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Introduction 

PURPOSE AND INTENT  

The purpose of the Industrial Design Guidelines is to provide clear, practical design direction for 
development proposed on lands zoned for industrial use within the City of Benicia (the city).  
 
The intent of the guidelines is to: 

 support industrial development that is consistent with the purposes of Benicia’s industrial 
zoning districts, including port terminals, water-related industry, manufacturing, logistics, 
warehousing, research and development, and other industrial uses; 

 ensure that the appearance and effects of industrial uses are compatible with the character of 
the area in which they are located, while minimizing impacts on adjacent residential districts 
and other sensitive uses; 

 provide clear and practical direction to property owners, tenants, designers, applicants, and 
decision-makers early in the design process; 

 allow design flexibility for different industrial settings, operational needs, and future changes in 
port and industrial uses over time; and 

 support consistent and efficient design and development plan review. 
 
These guidelines should be applied in a manner that prioritizes industrial function, safety, freight 
movement, and long-term site adaptability while maintaining an orderly frontage along public roadways 
and other visible edges. 
 
APPLICABILITY AND FUTURE USES 

These guidelines apply to all development on land zoned for industrial use within the City. These lands 
include the Port of Benicia and the Benicia Industrial Park. They complement, but do not supersede, 
regulations in the City of Benicia Zoning Ordinance and the City’s Planning Division Submittal Checklist 
and Submittal Standards. They are intended to inform the design and development review process. 
These guidelines apply to exterior building construction and alterations, site layout, circulation, parking 
and loading, outdoor storage and work areas, landscaping, screening, lighting, utilities, and other site 
improvements addressed in this document.  
 
These guidelines are intended to support current operations while remaining flexible enough to 
accommodate future industrial projects over time. They update and supersede the City’s 1989 Industrial 
Design Guidelines. The 1989 guidelines as well as other existing plans and proposals were referenced in 
developing the guidelines to ensure that they support where possible, but at minimum do not preclude, 
potential uses envisioned in the City’s Port Modernization Plan, Comprehensive Plan, and other planning 
and policy documents.  
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PROJECT REVIEW AND APPROVAL 

Projects in Benicia’s industrial districts are subject to the City’s 
current design review and development plan review procedures. 
All projects in the Limited Industrial (IL), General Industrial (IG), 
Water-Related Industrial District (IW), and Industrial Park (IP) 
Districts require development plan review, and projects involving 
new construction, exterior additions, or exterior alterations may 
also require design review as defined and described in the 
Benicia Zoning Ordinance, Title 17 of the Benicia Municipal Code. 
 
 
HOW TO USE THIS DOCUMENT 

These guidelines should be used by project design teams early in project planning to understand the 
City’s expectations for industrial development and to support timely and efficient project review. 
Reviewers should consult these guidelines together with other applicable design and development plan 
review requirements when reviewing project proposals, keeping in mind that these guidelines 
complement, rather than replace, applicable sections of the City of Benicia Zoning Ordinance. Where a 
conflict exists, the Zoning Ordinance shall govern. These guidelines illustrate the City’s expectations for 
design excellence while allowing for flexibility to different site conditions, uses, and operational needs, 
and while adhering to the overall vision and guiding principles for industrial development in a variety of 
ways. 
 
Guiding Principles 

These guidelines were developed with the following principles in mind to shape future industrial 
development in the City of Benicia: 

1. Prioritize “industrial first” functionality while maintaining an orderly and visually tidy 
public-facing appearance. 

2. Ensure standards support  industrial logistics and safety. 

3. Use context-sensitive screening and buffering between industrial and other uses to support 
health, safety, and quality of life. 

4. Develop building and site standards that accommodate current and potential future industrial 
development needs. 

5. Integrate sustainability, electrification-readiness, stormwater, and resiliency provisions in ways 
that are flexible, feasible, and compatible with industrial operations.  

6. Improve circulation and connectivity, including freight, employee, and multimodal access, 
including shoreline access as applicable. 

