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SUBJECT:   2012-8003 Lawrence Station Area Plan Phase 2, Discussion 
and Possible Action to Select Land Use Alternative and Circulation 
Framework 
 
REPORT IN BRIEF 
The goal of the Lawrence Station Area Plan (LSAP) is to make better use of an 
existing Caltrain stop and improve circulation in the area for all modes of travel 
and provide easier access to the station. The following goals have been 
identified as part of past work on the LSAP, and recently by the Citizen 
Advisory Group (CAG): 

 Increase ridership by adding more jobs and residents in the area; 
 Improve circulation to the station and in the area in general; 
 Provide transit-oriented development; 
 Ensure quality development. 

 
The first step in working towards completing the LSAP is to determine a 
“recommended alternative” to use as the project description in the completion 
of the plan and environmental review. 
 
Staff is recommending the City Council select for further study a flexible mixed 
use land use plan and proposed circulation framework for Phase 2 of the LSAP 
(see Attachment A for description of the Flexible Mixed Use framework). Once 
Council selects the study alternative, the actual station area plan and 
environmental review will be completed. It is expected the project will return to 
the Council in May 2014.  
 
BACKGROUND 
Work on the LSAP has occurred in three specific efforts. The first effort was to 
adopt the Work Plan, which the Council did in 2010. The second effort (called 
Phase 1) was completed with the assistance of a VTA grant for $150,000. The 
Planning Commission voted unanimously to accept the Phase 1 plan for LSAP, 
and on November 1, 2011, the City Council unanimously accepted the plan. 
Phase 1 laid the groundwork for completion of the station area plan by 
including three potential land use alternatives, circulation in the area, and 
parking options for the study area. The Phase 1 document can be viewed at the 
project web site: LawrenceStationinSunnyvale.org. 
 



Page 2 of 8 
 

The third and final effort is Phase 2, which will complete the actual station area 
plan and environmental review. Phase 2 is being completed with the assistance 
of a $450,000 grant from MTC. 
 
In June, a City Council sub-committee selected a seven-member citizen 
advisory group (CAG- see Attachment B for list of members) to help guide 
completion of Phase 2. Work began on Phase 2 in August 2012. The CAG has 
met three times to consider the preferred land use alternative. A community 
outreach meeting was held in October with over 20 members of the community 
attending. Meetings were also held with two major property owners/businesses 
located in the area (Intuitive Surgical and Costco). 
 
An important element of the effort is the coordination with other agencies. A 
Technical Advisory Group (TAG) made up with representatives from agencies 
such as the City of Santa Clara, Santa Clara County, VTA, Bay Area Air Quality 
Management District, MTC, ABAG, consultants and staff has met several times 
to discuss coordination of the plan elements. Sunnyvale staff is also working 
closely with the City of Santa Clara staff to ensure they understand our efforts, 
and take the LSAP into consideration through their planning processes for the 
properties in Santa Clara. 
 
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. 

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. 
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DISCUSSION 
Overview of Area 
The LSAP study area is the area within a half-mile radius of the Caltrain 
station, and can easily be divided into quadrants, with the southeast quadrant 
being located in the City of Santa Clara (see map in Attachment C). The 
following is a brief overview of the areas of the plan in the City of Sunnyvale: 

 Northwest and northeast quadrants: This area is zoned M-S, Industrial 
and Service and has a General Plan designation of Industrial. The area 
mainly includes one and two-story tilt-up industrial buildings used with 
R&D uses, including many properties owned and operated by Intuitive 
Surgical. The area also includes Costco and an industrial condominium 
project. The City of Santa Clara is located north of Kifer Road, which 
includes the Texas Instruments (formally Texas Instruments) property. 

