
Addendum and Responses to Comments  
DRAFT - April 2, 2009 (with item 1a added 9/18/09) 

for the 
North San Jose Urban Design Guidelines 

 
ADDENDUM 
 
1. Introduction 

p. 7 
Add paragraph: 
 
The North San Jose Urban Design Guidelines shall be reviewed 
periodically to insure that they continue to work with tenant 
requirements and the real estate market. 
 

1a. Introduction 
p. 7 

Add section: 
 
How to Interpret the Language of These Guidelines 
 
Meaning of "should," "encouraged" and "discouraged" and of verbs in 
the imperative mood: 
 
Guidelines that employ the word "should" or that are phrased in the 
imperative mood are intended to be applied as stated.  An alternative 
measure may be considered, however, if it meets or exceeds the 
objective of the guidelines. 
 
Guidelines using the words "encouraged or "discouraged" are 
desirable but not mandatory. 
 

2. Urban Design 
Guidelines 
p. 17 

Add paragraph: 
 
The guidelines describe the design of developments at full build-out, 
but each phase of development should build towards that end state.  A 
master plan for each site can demonstrate ultimate compliance with 
the guidelines and show how the project could be phased. 
 

3. Block Size and 
Layout 
p. 23 
Also,  
pp. 28-31 
p. 34 
pp. 104-105 

Add language to clarify the four ways to divide large blocks, where 
required by the guidelines: 
 
Grid Streets are mandatory in the Core Area, but their alignment may 
vary when indicated on the North San Jose Grid System Master Plan.  
They shall be open to the public. 
Other streets used to divide large blocks shall meet the requirements 
of the Guidelines for the Streetscape chapter.  They shall be open to 
the public. 
Paseos may be used to divide residential blocks and shall satisfy the 
guidelines on pp. 104-105.  They shall be open to the public. 
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Mid-Block Connections or Pathways (the terms are used 
interchangeably) may be used to divide non-residential blocks and 
shall satisfy the guidelines on pp. 28-31.  Access may be limited to 
tenants and visitors, but the pathways should provide convenient and 
direct access from the site to transit and amenities. 
 

4. Block Size and 
Layout 
p.23  

Add 6th bullet under "Guidelines": 
 

• This guideline does not apply to portions of the site boundary 
where connections cannot be made because of physical 
obstacles, such as existing buildings, water bodies and 
wetlands, railroad and utility rights-of-way, limited access 
roads, parks and dedicated open space and extreme 
topography. 

5. Site Access and 
Circulation 
p. 27 

Delete the 12th bullet: 
 

• Parking garages should not face onto primary streets unless 
wrapped with active uses or retail (also see Guidelines for 
Parking.) 

 
Delete the 14th bullet: 
 

• If a parking garage is placed within 200 feet of North First 
Street, for example along a grid street that intersects with 
North First Street, then it must include active uses along the 
street edge (also see Guidelines for Parking: Structured 
Parking). 

 
6. Mid-Block 

Connections 
p. 29 

Amend 10th bullet to read: 
 

• Develop creative solutions to address security while 
maintaining walkability; for example, provide access during 
daytime hours only or limit access to tenants and residents. 

 
6a. Building Heights 

p. 38 
Also, 
p. 12 
p. 32 
pp. 62-63 
 

Insert new 2nd bullet to read: 
 

• New buildings facing North First Street in the Core Area 
should be at least 4 stories in height and preferably taller. 

 

7. Street Frontages: 
Guidelines 
pp. 44-45 
Also, 
p. 32 

Amend 2nd bullet to read: 
 

• Build-to lines are established along the following streets (also 
see Guidelines for the Streetscape: Street Hierarchies and 
Typologies): 
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p. 48 
p. 91 
p. 92 
p. 93 
p. 100 
 

o North First Street within the Core Area; 
o Parkways, within one block of North First Street; 
o Core Area streets, within one block of North First 

Street; 
o New Mixed-Use Retail streets; and  
o New Residential streets. 

 
On drawing: 
 
North First Street in the Core Area to remain solid ("Streets with 
required build-to lines"). 
Change all other solid lines to dashed ("Streets where building to the 
setback line is encouraged"). 
 

8. Street Frontages 
p. 48 

Amend 1st bullet to read: 
 

• Building should be placed parallel to the street.  Small parking 
lots for visitors may be located between the street and building 
entrance, but large surface parking areas should be located 
behind the building or along the sides.   

