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To: Downtown West Project
Subject: FW: Preliminary Drafts: Cost Estimate comments for Google
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Attachments: 2102032x_SJDW_OS_Budget_Framework_SHARED_RED-c_tf.pdf

 
 

From: Phan, Johnny 
Sent: Wednesday, February 17, 2021 4:19 PM
To: Miller, J. Gregg <gmiller@coblentzlaw.com>
Subject: Preliminary Drafts: Cost Estimate comments for Google
 

Comments on Park cost estimate.  Johnny
 

 

Johnny V. Phan
Senior Deputy City Attorney
Office of the City Attorney
City of San Jose
200 East Santa Clara Street
San Jose, CA 95113-1905
Main Ph: (408) 535-1900
Direct No.: (408) 535-1981
Fax No. (408) 998-3131

NOTICE TO RECIPIENT: This communication is intended
only for the person to whom it is addressed, and may
be protected by law. If you receive this in error, any review, use, dissemination, distribution, or copying is strictly
prohibited. Please notify us immediately of the error and delete this communication
and any attached documents
from your system. Thank you for your cooperation.
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OPEN SPACE COST ESTIMATION


CPRA Confidential Treatment Request 
Not for Public Release – CPRA Exempt 


Confidential and Proprietary Business / Siting Information 
Pre-Decisional Draft – For Review Only







Key Recommendation: 
Review with a regionally based Third Party Cost Estimator


- Estimates are exclusive of final cost of work


Method of Comparative Analysis 


Price / Sf - Snapshot of Construction Cost Assumptions


Includes:
●
●
●
●
●
●
●
●


Excludes:
●
●
●
●
●
●
●
●


Qualifying words of Consult > 


Major Factors affecting variability in $/sf:


Site Access and Logistics


On Structure vs. Terra Firma


Existing Site Geology (Env/Geotech Reporting)


Unknown obstructions (during demolition)


Site adjacencies “tying into existing”


Trenching vs. Overhead Utilities


Regional labor availability and labor rates


Escalation (Location/Labor/Material/Tariffs)


CPRA Confidential Treatment Request 
Not for Public Release – CPRA Exempt 


Confidential and Proprietary Business / Siting Information 
Pre-Decisional Draft – For Review Only







Downtown West San Jose Parks


30%


Los Gatos Creek 
Connector
0.91 ac


500’0’


City Dedicated Park/Trail 
(4.80 ac total)


LGC Park/Trail 
0.37 ac / 0.28 ac


The Social Heart
0.57 ac


St. John Triangle
1.53  ac


Northend Park
0.89 ac


Tier One    =    Target Range $150-180/sf
Tier Two    =    Target Range $100-150/sf
Tier Three =    Target Range $65-100/sf


LGC East
+/- 0.25 ac


CPRA Confidential Treatment Request 
Not for Public Release – CPRA Exempt 


Confidential and Proprietary Business / Siting Information 
Pre-Decisional Draft – For Review Only







Overview Selection


Essex Crossing, New York


0.34 acres - Small Size 
Completed 2019


Soundscape Park, Miami


3 acres Large Size
Completed 2011


Drexel Square, Philadelphia 


1.3 acres Medium Size 
Completed 2019


35% 65%55% 45%50% 50%


Tier One Tier Two Tier Three


Tier One    =    Target Range $150-180/sf
Tier Two    =    Target Range $100-150/sf
Tier Three =    Target Range $65-100/sf


Civic Plaza


Cost: $ 12 - 14 million
ROM: $156 / $243 per sf


Green Square


Cost: $ 14.5 - 18.5 million
ROM: $109/139 per sf 


Pocket Park


Cost: $ 1.2 million
ROM: $80 / $106 per sf 


CPRA Confidential Treatment Request 
Not for Public Release – CPRA Exempt 


Confidential and Proprietary Business / Siting Information 
Pre-Decisional Draft – For Review Onlyall of these are from the 


east coast







Los Gatos 
Creek 
Connector
0.91 ac


City Dedicated Park/Trail 
(4.80 ac total)


LGC 
Park/Trail 
0.37 ac / 0.28 
ac The Social 


Heart
0.57 ac


St. John Triangle
1.53  ac


Northend 
Park


0.89 ac


Cost Structure 
Tier One    =    Target Range $150-180/sf
Tier Two    =    Target Range $100-150/sf
Tier Three =    Target Range $65-100/sf


CPRA Confidential Treatment Request 
Not for Public Release – CPRA Exempt 


Confidential and Proprietary Business / Siting Information 
Pre-Decisional Draft – For Review Only


where does cost escalation live? 
in the 25% contingency?







