
200 E. Santa Clara Street, 3rd FL   San José, CA  95113            tel (408) 535-3555           www.sanjoseca.gov/pbce

Planning, Building and Code Enforcement

 
December 21, 2018 
 

BWD Holdings LLC 
c/o Pete Beritzhoff  
2 Henry Adams St, #450 
San Francisco, CA 94103 

WRNS Studio 
c/o Brian Milman 
501 2nd Street, Suite 402 
San Francisco, CA 94107 

 
SITE ADDRESSES: 1330, 1388, 1402, 1404, and 1410 South Bascom Avenue (APNs: 282-26-011, 
282-26-012, and 282-26-007) 
 
RE: File Nos.:  

PDC17-047: Planned Development Zoning (Signature Project) from the CP Commercial 
Pedestrian Zoning District to the CP(PD) Planned Development Zoning District to allow up to 600 
residential units and a minimum of 200,000 square feet (maximum 300,000 square feet) of 
commercial/retail uses on 6.9-gross acre site  
PD18-015: Planned Development Permit to allow the demolition of approximately 76,894 
square feet of existing commercial buildings, and the construction of an approximately 200,300-
square foot office building, 590 residential units, an alternative parking arrangement (tandem 
parking), Transportation Demand Management (TDM) measures to reduce parking 
requirements, and the removal of 17 on-site ordinance sized trees, two on-site non-ordinance 
sized trees, and three ordinance sized street trees in the CP(PD) Planned Development Zoning 
District on a 6.98-gross acre site, commonly known as Dick’s Center. 

 
Dear Pete and Brian: 
 
Please find below and attached comments on both the Planned Development Zoning (File No. 
PDC17-047) and Planned Development Permit (File No. PD18-015). Concerns about any of these 
issues should be brought to my attention so that I can coordinate with appropriate staff on your 
behalf. 
 
Proposal Issues and Concerns 
Based on review of your application, the items listed below are the substantial issues that would 
affect the proposed project.  

1. On-Site Sign Posting Required. Per the City’s Public Outreach Policy, a sign describing the 
proposed project is required to be placed on each project site street frontage so it is legible 
from the street. In this case, two signs must be posted along South Bascom Avenue each at the 
size of 4 feet by 6 feet. Once the sign is posted, please take pictures of the on-site sign and fill 
out the Declaration of Posting (page 3 of the first link) and email both of those to me.  

On-Site Noticing Requirements: 
http://www.sanjoseca.gov/DocumentCenter/Home/View/373  
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Public Outreach: http://www.sanjoseca.gov/DocumentCenter/Home/View/374  
2. General Development Plan and Development Standards Update. Update the General 

Development Plan to match that of the Planned Development Zoning for the Planned 
Development Permit. I’ve provided updated development standards at the end with minor 
changes.  

3. Minor Updates to Arborist Report Required. Please find attached a redline of the arborist 
report received November 8, 2018.  

4. Plan Set Comments and Additional Details. Find attached redlines of the Planned Development 
Plan Set. Find below additional information regarding the details required to enhanced the plan 
set.  

5. Transportation Demand Management Plan Required. As the project is requesting more than a 
20% percent parking reduction (25% reduction shown), a Transportation Demand Management 
(TDM) Plan is required.  Please work with a traffic consultant to prepare a TDM Plan as required 
under San José Municipal Code Section 20.90.220 - Reduction in Required Off-Street Parking 
Spaces. The Planned Development Permit project description was updated to reflect this use.  

6. Public Access Easement Required. Prior to the issuance of Building Permits, a Public Access 
Easement (PAE) is required to record public access over the publicly-accessible plaza and other 
areas. This will be a condition of the permit. 

7. Lot Line Adjustment Required: Prior to the issuance of Building Permits, a Lot Line Adjustment 
is required. This will be a condition of the permit.  

8. Covenant of Easement Required: Prior to the issuance of Building Permits, a Covenant of 
Easement is required to record cross access of emergency access, stormwater, light and air, etc.) 
over to two proposed properties. This will be a condition of the permit.  

 
Project Review 

General Plan Consistency 
The site is designated Urban Village Commercial on the Land Use/Transportation Diagram pursuant 
to the adopted South Bascom (North) Urban Village Plan, however, this project applied to be 
considered as a Signature Project under General Plan Implementation Policy IP-5.10 and was 
reviewed for substantial conformance with the following objectives: 

Includes public parklands and/or privately maintained, publicly-accessible plazas or open space 
areas. Achieves the pedestrian friendly design guideline objectives identified within this General 
Plan. 
Is planned and designed through a process that provided a substantive opportunity for input by 
interested community members. 
Demonstrate high-quality architectural, landscape and site design features.  
Is consistent with the recommendations of the Urban Design Review process or equivalent 
recommending body if the project is subject to review by such body. 

