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REPORT IN BRIEF 
Lawrence Station Transit Village represents a unique opportunity to plan for 
the future using “smart growth” concepts by creating a specific plan (a Station 
Area Plan) to bring higher density residential, employment center and 
neighborhood commercial uses to an existing multi-modal area. The station’s 
location gives tremendous opportunity for increased transit use in conjunction 
with a County Expressway.  This opportunity allows the City of Sunnyvale to 
work closely with the City of Santa Clara in developing a plan that will be 
regional in scope and provides exciting opportunities for the future of the area. 
 
Staff recommends that a Station Area Plan (SAP) be prepared for the station, 
along with a Memorandum of Understanding (MOU) with the City of Santa 
Clara, detailing each other’s role in the preparation of the plan and associated 
reviews (such as environmental review). Staff further recommends the SAP 
include the following elements: 
 

• Preserve the existing single-family residential area located near the 
station, 

• Identify opportunities for higher-density residential and office 
development near the Caltrain station, 

• Add neighborhood commercial zoning to the area in order to serve the 
existing and future residential uses. 

• Increase and improve access to the station, including improved signage 
and access for pedestrians, bicyclists and motorists, 

• Include design criteria that would allow the area to be developed with 
respect to the existing neighborhoods, and to create a unique sense of 
place for this portion of the City. 

 
The preparation of the SAP and environmental review is expected to cost 
$500,000-750,000, which would be shared with the City of Santa Clara, per 
the MOU. Staff has made application for several grants in order to pay for this 
work, and has received a grant for $150,000 from VTA. Staff will continue to 
pursue funding sources in order to cover the costs of the work. 
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BACKGROUND 
 
In January 2008, City Council approved a Study Issue to review and analyze 
current and future development potential in the area around the existing 
Caltrain Station near Lawrence Expressway (see Attachment A). The need for a 
study emerged out of concerns regarding low ridership levels at the Lawrence 
Station and development potential in the surrounding area.  
 
The study issue resulted from concerns raised by the Planning Commission 
regarding current ridership levels at the Caltrain Station. The City Council 
identified the following items for further review within the scope of this study: 

• Analyze current development potential in Sunnyvale and nearby 
Santa Clara around the station; 

• Co-ordinate with the City of Santa Clara, VTA, Caltrain on 
projected future use/capacity for the station; and 

• Further explore planning concepts including, increasing housing 
and/or employment opportunities near the station, and creating 
mixed use zoning opportunities and additional shuttle service 
options to nearby businesses. 

 
EXISTING POLICY 
 
Land Use and Transportation Element 

Goal R.1. – Protect and sustain a high quality of life in Sunnyvale by 
participating in coordinated land use and transportation planning in the 
region 

Policy R1.3 – Promote integrated and coordinated local land use and 
transportation planning 

Policy R1.10 – Support land use planning that complements the regional 
transportation system. 

Action Statement R1.10.2 – Support alternative transportation services, 
such as light rail, buses and commuter rail through appropriate land use 
planning. 

Action Statement R1.10.3 – Encourage mixed uses near transit centers. 
 
DISCUSSION 
 
Overview of the study issue 
The main objective of the study is to explore the feasibility of higher-density, 
transit-oriented development near the Lawrence Caltrain station that would 
encourage higher ridership at the station. With some exception, the existing 
land uses surrounding the station area are underutilized from a density and 
transit supportive perspective, precluding the area from developing into a 
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vibrant node of employment and residential activity and taking full advantage 
of transit accessibility. In order for the Lawrence Station area to transition into 
a successful TOD neighborhood and take full advantage of its unique location, 
the City of Sunnyvale, working in partnership with the City of Santa Clara, 
would need to ensure that appropriate land use policies are in place to 
encourage redevelopment. Coordinated planning efforts between the two cities 
would be critical to promote land use policies that are consistent with the 
zoning and General Plans of both cities.  
 
This report presents a feasibility analysis to assess the potential for future 
growth within the study area both from a land use and economic development 
perspective. Staff has reviewed and analyzed current conditions and 
development opportunities within the study area. Staff has met with City of 
Santa Clara staff several times to jointly  address the goals of the study and 
look at future growth potential of properties within both cities. Two community 
outreach meetings were held in partnership with City of Santa Carla staff to get 
feedback from residents and businesses on the study. The findings of the 
feasibility study are intended for Council to make an informed decision on 
whether to pursue doing a detailed area specific plan or a “Station Area Plan” 
(SAP) in partnership with the City of Santa Clara. 
 
For the sake of clarity, this report has been broken down into two sub- 
sections: 

Section A: Informational items related to the study: This section provides 
an overview of the key conclusions of the feasibility study to set a context for 
the overall study and includes informational items only. 

Section B: Items for Council direction: This section includes items that 
require Council direction with options for next steps that would guide the study 
issue process in future.  
 