Detailed OS Park Breakdown


CPRA Confidential Treatment Request 
Not for Public Release – CPRA Exempt 


Confidential and Proprietary Business / Siting Information 
Pre-Decisional Draft – For Review Only







Los Gatos Creek Connector


Design


Adaptation


Los Gatos Creek 
Connector
(0.91 ac total)


Tier Three =  Target Range 
       $65-100/sf


Direct Cost per SF = $86/sf


CPRA Confidential Treatment Request 
Not for Public Release – CPRA Exempt 


Confidential and Proprietary Business / Siting Information 
Pre-Decisional Draft – For Review Only


we use 0.40/acre for clearing/grubbing and 3/sqft for demo paving


we use $20-25 including subgrade


can the city maintain granite pavers??


this is high, need to do more recon on our values


we use $20-25 including subgrade. what is this hardscape??
seems like this is for the trail


this is a very complex allowance 


why is all fine grading at such a high rate?


does this include metering, etc?


what does this entail? 
not enough information
not enough information, these are often overplanted at MP level


size? shape? material? are they irrigated?


what kind of seating if not loose furniture?


seems high, we usually just install 1 or 2 bollards







LGC Park


Design


Adaptation


LGC Park
(0.37 ac total)


Tier Two    =    Target Range 
        $100-150/sf


Direct Cost per SF = $138/sf


CPRA Confidential Treatment Request 
Not for Public Release – CPRA Exempt 


Confidential and Proprietary Business / Siting Information 
Pre-Decisional Draft – For Review Only


we use .40/sqft


Anything over $100k is high for seating furniture







LGC Trails (on Plot E & Plot G)


Design


Adaptation


LGC Trail
(0.53 ac total)


Direct Cost per SF = $99/sf 
(Plot E)


Direct Cost per SF = $135/sf 
(Plot G)


LGC Trail (Plot G)


LGC East Trail (Plot E)


CPRA Confidential Treatment Request 
Not for Public Release – CPRA Exempt 


Confidential and Proprietary Business / Siting Information 
Pre-Decisional Draft – For Review Only


12' wide?


needed on trail?


needed on trail?
we don't light trails


we don't light trails


fencing from what?







Design


AdaptationSocial Heart


Social Heart
(0.57 ac total)


Tier One    =    Target Range    
        $150-180/sf


Direct Cost per SF = $176/sf


CPRA Confidential Treatment Request 
Not for Public Release – CPRA Exempt 


Confidential and Proprietary Business / Siting Information 
Pre-Decisional Draft – For Review Only


is this acceptable?
ditto?


woah, what is the steel structure?


wish I could see this...


given the existing conditions 
at this location, I'm not sure 
it's appropriate to anticipate 
the same level of demo/site 
prep work







St John Triangle


Design


Adaptation


St John Triangle
(1.53 ac total)


Tier Two    =    Target Range 
        $100-150/sf


Direct Cost per SF = $132/sf


CPRA Confidential Treatment Request 
Not for Public Release – CPRA Exempt 


Confidential and Proprietary Business / Siting Information 
Pre-Decisional Draft – For Review Only


what seating costs this much?


how is this different from program deck?


can the City maintain this? william manly...


City doesn't use bollard lights typically


what is this?


same comment as 
previous park







Northend Park


Design


Adaptation


Northend Park
(1.53 ac total)


Tier Three =    Target Range    
             $65-100/sf


Direct Cost per SF = $82 / sf


CPRA Confidential Treatment Request 
Not for Public Release – CPRA Exempt 


Confidential and Proprietary Business / Siting Information 
Pre-Decisional Draft – For Review Only


does this City want this?
what does this mean?
where? are there level changes?


what's included here?


public art? doesn't need it's own line item, pulled from budget
this is a lot for signage


how does this differ from softscape allowance?


how large is large? is this for silva cells?