 
 Southwest quadrant: Includes several commercial properties close to the 

station and several existing residential neighborhoods further away. All 
existing non-residential uses are located on properties that include the 
ITR zoning designation (Industrial to Residential). The intent of this 
zoning is to allow easier transition from an industrial/commercial use to 
residential. The Peninsula Building Material/Calstone property (16.2 
acres) takes up a large portion of this area. As a result of the ITR zoning, 
it is currently contemplated that the area transition to medium-density 
residential uses. 

 
One of the key elements of the plan, and currently the most challenging aspect 
of the area, is the circulation pattern in the station area. The existing road 
system makes it difficult to find the station, limits transit operations to the 
Caltrain station, makes it difficult for pedestrians and bicyclists to cross the 
tracks, and has limited safe bicycling options. 
 
The circulation framework would be more completely studied as the plan 
develops, and as further coordination occurs with the other agencies. 
 
Approach to LSAP Phase 2 preparation 
The CAG selected mixed use as the preferred alternative at their first meeting. 
Based on the input of the CAG, three mixed-use options were prepared and 
presented to the community for their comments. Two of the options follow 
typical zoning practice where properties have specific land use designations 
(e.g. residential, commercial, industrial). The third alternative (“flexible mixed 
use”) provides either residential or employment-based uses based on market 
demand and City guidelines. This is the alternative that the CAG unanimously 
supported. 
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A decision on the recommended alternative does not represent final approval of 
a plan, but provides a basis for future analysis and early input from Council on 
the vision for the area.  
 
Guiding Principles 
Guiding principles were created by the CAG, TAG and Sunnyvale staff to 
synthesize the work and for use in determining the recommended alternative, 
as well as to provide a road map for future decisions. The CAG-recommended 
flexible mixed use land use alternative was developed in concert with the 
formulation of the Guiding Principles. These principles will be further refined 
and expanded in future meetings with the CAG. They will also be supported by 
the Mixed Use Development Toolkit, which will define design guidelines and 
development standards. The Guiding Principles have been incorporated into 
the draft Framework in Attachment A. 
 
Features of Recommended Alternative 
In determining a recommended alternative, several considerations were 
considered by the CAG, including: 

1. Land use designations should increase the development potential for 
sites near the station; 

2. Addition of housing to area needed to meet MTC expectations as part of 
the grant and also helps Sunnyvale meet the Regional Housing Needs 
Assessment numbers; 

3. Provide opportunities for existing companies to grow and stay in area. 
 
In order to understand how the recommended alternative differs from current 
zoning, the following table details the difference between what development the 
existing zoning allows versus what could be considered as part of the LSAP: 
 

  Existing Max allowed by 
current GP 

Recommended 
Alternative (7) 

Industrial, office, 
R&D, commercial 1.46 mil 2.34 mil (1) 3.18 mil (3) 
Residential 1,200 1,800 (2) 3,300 (4) 
Jobs 3,300 4700 6400 

Jobs/Housing ratio 2.7 (5) 2.6 (6) 1.9 (6) 
    
(1) All MS-zoned properties built out at 35% FAR (excluding ITR-zoned properties)   
(2) Residential units equal the existing ITR area at 27 units per acre plus existing units   
(3) Assumes 50% new build-out- results in 50% of existing plus allowed under LSAP   
(4) Existing residential plus 2,100 new units   
(5) Based on business license information for number of jobs in LSAP area (3,300 jobs)   
(6) Using one employee per 500 sq ft   
(7) See Attachment D, pages 15 and 16 for densities assumed for the recommended 
alternative   
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As can be seen, the existing General Plan and zoning already allows an 
increase of residential uses in the area. The biggest differences between 
existing zoning and the recommended alternative options are that residential 
units would not be limited to the south side of the tracks and that all uses 
could expand due to higher density than currently allowed. Additionally, while 
potential opportunities for residential development would expand, the potential 
jobs and building space for office and R&D development would also increase 
due to raising the allowable floor area ratio (FAR). 
As part of the implementation of the LSAP, the plan would allow existing 
businesses to continue as legal uses with the right to maintain their business 
operations and expand as necessary. This is an important element to the plan 
to ensure that existing, successful businesses can maintain their operations 
while other properties redevelop as the market changes. The increased 
densities allowed in the plan could provide future opportunities for existing 
companies to increase their densities when they need more space rather than 
have to leave the area. 
 