7. Build in flexibility to accommodate shifting Port and industrial uses over time. 

8. Incorporate Crime Prevention Through Environmental Design (CPTED) principles in an 
industrial-appropriate way. 

 

 

Relevant Codes and Standards 
Zoning Ordinance: 

17.32.040 Industrial Districts 
17.54.100 H Historic Overlay 
District 
17.58.040 S Shoreline Protection 
Overlay District 
17.58.060 S Shoreline Protection 
Overlay district 
17.108 Design Review 
17.112 Development Plan 
Review 
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Design Guidelines 

1. SITE DESIGN  

A. Minimize the disruption of natural features, major 
landforms, and drainageways, and incorporate them 
where feasible. 

B. Coordinate site plans with adjoining projects to support 
shared access, landscaping, and circulation. 

C. Organize site components to support visual and public 
access where appropriate, without compromising 
security, safety, or industrial function. 

D. Position buildings at the front property line or at the minimum required setback to define a 
strong street frontage. 

E. Buildings with a large amount of massing may be set back to avoid overwhelming the street. 
Consider using double-loaded row of parking in front of building to maintain street presence and 
functionality. 

F. Locate and orient buildings and site elements to provide a strong visual and functional 
relationship with the site, adjacent properties, and nearby roadways, while supporting industrial 
operations, circulation, safety, and future site adaptability.  

G. Place mechanical equipment, refuse areas, storage areas, and other service functions away from 
highly visible frontages where feasible, or screen them in a manner appropriate to the industrial 
context. 

 
2. SITE ACCESS AND CIRCULATION  

A. Provide site access and internal circulation that supports 
safe, efficient industrial operations, facilitates truck and 
freight movement, manages queuing, provides safe 
turning movements, and does not inhibit emergency 
access. 

B. Implement control strategies at entrances and exits to 
restrict unauthorized access, support site security, and 
deter undesirable behavior.  

C. Minimize the number of driveways on public streets to 
support industrial traffic circulation.  

D. Align driveways with opposite-side driveways or median 
breaks, and, where possible, locate them away from arterial streets, street corners, nearby 
driveways, bicycle routes, and restricted-visibility areas.  

E. Provide a minimum of 30 feet of clear internal driveway length between the property line and 
the first parking stall, where feasible, to minimize conflicts with vehicles entering and exiting the 
site, and with street circulation. 

Relevant Codes and Standards 
Zoning Ordinance: 

17.32.030 Industrial Districts 
17.58.040 S Shoreline Protection 
Overlay District 
17.70.230 General Regulations 

Signs: 
18.12.010 General Use 
Regulations 

Relevant Codes and Standards 
Zoning Ordinance: 

17.74.130 Off-street Parking and 
Loading Regulations 
17.74.140 Off-street Parking and 
Loading Regulations 
17.74.150 Off-street Parking and 
Loading Regulations 
17.74.210 Off-street Parking and 
Loading Regulations 
17.58.040 S Shoreline Protection 
Overlay District 
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F. Separate pedestrian access from truck and vehicle circulation wherever feasible and provide 
clear pedestrian connections to primary building entrances and adjacent sidewalks or public 
access ways. 

G. Where industrial development is located in the S shoreline protection overlay district (S district), 
provide maximum feasible public shoreline access, minimize environmental disturbance, and 
avoid truck parking conflicts with surrounding streets and views.  
 

3. PARKING, LOADING, AND OUTDOOR STORAGE 

A. Locate parking, loading, and outdoor storage areas to 
support industrial operations while minimizing conflicts 
with site circulation, emergency access, and adjacent 
streets. 

B. Provide sufficient on-site parking and loading areas 
without relying on adjacent street parking. 

C. Configure parking to ensure that parking spaces are 
accessible without reentering public rights-of-way or 
backing into public streets.  

D. Provide parking lot improvements that support 
stormwater best management practices.  

E. Provide parking lot improvements with landscape 
planters, sidewalks, or other means of separation that 
support safe circulation and site function. Alternative 
designs may be approved where standard separation 
features would interfere with industrial operations, truck 
circulation, and future site flexibility.   

F. Avoid orienting loading facilities toward major roadways, including freeways, East Second 
Street, Lake Herman Road, Goodyear Road, Industrial Way, Bayshore Road (public portion), and 
Grant Street; where that is not feasible, screen loading docks and doors with landscaping or 
wing walls and offset them from driveway openings.  