Section A: Informational items related to the study 
 
1. Transit-oriented Development 
Transit-oriented development (TOD) through coordinated land use and 
transportation planning has been a successful planning strategy used for 
creating vibrant, livable communities around transit centers throughout the 
United States and around the world. Factors driving the growing trend towards 
TOD include increase in traffic on roadways, increased commute times due to 
sprawling development patterns, current demographic and real estate trends, 
the rising price of gas, growing focus on environmental protection and 
sustainability and a desire for high quality neighborhoods with a sense of 
place. 
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Transit-oriented development is often defined as higher-density, mixed-use 
development within walking distance – or a half mile – of transit stations.1 A 
typical TOD has a rail or bus station at its center, surrounded by relatively 
high-density development, with progressively lower-density development 
spreading outwards one-quarter to one-half mile, which represents typical 
walking distances for pedestrians. Several studies indicate that there is a 
strong correlation between residential/employment density. Also influencing 
transit ridership are: demographic mix (students, seniors and lower-income 
people tend to be heavy transit users), transit pricing and rider 
subsidies, parking availability and pricing, the quality of transit service, 
walkability, and street design. The key to creating a successful TOD 
neighborhood is to balance land use, urban design, economic and transit 
service features within areas that have the core and necessary building blocks 
to begin with.
 
2. Lawrence Station Transit Village: Regional location and planning 
area  
Lawrence Caltrain station is located near the western boundary of the City of 
Sunnyvale along Lawrence Expressway between Kifer Road to the north and 
Reed Avenue/Monroe Street to the south.  Although the station is located in 
the City of Sunnyvale, the area borders the City of Santa Clara to the east. A 
Lawrence Station Transit Village area would include all properties within a 
half-mile radius of Lawrence Caltrain Station. Properties within the study area 
lie within the jurisdictions of both the cities of Sunnyvale and Santa Clara (see 
Attachment A for an aerial map of the study area). Land uses around the 
station generally consist of older, single-story office/R&D structures to the 
north and single-family homes and multifamily residential buildings to the 
south.  Retail and light industrial uses are scattered throughout the area. 
 
Maps included in Attachment C show that the Lawrence Station is within easy 
access to both residential and business uses, and access to various highways, 
expressways and transit options. The Station is one stop north of the Santa 
Clara Transit Center and one stop south of the Downtown Sunnyvale Station, 
which are both “baby bullet” stops. Furthermore, a major effort is currently 
underway to extend BART from Fremont to Silicon Valley, with the Santa Clara 
Transit Center forming the terminus of this extension. Thus, due to its 
proximity to the transit hub in Santa Clara the Lawrence station is likely to 
experience greater development interest in the future. 
 
Encompassing approximately 430 acres in all, the half-mile radius study area 
comprises 260 acres in Sunnyvale and 174 acres in Santa Clara, respectively. 

 
1 Reconnecting America, Center for Transit Oriented Development 
http://www.reconnectingamerica.org/public/tod
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Attachment C of this report includes maps showing current land uses and 
zoning designations within the study area.  
 
In Sunnyvale, the predominant land uses within a 1/2 mile radius of Lawrence 
Station include: 
 

• The predominant uses consist of multi-family (18% of total land use 
within Sunnyvale) and single-family residential (17% of total land use 
within Sunnyvale) with residential zoning densities ranging from seven to 
twenty-four dwelling units per acre. Residential uses can be found in the 
southeast quadrant of the study area in Sunnyvale.  

• Approximately 29 acres to the south of the Caltrain station is part of the 
Futures site 4b – an industrial area re-zoned in 1993 to allow conversion 
to residential uses. Properties within the area are zoned M3 
(Industrial)/ITR (Industrial to Residential)/R-3 (medium-density) to allow 
for conversion from industrial to medium density residential uses. The 
largest piece of this ITR area is the 17-acre Calstone/Peninsula Building 
supply site immediately adjacent to the station. A portion of this ITR area 
has been developed by KB Homes and Citation Homes with townhome 
and condominium style units. 

• The third largest use consists of R&D office (15.2%) and industrial uses 
(12.4%) which are located to the north of the station. Specific uses 
include Intuitive Surgical, Motorola and other smaller single-story, R&D 
buildings around Sonora Court. 

• Other uses in the area include the Costco site located north-east of the 
Caltrain station, places of assembly (Art Institute) and other smaller 
commercial uses. 

• The 19-acre Corn Palace site, a portion of which is located at the southern 
periphery of the study area is currently an agricultural use, although it is 
zoned for single-family residential uses.  