Flexible Mixed Use Designation 
The CAG felt the flexible mixed-use alternative provides development options 
that allow redevelopment to occur as the market changes and provides a mix of 
uses near the station. Once the mixed-use alternative was chosen, the CAG 
gave further consideration on the flexible land use designation. Issues 
considered included: 
 

 What type of use should be located near the station? 
 What type of mixed use should be provided? 
 Where should each use be located? 
 How would the uses be integrated? 
 How many residential units would be allowed? 
 How many employment uses would be allowed? 
 Where should commercial/retail uses be located? 
 How does the level of intensity of development change as you move away 

from the station? 
 
The concept for the flexible mixed use alternative as recommended by the CAG 
is outlined in Attachment A. Many of the details will be established as the 
Phase 2 work progresses. Key recommendations are as follows: 
 

1. Flexible mixed use that allows residential, office and retail uses to be 
located adjacent to each other; 

2. Provide 24-hour activity in the station area by including both 
employment and residential uses; 

3. Provide a retail component and transit plaza/open space adjacent to the 
station; 
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4. Protect the trees along Sonora Court and transform the street to one with 
retail, dining and other options that enhance the station environment; 

5. Provide a node of higher intensity employment within a 1/8 mile radius 
of the station; 

6. Allow higher intensity options throughout the plan area to create more 
flexibility; 

7. Allow areas of higher density in the area between the 1/4 and 1/2 mile 
radius for projects that meet specific bonus density allowances, or 
through the use of a development reserve (similar to Moffett Park); 

8. Build on existing ITR zoning for properties south of the tracks by 
allowing higher density residential uses, mixed uses and retail; 

9. Improve access to the station for vehicles, pedestrians and bicycles and 
promote a walkable station area. 

 
This plan would result in higher-density development in the LSAP area with the 
ultimate mix of uses determined more by the market than typical zoning 
regulations. This approach could allow the area to redevelop faster and address 
the concern about the slow implementation of the LSAP, thereby bringing 
better circulation, and bicycling and pedestrian opportunities to the area more 
quickly. While the CAG endorsed a flexible plan, they also recognize the need 
for implementation guidelines to ensure a proper balance of employment and 
housing uses and ensure that desired urban form goals are met. That work will 
constitute a large focus of the future work on the plan. 
 
Next Steps 
Once a determination has been made by the Council on the recommended 
alternative, work will begin in earnest on the actual plan, Toolkit and 
environmental review. It is expected that another community meeting will be 
held in the summer, the first draft of the LSAP will be reviewed by the CAG in 
the fall 2013, the EIR will be issued in early 2014, and hearings held in the 
spring of 2014. 
 
Other factors that will be considered as part of the plan include: 

 Transportation impacts including the County concept for depressing 
Lawrence Expressway; 

 Water and sewer service; 
 School impacts; 
 Contaminated soil in the area; 
 Effects of train electrification; 
 Open space, including possible future trails in the area; 
 Financing options; 
 Recommended General Plan and Zoning designations. 
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A study as large and encompassing as LSAP also addresses regional concerns 
and issues, including: 

 Greenhouse gas impacts; 
 Promoting infill development and minimizing urban sprawl and the need 

for commutes from outlying areas; 
 Promoting more use of existing transit options; 
 Jobs and housing balance; 
 Conformance with principles of regional Sustainable Communities 

Strategy. 
 
Although the LSAP cannot resolve the entire City’s jobs/housing balance 
concerns, it could provide an appropriate balance of housing and employment 
in the Lawrence Station area. To do so would require residential components 
be included in the plan. If the plan provides for a majority of employment uses, 
it may not be able to meet an acceptable balance of jobs and housing. 
Conversely, if the plan emphasizes too much residential, opportunities would 
be lost for transit oriented employment uses. 
 