 
Amend 4th bullet to read: 
 
Buildings must be built to the build-to lines where applicable, such as 
areas along North First Street (see diagram earlier in this section).  On 
streets without build-to lines Where shown in the diagram, buildings 
are encouraged to should be built to the setback line.   
 

9. Street Frontages 
p.50 

Amend 2nd bullet to read: 
 

• Vehicular access should be placed on side streets to reduce 
curb cuts.  Small parking lots for visitors may be located 
between the street and building entrance, but large surface 
parking areas should be located behind the building or along 
the sides. 

 
10. Building Massing

p. 63 
Also, 
p. 12 
p. 32 
pp. 38-39 
pp. 62-63 

Amend Guidelines to read: 
 

• Slender towers are encouraged to create an interesting and 
varied skyline. This can be achieved by designing the lower 
floors of a building with larger floor plates, and smaller floor 
plates above to form a tower. 

• Minimum spacing between residential towers should be 80 
feet. 

• Place taller portions of a building at the building corners. 
• If a building is in the sun path of a public open space, place the 
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tower to minimize shading of that space. 
• For taller buildings, encourage smaller floor plates and 

stepbacks on upper floors in combination with building 
articulation to ensure that sunlight reaches the street level and 
public spaces. 

• Buildings along North First Street in the Core Area should 
form a continuous street wall composed of buildings of similar 
heights. Accent towers should be placed at major intersections 
(also see Building Heights, this section).  Interruptions in the 
street wall should take the form of publicly-accessible parks or 
plazas (also see Site Layout: Private Pocket Parks and Plazas 
and Street Frontages, this section). 

• The apparent bulk of buildings should be broken up into 
smaller masses that reflect a building’s internal functions. 

 
Change caption on top photo to read: 
Slender towers are encouraged to minimize shading and to reduce the 
bulk of the building.  Articulate building massing and elevations for a 
more interesting and attractive skyline. 
 
 

11. Building Design 
and Materials 
p. 69 

Delete the 2nd bullet: 
 

• Encourage smaller floor plates in office buildings to achieve a 
finer-grained urban fabric and pedestrian-friendly scale, as 
well as naturally lit working spaces. 

 
12. Surface Parking 

p. 81 
Also, 
p. 48 
p. 50 
 

Amend the 2nd bullet to read: 
 

• Do not place large surface parking lots along North First Street 
in the Core Area, but permit a limited amount of short-term 
surface visitor parking between the street and building 
entrance. 

 
13. Parking 

Structures 
p. 82 

Delete the 4th and 5th bullets: 
 

• Structured parking adjacent to a primary street in the Core 
Area should include either ground-floor retail space if the site 
meets the Retail Site Criteria (see Guidelines for Site 
Planning: Retail); or multi-story office space; or a 
combination of both. 

• These non-parking uses should extend along the entire length 
of the parking structure where it is adjacent to the primary 
street. 

 
14. Parking Amend the 6th and 7th bullets to read: 

 4



Structures 
p. 82 

 
• Where provided, retail space that faces onto a primary street 

should meet the 45-foot minimum depth requirement and 15-
foot floor-to-floor minimum height requirement specified in 
Guidelines for Buildings: Building Design and Materials. 
Deeper and taller dimensions, such as 60-foot depths or 18-
foot floor-to-floor heights, are encouraged. 

• Where provided, leased spaces along a parking structure edge 
which are not on a primary street, should be at least 30 feet 
deep, and are anticipated to be service or office space rather 
than primary retail space. 

 
15. Parking 

Structures 
p. 83 

Amend the 1st full bullet to read: 
 

• If not wrapped with habitable space, then at least 50% of the 
structured parking garage floor should be placed no less than 4 
feet below the grade of the adjacent sidewalk, and the above-
grade portion should be well-screened by architectural 
elements such as stoops, entryways, planters, or other features 
that are integrated into the overall building design. 

 
16. Street Hierarchy 

and Typologies 
p. 89 

Under "Cross-sections are shown for the following streets," amend the 
9th line to read: 
 
Industrial/Grid Streets - with and without build-to lines 
 

17. Street Hierarchy 
and Typologies: 
Typical Street 
Sections 
p. 100 
 

Delete this page ("4a Industrial/Grid Street") 
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RESPONSES TO COMMENTS RECEIVED AFTER NOVEMBER 13, 2008, CHARETTE
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Letter 1 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
1.1 
 
 
 
1.2 
 
 
 
1.3 
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Letter 1 
 
1.1 The document contains guidelines for a Central Urban Park/Plaza (pp. 126-127), possibly 

in conjunction with a neighborhood retail center (pp. 52-55).  The Guidelines assume that 
such a "center" would be initiated by the private sector. 

