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CITY OF BENICIA, CA 

DOWNTOWN MIXED USE MASTER PLAN 



30 MILES FROM SAN FRANCISCO 



ON THE CARQUINEZ STRAIT AND SP RAIL LINE 



HISTORY MEETS INDUSTRY 



INCLUSIVE PROCESS 



PLAN FRAMEWORK 



STATE CAPITOL 1853-54 



FINE-GRAINED VISION 



MERGING PUBLIC/PRIVATE SPACES 



RESPONSIVE REGULATING PLAN 



CLEAR CONCISE CODE 



FIRST PROJECT IDEA 



INITIAL PROPOSAL 



APPLICANT REVISION 



KEY TO RESOLUTION 



FACILITATED REVISION 



APPROVED FORM 



FIRST STORY POLES 



COMING SOON: ANOTHER FBC 



ARSENAL SPECIFIC PLAN – 2008 
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Benicia 
Jury comments

A clear vision in the Master Plan, well- 
integrated with the Form-based Code



A good model for use in similar historic downtown cores



Clear Framework Plan 
and Regulating Plan

Identifies the main street and the 
residential areas, as well as two 
‘transition areas’ on side streets, some 
of which should be more commercial in 
built form character, and others more 
residential.  Uses flexible. 



Clear Zone descriptions, with statement 
on what ‘mixed use’ means in each zone

Simple sketch of the indicative built 
form sought in each zone



Easy to follow graphic standards for both building envelope and parking areas



The ‘Residential’ transition 
zone - Clear illustration and 
clear parking standards



A Future Opportunity?
The study area excludes the Solano Square modern retail complex at top of First 
Street.  A future vision might suggest adding a re-development concept for this 
prominent site together with a form-based code element, to encourage it to contribute 
better to the main entry to the First St precinct, and to integrate with adjoining civic 
precinct.
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Ventura,CA 



Make great places by insisting on the highest standards 

Citizens of Ventura in 2005 General Plan 

Our goal is to protect our hillsides, farmland, & open spaces; 

Enhance Ventura’s historic & cultural resources; 

Respect our diverse neighborhoods; 

Reinvest in older areas of our community; & 

Growing 
Smartly 



Calls for adoption of new 

development form-based code 

Improved streetscape, pedestrian 

 enhancement to slow traffic 

Promote higher density 

 housing as part of mixed-
use  developments along parts of 

 Main & Thompson 



Main @ Santa Rosa 

Photo simulations by Main Street Architects 



Thompson @ Santa Rosa 

Photo simulations by Main Street Architects 



Mixed use along Thompson & Main.  

Buildings along Main should reflect the 
smaller scale & grain of the adjoining 
neighborhoods 

New higher density housing 

developments should be no more 

than three floors 

2001 Midtown by Design 

Higher density housing along parts 

of Thompson & Main. 

Views of the hills and toward the 
sea should be protected as a 
public resource. 





Ventura Transect 





















Midtown Corridors 

Code 





Setbacks 









Frontages 



Frontages (pages from the code) 



Building Types 

• Configuration 
massing, frontage, height 

• Disposition 
placement on lot 

• Function 



Building Types: Courtyard Housing (pages from the code) 





Lesson 1: Don’t copy blindly! 



Lesson 2:  Don’t try this at home.  Hire an expert! 



Lesson 3:  Make progress! 



Lesson 4: Get Specific with Overlays 
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-Christopher Alexander et al,  

 A New Theory of Urban Design 

“Every increment of construction must be 

made in such a way as to heal the city.”  