FISCAL IMPACT 
Funding for the Lawrence Station Area Planning effort is through the MTC 
FOCUS grant for $450,000 that was awarded to the project in 2011. The LSAP 
Citizen Advisory Group has minimal expenses other than additional time for 
staff support and expanded outreach. 
 
PUBLIC CONTACT 
Public Contact 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. Notices were 
also e-mailed to a list of community members that requested to be informed 
about the issue. 
 
Staff also met with representatives from Costco and Intuitive Surgical to 
describe the plan and how it could affect their operations and future plans. In 
addition, staff has made several presentations to community and business 
groups to provide an understanding of the proposed plan and how their 
involvement can help shape the plan (see Attachment D for copies of 
correspondence received for this project, including a letter from Costco). 
 
A joint study session was held on January 15, 2013, including a majority of 
members of the CAG, to provide a chance for question and comments about the 
plan (see Attachment E for the joint study session presentation). 
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ALTERNATIVES 
1. Accept the Flexible Mixed Use alternative and circulation and open space 

framework for LSAP as outlined in Attachment A as the recommended 
alternative to include in future plan preparation and environmental 
review preparation. 

2. Accept the alternative and frameworks with modifications to Attachment 
A. 

3. Do not accept the alternative and framework for the LSAP and provide 
further direction to the CAG. 

 
RECOMMENDATION 
Staff recommends Alternative 1. 
 
The flexible mixed use land use plan, circulation framework and open space 
concepts were products of the CAG, and supported by the public at a 
community meeting in October. The flexible mixed use plan provides the best 
opportunity for the station area to develop into a vibrant, successful 
neighborhood with 24-hour activity with the mix of employment and residential 
uses, retail and open space near the station, taking advantage of Sonora 
Court’s tree lined street. The plan respects existing uses and allows for 
redevelopment as opportunities arise. The improved circulation pattern for the 
area will increase ridership, improve access for all modes of transportation, and 
provide better opportunities for existing and future residents and employees of 
the area to take advantage of the Caltrain station. 
 
Reviewed by:  
 
 
Hanson Hom, Director, Community Development 
Reviewed by: Trudi Ryan, Planning Officer 
Prepared by: Andrew Miner, Principal Planner 
 
 
Approved by:  
 
 
Gary M. Luebbers 
City Manager 
 
Attachments 

A. Flexible Mixed Use Framework 
B. CAG members 
C. Map of LSAP 
D. Correspondence 
E. Joint Study Session Presentation 
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Study Session Objective 

Study Session Objectives 

 Review recommended land use plan 

 Review conceptual circulation framework 

 Preliminary direction to CAG and staff 
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Lawrence Station Area Plan 

Purpose of Plan 
 Increase ridership 
 Improve circulation 
 Provide transit-oriented development 
 Ensure quality development 

 
Phase One – Development of 3 land use alternatives 

 Existing conditions analysis 
 

Phase Two - Development of preferred alternative 
 Technical analysis 
 EIR 
 Plan adoption 
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Planning Process to Date 

August 2012 LSAP CAG 
 Phase I - 3 alternatives 
 Mixed Use preferred 

 

October 2012  Community Outreach (25) 
 Flexible Mixed Use preferred 

 

September 2012 CAG  
 Site tour of area 
 Meeting held at Art Institute 
 Discussion of land use, circulation and open space 

 

November/December Outreach to Key Businesses (2) 
 
November 2012 LSAP CAG 

 Recommended alternative selected 
 Three alternatives to review 
 Mixed-use alternative chosen 
 Flexible mixed-use best mixed-use option 

 
 



LAWRENCE STATION AREA PLAN PHASE TWO   |    Technical Advisory Group Meeting 3  January 15, 2013  |    5 