 
1.2 See Addendum item 2. 
 
1.3 The North San Jose Area Development Policy (p. 25) allocates industrial development 

capacity (above base floor-area ratios) to projects that conform to the policy's Core Area 
Design Criteria and that "incorporate exceptional and/or innovative architecture design 
treatment, transit-oriented site design elements and programs to encourage alternative 
modes of transportation, including transportation demand management measures." 
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Letter 2 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
2.1 
 

 10



Letter 2 
 
2.1 See Addendum item 4. 
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Letter 3 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
3.1 
 
 
 
 
3.2 
 
 
 
 
3.3 
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Letter 3 
 
3.1 The North San Jose Area Development Policy describes the process for allocation of 

development capacity. 
 
3.2 The Guidelines encourage (but do not require) taller buildings and more intense 

development on North First Street, in the Core Area, on corners, etc.   
 
3.3 See Addendum item 2. 
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Letter 4 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
4.1 
 
 
 
4.2 
 
 
 
4.3 
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Letter 4 
 
4.1 See Addendum item 2. 
 
4.2 See Addendum item 2. 
 
4.3 See Addendum item 1. 
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5.1 
 
 
 
 
 
5.2 
 
 
 
 
 
 
 
 
 
 
5.3 
 
 
 
 
 
 
5.4 
 
 
 
 
 
 
5.5 
 
 
 

From: Darin Schoolmeester [dschool@mve-architects.com] 
Sent: Thursday, November 13, 2008 5:44 PM 
To: Rask, Walter 
Subject: Charrette Notes 
Walter,  
 
Thank you for the opportunity to participate in the Charrette this morning. It was a great 
experience to interact with the developers as a group and listen to the discussion regarding the 
current trends and future outlook for office and residential development. Per your request, I have 
summarized our group discussion below. 
 

1. Parcel Size: It was agreed that the hypothetical parcel as drawn was not very useful from 
the standpoint exercising the guidelines because there are no future development 
opportunities in the NSJ area of this size. It was also discussed that a single owner 
developing a single product and building type on a parcel this large would be highly 
unlikely in the future. The group decided to break up the parcel into smaller, more realistic 
size areas to test the residential guidelines.  

 
2. Product/Construction Type: With the constraints of construction cost (for high rise 

buildings) and the goal of higher densities, it was agreed that there were two primary 
product/building types that would be the most likely to occur in the NSJ area. The first is 
the podium product, which is composed of 4 stories of Type V wood frame residential over 
1 story of Type I subterranean garage (only one due to a high water table in the area). 
This product type could achieve between 60-70 du/ac (net) depending on a series of 
variables including rental v. for-sale, mix, unit size, and parking ratios. The second product 
type is the “Wrap” building. This building type is defined by an above-grade Type I parking 
structure (4 stories) with Type V residential (4 stories) wrapping around the parking 
structure. This product type generally achieves a density of 45-55 du/ac (net) depending 
on the same variables. For the density it can achieve, it was agreed that the 4 story 
podium building is the most likely product type for NSJ.   

 
3. Block Size: Smaller block areas were created during the Charrette exercise. A 15 acre 

parcel was created adjacent to the largest perimeter road. After allowing for 2.5-3 acres 
for a public/private park and streets, this parcel broke up into 2-6.5 to 7 acre sites yielding 
a maximum of 800 units as podium buildings. It was agreed that the podium building was 
the most flexible in terms of parcel size and creating efficiency. The remaining parcels 
were well suited for the wrap building type at approximately 4.5 acres each. These parcels 
could yield as many as 250 units. It was agreed that the parcels became less efficient for 
this building type if they were less that 3.5 acres or greater than 5 acres.  

 
The most significant point of discussion centered on the guideline encouraging the 
inclusion of a public street or paseo through a parcel that contained more than 1,600 
linear feet at the perimeter. This would be the equivalent of an approximately 3.6 acre site. 
Due to the nature of the wrap product, and how it is planned and sited, the addition of a 
paseo or street though the site would cause it to be very inefficient. The recommendation 
was to create some flexibility and alternative ways to satisfy the goal of the paseo without 
requirement to puncture though the site.  

 
4. Parking Ratios: While the zoning/guidelines allow for as little as 1.63 stalls per unit 

(based on the provided mix), it was agreed that unless the parcels are immediately 
adjacent to transit the ratios designed into these communities would be much greater from 
practical and marketing standpoint. Apartment projects would likely be designed with a 
minimum ratio of 1.8 and condominium developments would be designed with a minimum 
ration of 2.0. With the limitations of construction type and water table, the densities for 
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5.6 

these building types are limited primarily by the amount of parking that can be provided 
economically. Achieving a density of 65 du/ac may be difficult depending on the type of 
residential development.  

