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Appendix A: 
About Specific Plans  

 
The Governor's Office of Planning and Research published a document, "General Plan Guidelines," (see 
http://opr.ca.gov/planning/publications/General_Plan_Guidelines_2003.pdf ), which describes the Specific Plan 
on p. 152 (note our emphasis in bold italics):  
 

SPECIFIC PLANS  

A specific plan is a great tool for systematically implementing the general plan within all or a 
portion of the planning area (§65450, et seq.). Any interested party may request the 
adoption, amendment, or repeal of a specific plan. A plan may be prepared by 
either the public or private sector, however, responsibility for its adoption, 
amendment, and repeal lies with the city council or county board of supervisors. 
As a legislative act, a specific plan can also be adopted by voter initiative and is 
subject to referendum.  

At a minimum, a specific plan must include a statement of its relationship to the general plan 
(§65451(b)) and text and diagram(s) specifying all of the following in detail:  

• The distribution, location, and extent of the uses of land, including open space, 
within the area covered by the plan.  

• The proposed distribution, location, extent, and intensity of major components of 
public and private transportation, sewage, water, drainage, solid waste disposal, 
energy, and other essential facilities proposed to be located within the area covered 
by the plan and needed to support the land uses described in the plan.  

• Standards and criteria by which development will proceed and standards for the 
conservation, development, and utilization of natural resources, where applicable.  

• A program of implementation measures, including regulations, programs, public 
works projects, and financing measures necessary to carry out the provisions of the 
preceding three paragraphs (§65451(a)).  

• Any other subjects that, in the judgment of the planning agency, are necessary or 
desirable for general plan implementation (§65452).  

For greater detail, see the "Planner’s Guide to Specific Plans," also published by the Governor's 
Office of Planning and Research (http://www.opr.ca.gov/planning/publications/specific_plans.pdf). 
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Appendix B: 
 

About the possibility of a Citizen-Sponsored Referendum 
and a Ballot Initiative  

 
 
 
Citizens who have gathered informally under the name Green Gateway Group are hopeful that the City 
Council will vote no in October, 2008, and thus deny the currently proposed project based on the 
Planning Commission and City Council findings that the project  

• does not adequately mitigate traffic concerns 
• does not sufficiently plan for a reduction of the City's carbon footprint to 1990 levels as required 

by California Assembly Bill 32 
• does not meet the requirements of Benicia’s General Plan 
• does not provide a timely and adequate economic analysis as the basis for the city’s signing of a 

Statement of Overriding Considerations  
• etc.. 

 
When the Council votes to deny the current proposal, we will eagerly support our city leaders and staff as 
they undertake a renewed effort to plan for a 21st Century development in the Benicia hills. 
 
Anticipating, however, that our City Council may not vote to deny the current project, we have obtained 
legal counsel, given thought to a referendum to reverse a Council approval, and prepared a rough draft 
of a Ballot Initiative, which would impose land use and design standards, conservation easements, and 
density allowances on the 527 acre parcel.   We sincerely hope to have prepared in this way to no avail. 
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Appendix C: 
Cleantech Opportunities and Issues 

Amalia Lorentz, Economic Development Manager 

What is Cleantech and why is it a growth industry? 

“Cleantech” is a new business term used to refer to a set of industries or companies 
whose operations result in an environmentally sensitive, low-emissions, and/or energy-

efficient process, product, or innovation.  Among other sectors, this can encompass (depending on the 
specifics of the operation) renewable energy, recycling, water and wastewater treatment, and hybrid 
(gas-electric) engines.  For example, here in Benicia, one company that identifies as cleantech is Pacific 
Ozone, which has a proprietary process to use ozone as a cleaning agent for water and other liquids.  
Pacific Rim Recycling could also be considered cleantech.  The biggest cleantech sectors statewide are 
energy efficiency and energy generation, of which solar is the largest component.  (From “Clean 
Technology and the Green Economy” draft, Economic Strategy Panel, 2008.  p. 5.) 
 

Cleantech in California has grown in both number of companies and number of jobs since 1990, and 
experts expect that Assembly Bill 32’s impact will accelerate the industry’s growth as companies 
innovate in response to California’s forceful greenhouse gas reduction goals. (“California Green 
Innovation Index”, Next 10, 2008.  pp. 46-47.)   (One strike against continued industry expansion in 
California is other states’ aggressive use of incentives (corporate tax credits, subsidies, etc.), but there 
is a push among economic development advocates here to reinstate the manufacturing tax credit.) 

