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REPORT IN BRIEF 
With the assistance of a Technical Advisory Committee and consultant team, 
staff has developed the overarching framework of the Lawrence Station Area 
Plan (SAP). This first phase plan establishes the framework for subsequent 
planning phases and also identifies three possible land use alternatives for 
future growth within the study area along with an access and circulation 
framework.  
 
A project website was developed to provide additional information on the 
process, evolution and content of the plan. The plan was developed with 
substantial public involvement and input received at four public outreach 
meetings. 
 
BACKGROUND 
On April 27, 2010, City Council adopted a phased work plan for the Lawrence 
Station Area planning effort. The availability of limited funding ($150,000 from 
a VTA grant) required that the scope of work be broken into phases. For Phase 
1 of the study, the City hired a consultant team led by BMS Design Group. The 
focus of Phase 1 was to lay the groundwork for subsequent phases of the plan 
and conduct an in-depth analysis of potential land use alternatives, station 
access improvements, and parking options for the study area.  
 
Since December 2010, staff has been working in partnership with the 
consultant team and a Technical Advisory Group, comprising staff from the 
County of Santa Clara, VTA, City of Santa Clara and SamTrans, to develop 
Phase 1 of the study (see http://lawrencestation.inSunnyvale.com for a 
complete record of project background and previous reports). This document is 
a result of that effort. 
 
EXISTING POLICY 
 

GOAL LT-1: Coordinated Regional Planning - Protect and sustain a high 
quality of life in Sunnyvale by participating in coordinated land use and 
transportation planning in the region. 
 

http://lawrencestation.insunnyvale.com/
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Policy LT -1.3 Promote integrated and coordinated local land use and 
transportation planning. 
Policy LT -1.1 Advocate the City’s interests to regional agencies that 
make land use and transportation system decisions that affect 
Sunnyvale. 
Policy LT -1.7 Contribute to efforts to minimize region-wide average trip 
length and single-occupant vehicle trips. 

 
GOAL LT-2: An Attractive Community - Preserve and enhance an attractive 
community, with a positive image and a sense of place that consists of distinctive 
neighborhoods, pockets of interest and human-scale development. 
 Policy LT -2.1 Recognize that the City is composed of residential, 
 industrial and commercial neighborhoods, each with its own individual 
 character; and allow change consistent with reinforcing positive 
 neighborhood values. 
 
DISCUSSION 
This RTC and the attached report represent the completion of the first phase of 
the multi-phase planning effort for the Lawrence Station Area Plan (SAP). This 
phase investigates land use options, assesses necessary infrastructure 
improvements and identifies strategies for maximizing benefits for Sunnyvale 
that come from the area’s proximity to Lawrence Caltrain Station.  
 
This phase of Lawrence SAP was funded by VTA’s Community Design and 
Transportation Grant Program (FY 2008/2009) which emphasizes the need for 
transit oriented, pedestrian friendly neighborhoods in Santa Clara County. 
Additionally, Lawrence Station Area has been identified as a ‘potential Priority 
Development Area’ (PDA) under MTC’s FOCUS program. The FOCUS program 
is a regional effort to create a blueprint for defining future growth in the Bay 
Area. Recognition of the Lawrence Station area as a potential PDA is an 
endorsement of this area’s development potential which makes the study area 
eligible for additional grant opportunities. 
 
The vision and recommendations contained in this first phase and subsequent 
phases of the SAP will guide future development in the area and bolster other 
planning efforts, including the Land Use and Transportation Element (LUTE) 
update and future General Plan updates in Sunnyvale.  
 
The Lawrence SAP study area consists of approximately 629 acres located in 
the heart of Silicon Valley and Santa Clara County, adjacent to the Lawrence 
Caltrain Station in Sunnyvale, California. While the Lawrence Caltrain Station 
is located in Sunnyvale, it shares a border with the City of Santa Clara. As a 
result, the designated study area includes properties in both Santa Clara and 
Sunnyvale (see Attachment A). Land uses in the City of Santa Clara are 
included in the analysis and described in the report only to set the context for 
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the study. This report does not establish any land use decisions or future 
changes for the City of Santa Clara. 
 