 
5. Parks: The inclusion of public parks into projects (less than 15 acres) was discussed. For 

efficiency and maintenance considerations, developers have not been encouraged to 
create smaller parks by the Parks and Recreation Department. The recommendation from 
the group was that perhaps a strategy/policy could be created which allows for 
alternatives in the size, ownership, and maintenance of parks that could be accessed by 
the public.  

 
Please let me know if you need anything else or have any questions about the notes. 
Thank you. 
 

 
Darin Schoolmeester, AIA, LEED AP  
Principal 
 
MVE & Partners, Inc. | Architecture + Planning + Interiors  
Irvine + Oakland + Honolulu  
 
1900 Main Street, Suite 800 | Irvine, California 92614-7318 | T 949.809.3388 F 949.809.3546 | 
www.mve-architects.com 
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Darin Schoolmeester, McLarand Vasquez Emsiek Architects, November 13, 2008 
(Note: Mr. Schoolmeester facilitated the November 13, 2008, charette on Residential 
Development.) 
 
5.1 The comment pertains to the format of the charette and does not affect the Guidelines. 
 
5.2 The "wrap" building type has not been proposed in North San Jose.  Also, at 45 to 55 

units per net acre, the building type will generally not meet the minimum density 
requirement of 55 or 90 units per acre, except in combination with higher density 
buildings.  Therefore, no change to the Guidelines is indicated. 

 
5.3 The charette instructions required a neighborhood park of at least 5 acres.  Development 

of the remaining buildable land would have to be in higher density building types than 
the "wrap" product in order to achieve minimum densities.  See also response to 
comment 5.2. 

 
5.4 See responses to comments 5.2 and 5.3. 
 
5.5 The 1.63 spaces per unit parking ratio is a requirement of the Zoning Ordinance.  There is 

no parking maximum. 
 
5.6 The Guidelines assume that the City will continue to maintain public parks and that the 

minimum acreages will still apply.  
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6.1 
 
 
6.2 
 
 
6.3 
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6.6 
 
 
 
 
 
6.7 
 
 
 
 
 
 
6.8 
 
 
 
6.9 
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Crystal Barriscale, HOK Architecture, November 21, 2008 
(Note: Ms. Barriscale facilitated the November 13, 2008, charette on Office Development Inside 
the Core.) 
 
6.1 See Addendum items 10 and 11. 
 
6.2 The half-level parking requirement applies primarily to residential development.  See 

Addendum item 15 for revised language.  The Guidelines require mitigation of the visual 
impact of parking garages by screening the façade, wrapping the garage with other uses 
or locating the garage in the interior of the site. 

 
6.3 The Guidelines encourage (but do not require) taller buildings and more intense 

development on North First Street, in the Core Area, on corners, etc.  See Addendum 
item 7. 

 
6.4 The grid streets are a requirement of the North San Jose Area Development Policy 

("Supporting Street System -- Grid Streets," page 22).  See Addendum item 3. 
 
6.5 See response to comment 6.3. 
 
6.6 See response to comment 6.2. 
 
6.7 The Guidelines encourage (but do not require) four types of retail in viable locations and 

configurations.  The document contains guidelines for a Central Urban Park/Plaza (pp. 
126-127), possibly in conjunction with a neighborhood retail center (pp. 52-55).  The 
Guidelines assume that such a "center" would be initiated by the private sector.  Also, see 
Addendum items 5 and 14. 

 
6.8 With reference to a Central Urban Park/Plaza, see response to comment 6.7.  With 

reference to smaller parks and plazas, the Guidelines (Site Layout: Private Pocket Parks 
and Plazas, pp. 42-43) provide guidance on the treatment of sidewalks, setback areas and 
private property. 

 
6.9 At the November 13, 2008, charette and in other venues, local developers indicated little 

or no demand for single-tenant, tightly integrated campuses like eBay, Yahoo!, Google or 
Apple.  The reason is largely due to the difficulty of phasing such developments and of 
severing a campus for multiple tenants.  Instead, such projects as Brocade in the @First 
development or Tishman Speyer's First and Component proposal utilize a looser site plan 
in which a single tenant can occupy one, several or all buildings but still have an 
individual identity.  Campus-type developments may be more suitable outside of the Core 
Area where the urban design guidelines are less stringent.   
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7.10 
 
 
 
 
7.11 
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7.13 
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Ken Kay, KenKay Associates, November 24, 2008 
(Note: Mr. Kay participated in the charette on Office Development Inside the Core as the 
representative of 1stACT.) 
 
