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Figure 2-1 Regional Location 
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Moraga is accessible from State Route (SR) 24 to the north via Moraga Road through the City of 
Lafayette and from Moraga Way north through the City of Orinda. SR 24 provides access to the 
Central Bay Area to the west and to Interstate 680 to the east. The Town is also served by a surface 
street system ranging from wide, four-lane streets with medians to narrow, winding two-lane 
streets in the hills. The predominant street pattern in the Town is curvilinear and Moraga Road 
bisects the Town. Moraga also has a system of bike lanes, paths and routes throughout the Town 
that connect neighborhoods to schools, parks, and the two commercial areas in the Town.  

The Planning Initiative applies to all lands within the Moraga Town limits as well as land within the 
Town’s Sphere of Influence (SOI). The SOI is a boundary defining the probable future physical 
boundaries and service areas of the Town. This area is defined as the “Plan Area” for the Planning 
Initiative evaluated in this EIR. The Town’s SOI, and thus Plan Area, extends in a few areas past the 
current Town limits into nearby unincorporated areas in the southern portion of the Town. 
Figure 2-2 illustrates the Plan Area boundaries, inclusive of the incorporated limits of Moraga and 
Moraga’s SOI as delineated by the Contra Costa Local Agency Formation Commission.  

2.4 Land Use and Regulatory Setting 

2.4.1 Housing Element  
The Housing Element is one of the State-mandated elements of the General Plan. The current 5th 
cycle Housing Element was adopted in 2015 and covers a planning period ending in early 2023. The 
Housing Element identifies the Town’s housing conditions and needs, and establishes the goals, 
objectives, and policies that comprise the Town’s strategy to accommodate projected housing 
needs, including the provision of adequate housing for low-income households and for special-
needs populations (e.g., unhoused people, seniors, single-parent households, large families, and 
persons with disabilities). 

Like all cities in the San Francisco Bay Area, the Town of Moraga is required to update the Housing 
Element of its General Plan to cover the 2023-2031 planning period. The Housing Element must 
address new state requirements, such as “affirmatively furthering fair housing” and ensuring 
compliance with permitting requirements in state law.  

The 2023-2031 Housing Element would bring the element into compliance with State legislation 
passed since adoption of the 2015-2023 Housing Element and with the current Association of Bay 
Area Governments’ (ABAG) Regional Housing Needs Assessment (RHNA). The ABAG Executive Board 
adopted the 6th cycle Final RHNA on December 16, 2021. It includes a “fair share” allocation for 
meeting regional housing needs for each community in the ABAG region. 

The 2023-2031 Housing Element includes the following components, as required by State law 

 Review of the 2015-2023 Housing Element to identify progress and evaluate the effectiveness of 
previous policies and programs. 

 An assessment of the Town’s population, household, and housing stock characteristics, existing 
and future housing needs by household types, and special needs populations. 

 An analysis of resources and constraints related to housing production and preservation, 
including governmental regulations, infrastructure requirements and market conditions such as 
land, construction, and labor costs as well as restricted financing availability. 
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 Identification of the Town’s quantified objectives for the 6th cycle RHNA and inventory of sites 
determined to be suitable for housing. 

 A Housing Plan to address the Town’s identified housing needs, including housing goals, policies, 
and programs to facilitate the 6th cycle Housing Element Update. 

2.4.2 Moraga 2002 General Plan  
The current Moraga 2002 General Plan is made up of eight chapters: Land Use, Community Design, 
Housing, Circulation, Open Space and Conservation, Public Safety, Community Facilities and 
Services, and Growth Management. Part of the Planning Initiative would require amendments to the 
2002 General Plan as rezoning would cause changes in land use, revisions to the definitions of land 
use categories, and changes to the residential development potential estimates included in the Plan. 
In addition, editing of policies and implementation measures is needed to express the Town’s 
support for diverse housing types and ensure internal consistency with the updated Housing 
Element. 

Amendments also are needed to comply with State mandates impacting the Safety and Circulation 
Elements. State mandates impacting the two Elements are associated with Assembly Bill (AB) 747, 
and Senate Bills (SB) 99 and 743. Moraga is not subject to the SB 1000 requirement to adopt an 
Environmental Justice Element, as the Town does not have areas identified as “disadvantaged 
communities.” 

Approved in 2019, AB 747 requires each jurisdiction to review and update as necessary the Safety 
Element of its general plan to identify evacuation routes and capacity, safety, and viability under a 
range of emergency scenarios. This information must be included by January 1, 2022, or upon 
approval of the next update to the Local Hazard Mitigation Plan (LHMP). As of the date of this EIR 
Moraga has not yet updated its LHMP. Also approved in 2019, SB 99 requires jurisdictions, upon the 
next revision of the Housing Element on or after January 1, 2020, to review and update the Safety 
Element to include information identifying residential developments in hazard areas that do not 
have at least two emergency evacuation routes. In accordance with Senate Bill 379, Safety Elements 
must also include a climate change vulnerability assessment, measures to address vulnerabilities, 
and comprehensive hazard mitigation and emergency response strategies. 

Additionally, SB 743 provides a new performance metric, vehicle miles traveled (VMT), for 
determining significant transportation impacts under the California Environmental Quality Act 
(CEQA). The State is shifting from measuring a project’s CEQA impact to drivers (level of service, 
LOS) to measuring the impact of driving (VMT) as it relates to achieving State goals of reducing 
greenhouse gas emissions, encouraging infill development, and improving public health through 
active transportation.  