Open Space Cost Estimate
Summary (


View Spreadsheet here:
https://docs.google.com/spreadsheets/d/1j4E3QEaJ
8nBgdHrHg5TCWOuB4z1yWp3MaqvB380q1bQ/edit
#gid=1694818511 


Direct Cost / SF Within Target


(Target Range $65-100/sf) $ 86


0.37
2


(Target Range $100-150/sf) $138 


0.53 N/A
$ 99 (Plot E)


$ 135 (Plot G)
N/A


0.57
1 


(Target Range $150-180/sf) $ 176


1.53
2


(Target Range $100-150/sf) $ 132


0.89
3


(Target Range $65-100/sf) $ 82


Grand Total 4.80 $118


CPRA Confidential Treatment Request 
Not for Public Release – CPRA Exempt 


Confidential and Proprietary Business / Siting Information 
Pre-Decisional Draft – For Review Only







End


CPRA Confidential Treatment Request 
Not for Public Release – CPRA Exempt 


Confidential and Proprietary Business / Siting Information 
Pre-Decisional Draft – For Review Only







OPEN SPACE COST ESTIMATION

CPRA Confidential Treatment Request 
Not for Public Release – CPRA Exempt 

Confidential and Proprietary Business / Siting Information 
Pre-Decisional Draft – For Review Only



Key Recommendation: 
Review with a regionally based Third Party Cost Estimator

- Estimates are exclusive of final cost of work

Method of Comparative Analysis 

Price / Sf - Snapshot of Construction Cost Assumptions

Includes:
●
●
●
●
●
●
●
●

Excludes:
●
●
●
●
●
●
●
●

Qualifying words of Consult > 

Major Factors affecting variability in $/sf:

Site Access and Logistics

On Structure vs. Terra Firma

Existing Site Geology (Env/Geotech Reporting)

Unknown obstructions (during demolition)

Site adjacencies “tying into existing”

Trenching vs. Overhead Utilities

Regional labor availability and labor rates

Escalation (Location/Labor/Material/Tariffs)

CPRA Confidential Treatment Request 
Not for Public Release – CPRA Exempt 

Confidential and Proprietary Business / Siting Information 
Pre-Decisional Draft – For Review Only



Downtown West San Jose Parks

30%

Los Gatos Creek 
Connector
0.91 ac

500’0’

City Dedicated Park/Trail 
(4.80 ac total)

LGC Park/Trail 
0.37 ac / 0.28 ac

The Social Heart
0.57 ac

St. John Triangle
1.53  ac

Northend Park
0.89 ac

Tier One    =    Target Range $150-180/sf
Tier Two    =    Target Range $100-150/sf
Tier Three =    Target Range $65-100/sf

LGC East
+/- 0.25 ac

CPRA Confidential Treatment Request 
Not for Public Release – CPRA Exempt 

Confidential and Proprietary Business / Siting Information 
Pre-Decisional Draft – For Review Only



Overview Selection

Essex Crossing, New York

0.34 acres - Small Size 
Completed 2019

Soundscape Park, Miami

3 acres Large Size
Completed 2011

Drexel Square, Philadelphia 

1.3 acres Medium Size 
Completed 2019

35% 65%55% 45%50% 50%

Tier One Tier Two Tier Three

Tier One    =    Target Range $150-180/sf
Tier Two    =    Target Range $100-150/sf
Tier Three =    Target Range $65-100/sf

Civic Plaza

Cost: $ 12 - 14 million
ROM: $156 / $243 per sf

Green Square

Cost: $ 14.5 - 18.5 million
ROM: $109/139 per sf 

Pocket Park

Cost: $ 1.2 million
ROM: $80 / $106 per sf 

CPRA Confidential Treatment Request 
Not for Public Release – CPRA Exempt 

Confidential and Proprietary Business / Siting Information 
Pre-Decisional Draft – For Review Onlyall of these are from the 

east coast



Los Gatos 
Creek 
Connector
0.91 ac

City Dedicated Park/Trail 
(4.80 ac total)

LGC 
Park/Trail 
0.37 ac / 0.28 
ac The Social 

Heart
0.57 ac

St. John Triangle
1.53  ac

Northend 
Park

0.89 ac

Cost Structure 
Tier One    =    Target Range $150-180/sf
Tier Two    =    Target Range $100-150/sf
Tier Three =    Target Range $65-100/sf

CPRA Confidential Treatment Request 
Not for Public Release – CPRA Exempt 

Confidential and Proprietary Business / Siting Information 
Pre-Decisional Draft – For Review Only

where does cost escalation live? 
in the 25% contingency?