 
3. Ridership and density 
Since the overall objective of the study is identifying strategies to increase 
transit ridership and it has been determined that intensity of development is a 
key factor affecting ridership, staff conducted a preliminary analysis to assess 
the relationship between density changes and ridership. Research indicates 
that density is one of the key factors that positively affect increases in 
ridership. In addition, the frequency of service, availability of parking, transit 
pricing and overall connectivity to employment, residential and retail hubs 
within the area are key factors that help create a vibrant TOD neighborhood. 
Therefore, a particular density may be inadequate to support increased 
ridership by itself, but becomes adequate if implemented with a variety 
of transit service improvement and smart growth strategies.
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4. Co-ordination with the City of Santa Clara 
The study offers unique opportunities for partnership with the City of Santa 
Clara due to the location of Lawrence Station at the boundary of the cities of 
Santa Clara and Sunnyvale, and the fact that the study area encompasses 
properties within the jurisdictions of both cities. Since the study issue was 
initiated by the Sunnyvale City Council, the feasibility study and grant 
application efforts were led by City of Sunnyvale staff. Outreach meetings were 
conducted in partnership with the City of Santa Clara staff to obtain feedback 
from residents and businesses in both cities.  
 
Findings of the feasibility study are being presented to the Planning 
Commission and City Councils of both cities at the same time for a decision on 
next steps. Recommendations include pursuing a joint specific plan for the 
study area and executing a Memorandum of Understanding (MOU) with the 
City of Santa Clara to develop the study for future Council consideration. A 
copy of City of Santa Clara’s staff report to Planning Commission for their 
recommendation is included as Attachment E.  
 
5. Partnership with VTA, County of Santa Clara and Caltrain 
City of Sunnyvale staff held meetings to present the consultant’s findings and 
get feedback on the feasibility study from County of Santa Clara and Valley 
Transportation Authority (VTA) staff. These meetings were also attended by City 
of Santa Clara staff.  
 
VTA is responsible for managing the Caltrain service corridor and transit 
stations within Santa Clara County and therefore, would play a key role in any 
future studies conducted for the Lawrence Station area. Also, since Lawrence 
Expressway is a County right-of-way, roadway and intersection improvements 
are within the County’s jurisdiction and hence the County’s feedback and input 
would be critical to the overall success of the project. Both VTA and the County 
expressed support for the study findings and recommendations. The agencies 
also provided input on their future plans for the station, service changes, and 
plans for roadway improvements. VTA indicated willingness to participate in 
the study should Council decide to proceed further with a more detailed area 
specific plan. Staff also obtained data on ridership, parking and plans for 
future expansion to the Caltrain corridor from Caltrain staff.  
 
6. Grants and PDA designation 
In September 2008, staff applied for and received “Priority Development Area” 
(PDA) designation for the Lawrence Station Transit Village study area under the 
FOCUS program by the Association of Bay Area Governments (ABAG) and the 
Metropolitan Transportation Commission (MTC). FOCUS is a regional effort to 
identify a regional blueprint for defining future growth in the Bay Area. PDAs 
are defined as areas that have strong potential of supporting focused growth by 
having the ability to accommodate growth as mixed use, infill development near 
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transit and job centers, with an emphasis on housing. Recognition of the 
Lawrence Station Transit Village study area as a potential PDA is an 
endorsement of the area’s development potential and will make the study area 
eligible for additional grant opportunities in future. 
 
The PDA designation informs regional agencies and the State where incentives 
and assistance are needed to support local efforts for focused growth. In 
addition, VTA had also submitted a separate application under the FOCUS 
program to designate identified cores, corridors and station areas where future 
residential and employment growth should be focused within Santa Clara 
County for PDA designation. The Lawrence Station area is one of the identified 
“station areas” that was included in the VTA application. The application was 
subsequently approved. Furthermore, the City of Sunnyvale also received PDA 
designation for the Downtown Specific Plan (DSP) area and the El Camino Real 
corridor. In July 2008, Council adopted Resolution 333-08 to apply for and 
accept PDA designation (Attachment H). 
 
Staff has since submitted three grant applications to generate funding that 
would go towards developing a Station Area Plan for the Lawrence Station 
Transit Village study area. In January of this year, staff applied for and was 
awarded $150,000 in grant funds from VTA’s FY 2008/2009 Community 
Design and Transportation Grant Program. Lawrence Station Transit Village 
was ranked the highest among all applications received from cities in Santa 
Clara County. Staff has recently submitted an application for $250,000 in 
grant funds from the Caltrans FY 2009/2010 Community-Based 
Transportation Planning Grant Program and an application for $150,000 in 
grant funds from the Silicon Valley Community Foundation, an organization 
that seeks to encourage smart-growth and equitable opportunities to improve 
the quality of life of people in the Silicon Valley and the Peninsula. Both VTA 
and Caltrans require a local match of 20% of the awarded grant. Silicon Valley 
Community Foundation does not require a local match.  
 
These grant funds would be used for consultant assistance in plan preparation 
and required environmental review.  
 
7. Consultant’s (EPS and KenKay Associates) findings and Staff 
conclusions  
To conduct a preliminary assessment of the study area’s potential for TOD and 
lay the groundwork for next steps, the City retained the services of Economic 
and Planning Systems, Inc. (EPS) in collaboration with KenKay Associates 
(KKA).  The consultant team was charged with the task of considering key land 
use strategies that would enable market-driven development to transform the 
area by taking advantage of transit accessibility. The team also assessed the 
market and financial feasibility of various TOD-compatible product types. The 
report does not make site-specific land use recommendations which will 
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require more detailed planning and input from property owners and other key 
stakeholders. A copy of the consultants’ feasibility study report has been 
included as Attachment C. The report is intended to provide an objective view 
of the study area’s potential and whether there is market for TOD development 
in the area. 
 