Based upon the information submitted, the project can be considered under the Signature Project 
criteria. The architecture, open space, and increased underground parking all bring the project into 
conformance with the policy. Further community outreach is required, which will begin with the 
scheduled February 11, 2019 community meeting.  
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Planned Development Permit Comments 
Thank you for addressing the majority of Planning’s comments regarding the design of the project. 
Below and in the attached redlines are specific modifications required to move forward.  

Loading Areas 
It is unclear from the plans if on-street loading is desired. On-street loading may be difficult with the 
implementation of the bicycle lanes and other street improvements. Please confirm that on-street 
loading is not desired.   
 
Retail in Office Building 
Clarify if an independent retail space is proposed on the ground floor the office building. If yes, this 
would increase the parking requirement and have impacts to the traffic study.  
 
Publicly-Accessible Plaza and Private Recreation Credits 
Please find attached the Parks Department comments which detail how to pursue private 
recreation credits for the plaza to potentially satisfy up to 50% of the parkland obligation. It is 
recommended to read this material, prepare the required exhibits, and begin the process now to 
fully understand if amenities provided in the plaza will meet the private recreation credit 
requirements.  
 
More Architectural Details Required 
Parking Garage Detail 
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Storefront Details 
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Window, Door, Storefront, Awning, etc. Details 

 
 
Windows and Doors Recession Details 

 
 

 
Environmental Review - California Environmental Quality Act (CEQA) 

Staff is currently reviewing the first draft of the initial study.    
 

Comments from Other Departments/Divisions and Agencies 
Attached are memorandums from other departments/divisions and outside agencies as indicated 
below.  Please carefully review the memos as they contain essential information needed to 
successfully and efficiently move your project through the Planning entitlement process.  As 
required, comments contained in the attached memos must be incorporated into the revised plan 
sets.  Concerns about any of these issues should be brought to my attention so that I can 
coordinate with appropriate staff on your behalf. 
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Timeline 
After the planned community meeting on February 11, 2019, staff anticipates bringing the project 
forward before the Planning Commission and City Council prior to July 2019 if the environmental 
review, and Planning and other department comments are fully addressed.  

 
Next Steps 

Prior to resubmitting, please check in with me to determine the number of required plan sets. To 
facilitate the review process, include a response letter with your resubmittal that describes how 
you have addressed all the items contained in this letter and attached memo. Please be advised 
that this summary does not constitute a final review. Additional comments will be provided upon 
submittal of a complete Planning entitlement application. Please let me know if you would like to 
meet and your availability so that I can coordinate with the other Departments or Divisions to 
schedule a meeting. Should you have any questions, you may contact me at 
jennifer.piozet@sanjoseca.gov or (408) 535-7894. 
 
Sincerely, 
 
Jennifer Piozet 
Planning Project Manager 
 
 
Attachments: 

Parks, Recreation and Neighborhood Services Memo 
Housing Memo 
Building Memo 
Fire Memo 
Airport Memo 
Public Works Memo for PDC17-047 

 
Pending Attachments: 

Public Works Memo for PD18-015 with Environmental Services Department, Department of 
Transportation, and Valley Transportation Authority comments 
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CITY COUNCIL DRAFT DEVELOPMENT STANDARDS 

 
In any cases where the graphic plans and text may differ, this text takes precedence. 

 
ALLOWED USES 
Area A: Residential and Supportive Commercial Area 

Up to 600 multifamily residential units, at a minimum net density of 70 dwelling units 
per acre pursuant to the South Bascom (North) Urban Village Plan, as amended.  
Permitted uses of the R-M - Multifamily Residence Zoning District as set forth in Title 20 
of the San José Municipal Code, as amended. Special and conditional uses allowed with 
the issuances of a Planned Development Permit or Amendment.  
Up to 15,000 square feet of the following commercial uses of the CP Commercial 
Pedestrian Zoning District as set forth in Title 20 of the San José Municipal Code, as 
amended: 
o Retail sales, goods and merchandise 
o Bakery, retail 
o Food, beverage, grocery 
o Retail art studio 
o Public eating establishment 
o Recreation, Commercial indoor 
o Nursery, plant 
o Instructional art studios 
o Private instruction, personal enrichment 
o Personal service 
o Wineries, breweries 
o Laundromat 