G. Design access to loading facilities so trucks do not back into or out of street rights-of-way.  

H. Loading areas shall maintain continuous access and circulation for emergency vehicles.  

Relevant Codes and Standards 
Zoning Ordinance: 

17.74.120 Off-Street Parking and 
Loading Regulations 
17.74.130 Off-Street Parking and 
Loading Regulations 
17.74.190 Off-Street Parking and 
Loading Regulations 
17.74.200 Off-Street Parking and 
Loading Regulations 
17.74.210 Off-Street Parking and 
Loading Regulations 
17.70.190 General Regulations 
17.70.200 General Regulations 
 

Applicable Reference 
Documents: 

Benicia Stormwater Best 
Management Practices  
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4. BUFFERING AND SCREENING  

Applicability and selection of buffering and screening materials: 

A. Screen ground-level and rooftop service, utility, 
storage, and equipment areas, including standpipes, 
backflow preventers, and rooftop access ladders 
from public roadways, adjacent properties, and other 
sensitive views in a manner appropriate to the 
industrial context. Avoid the use of fencing for 
rooftop screening. Where feasible, locate these 
elements away from public roadways or adjacent 
properties.  

B. Prioritize landscaping, planting, berms, and other 
low-profile buffering and screening treatments 
where feasible, especially along public roadways and shoreline edges, near parking lots and 
other large circulation areas, and near residential areas or other sensitive uses, while 
maintaining visibility necessary for safety and security.  

C. Use context-sensitive buffering and screening methods based on site conditions, visibility, 
and operational needs, including planting, berms, fencing, walls, screen panels, grade 
changes, or building placement, rather than relying on a single screening approach. Avoid 
the use of fencing for rooftop screening. 

D. Use landscaping and planting to screen small utility features and ground-mounted 
equipment to the extent practicable, provided the screening remains orderly and 
maintainable and consistent with operational needs. 

E. Use walls and fencing to the extent practicable to buffer adjacent residential uses, screen 
intensive activities, provide needed security, or to satisfy specific code requirements, rather 
than as a default treatment along all industrial frontages. 

 
Where landscaping and planting is used: 

A. Install landscaping and berms to reduce the apparent mass of large buildings and blank 
facades, screen and shade large, paved areas such as parking and loading areas, and soften 
other visually prominent site features, while maintaining clear sight lines for safety and 
security. 

B. Install and maintain buffering and screening landscaping to support safety, security and 
deter undesirable activities.   

C. Coordinate landscaping and screening with site circulation, drainage, utilities, and 
operations so these features support, rather than interfere with, truck movement, 
maintenance, and future site flexibility. 

D. Landscape large visible and disturbed slopes with trees, shrubs, and live groundcover, and 
use hydroseed or mulch where feasible to support perennial cover and erosion control.  

E. Where feasible, landscape highly visible site perimeters, except at approved driveways and 
walkways, and provide perimeter landscaping around buildings to soften the edge between 
the building and adjacent pavement.  

Relevant Codes and Standards 
Streets, Sidewalks, and Public 

Places: 
12.24 Trees and Street Trees 

Zoning Ordinance: 
17.32.030 Industrial Districts 
17.70.190 General Regulations 
17.70.200 General Regulations 
17.70.210 General Regulations 
17.70.220 General Regulations 
17.74.160 Off-Street Parking and 
Loading Regulations 
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F. Provide street trees along public and private streets at a rate of at least one tree per 30 ft of 
frontage, using one dominant tree species per street.  

G. Retain and incorporate existing trees into the landscape plan where feasible and use new 
trees that are uniform in appearance and wind tolerant.  

H. Provide automatic irrigation for landscaping. Temporary irrigation may be used for drought-
tolerant plantings until the plantings are established.  

I. Use plant species appropriate to Benicia’s climate and select plant materials for energy 
efficiency, drought-tolerance, adaptability, shade, soil retention, and fire resistance. 

J. Coordinate landscaping with site design to support a desirable microclimate and minimize 
energy demand where feasible.   

 
Where walls and fences are used: 

A. Design walls and fences with durable, high-quality materials compatible with nearby sites 
and building materials wherever possible. Concrete and masonry walls are encouraged 
where compatible with site design and operational needs without overly constraining future 
site uses.  