Project Phasing 
Lawrence SAP is being prepared in a series of phases, as funding    becomes   
available.   Plan preparation includes the following major phases: 

• Phase 1: Land use, parking study and implementation tools to 
accomplish land use and parking study goals; (this review) 

• Phase 2: Access, circulation, streetscape improvements and 
implementation tools to accomplish identified goals;  

• Phase 3: Urban design guidelines and open space plans and 
implementation tools to accomplish these goals; and 

• Phase 4: Environmental review, plan adoption and associated General 
Plan and zoning code changes for plan implementation. 
 

In June 2011, the City’s grant application to MTC under the FOCUS Station 
Area Planning grant program was approved and the City was awarded 
$450,000 to complete subsequent phases of the Lawrence SAP effort, including 
environmental review. Staff anticipates that phases 2, 3 and 4 of the study, as 
described above, could begin early next year subject to approval of the scope of 
work and grant agreement by MTC and completion of an RFP process to hire a 
consultant (required process for federal grant money). 
 
Plan development process 
The first phase of the Lawrence SAP commenced in December 2010 and is now 
nearing completion. The first phase plan was developed as a collaborative effort 
between City of Sunnyvale staff and the consultant team with input from the 
general community and the Technical Advisory Group (TAG). Sunnyvale staff 
provided the consultants with background information necessary for analysis 
of existing conditions and worked closely with the consultants on the analysis 
and identification of land use alternatives. The TAG was responsible for 
reviewing and commenting on the analysis and recommendations. 
 
During the first phase of plan development, staff conducted two community 
workshops and two business outreach meetings to get feedback from residents 
and businesses early on in the process. The first Community Vision Workshop 
was held in February 2011 and included a visioning effort to understand the 
needs and goals of residents and businesses in the area. The workshop was 
followed by a separate business outreach meeting to address the needs and 
concerns of businesses. A second community workshop was held in May 2011 
to discuss alternative development scenarios that reflect public input from the 
first workshop. This meeting was followed by a second business outreach 
meeting held in June 2011. 
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Coordination with other public agencies 
City of Santa Clara: City of Santa Clara staff has been involved in the plan 
development process by providing frequent feedback on the analysis and review 
of draft reports. Santa Clara’s 2010-2035 General Plan was adopted by the City 
Council in 2010. It allows consideration of a major land use change in the 
Lawrence study area north of Kifer Road. This area currently contains R&D 
and light industrial uses (including National Semiconductor), but their General 
Plan allows potential transformation to medium to high-density residential, 
neighborhood retail and public open space. The Lawrence SAP assumes Santa 
Clara’s adopted General Plan as a given, representing that city’s vision for the 
ultimate build-out at the station area in Santa Clara. The analysis and 
recommendations contained in Lawrence SAP do not suggest any land use 
changes to Santa Clara, except in the Office/R&D Concept (as discussed 
below), where the area north of the station is assumed to be an Office/R&D 
zone both in Sunnyvale and Santa Clara. This has been done for purely 
illustrative purposes with the goal of land use compatibility in mind. 
 
Valley Transportation Authority: VTA staff participated throughout the plan 
development process as part of the Technical Advisory Group. Their input was 
primarily related to access and circulation issues, appropriate parking 
standards applicable to TOD projects, bicycle facilities and options for 
expanded bus service to and from the Caltrain station. VTA staff also served as 
the primary liaison between the City and Caltrain (Samtrans).  
 
County of Santa Clara: The County of Santa Clara operates expressways in the 
county. Lawrence and Central Expressway are the two major north-south and 
east-west corridors within the Lawrence SAP study area. County staff was 
involved as part of the TAG and provided input on traffic impacts on the 
Expressways and the County’s proposal for grade separation at Reed-Lawrence 
and Kifer-Lawrence intersections. Constraints to pedestrian and bicycle access 
and options for improving access were also discussed.   
 