Although the report discusses land use changes for specific properties, this 
study does not recommend any specific changes. The purpose of these 
discussions is to determine what type of changes would need to occur in order 
for the transformation of the Caltrain station area to a transit village to be 
feasible. 
 
Based on the consultant’s findings and staff analysis of the study area, it 
appears that even though the building blocks for TOD are in place, the 
Lawrence station area has not been able to take full advantage of its prime 
location and development potential. The following section discusses the key 
findings included in the consultant’s report as well as staff’s conclusions for 
potential development within the area: 
 
Land use types and density 

Consultant’s findings: 
• There is potential for the Lawrence Station study area to support 

substantial employment and higher residential densities in the long 
term. 

• Similar to other transit stations, Lawrence Station could be redeveloped 
with more intensive uses that benefit from transit accessibility. 

• Development prototypes that may be feasible for the transit station area 
include mid- to high-density multifamily housing, ground floor retail, and 
mid- to high-density office buildings. 

• There is inadequate retail serving the area’s existing residents. 
 
Staff conclusions:  

• In Sunnyvale, properties immediately adjacent to the Caltrain station 
(not including existing residential neighborhoods), both to the north and 
south of the station, have the maximum potential for redevelopment and 
should be developed at higher densities to support transit. 

• Development intensity should taper off away from the transit node in 
order to create an appropriate transition and interface with the 
surrounding community. 

• The area should be redeveloped with a mix of residential, office, retail 
and mixed use developments. These types of uses are high pedestrian 
generators, encourage transit ridership, and provide opportunities for 
multi-purpose trips. 
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• A variety of housing types that would be available to a wide range of 
income groups and ages should be encouraged to implement proposed 
Housing Element policies. 

• Selective properties within the study area should be considered for 
higher density residential developments ranging from 90-150 d.u/acre.2 
For example, properties along the Sonora Court cul-de-sac as well as 
portions of the Peninsula Building Supply/Calstone site could be 
potential candidates for medium/high density residential developments.  

• Selective properties within the study area should be considered for mid-
rise and high-rise office developments with a combination of structured 
and underground parking.3 For example, properties along Kifer Road to 
the west of Lawrence Expressway could be potential candidates for 
medium/high density office developments. 

• The area lacks amenities such as grocery stores, coffee shops, outdoor 
cafes and local retail options. The provision of such amenities within 
walking distance of the station as well as in close proximity to the 
employment and residential hubs would encourage walking and biking 
within the area. 

• Public open spaces interlinked with landscaped sidewalks should be 
provided near the station to emphasize the station as a public place, 
which provides comfortable walking and drop-off areas for transit users 
and a central gathering point for the local community. 

 
Access/Circulation/Connectivity/Sense of place: 

Consultant’s findings: 
• Pedestrian, bicycle, and vehicular access throughout the area is difficult 

and should be improved. 
• Wayfinding and efficient access are currently constrained by the existing 

configuration of access roads.  
 
Staff conclusions: 
• Currently, access to the station is severely constrained due to the street 

layout, lack of signage, lack of a safe pedestrian/bike zone and limited 
parking opportunities close to the station. At a very minimum, a detailed 
access and circulation plan should address these issues to enhance the 
experience of living and working in the area. 

• A separate pedestrian zone should be created to protect people from 
traffic using trees, landscaping, wide sidewalks, and on-street parking.  

                                            
2 For residential developments, this option corresponds to a 5-8 story development (approx. 60-
100 ft. tall). 
3 The average floor area ratios (FAR) for these office developments lie within the range of 6-8 
stories. 
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• The pedestrian experience in the area should be enhanced by creating 

well-lit stations, defining landscape features, and installing convenient 
and legible signage (e.g. wayfinding systems) to orient people to buildings 
and activities around the station. 

• Urban design strategies such as street furniture, gateways, architectural 
variety in buildings, buildings oriented towards the street with active 
ground level uses should be used to create a visually interesting and 
safer pedestrian environment. 

• Additional shuttle service should be provided to improve connections 
with retail, employment and other transit hubs (for example, VTA station, 
downtown Sunnyvale) in the area. 

• The area should be redeveloped as a destination with a unique mix of 
uses and buildings designed as landmarks to the make the area 
attractive and more memorable i.e. create a ‘sense of place’. 

• While higher density development would support transit, the capacity of 
the existing street system needs to be sufficient to accommodate such 
growth. 

 
Parking: 

Consultant’s findings: 
• Additional parking opportunities should be identified in close proximity 

to the station to allow commuters to park in close proximity to the 
station. 