B. Incorporate landscaping, material variation, pilasters, or changes in plane where feasible to 
reduce visual monotony along long wall segments facing public streets or other visible areas. 

C. Maintain visibility where feasible, especially along public frontages and avoid creating a 
walled-off appearance along the entire site. 

D. Soften fencing and walls along public rights-of-way with landscaping where feasible, 
particularly along prominent street frontages. 

E. Avoid fence or wall designs or placement that impair traffic safety or obstruct required 
visibility at driveways and intersections. 

F. Avoid chain link, barbed-wire, electric, and similarly utilitarian fencing along public street 
frontages unless needed for security and treated to reduce visual impact to the greatest 
extent feasible. 

 
5. EXTERIOR LIGHTING  

A. Illuminate parking areas, entrances, pedestrian 
walkways, and dark corners to promote safety, security, 
and operations through natural surveillance.    

B. Use exterior lighting with type, brightness, height, and 
fixture design appropriate to the building, site function, 
location, and neighboring properties. 

C. Use fixtures that are compatible with the industrial character of the site and are properly scaled 
to vehicles, pedestrians, and work areas while minimizing light intrusion into adjacent 
properties. 

D. Avoid exposed bulbs or tubes except where needed for operational purposes. 

E. Use lower-scale or more sensitive lighting near residential areas, shoreline edges, trails, and 
other sensitive locations. Direct lighting downward to avoid glare and other lighting impacts to 

Relevant Codes and Standards 
Zoning Ordinance: 

17.70.240 General Regulations 
17.74.170 Off-Street Parking and 
Loading Regulations 
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these areas. Avoid Wal-Pak and flood lighting, particularly when facing any public street or 
residence.  

 
6. BUILDING FORM AND MATERIALS 

A. Design buildings to be compatible with the industrial 
character of the area while maintaining compatibility 
with neighboring development and structures in terms of 
scale, massing, materials, and colors.  

B. Focus the highest level of detail and architectural rigor on public front of buildings and façades 
that are most visible from public streets, gateways, shoreline areas, and other prominent 
locations, including the freeway system, East Second Street, Lake Herman Road, and the historic 
Arsenal area. 

C. Vary and articulate façades to avoid 
large, monotonous walls. Where the 
building mass cannot be broken up, 
articulate building walls through the 
use of plane changes, parapets, 
openings, windows, texture, color, 
material changes, or other façade 
treatments. Where feasible, greater 
changes in plane, window and door 
depth, corner buildup, and similar 
treatments are encouraged to avoid a 
flat building appearance. 

 
 
 
 

 
 
 
 
 
 
 
 
 
 

 

 

 

D. Use durable, maintainable materials and colors appropriate to an industrial environment, such 
as metal, concrete, masonry, and plaster, while avoiding overly bright or highly reflective 
finishes as dominant treatments; avoiding the mixing of unrelated architectural styles, materials, 

Relevant Codes and Standards 
Zoning Ordinance: 

17.70.240 General Regulations 

Above example shows corner build up, material, color, and 
height variation, wall plane, side-elevation articulation, as 

well as use of window awnings. 

Long side view, use of colors, materials, and awnings to break 
up wall plane. 

Height variation, color, material, façade 
treatments, and side elevation articulation. 
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and details; and avoiding Exterior Insulation and Finish System (EIFS), including Dryvit, except at 
roofline applications limited to trim or screening elements.   

E. Use pre-engineered metal buildings only where they include sufficient architectural treatment, 
material variation, color variation, or façade articulation to meet the intent of these guidelines, 
avoid a utilitarian appearance, and contribute positively to the visual character of the area. 

F. Design roof forms, parapets, and building profiles as integrated parts of the building, 
incorporating variety in roof shapes and form when possible, to add diversity and complement 
nearby buildings.  

G. Fully screen roof-mounted equipment in a manner consistent with the overall building design. 

H. Design accessory buildings, loading-related building elements, utility doors, fire doors, and other 
service features to be consistent with the overall building design. 

I. Encourage building design that is equal or superior in quality to surrounding development, 
particularly at highly visible sites and where development may influence the character of 
adjacent areas.  
 