Detailed OS Park Breakdown

CPRA Confidential Treatment Request 
Not for Public Release – CPRA Exempt 

Confidential and Proprietary Business / Siting Information 
Pre-Decisional Draft – For Review Only



Los Gatos Creek Connector

Design

Adaptation

Los Gatos Creek 
Connector
(0.91 ac total)

Tier Three =  Target Range 
       $65-100/sf

Direct Cost per SF = $86/sf

CPRA Confidential Treatment Request 
Not for Public Release – CPRA Exempt 

Confidential and Proprietary Business / Siting Information 
Pre-Decisional Draft – For Review Only

we use 0.40/acre for clearing/grubbing and 3/sqft for demo paving

we use $20-25 including subgrade

can the city maintain granite pavers??

this is high, need to do more recon on our values

we use $20-25 including subgrade. what is this hardscape??
seems like this is for the trail

this is a very complex allowance 

why is all fine grading at such a high rate?

does this include metering, etc?

what does this entail? 
not enough information
not enough information, these are often overplanted at MP level

size? shape? material? are they irrigated?

what kind of seating if not loose furniture?

seems high, we usually just install 1 or 2 bollards



LGC Park

Design

Adaptation

LGC Park
(0.37 ac total)

Tier Two    =    Target Range 
        $100-150/sf

Direct Cost per SF = $138/sf

CPRA Confidential Treatment Request 
Not for Public Release – CPRA Exempt 

Confidential and Proprietary Business / Siting Information 
Pre-Decisional Draft – For Review Only

we use .40/sqft

Anything over $100k is high for seating furniture



LGC Trails (on Plot E & Plot G)

Design

Adaptation

LGC Trail
(0.53 ac total)

Direct Cost per SF = $99/sf 
(Plot E)

Direct Cost per SF = $135/sf 
(Plot G)

LGC Trail (Plot G)

LGC East Trail (Plot E)

CPRA Confidential Treatment Request 
Not for Public Release – CPRA Exempt 

Confidential and Proprietary Business / Siting Information 
Pre-Decisional Draft – For Review Only

12' wide?

needed on trail?

needed on trail?
we don't light trails

we don't light trails

fencing from what?



Design

AdaptationSocial Heart

Social Heart
(0.57 ac total)

Tier One    =    Target Range    
        $150-180/sf

Direct Cost per SF = $176/sf

CPRA Confidential Treatment Request 
Not for Public Release – CPRA Exempt 

Confidential and Proprietary Business / Siting Information 
Pre-Decisional Draft – For Review Only

is this acceptable?
ditto?

woah, what is the steel structure?

wish I could see this...

given the existing conditions 
at this location, I'm not sure 
it's appropriate to anticipate 
the same level of demo/site 
prep work



St John Triangle

Design

Adaptation

St John Triangle
(1.53 ac total)

Tier Two    =    Target Range 
        $100-150/sf

Direct Cost per SF = $132/sf

CPRA Confidential Treatment Request 
Not for Public Release – CPRA Exempt 

Confidential and Proprietary Business / Siting Information 
Pre-Decisional Draft – For Review Only

what seating costs this much?

how is this different from program deck?

can the City maintain this? william manly...

City doesn't use bollard lights typically

what is this?

same comment as 
previous park



Northend Park

Design

Adaptation

Northend Park
(1.53 ac total)

Tier Three =    Target Range    
             $65-100/sf

Direct Cost per SF = $82 / sf

CPRA Confidential Treatment Request 
Not for Public Release – CPRA Exempt 

Confidential and Proprietary Business / Siting Information 
Pre-Decisional Draft – For Review Only

does this City want this?
what does this mean?
where? are there level changes?

what's included here?

public art? doesn't need it's own line item, pulled from budget
this is a lot for signage

how does this differ from softscape allowance?

how large is large? is this for silva cells?



Open Space Cost Estimate
Summary (

View Spreadsheet here:
https://docs.google.com/spreadsheets/d/1j4E3QEaJ
8nBgdHrHg5TCWOuB4z1yWp3MaqvB380q1bQ/edit
#gid=1694818511 

Direct Cost / SF Within Target

(Target Range $65-100/sf) $ 86

0.37
2

(Target Range $100-150/sf) $138 

0.53 N/A
$ 99 (Plot E)

$ 135 (Plot G)
N/A

0.57
1 

(Target Range $150-180/sf) $ 176

1.53
2

(Target Range $100-150/sf) $ 132

0.89
3

(Target Range $65-100/sf) $ 82

Grand Total 4.80 $118

CPRA Confidential Treatment Request 
Not for Public Release – CPRA Exempt 

Confidential and Proprietary Business / Siting Information 
Pre-Decisional Draft – For Review Only



End

CPRA Confidential Treatment Request 
Not for Public Release – CPRA Exempt 

Confidential and Proprietary Business / Siting Information 
Pre-Decisional Draft – For Review Only