Staff conclusions: 
• Structured parking should be encouraged as it consumes less land and 

allows for maximum development. Parking facilities should be sized and 
located to enhance shared-use of the facilities. For example, a portion of 
the Costco site could be developed with a multi-level parking structure 
for use by Caltrain riders during weekdays and Costco customers during 
weekends. 

• Ample convenient and secure bicycle parking should be provided at the 
station, close to the entrance. 

• Reduced parking standards with Transportation Demand Management 
programs (TDM’s) for residential and mixed-use development types 
should be established as an incentive to develop TOD compatible product 
types near the station and to improve the financial feasibility of such 
projects. 
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Market conditions: 

Consultant’s findings: 
• In todays market (February 2009) nearly all product types face feasibility 

challenges because of negative or low returns on residual land value4. 
However, a recovery in market conditions in the future lends support for 
TOD product types in the station area.  

• With the transformation of the Lawrence station area, demand for 
various product types is likely to increase, thereby improving the overall 
feasibility of development around the station and within the general 
study area. 

Staff conclusions: 
• From a market viability standpoint, the economic incentive associated 

with redeveloping a residentially zoned property increases as the 
allowable density increases. Therefore, higher than average housing and 
employment densities should be considered if the objective is to 
significantly enhance and revitalize the Lawrence station area.  

• The current market downturn provides a good opportunity to plan for 
future growth in the station area. Even though the economic feasibility 
analysis for different product types under current market conditions 
does not indicate a high return on investment from a developer or a 
property owner’s standpoint, it is likely that market conditions will 
improve over time at which point developers would be encouraged to take 
advantage of higher allowable densities in the area.  

 
Section B: Items for Council direction 
 
Study goals and principles 
The principles listed below provide a snapshot of goals that a typical Station 
Area Plan is structured around. Based on the EPS feasibility study, staff 
recommends a policy framework for the SAP that includes the following: 

1. Identify opportunities for higher-density housing near the station; 
2. Identify opportunities for higher-density commercial development; 
3. Encourage mixed use developments in proximity to transit with 

opportunities for active ground floor retail uses; 
4. Develop reduced parking standards and innovative alternatives for 

TOD projects; 

                                            
4 Residual land value is defined as the amount a developer could pay to acquire the land parcel 
and fund additional costs for infrastructure improvements, lease buy-outs, and environmental 
remediation, as necessary, and receive a sufficient return on those costs.  The land value 
achieved from developing a new building must exceed the value of the property before 
redevelopment by a sufficient margin for a project to be feasible.   
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5. Identify infrastructure improvements that would be necessary to 

support higher-density development including transportation 
improvements; 

6. Create a unique sense of place within the transit village area;  
7. Provide seamless connectivity through multi-modal transportation 

options, parking choices and between transit modes; 
8. Encourage development that respects and preserves the existing 

character of surrounding residential neighborhoods;  
9. Improve access, visibility to and from the station through 

streetscape improvements, better signage, etc; and 
10. Strive to make the TOD realistic yet economically viable and 

valuable from a diversity of perspectives (cities of Sunnyvale and 
Santa Clara, transit agencies, developers, residents, and employers). 

 
The goals listed above are intended to serve as a general guide for future 
studies and should be further expanded and/or fine-tuned to be more specific 
to the study area. These concepts and principles are designed to assist in 
transforming the station area, broaden and strengthen the range of viable 
transportation choices, and encourage efficient use of available land and 
infrastructure. Further discussions involving stakeholders, residents, 
businesses and decision makers, both in Sunnyvale and Santa Clara would be 
required before these concepts are distilled into specific goals or guiding 
principles. 
 

• Options: 
1. Adopt Goals 1 through 10 to serve as study concepts guiding the 

development of a Station Area Plan.   
2. Modify Goals 1 through 10 to serve as study concepts guiding the 

development of a Station Area Plan.   
3. Do not adopt study goals.  

 
• Recommendation 
Staff recommends Option 1. 

 
Pursue a Station Area Plan 
The feasibility study was intended to provide Council with an initial analysis of 
development potential within the study area and a framework to make key 
decisions regarding next steps. Authorization from Council to proceed further 
with the study would result in staff developing a detailed specific plan or a 
‘Station Area Plan’ (SAP) for the Lawrence Station Transit Village area. For the 
plan to be a comprehensive document and due to the unique location of the 
study area at the boundary of two cities, staff recommends that the plan be 
developed in partnership with the city of Santa Clara. 
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A ‘Station Area Plan’ is defined as a focused area plan that lays the framework 
for future land use, urban design, open space, streets, and other improvements 
within a defined area through a process guided by participation of community 
members and decision makers. The plan development process helps identify 
key opportunities and challenges, a cohesive vision for the future and the 
means by which to achieve it.5

 
The ‘Station Area Plan’ would lay the foundation for the development and 
revitalization of this planning area, helping to create a social and economic 
environment by cultivating a wide spectrum of uses, including housing, 
live/work units, shops, mixed use facilities, offices and restaurants. The 
confluence of these activities in proximity to a user-friendly transit hub would 
foster a thriving environment for residents and visitors to live, work, play, and 
travel with ease. Additionally, enhanced transit service and linkages will 
provide convenient connections to nearby transit hubs, surrounding 
neighborhoods and key destinations in the area. 
 