High Speed Rail Authorities: City staff and the consultants met with High Speed 
Rail (HSR) Authorities several times to ensure that any proposed plans for the 
Lawrence area are aligned with the HSR project. The California HSR is studying 
utilizing four Caltrain tracks at grade through the eastern part of the City. 
Engineering studies currently are being prepared to determine the best 
alignment for HSR in the study area. The release of the EIR for the Peninsula 
Corridor HSR section (currently on hold) will provide more details on potential 
station impacts. 
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Concept Plan Summaries 
Based on technical analysis and comments received from the community and 
the Technical Advisory Group (TAG), three preliminary land use concepts and 
an associated framework plan for access and circulation have been prepared 
for the study area. 
 
Access and Circulation Framework Plan: The proposed access and circulation 
framework plan proposes an interconnected system of streets comprising of a 
primary loop, internal circulation streets, pedestrian oriented retail streets, 
walkways, bike paths, and intersection improvements to promote a safer, and 
more cohesive environment for all modes of travel and supportive of a wide mix 
of uses. A detailed description of the framework can be found in Chapter 6 of 
the Phase 1 report as well as in the Executive Summary section of the report. 
 
Land Use concepts: Three preliminary land use concepts have been proposed in 
the first phase of Lawrence SAP to emphasize different land use patterns and 
densities. The land use concepts are listed below: 

• Concept One: Residential Emphasis 
• Concept Two: Office/R&D Emphasis 
• Concept Three: Mixed Development. 

 
All three concepts envision a gradual change of use and density over time to 
uses that are compatible with a more balanced, transit-oriented neighborhood. 
In all three land use concepts, the existing residential neighborhoods south of 
the station have been treated as ‘conservation areas’ with no land use changes 
proposed to these areas.  
 
The three land use concepts will be further refined into alternatives that will 
undergo technical analysis and additional input from the community, business 
and property owners, technical agencies, city staff and the City Council in 
future phases of the project. Common among all three concepts is preservation 
of the existing, primarily single-family, residential neighborhoods located to the 
south of the station within the study area. The following section provides an 
overview of the three land use concepts. Additional details can be found in 
Chapter 6 of the Phase 1 report. 
 
Concept One-Residential Emphasis: The Residential Emphasis concept 
expands the generally residential character of the study area found south of 
the Caltrain tracks into the area north of the tracks, although it is envisioned 
that the north would develop at higher densities in the range of 45-75 dwelling 
units/acre. The proposed higher range densities are similar to those approved 
in Downtown Sunnyvale at the Town and Country and Town Center projects. 
This strategy recognizes research that indicates that residential land uses, 
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particularly at higher densities, result in higher transit ridership than other 
land uses.  
 
Concept Two-Office/R&D Emphasis: Under this concept, land uses north of 
the station are almost exclusively office and research and development (R&D), 
with a limited amount of support services. Development north of the station 
would be at higher density R&D and office uses in the range of 50%-100% floor 
area ratio (FAR). Highest densities are focused nearest to Lawrence Station, 
declining in density farther away from the station. The Office/R&D Emphasis 
concept is based in part on input received from some members of the public 
who expressed a preference for retaining and increasing the employment base 
in Sunnyvale. Similar to Concept One, this concept would likely generate higher 
transit ridership at the Lawrence Station, although current research suggests 
that ridership levels associated with residential uses are greater than with 
office uses. 
 
Concept Three-Mixed Use Emphasis: The Mixed Development Emphasis 
concept combines the urban residential neighborhood qualities of Concept One 
with the job-creation qualities of Concept Two. The mix of uses found in this 
concept may generate the highest transit ridership of all of the concepts, 
although additional analysis will be needed in future phases of the project to 
confirm this. This option allows for a more flexible response to uncertain 
market conditions than the prior two concepts. 
 