Cleantech industries can be considered a subset of the “green economy”, a.k.a. the source of “green-
collar jobs”, although the two terms may be starting to be used interchangeably.  Generally cleantech 
implies a higher degree of innovation while green industry implies greater environmental benefit.  The 
definitions are still loose because these industries are not included as separate categories in the North 
American Industry Classification System (NAICS), the standard method of classifying businesses used 
by the U.S. Economic Census, Mexico, and Canada.  Mainly they get lumped in with “Professional, 
Scientific, and Technical Services”, among other broad categories. 

Companies engaged in biotechnology research and development or manufacturing, web-based 
enterprise, software design, hardware manufacturing, and medical device testing, generally are not 
considered cleantech uses or part of the green economy (unless the end product in some way meets 
cleantech criteria). 

How and where does cleantech fit in Benicia? 

The wide spectrum of types of cleantech means that it can be difficult to assume the companies do or 
don’t fit in existing zoning districts.  The existing Zoning Code divides the BIP mainly into Limited (IL) 
and General (IG) industrial districts, with smaller areas designated as Water-related Industrial (IW) and 
Industrial Park (IP).  “Research and development” (R&D) is currently allowed in all the industrial 
districts except IW.  Benicia’s Zoning Code defines R&D as “the research, development, and controlled 
production of high-technology electronic, industrial, or scientific products or commodities… Uses include 
biotechnology, films, and nontoxic computer component manufacture”.  (City of Benicia Zoning Code, 
p. 17-19.)  

Most cleantech uses could fall into a number of categories, including R&D or office, depending on a 
specific company’s operations.  Stand-alone office uses are not allowed in any industrial district except 
IP (which is a very small corner of the BIP covering Bio-Rad).  However, those cleantech companies 
whose operations fit within Benicia’s existing definition of R&D are currently allowed uses in the vast 
majority of the Benicia Industrial Park, including the area within the proposed Benicia Business Park.  
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Cleantech uses whose operations involve a higher intensity of noise, traffic, visual impact, etc. - for 
example, another recycling facility or a biodiesel refinery - would possibly be limited to IG-zoned areas, 
which is the bulk of the existing Benicia Industrial Park although not the proposed Benicia Business 
Park area. 

How can we encourage more cleantech uses in Benicia? 

Better defining the uses the community would like to encourage, and clarifying in which districts they 
are allowed, is a process that would undoubtedly assist in attracting those businesses.  As staff and the 
Economic Development Board have frequently heard from brokers, adding certainty to the development 
process is good. 

A great example of that is in one of our Solano County neighbors.  The City of Dixon recently added the 
specific use of "bioscience" to its Zoning Code, making it allowed in light industrial districts to help bring 
in those uses to the community.  Result:  A Genentech research and development campus.  The zoning 
was not necessarily the deciding factor, but according to Dixon City staff, it gave Dixon an advantage 
because it minimized the corporation’s entitlement time and costs.  Bioscience, a relatively new 
industry, otherwise could have been considered to fit – or not fit – into a variety of zoning categories, 
potentially leading to ambiguity and delays. 

As the business community has evolved and grown in the transition to the 21st century, new industries 
have emerged.  Some communities are starting to grapple with the implications in their zoning 
ordinances – some old uses just don’t exist any more, as new ones apply for business licenses that 
don’t fit into any known category.  Creating a zoning definition of cleantech is a start; even better 
would be defining its related subcategories – “cleantech energy infrastructure”, “cleantech 
manufacturing” - so that the ground rules are very clear.  This is an emerging field, so there exists the 
opportunity to help shape the dialogue at the intersection of planning and economic development. 

July 2008
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Appendix D:  
Article on hopeful Cleantech Hubs in Bay Area 
San Francisco Business Times - December 17, 2007 
http://sanfrancisco.bizjournals.com/sanfrancisco/stories/2007/12/17/focus2.html 

 

 

 

Friday, December 14, 2007 

Hopeful cleantech hubs proliferate around the bay 
San Francisco Business Times - by Lizette Wilson San Francisco 
Business Times Contributor 

Cleantech is the Bay Area’s future, says Scharfman   

With more brains and bucks devoted to the topic than any other region, 
 the Bay Area emerged this year as the nation's stickiest cleantech cluster.   