7.1 The Guidelines encourage (but do not require) taller buildings and more intense 

development on North First Street, in the Core Area, on corners, etc.  Also, the 
Guidelines encourage (but do not require) taller buildings and more intense development 
on North First Street, in the Core Area, on corners, etc.  See Addendum item 7. 

 
7.2 The grid streets are a requirement of the North San Jose Area Development Policy 

("Supporting Street System -- Grid Streets," page 22).  See Addendum item 3. 
 
7.3 The Guidelines do not contain minimum or maximum heights for parking structures.  The 

comment does not explain why the height should be limited to 6 stories. 
 
7.4 The Guidelines anticipate podium parking for residential development only, and the half-

level parking requirement applies primarily to residential development.  See Addendum 
item 15 for revised language.  The Guidelines require mitigation of the visual impact of 
parking garages by screening the façade, wrapping the garage with other uses or locating 
the garage in the interior of the site. 

 
7.5 See response to comment 7.1 
 
7.6 See Addendum item 2. 
 
7.7 The document contains guidelines for a Central Urban Park/Plaza (pp. 126-127), possibly 

in conjunction with a neighborhood retail center (pp. 52-55).  The Guidelines assume that 
such a "center" would be initiated by the private sector. 

 
7.8 The Guidelines encourage (but do not require) the pattern of development described in 

the comment.  
 
7.9 The term "grid streets" refers to a set of streets in the Core Area prescribed by the North 

San Jose Area Development Policy.  See Addendum item 3.  Others streets, paseos and 
mid-block connectors (or "pathways") are intended to provide the connectivity described 
in the comment. 

 
7.10 The Guidelines prescribe street typologies that are no bigger than official minimums to 

support walkability and non-motorized transportation. 
 
7.11 The North San Jose Area Development Policy contains a section entitled "Sustainable 

Building Criteria" intended to "reduce energy use, promote water conservation and 
otherwise reduce environmental impacts" (page 27).  These criteria apply to all 
development in North San Jose, as do the policies and ordinances implementing Mayor 
Reed's Green Vision for San José.  To avoid confusion and inconsistencies, the 
Guidelines do not repeat these policies and ordinances. 
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7.12 The Guidelines for the Streetscape (pp. 87-113) provide for all forms of transportation -- 

vehicular, transit, bicycle and pedestrian. 
 
7.13 The primary means of implementing the open space guidelines is through the Parkland 

Dedication Ordinance (PDO) and the Park Impact Ordinance (PIO).  Financing and the 
location, size and configuration of neighborhood parks are handled on a project-by-
project basis and cannot, therefore, be shown on a detailed plan. 
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Lewis Knight, Gensler Architecture, November 17, 2009 
(Note: Mr. Knight facilitated the November 13, 2008, charette on Office Development Outside 
the Core.) 
 
8.1 Grid streets, other streets and paseos that are employed to meet block-size guidelines are 

meant to be public to achieve the connectivity objective.  On the other hand, Mid-Block 
Connectors (also known as Pathways), may be private.  See Addendum items 3 and 6. 

 
8.2 See Addendum item 2. 
 
8.3 See Addendum items 8, 9 and 12. 
 
8.4 See Addendum item 2. 
 
8.5 Maximum block sizes are intended to support the connectivity objective.  Outside the 

Core Area, the maximum block size is 1,000 by 1,000 feet or 23 acres.  During the 
charette, several developers commented that the 27-acre study site was far bigger than 
any prospective development sites in North San Jose.  Therefore, the 1,000-foot-square 
block should not be a constraint. 

 
8.6 The Guidelines encourage (but do not require) four types of retail in viable locations and 

configurations.  Also, see Addendum items 5 and 14. 
 
8.7 See Addendum item 2. 
 
8.8 See Addendum item 2. 
 
8.9 See Addendum item 2. 
 
8.10 See response to comment 8.1. 
 
8.11 The 1.2 FAR is the calculated average build-out of the Core Area under the North San 

Jose Area Development Policy, not a minimum or maximum.  The policy's 
Implementation section (pp. 23-25) sets forth the entitlement process. 

 
8.12 Four office developments proposed for North San Jose range from 1.32 to 1.89 FAR.   
 
8.13 See Addendum item 2. 
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