Citizens Advisory Group 

Appointee CAG Category  
Mike Kim, Chair Business/Property Owner representative 
Sue Harrison, Vice Chair  Sustainability Commission 
Russell Melton  Planning Commission 
Gustav Larsson Planning Commission  
Younil Jeong Housing and Human Services Commission 
Adam Morey Business/Property Owner representative  
Mark Cushman Study Area Resident  
Saket Gadia Study Area Resident  
Lois Smallwood At-Large 

  
CAG Alternates 
Ron Aoyama  Study Area Resident  
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Citizens Advisory Committee 

 Role of CAG 
 Approach to Task 
 Unanimous support 
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Guiding Principles 

Land Use 
 Existing and future uses 
 Mix and types of uses 
 Densities 
 Design features 
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Guiding Principles 

Circulation and Parking 
 “Complete Streets” 
 Automobile traffic 
 Other modes 
 Parking 
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Guiding Principles 

Open Space and Community Infrastructure 
 New and sufficient open space 
 School capacity 
 Infrastructure planning 
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Flexible Mixed-Use – Recommended Alternative 

Key Components 
 Nodes of employment 

within a 1/8 mile radius 
 

 Higher intensity within 
1/4 mile radius 
 

 Increased density 
allowances or bonuses 
within 1/2 mile radius 
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Land Use Comparables 
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Land Use Comparables 



LAWRENCE STATION AREA PLAN PHASE TWO   |    Technical Advisory Group Meeting 3  January 15, 2013  |    13 

Circulation Framework 

 Autos 
 Pedestrians/bicycles 
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Proposed Bicycle Circulation  

 Improved bike facilities 
 Connections to future 

open space 
 Improved connectivity 

east/west and 
north/south 

 Access to station 
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Results 

Recommended Alternative 
Office/R&D 
 
 
Industrial 

1.2  – 1.85 million sf 
(zero existing) 

 
600,000 sf (existing) 

 

New Jobs 
 

2,400 – 3,700 new jobs 
 

 
Dwelling Units 
 

1,200 – 2,100 units 
(+1,200 existing) 
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Results 

Jobs/Housing 
Housing Units Industrial, 

Office, 
Commercial 

(mill. sf) 

Jobs Jobs/Housing 
ratio 

Current General Plan 66,570 55.5 109,901 1.65 

Horizon 2035 72,160 63.1 132,000 1.83 

Flexible Mixed-Use  1,200-2,100 1.2 – 1.85 2,400–3,700 2.0 – 1.76 

Notes: 
1. Numbers indicate 50% of total build-out 
2. Existing industrial square footage and jobs not included in alternatives 
3. Existing dwelling units not included in alternatives 

3 1 2 
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Schools, Parks and Open Space 

Students 

NW 63-109 
NE 65-118 

SW 
39-72 

 

SE 
S.C. 

Parks and Open Space 

NW 4-7 NE- 4-7 

SW 
3-5 

SE 
S.C. 
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Open Space 

 Green dots indicate 
general need for future 
open space 
 

 5 acres per 1000 new 
population 
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Next Steps 

February 11 – Planning Commission Hearing 
 
February 26 – City Council Hearing  
 
March – Begin preparation of: 

 Planning and Design Toolkit 
 Urban Design and Streetscape 
 Affordable Housing and Anti-displacement Strategy 
 Implementation and Infrastructure  

 
Summer 2013 – begin preparation of: 

 Draft Station Area Plan 
 EIR 

 
Input 

 Citizens Advisory Group (CAG) 
 Technical Advisory Group (TAG) 
 Community 
 BPAC, Sustainability, Housing, PC 
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QUESTIONS AND DISCUSSION 

1. Feedback on recommended land use alternative 
and circulation framework 
 

2. Is the recommended alternative missing any 
key elements? 
 

3. Is the recommended alternative going in the 
right direction? 
 

4. Other issues? 



www.lawrencestation.insunnyvale.com 