California's cleantech companies, the lion's share located in the Bay Area, scored $726 million 
in venture capital investment during the first nine months of 2007. That's more than double 
what Massachusetts companies received and nearly five times that of Texas, which ranked 
No. 3 in cleantech investments, according to the National Venture Capital Association.  

The roster of Bay Area startups focused on solar power, alternative fuel, water purification 
and other clean technologies is growing quickly while homegrown big boys like SunPower 
Corp. and Amyris Biotechnologies continue to expand -- a trend area policymakers are trying 
to encourage.  

From land-use policies in Brisbane and payroll tax exemptions in San Francisco to political 
pacts in the East Bay, players across the Bay Area are benefiting from policies that help plant 
the seeds to grow a green economy.  

"We believe that cleantech is the future of the tech economy in the Bay Area," said 
Jonathan Scharfman, development director for Universal Paragon Corp., which hopes to 
transform the Brisbane Baylands from a backwater brownfield to a cleantech hub. 
"We see global, environmental and political forces merging to drive this next 
generation of innovation and technology."  

Universal Paragon decided last year to make clean technology the centerpiece of 
its proposed development at Baylands -- a 660-acre swath between San Bruno Mountain 
and Highway 101 bordering San Francisco.  

It's a massive undertaking.  

Universal Paragon has owned the site since 1989 and is spending $220 million to install 
infrastructure and clean up toxics left from the area's days as a Southern Pacific railyard and a 
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city landfill. Scharfman expects the development agreement with Brisbane will be in place by 
the end of 2008 with construction beginning in early 2009. The first building should be ready 
for users by late 2011.  

Plans call for 2 million square feet of office space and 650,000 square feet for research and 
development labs, along with hotel, international exposition space and other uses.  

"The Baylands will be a part of the Bay Area cleantech cluster. It's a many-spoked wheel," 
said Scharfman.  

Located four miles south of downtown San Francisco and four miles north of San Francisco 
International Airport, the Baylands development is a short ride from the cleantech cluster San 
Francisco hopes to create in the Hunter's Point area.  

Already offering payroll tax exemptions and other financial incentives to qualifying companies, 
San Francisco aims to create a cleantech zone similar to clusters for biotech in Mission Bay 
and digital entertainment in the Presidio.  

And efforts to create a similar cleantech center in the East Bay are accelerating.  

Earlier this month, the mayors of Oakland, Berkeley, Emeryville and Richmond said they 
would work together -- along with officials from Lawrence Berkeley National Laboratory 
and the University of California, Berkeley -- to build a regional green economy.  

Each city is already is pushing its own green agenda  

Berkeley officials last month agreed to finance the upfront costs for home and business 
owners to install solar panels and make other energy efficiency improvements. Zoning 
changes in West Berkeley and in Oakland at the former Army base and on other industrial 
lands are also under consideration.  

"We want to make this area the Silicon Valley of the green industry," said Paul Rose, 
spokesman for Oakland Mayor Ron Dellums. "The mayor believes it's imperative to explore 
public-private partnerships to make this happen."  

Bay Area officials aren't the only ones looking for green-collar jobs, Cleantech clusters are 
developing, albeit more slowly, in Boston, New Mexico, Texas and the Midwest's corn belt.  

"I'm getting contacted by state-level government officials every month or so asking me about 
cleantech -- trying to create a cluster," said Rob Day, a principal with VC firm @Ventures who 
also writes the cleantechvc.com site.  

"They don't want to be left behind or beat out. There's room for multiple winners, but in the 
end it is a competition."  
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Appendix E:  
REPORTS & CHARTS ON CLEANTECH INDUSTRY 

 
 
CLEAN TECH REPORTS 
 

The reports listed below reveal the strength and extremely promising 
economic potential of the emerging cleantech phenomenon, globally and 
particularly in the Bay Area, even during the current economic downturn 
affecting all other business sectors. 