The SAP and program EIR would also be a good economic development tool 
because it would provide property owners, developers and businesses with 
clear policy direction and expectations. 
 
The SAP will provide direction for land use and densities, urban design, open 
space, station access, streets, and other improvements in the area through a 
process guided by participation of community members and decision makers 
from both Sunnyvale and Santa Clara. The process will help identify key 
opportunities and challenges, provide a cohesive vision for the future and the 
means by which to achieve it. Broadly speaking, typical SAP’s include the 
following sub-sections: 
 

1. Land Use: The land use sub-section would identify where new housing, 
office, parks, and other uses and amenities would be located, and the 
densities at which these would be built. 

2. Circulation and Access: The circulation and access sub-section would 
provide details of how access and circulation to and from the station 
could be improved, transit improvements and new streets to make traffic 
flow smoothly within the study area. The plan would also provide 
comprehensive circulation networks for both pedestrian and bicycle 
movement and the necessary street improvements to accommodate 
growth. 

3. Parking Management: The parking sub-section would identify ways to 
ensure that adequate parking is available at the station to serve the 
needs of new and existing riders, develop creative parking solutions for 

 
5 Excerpt from City of Santa Clara’s Station Area Plan document (available online) 
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new developments built close to transit, and ensure that new 
development does not impact existing neighborhoods. 

4. Streetscape Plan: The streetscape plan would develop street cross 
sections and landscaping standards, designate key pedestrian and 
bicycle access routes within the planning area, and identify traffic 
calming strategies and site-specific improvement projects.  

5. Urban Design Plan: The urban design component would include 
architectural design guidelines for treatment of building facades, 
setbacks and building orientation, Discussions with VTA and Caltrain 
would also occur to develop a well-lit transit station with landscape 
features, street furniture and design features to create a pleasant and 
safe pedestrian zone.  

6. Open space Plan: The open space plan would identify opportunities for 
additional open space, greenbelts and tree planting along the public 
rights-of-way within the planning area. 

7. Implementation Strategy: The implementation strategy would include a 
framework for regulatory changes that would be required to facilitate 
redevelopment within the area such as general plan changes, zoning 
updates within each city as appropriate, as well as an evaluation of 
potential tools and strategies available for funding infrastructure and 
capital improvements within the area. 

8. Environmental review: Broadly speaking, the environmental review 
component of the study would likely include an Environmental Impact 
Report (EIR) that would provide a programmatic assessment of potential 
impacts occurring with the implementation of the Station Area Plan, 
pursuant to the California Environmental Quality Act (CEQA). The EIR 
would include details of anticipated potential impacts and policies would 
be designed to minimize or avoid these impacts. As is typical for most 
SAP’s, the EIR would serve as the basis for subsequent review of 
individual development projects. 

 
The discussion above provides an overview of the broad structure of a typical 
SAP. Should Council decide to move forward with the development of a joint 
SAP in partnership with Santa Clara, staff from both cities would jointly 
develop a work program and present the same to the respective Councils for 
further consideration. The work program would include specific details 
regarding the scope and structure of the SAP, plan organization and details of a 
community outreach strategy. 

Options: 
1. Direct staff to develop a comprehensive Station Area Plan for the 

Lawrence Station Transit Village study area 
2. Direct staff to work on a Station Area Plan  with limited scope  
3. Do not develop a Station Area Plan for the Lawrence Station 

Transit Village study area 
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• Recommendations  
Staff recommends Option 1, to develop a comprehensive Station Area Plan 
for the Lawrence Station Transit Village study area that would include plans 
for land use, circulation and access, parking management, streetscape 
design, open space and other relevant elements. This recommendation is 
contingent on the ability to obtain additional grants to fund the preparation 
of the SAP. 

 
Memorandum of Understanding with the City of Santa Clara 
As discussed in a previous section of the report, the Lawrence Station Transit 
Village study issue offers unique opportunities for partnership with the City of 
Santa Clara due to the location of Lawrence Station at the boundary of the 
cities of Santa Clara and Sunnyvale, and the fact that the study area 
encompasses properties within the jurisdictions of both cities. The findings of 
the feasibility study are being presented to the Planning Commissions and 
Councils of both cities in April/May 2009 for a decision on next steps.  
 