 
Area B: Public Plaza and Open Space Areas 

Publicly-Accessible Plaza: Minimum 40,000-square foot publicly-accessible plaza (a contiguous 
space not including walking pathways or disconnected open spaces or plazas on the perimeter 
of the site). This plaza shall maintain a minimum width of 45 feet at all times.  
Certified farmers' market – small and outdoor vending facilities allowed to the satisfaction of 
the Director of Planning. Certified Farmers' Market – small are allowed pursuant to Title 20, as 
amended. Large Certified Farmers’ Market allowed through the issuance of a Permit 
Adjustment.  
Outdoor Vending Facilities (mobile food vendors) are allowed on publicly-accessible portions of 
the site (i.e., plaza) with a Permit Adjustment. Outdoor Vending Facilities shall meet the 
following requirements: 

DEVELOPMENT STANDARDS 
FILE NO. PDC17-047

(GATEWAY STATION SIGNATURE PROJECT)
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o Height: The maximum height of any portion of a vending facility, including any 
folding or collapsible appendage, shall not exceed 10 feet. 

o Width: The maximum width of a vending facility or cart, including any folding or 
collapsible appendage, shall not exceed 10 feet.  

o Length: The maximum length of a vending facility or cart, including any folding or 
collapsible appendage, shall not exceed 24 feet. 

o Distance from Driveways: Vending facilities shall be setback 20 feet from a driveway 
curb cut. 

o Paved Locations: No vending facility shall be placed or operate on a parcel or lot 
unless the surface is paved with asphalt, macadam, concrete, or similar material. 

o Mobility of Operations: No vending facility shall be placed within or operate from a 
structure or stand which is attached to or bears directly upon or is supported by the 
surface of the site. Vending facilities shall operate exclusively from vehicles or carts 
or other conveyances which are fully mobile and have operational wheels in place at 
all times. Vending facilities shall not connect to temporary or permanent on-site 
water, gas, electricity, telephone or cable sources. 

o Sanitary Facilities: Persons operating vending facilities shall have unrestrained right 
of access to toilet and handwashing facilities located on site within reasonable 
distance of the vending facility's approved location. 

o Parking: Additional parking is not required.  

 
Area C: Commercial Area 

Commercial uses shall conform to those uses identified in the CP – Commercial 
Pedestrian Zoning District as set forth in Title 20 of the San José Municipal Code, as 
amended. 
Minimum Commercial square footage: 200,000 (gross square feet). Maximum 
Commercial square footage: 300,000 (gross square feet). 
All conditional and special uses shall require the approval of a Planned Development 
Permit or Amendment. 

 
DEVELOPMENT PHASING  

Building permits cannot be released for the residential building until such a time as the 
office building and publicly-accessible plaza have begun full vertical construction.  

DEVELOPMENT STANDARDS  
MAXIMUM BUILDING HEIGHT: 

Pursuant to the adopted South Bascom (North) Urban Village Plan, as amended. 
Elevator shafts, roof equipment, and other non-habitable building elements may extend 
10 feet past the maximum building height to a height of 160 feet, per the South Bascom 
(North) Urban Village Plan, as amended. 



File Nos. PDC17-047 (V3 Comments) & PD18-015 (V2 Comments) 

Page 9 of 11

 
PERIMETER SETBACKS AND BUILDING STEPBACKS: 

From Bascom Avenue (west property line):  No minimum, 10’-0” maximum. Larger than 
10 feet can be can be considered through a Planned Development Permit for open 
space, pedestrian amenities, or circulation (i.e., lobbies, cafes, plazas, entries, etc.)  
From southeast property line (near Valley Transportation Authority (VTA) station): No 
minimum setback. 
From north property lines 
o For structures 45 feet or shorter: 20’-0” minimum setback. 
o For any structures taller than 45 feet adjacent to properties with a General Plan 

designation of Mixed-Use Neighborhood: 30-foot side and/or rear setback. Starting 
at a height of 45 feet, buildings and structures shall not intercept the 45-degree 
daylight plane.  

VEHICLE AND BICYCLE PARKING REQUIREMENTS: 
Per the San José Municipal Code, Title 20, as amended. 
Shared parking is subject to Title 20 of the San Jose Municipal Code, as amended, and 
issuable pursuant to a Planned Development Permit.  
Parking reductions are subject to Title 20 of the San Jose Municipal Code, as amended, 
and issuable pursuant to a Planned Development Permit.  

