6‐7 spaces that are attached to their Use Permit and 6‐7 more vehicles will need to find street

parking, adding 6‐7 spaces to the existing shortage of parking.

 The residents at 1215 East 4th Street can not park on the street, during the day, to access their front door,

because there is no available on street parking for all of the above reasons.  The residents on East L Street

(from East 4th St towards East 3rd St) have the same problem.

 Benicia’s Housing Element designates this Vacant Lot as High Density Residential (HR) which permits 9‐12

Dwelling Units (DU) to be built on this .43 acre Lot and also allows 0.5 to 1.5 on‐site parking spaces for

each 1‐2 bedroom Dwelling Unit.  Some state laws, like AB 2345 and SB 35, allow a developer density

bonus incentives (e.g. 9‐12 DU’s) that include reduced parking spaces.  Per Benicia’s General Plan/Housing

Element, with developer Bonus Incentives, the amount of on‐site parking can be reduced to the

minimum, especially as this project has been designated as  “by‐right” housing.  And per SB 35(?), the

State mandates that “by‐right” projects can construct even less on‐site parking than is usually required.

All of which indicates a bare minimum of on‐site parking will be a part of any High Density Residential
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project.  And, once again, our residential neighborhood will be burdened with a building(s) that has a 

serious shortage of on‐site parking and whose residents’ vehicles will overflow onto street parking, 

exacerbating our parking shortage. 

For the above reasons, I request that the City of Benicia develop this Vacant Lot into a Parking Lot to help 

reverse, as much as possible, the shortage of parking experienced by these commercial buildings, Community 

Center and nearby impacted residents. 

I also request the City perform a Parking Study in the areas inside and outside the Eastern Gateway Study in the 

vicinities described above, including along East 4th St and along East L Street.  The Study should include interviews 

with affected customers, residents and all tenants of these commercial buildings including the businesses at the 

NE corner of E Military/E 4th St intersection.  The Parking Study should also  include an evaluation of the 

effectiveness of the Permit Parking program in effect along the west side of E 4th Street (between E Military and L 

St) and along the north side of East L St (from the East 4th/East L St intersection towards E 3rd St).  This evaluation 

should include interviewing all residents in the Permit Parking zone.  It is not sufficient to take pictures of the 

streets at various times of day without interviews as herein described.   

Additionally, it should be noted that Covid‐19 may have temporarily reduced parking shortages for Ballet, 

Jazzercize, Sunshine Plaza businesses, Big O Tires, the Community Center and others, in the short term, however, 

a critical need for more parking will return when the stay‐at‐home orders are lifted and it is safe to get out of our 

homes and resume our lives without governmental Covid‐19 restrictions. 

Response to the Eastern Gateway Study’s “Draft Preliminary Issues List”: 

Design Compatibility asks:  

 “What design elements can help to ensure that new development & Uses minimize negative impacts on

adjacent land uses, particularly existing single‐family homes?”

It is un‐ignorably obvious that High Density Residential WILL have “negative impacts on adjacent land uses, 

particularly existing single‐family homes” as well as nearby commercial.  A “new Use” as a Parking Lot would help 

remediate the existing shortage of parking for “existing single‐family homes” and for commercially zoned 

properties in this several block area. 

Allowed Land Uses asks: 

 “Which land uses should be encouraged in the study area?  Should any uses be prohibited?”

Per the “Existing Conditions” video, both of the maps titled “Existing General Plan Designations” and “Existing 

Zoning” show solid Commercial zoning on E Military St from the East 4th Street area to East 5th Street.   

Commercial Zoning implies customers will need parking.  If the City’s requirement for on‐site parking for future 

development is anything similar to the inadequate on‐site parking the City allowed at Big O Tires, then there will 

be a lack of adequate on‐site parking, and customers will be forced to park on the street, which will just 

exacerbate the existing parking shortage. 

This Vacant Lot is the last chance Benicia has to rectify the shortage of parking in this multi‐block area.  This 

Vacant Lot should be prohibited from being developed into residential. This Vacant Lot is needed to rectify the 

existing parking shortage experienced by nearby commercially zoned properties.  The Zoning in the General Plan, 

in the Housing Element, and in the Zoning Ordinance for this Vacant Lot should be changed from High Density 

Residential to a Parking Lot.  High Density Residential should be prohibited from being developed on this Lot.  

This Lot should be Zoned as a Parking Lot. 
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Danielle Crider

From:
Sent: Friday, October 9, 2020 9:41 PM
To: Danielle Crider
Subject: eastern gateway study
Attachments: Benicia - Gateway Study response.docx

> Hi Danielle,
>
> We live on East L street across from the Community Center. We wanted to let you know our concern about parking in
this area. This area is very congested with the Community Center and the many businesses surrounding our home. We 
have explored the option with the city regarding housing on the vacant lot of site #1. We have worked with our 
neighbors and are in agreement with   regarding this lot. I have attached the PDF she sent us and I 
believe she sent you. Please, please have compassion when thinking about developing our little neighborhood. We put 
up with a lot here and hope to preserve it. 
>  
> We did the walking tour. As far as the other questions? We don’t have anything we really like about Bottom of the 
Fifth Building or the Automotive building across the street.  
>  
> As far as the Holiday Inn building, it looks okay but fairly generic.  
>  
> Some type of landscaping on East 5th would be nice for question # 8. 
>  
> We love the idea of an arch on East 5th, welcoming people into our city. We love to idea of  new restaurants with 
common area/outdoor eating in the area.  
>  
>  
> We also love the idea of making the area more bicycle and pedestrian friendly. We have raised our children here and
when they were little we could go days at a time without using our car as I could walk/bike everywhere we needed to go
but we always walked/biked West not East.
>
>
> We look forward to seeing how this project develops and it’s ability to enhance the East side of Benicia.
>
> Warmly,
>  
> 
>  
>  
>  
>  
>  
>  
>
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