7. SUSTAINABLE AND RESILIENT DESIGN  

A. Incorporate sustainable site and building strategies to 
reduce energy use, maintenance demands, and heat 
gain, including LED lighting, durable low-maintenance 
materials suited to industrial and waterfront conditions, 
fire-resistant roofing where feasible, and shade trees, drought-tolerant planting, and low-water 
irrigation. 

B. Employ stormwater management solutions and drainage improvements in site design, especially 
in low-lying industrial and waterfront areas, including trash capture, pretreatment, bioretention, 
upgraded conveyance, pump station improvements, and controlled discharge where feasible.  

C. Design sites and utility areas at the Port and other high-intensity waterfront industrial sites, as 
applicable, to accommodate future electrification and resilient power infrastructure, including 
access for shore power, conduits, transformers, switchgear, charging infrastructure, battery 
storage, and related equipment where permitted. 

D. In shoreline and other low-lying areas, preserve major view corridors, trees, vegetation, and 
sensitive wildlife habitats, and site and design buildings and structures to minimize alterations to 
natural landforms. 

E. Where industrial development is located in the S shoreline protection overlay district (S district), 
follow applicable requirements for buildings and structures to assure stability and structural 
integrity for their expected lifespans.  

F. At the Port of Benicia, maintain flexibility for future modernization by avoiding site layouts or 
permanent improvements that would preclude pier upgrades, berth and backlands 
improvements, stormwater retrofits, shore power, shoreline protection, freight circulation 
upgrades, or future manufacturing, fabrication, and offshore wind support uses. 

 

Relevant Codes and Standards 
Zoning Ordinance: 

17.58.040 S Shoreline Protection 
Overlay District 
17.70.190 General Regulations 
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8. HISTORIC STRUCTURES AND NEIGHBORHOODS  

Where industrial development is located in the H historic overlay 
district: 

A. Use the Benicia Arsenal Historic Conservation Plan and 
the State Office of Historic Preservation’s California State 
Law and Historic Preservation publication, as applicable, 
to guide design related to designated historic buildings.  

 
 
 

 
 

 
 

9. FUTURE PORT INDUSTRIAL USES  

These guidelines are intended to ensure that industrial design 
guidelines retain maximum flexibility for future, as-yet-
undetermined industrial uses at the Port of Benicia:  

A. Building placement and design should preserve 
long-term flexibility, durability and ease of reuse to 
support a range of future industrial uses, including 
research-support uses, with limited modifications.   

B. Preserve direct connections between berths, truck 
routes, rail-served areas where available, and backland work areas so cargo can move efficiently 
between dock, storage, fabrication, and outbound transport.  

C. Maintain large, contiguous, and operationally flexible yard areas to support a range of operating 
patterns. Avoid fixed site features that would fragment usable backland space.  

D. Reserve space and utility corridors for future electrification and maritime infrastructure, 
including conduits, transformers, switchgear, substations, battery energy storage systems, and 
shore power equipment, especially near the pier, Van Buren Street, and other service areas. 
Plan utility systems to allow future rerouting or expansion.  

E. Design gates, roadways, and internal circulation to support the Surface Transportation 
Assistance Act (STAA) truck access, safe turning movements, and efficient connections between 
berths, yards, and regional freight routes, including I-680, I-780, Park Road, Bayshore Road, 
Industrial Way, and any future East 2nd Street to Park Road connector.  

F. Coordinate roadway, gate, and internal circulation design with the Port’s long-term freight 
network so future industrial activity can be served by efficient truck access, safe STAA truck 
turning movements, and improved connections between backlands, berths, and regional routes. 

Relevant Codes and Standards 
Zoning Ordinance: 

17.54 H Historic Overlay District 
17.70.250 General Regulations 
 

Applicable Reference 
Documents: 

Arsenal Historic Conservation 
Plan (Chapters 5 & 6) 
 
California State Historic 
Preservation Laws  

Applicable Reference 
Documents: 

Port of Benicia Modernization 
Plan 
 
BOEM California Floating 
Offshore Wind Regional Ports 
Feasibility Analysis and 
Assessment 



 

 

APPENDIX 
Benicia City Council Resolution  
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