The reports describe a dramatic explosion of University R&D, spin off businesses, government initiatives 
and grants, venture capital, etc., all focused on cleantech innovations spread across a wide spectrum of 
industries. So far, most of the action has been focused in the South Bay (Silicon Valley), but they are 
experiencing increasing pressure to locate elsewhere due to space constraints, housing costs, and 
traffic congestion. 

Benicia is perfectly situated to capitalize on this economic opportunity, as we are situated 40 minutes 
from both UC Davis and UC Berkeley -- two of the key cleantech research centers -- with 527 acres of 
vacant land already zoned industrial/commercial. We also have a perfectly matched employment pool, 
most of whom currently have to commute elsewhere for jobs. And we have comparatively low cost 
housing and good schools.  

Note: to view the reports, click on the links at: 
http://beniciafirst.googlepages.com/cleantechreports&articles 

 

REPORTS 

Clean Technology And the Green Economy, March 2008 

Clean Energy Trends 2008, March 2008  

California Green Innovation Index, 2008 

Sustaining the Bay Area's Competitiveness in a Globalizing World, March 2008 

Green Collar Jobs in America's Cities, 2008  

Innovative Energy Solutions from the SF Bay Area: Fueling a Clean Energy Future, June 
2007  

Green Collar Jobs, (Berkeley, CA) 2007 

The Economic Development Potential of the Green Sector, June 20
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Appendix F:  
Inventory of California’s Green Industry Firms 

Source: Cleantech Group, LLC™ 
How Large is the Industry? 

Establishing a clear accounting of the growing number of businesses with primary activities in providing 
environmentally sustainable products and services is challenging. Exactly what types of businesses are 
meant when referring to this new and growing industry can vary widely.  

 

What is a “Green” Business? 

The scope of businesses examined for this study is based roughly on the 
definition of Cleantech established by the Cleantech Group,LLC™. 

Cleantech is new technology that spans a broad range of 
products, services and processes that lower performance costs, 
reduce or eliminate negative ecological impact, and improve the 
productive and responsible use of natural resources. 

In addition to new technology firms, this analysis aims to capture other 
related business activities that either support the wide-spread application 
of new technologies such as solar system installations or apply new 
technologies as service providers for instance in emissions monitoring. In 
addition, specialized business services are developing with a focus on 
serving the particular needs of green businesses. 

Complicating the categorization, the activities of a business often blur 
across categories. 

Typically, industry analyses examine a sample of business establishments 
defined by a select set of industry codes such as the North American 
Industry Classification System (NAICS). For indentifying green 
businesses; however, these codes do not provide sufficient detail. 

GREEN INDUSTRY 

SEGMENTS 

adapted from Cleantech™ * 

Energy Generation 

Energy Efficiency 

Transportation 

Green Building 

Energy Storage 

Environmental Consulting 

Water & Wastewater 

Finance/Investment 

Environmental Remediation 

Air & Environment 

Business Services 

Research & Alliances 

Agriculture 

Recycling & Waste 

Materials 

Manufacturing/Industrial 
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Cleantech Industry Segments 

Source: Cleantech Group, LLC™ 

Energy Generation 

Wind 

Solar 

Hydro/Marine 

Biofuels 

Geothermal 

Other 

Energy Storage 

Fuel Cells 

Advanced Batteries 

Hybrid Systems 

Energy Infrastructure 

Management 

Transmission 

Energy Efficiency 

Lighting 

Buildings 

Glass 

Other 

Transportation 

Vehicles 

Logistics 

Structures 

Fuels 

 

Water & Wastewater 

Water Treatment 

Water Conservation 

Wastewater Treatment 

Air & Environment 

Cleanup/Safety 

Emissions Control 

Monitoring/Compliance 

Trading & Offsets 

Materials 

Nano 

Bio 

Chemical 

Other 

Manufacturing/Industrial 

Advanced Packaging 

Monitoring & Control 

Smart Production 

Agriculture 

Natural Pesticides 

Land Management 

Aquaculture 

Recycling & Waste 

Recycling 

Waste Treatment 

 
This data taken from Report: Clean Technology & the Green Economy, March 2008 
http://www.labor.ca.gov/panel/pdf/DRAFT_Green_Economy_031708.pdf  
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Appendix G:  
A list of types of green-collar jobs 
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Appendix H:  
Charts on current and projected growth in 
cleantech investment 

 