Should both Councils decide to move forward with developing a SAP for the 
study area in partnership, staff recommends a Memorandum of Understanding 
(MOU) or similar agreements signed by both cities that would include or 
commit staff to develop the following: 

- Schedule for development of the SAP; 
- Preliminary budget;  
- Details of monetary and staff time contributions from both cities; 
- Details of grant funding and local match from each city; 
- Consultants needs and management; and 
- Details of joint outreach meetings, study sessions and public hearings 

 
Subsequent to the signing of an MOU, staff from both cities would jointly 
develop a work program and present the same to the respective Councils for 
further consideration. The work program would include specific details 
regarding the scope and structure of the SAP, plan organization and details of a 
community outreach strategy. 

• Options: 
1. Proceed to negotiate a Memorandum of Understanding (MOU) or 

similar agreement between the cities of Sunnyvale and Santa Clara 
to develop a comprehensive and joint Station Area Plan. 

2. Do not negotiate a Memorandum of Understanding (MOU) between 
the cities of Sunnyvale and Santa Clara at this time. 
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• Recommendations  
Staff recommends Option 1, to proceed with negotiating a Memorandum of 
Understanding (MOU) or similar agreement between the cities of Sunnyvale 
and Santa Clara to develop the study for future Council consideration. 
 

Adopt Council Resolutions 
Attachments F and G contain two resolutions which, if adopted, authorize the 
filing of an application and acceptance of grant funding from VTA’s Community 
Design and Transportation Planning Grant Program and Caltrans’ Community-
Based Transportation Planning Grant Program.  
 
In January 2009, VTA awarded the City of Sunnyvale $150,000 that could be 
used for planning efforts towards developing a Station Area Plan for the 
Lawrence Station Transit Village study area. The VTA grant requires a local 
match of 20% of the total amount of grant funding, which amounts to $30,000. 
The local match may consist of cash and/or funds needed for staff time 
allocated towards the project. There is no minimum requirement for cash 
contribution from the City under the VTA grant program.  
 
In April 2009, staff submitted a grant application to Caltrans under the 
Community-Based Transportation Planning Grant Program for an amount of 
$250,000. Caltrans requires a signed resolution describing the City’s 
commitment to the project and willingness to provide a local match of 20% of 
the grant funding. At least half of the local match must be local funding/cash 
and the other half may be staff time allocated towards the project. Per staff 
calculations, under the Caltrans grant program the local match in cash that 
would be required from the City amounts to $25,000 and in-kind contributions 
(such as staff time) from the City amounts to $25,000 for a total of $50,000 in 
local match. 

• Options: 
1. Adopt Resolution to apply for and accept a Caltrans grant of 

$250,000 under the FY 2009/2010 Community-based 
Transportation Planning grant program (Attachment G) 

2. Adopt Resolution to accept the VTA grant of $150,000 under the 
FY 2008/2009 Community Design and Transportation  (CDT) grant 
program (Attachment F) 

3. Do not adopt VTA grant resolution 
4. Do not adopt Caltrans grant resolution  

 
• Recommendations  
Staff recommends Options 1 and 2. 
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FISCAL IMPACT 
 
To get a preliminary assessment of potential costs associated with developing a 
a comprehensive Station Area Plan including an EIR, staff reviewed SAP’s 
prepared by other cities in the Bay area in recent years. The cost for preparing 
a comprehensive SAP varies greatly and could range anywhere between 
$500,000 to $750,000 depending on a variety of factors such as scope of study, 
special studies (e.g. traffic, noise), environmental review, consultant fees, and 
public outreach process.  
 
Staff has been pursuing grant funding sources and has applied for several 
grants over the past few months. In January of this year, staff applied for and 
has been approved by the VTA Scoring Committee for $150,000 in grant funds 
from VTA’s FY 2008/2009 Community Design and Transportation Grant 
Program. The City(s) would have to commit to providing a local match of 20% of 
the grant money (total of $30,000) awarded by VTA in order to receive the 
$150,000 and use it towards developing a Station Area Plan. The local match 
may consist of cash and/or funds needed for staff time allocated towards the 
project. There is no minimum requirement for cash contribution from the City 
under the VTA grant program. Staff hours in the Land use Planning and 
Transportation operating budget could provide the match for this grant. 
Approximately 350 staff hours would be needed for this match. Staff estimates 
at least 500 staff hours would be required for a SAP. 
 
Most grant funding sources would require a local match from the City 
including both cash and in-kind contributions such as staff time and 
resources. In accordance with Council direction, staff will continue to pursue 
grant funding to meet costs associated with the study. 
 
To address concerns regarding budgetary constraints, staff considered a 
scenario with an assumption that $150,000 from the VTA grant was all that 
would be available to the City for the development of a SAP. Staff believes that 
it may be possible to develop a SAP under such a tight budget, but it would not 
be a comprehensive document that would address all aspects of land use, 
circulation, access, parking, streetscape, urban design as well as an 
environmental review component. Such a document would be limited in scope 
and would likely focus on one aspect of station area redevelopment; for 
example, a plan focused on improving access and circulation to and from the 
station.  
 
Should Council decide to proceed with developing a SAP for the study area, a 
work program including a schedule and a detailed budget will be prepared for 
Council review and approval. Council could also decide to not proceed with a 
SAP at this time given the current economic scenario and budget constraints. 
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However, the grant funding from VTA would need to authorize the use of the 
funds for a reduced effort. 
 