SOUTH BASCOM AVENUE AUTOMOBILE ACCESS POINTS 
Minimize curb cuts to the extent possible along South Bascom Avenue 
Minimum distance between curbs cuts is 100 feet  
Share curb cuts and driveways to the extent possible  

RESIDENTIAL BUILDING OPEN SPACE REQUIREMENTS: 
Private Open Space: Minimum of 60 square feet per residential unit.  
Common Open Space: Minimum of 100 square feet per residential unit.  

o A reduction of up to 50% of the private open space may be granted with a Planned 
Development Permit or Amendment with an increase of publicly-accessible open 
space. 

PUBLICLY-ACCESSIBLE AREAS 
Private areas designed to be publicly-accessible shall be reserved for public access through an 
easement (for pedestrian circulation, emergency access, mobile or outdoor vending facilities, 
farmers’ markets (or similar outdoor gathering facilities), stormwater, cross access, etc.) prior to the 
issuance of Building Permits.  
 
INTERFACE WITH VTA LIGHT RAIL STATION 

Provide direct, safe, and convenient connections for pedestrians, bicycles, and shared 
pedestrian and bicycle use throughout the site, especially from South Bascom Avenue 
through the center and edges of the site to the Bascom Light Rail Station.  
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Limit perimeter fencing along the site’s shared property line adjacent to the VTA Station to 
visually permeable material (not masonry, CMU, or solid wood fence). Said fencing shall 
have at least one gate access directly to the VTA Light Rail platform.  

 
SIGNAGE 
Per the San José Municipal Code, Title 23, as amended. 
 
ARCHITECTURAL & SITE DESIGN 

Ground Floor Interface for commercial spaces in which any portion of the building that 
fronts on South Bascom Avenue: 
o The ground-floor level of commercial/active spaces shall be at the same grade as the 

adjacent back of sidewalk or walkway, with reasonable variation allowable for 
gradient requirements and continuity of such floor level. 

o At least 65% transparency shall be provided on commercial spaces. 
Windows/glazing shall be clear un-tinted glass. 

o Ground floor commercial spaces shall provide a minimum of: 
Interior depth of 50 feet (inside face of exterior wall to inside face of exterior 
wall) 
Plate height of 17 feet. 

Building Massing 
o The composition of the façades shall include variety by providing recessions and 

projections. 
o Articulate building corners to create a focal point for facades fronting the publicly-

accessible plaza, VTA rail line, and Bascom Avenue: 
Corner elements should include prominent building features, entry plaza 
spaces or recessed entries. 

o Ensure that commercial/retail space has an activated façade (e.g. storefront 
windows, street front/sidewalk uses, interesting detailing of façades, attractive 
signage and lighting) that engages the passerby and activates the public realm. 

o Step back upper floors above four stories to minimize building bulk along South 
Bascom Avenue 

Building Entrances for active uses such as lobbies, leasing centers, and commercial 
spaces: 
o Shall be placed at the ground-floor level; and 
o Shall include appropriate transparency and architectural identity, including awnings 

or similar features. 
o Recessed or projection features shall be used to indicate the location of primary 

entries and articulate the façade. 
• Building Design  

o Discourage uninterrupted blank walls or façades. Where such blank walls are 
necessary, apply landscape screens, light patterns, material variations, or other 
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mitigation measures to enhance visual interest. Articulate façades of parking 
structures through interactive art, creative displays, vegetative screens, and/or 
similar screening treatments. 

o Screen mechanical equipment, loading, and service areas through careful site 
planning, landscaping, and screen walls. 

Streets and Sidewalks 
o Provide 20-foot minimum sidewalk width along South Bascom Avenue. Where the 

sidewalk in front of a development project falls short, the project must make up the 
difference so that the entire 20 feet is publicly-accessible and functions as a sidewalk. 

o Design any private street or unenclosed driveway into the project off a public street, 
so as to provide the look and feel of a public street with such elements as a park 
strip, sidewalk, parking, etc. to the satisfaction of the Director.  

Public Plaza 
o The plaza shall provide a visual connection between the VTA Bascom Light Rail 

Station and South Bascom Avenue. It shall be a publicly-accessible, visible 
connection.   

o The plaza paving surfaces shall be of varied materials, textures, and colors.  
o The plaza shall not provide vehicle access to the site except for Emergency Vehicle 

Access.  
o Outdoor vending facilities or similar activities may be considered with a Permit 

Adjustment.   

 
 CITY COUNCIL ADDED REQUIREMENTS  

TBD 

 
ENVIRONMENTAL MITIGATION 

The project shall conform to the Mitigation Monitoring and Reporting Program 
approved by the City Council for this project. 

 


