The following table provides a summary of the ranges of residential, 
commercial and retail square footage that would result under each concept in 
Sunnyvale (build-out scenario):  
 

Concept Residential 
(dwelling units, 
includes 1200 
existing units) 

Office/R&D 
(sq. footage) 

Industrial 
(sq. footage) 

Retail 
(includes 

Costco site) 

General Plan  
Allowed 
Densities 

1,196-2,628 du 
Note: Existing 

1200 units 

2.4 million sf per GP (includes office, R&D, 
industrial and retail) 

Note: Existing 2.6 million sf 
Concept One: 
Residential 
Emphasis 

5600-9600 d.u 88,000 sf 0.5-0.75 
million sf 

353,000 sf 

Concept Two: 
Office/R&D 
Emphasis 

2,200-2,900 d.u. 2.4-4.9 
million sf 

1.7-3.0 
million sf 

215,000 sf 

Concept Three: 
Mixed Use 
Emphasis 

3,900-5,900 d.u. 1.9-3.6 
million sf 

0.5-0.75 
million sf 

353,000 sf 
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Community Involvement 
The comments and input from residents, property and business 
representatives who participated in four community meetings helped shape the 
concepts for the future of the Lawrence station area. As discussed in a previous 
section of the report, two community workshops were held at key work process 
milestones to give the public an opportunity to provide direct input in 
identifying issues and shaping the future of the area. Approximately 40 
attendees were at each meeting in addition to city staff and TAG Committee 
members. In addition, two business outreach meetings were also held, targeted 
to involve and inform business stakeholders. Attachment C includes a 
summary of comments received during outreach meetings. 
 
Next steps 
Staff is working with MTC to finalize the scope of work and grant agreement for 
the Station Area Planning grant that was awarded to the City in June 2011. 
Upon completion of the necessary procedures, staff will initiate a competitive 
RFP process for hiring a consultant to work on the subsequent phases of the 
plan. Staff anticipates that work on Phases 2, 3 and 4 of Lawrence SAP will 
commence early 2012. 
 
FISCAL IMPACT 
Limited full-color printed copies will be made available for the Sunnyvale 
Library, and for staff, City Council and Planning Commission members who 
desire a copy. Most members of the public will access the document online, 
which has no fiscal impact. There is no fiscal impact associated with accepting 
the concept plan. Staff time to work on future phases will be partially covered 
by the MTC grant with the remainder covered by the Planning Program 
operating budget. Costs associated with implementation of a plan will be 
evaluated in future phases. 
 
PUBLIC CONTACT 
A previous section of the report describes the community involvement 
component of the first phase of Lawrence SAP.  
 
Public contact regarding the hearing was made through posting of the Planning 
Commission agenda on the City’s official-notice bulletin board, on the City’s 
Web site, and the availability of the agenda and report in the Office of the City 
Clerk. A Planning Commission study session was held in May 2011 and a 
Council-Planning Commission joint study session was held in July 2011 to 
provide an update on progress made and get additional input. A summary of 
the comments received during the joint study session with Council and 
Planning Commission are included in Attachment D. 
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ALTERNATIVES 
1. Accept the first phase plan for Lawrence SAP as provided in Attachment 

B. 
2. Accept the first phase plan for Lawrence SAP with modifications. 
3. Do not accept the first phase plan for Lawrence SAP. 

 
RECOMMENDATION 
Staff recommends that the Planning Commission recommend Alternative 1 to 
the City Council. 
 
Reviewed by: 
 
 
Hanson Hom Director, Community Development 
Prepared by: Surachita Bose, Associate Planner 
Reviewed by: Trudi Ryan, Planning Officer 
 
 
Approved by: 
 
 
Gary M. Luebbers 
City Manager 
 
Attachments 

A. Map of the Lawrence SAP study area 
B. Draft First Phase Report for Lawrence SAP– available at 

http://lawrencestation.inSunnyvale.com  
C. Results of Community Outreach meeting comments held on February 16, 

2011 and May 12, 2011 
D. Comments from City Council/Planning Commission Joint Study session 

held on July 26, 2011 
 

http://lawrencestation.insunnyvale.com/
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