PUBLIC CONTACT 
 
Staff conducted the public outreach process with three goals in mind: to 
provide the community an overview of the feasibility study being conducted for 
the Lawrence Station area; to gather key concerns from residents and 
businesses within the area; and, to obtain feedback on whether there is 
community support for a more detailed study and if so, what should be 
addressed in the study if the two cities decide to move forward.  
 
Two joint public outreach meetings were held on April 9, 2009 in partnership 
with the City of Santa Clara.  This meeting was advertised in the Sunnyvale 
Sun newspaper and on the City of Sunnyvale’s web site. Written notification 
was sent to all tenants and residential property owners as well as businesses 
located within the study area in both cities (approximately 2000 notices were 
sent in Sunnyvale alone). The sessions were held (one in the morning and 
evening) to provide adequate opportunities to residents and businesses alike to 
weigh in on the study. Approximately 30 people attended the outreach 
meetings. Staff also received several e-mail messages and phone calls 
requesting information on the study. Comments received from the community 
included: 

• Concerns regarding commuters currently parking in the adjacent 
residential neighborhoods due to costs associated with parking at 
the station; 

• Lack of adequate bike and pedestrian access the station; 
• Lack of adequate signage within the study area directing traffic 

and pedestrians to the station; 
• Lack of alternate modes of transportation including shuttle service 

to nearby VTA stations, employment and entertainment 
destinations; 

• Concerns regarding possible impacts to existing single-family 
residential neighborhoods resulting from the study and emphasis 
on preservation on the character of the existing residential 
neighborhoods; 

• Lack of low-income and senior housing within the study area; and 
• Provision of open space and greenbelts around the station area. 

 
Additional information regarding comments received at the outreach meeting is 
available in Attachment D of this report. 
 
In addition, notification of the public hearings was provided at the outreach 
meetings as well as through advertisements in the Sunnyvale Sun and the City 
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website.  Separate notices were mailed to individuals who attended the public 
outreach meeting. The staff report was posted on the City of Sunnyvale's Web 
site and provided at the Reference Section of the City of Sunnyvale Public 
Library. Also, the Planning Commission Agenda was posted on the City of 
Sunnyvale's Web site. 
 
In addition, public contact regarding the hearings was made by posting the 
Council agenda on the City's official-notice bulletin board outside City Hall, in 
the Council Chambers lobby, in the Office of the City Clerk, at the 
Library, Senior Center, Community Center and Department of Public Safety; 
posting the agenda and report on the City's Web site; and making the report 
available at the Library and the Office of the City Clerk.  
 
ALTERNATIVES 
 

1. Council action on the following: 
a. Adopt study goals and principles to guide the development of a 

Station Area Plan. 
b. Direct staff to develop a comprehensive Station Area Plan for the 

Lawrence Station Transit Village study area. 
c. Proceed to negotiate a Memorandum of Understanding (MOU) 

between the cities of Sunnyvale and Santa Clara to develop a 
comprehensive and joint Station Area Plan. 

d. Adopt the Resolutions to apply for and accept the Caltrans grant 
and accept the VTA grant (Attachments F and G). 

e. Pursue additional grants opportunities to raise funds for a 
comprehensive study 

2. Return to Council with a work program, including a detailed schedule, 
budget and MOU, when adequate funding for the study becomes 
available or in nine months, whichever is sooner. 

3. Modify study goals and principles guiding the development of a Station 
Area Plan. 

4. Direct staff to work on a Station Area Plan with limited scope. 
5. Do not negotiate a Memorandum of Understanding (MOU) between the 

cities of Sunnyvale and Santa Clara at this time. 
6. Do not adopt the VTA and Caltrans grant resolutions. 
7. Do not proceed with a Station Area Plan.
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RECOMMENDATION 
 
Staff recommends Alternative 1 and 2.   
 
 
Prepared by: 
 
 
Surachita Bose, Associate Planner  
 
 
Reviewed by: 
 
 
Hanson Hom, Director of Community Development 
Trudi Ryan, Planning Officer  
Andrew Miner, Principal Planner 
 
 
Approved by : 
 
 
Gary Luebbers 
City Manager 
 
 
List of Attachments

A. Lawrence Station Transit Village Study Issue paper 
B. Aerial Map of the Lawrence Station Transit Village study area  
C. Copy of feasibility study report prepared by EPS Consulting and Kenkay 

Associates 
D. Copy of comments received from attendees at the outreach meetings held 

on April 9, 2009  
E. Copy of City of Santa Clara’s staff report to Planning Commission 

regarding the Lawrence Station Transit Village study 
F. Copy of Resolution for the VTA grant  
G. Copy of Resolution for the Caltrans grant  
H. Copy of Council adopted Resolution 333-08 to apply for and accept PDA 

designation under the FOCUS program  
 




















































































