2.5 Characteristics of the Planning Initiative 
The Planning Initiative includes an update to the Town’s Housing Element, rezoning of key sites 
within the Town’s jurisdiction, and amendments to the 2002 General Plan. The Planning Initiative 
would provide a cohesive long-term framework for future growth and development in the Town. 
The Initiative was catalyzed by the RHNA allocation, as well as Plan Bay Area 2050 and other 
initiatives that support denser housing in “Priority Development Areas” around the region. The 
Planning Initiative is meant to ensure the Town has a sufficient number of appropriately zoned sites 
to meet its housing allocation. It is also intended to provide supportive housing goals, policies, 
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programs, and quantitative objectives to meet the Town’s future housing needs. It is further 
intended to provide objective design and development standards so that projects may be approved 
more quickly and efficiently, thus reducing development costs and making housing easier to build.  

The Town of Moraga is consolidating long range planning efforts through this initiative, namely the 
Housing Element Update and corresponding rezoning of the Moraga Center Specific Plan and Rheem 
Park areas, rezoning of the Bollinger Canyon Study Area, and 2002 General Plan amendments to 
achieve internal consistency and meet recent State requirements. Refer to Figure 2-3 for the 
location of the three study areas: Moraga Center Specific Plan area, Rheem Park area, and Bollinger 
Canyon Study Area. The Planning Initiative would ensure a refreshed vision for growth throughout 
the Town that meets the community’s needs. Each of the Planning Initiative’s components is 
described below. 

2.5.1 Housing Element Update 
The Housing Element Update presents a comprehensive set of housing policies and actions for the 
years 2023-2031. It would provide Moraga with a “road map” for accommodating its future housing 
demand and would guide decisions that impact housing for the next eight years. The document aims 
to achieve several overarching goals, including: 

 Accommodating projected housing demand to meet RHNA, as mandated by the State 
 Increasing housing production to meet this demand 
 Improving housing affordability 
 Preserving existing affordable housing 
 Improving the safety, quality and condition of existing housing 
 Facilitating the development of housing for all income levels and household types, including 

special needs populations; and 
 Improving the livability and economic prosperity of all Moraga residents; and promoting fair 

housing choice for all. 

The Housing Element Update would be based on the Town’s RHNA, plus a buffer of units to ensure 
ongoing compliance with the No Net Loss provisions of State housing law. As shown in Table 2-1, the 
2023-2031 RHNA for Moraga has been set at 1,118 housing units. This is an increase of more than 
400 percent relative to the allocation for 2015-2022 and therefore requires the rezoning of the 
three areas as shown in Figure 2-3.  

Table 2-1 RHNA Allocation and Percentage of Income Distribution for Moraga 
Income Level Percent of Area Median Income (AMI) Units Percent of RHNA 

Very Low 0-50%  318 29% 

Low 51-80%  183 16% 

Moderate 81-120%  172 15% 

Above Moderate >120%  445 40% 

Total – 1,118 100% 

Source: ABAG 2021 
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Figure 2-3 Planning Initiative Study Areas 
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The RHNA represents the minimum number of housing units that the Town is required to plan for in 
its housing element by providing “adequate sites” through the General Plan and zoning. The 
California Department of Housing and Community Development (HCD) requires local jurisdictions to 
identify enough future housing sites to not only cover the jurisdiction’s 6th cycle RHNA, but to also 
provide for additional buffer capacity above the RHNA. The buffer capacity is required to 
accommodate realistic production rates of affordable housing units; plus having the buffer can allow 
for instances when a smaller residential project may have to be considered for a given property or 
the use of a site for a purpose other than housing.  

The “No Net Loss” Law (Government Code Section 65863) requires maintenance of sufficient sites 
to meet the RHNA for all income levels throughout the planning period. The recommendation from 
HCD is to adopt a housing site inventory with a buffer of at least 20 percent over the allocated 
RHNA. Moraga’s buffer exceeds this guideline. Consistent with the 2002 General Plan, the Town is 
strategically directing most residential growth to infill sites and sites in commercial areas that are 
already urbanized. This helps achieve complementary 2002 General Plan objectives such as 
supporting the Town’s shopping centers and businesses, creating community gathering places, 
encouraging walking and bicycling, and conserving hillsides and natural resources.  

A summary of Housing Opportunity Sites is included in Table 2-2. Figure 2-4 shows the locations of 
proposed Housing Opportunity Sites, as well as previously approved projects expected to develop 
over the 2023-2031 time period. Figure 2-5 and Figure 2-6 shows the proposed sites in the Moraga 
Center and Rheem Park areas, respectively. The numbers correspond to a table listing all Housing 
Opportunity Sites in Appendix B.  

The designation of a property as a Housing Opportunity Site does not mean it would be developed 
during 2023-2031, or that a specific project has been proposed there. It simply means the site has 
the potential to support housing during the 8-year time period, as well as physical characteristics 
that are conducive to housing development. The Housing Element includes proposed policies and 
programs to make development on these sites more viable. This is particularly true on the higher 
density and mixed use sites. Some of these sites would require rezoning to produce the number of 
required units; this is addressed in Section 2.5 Rezoning, below. 

Some of the Housing Element programs are carried forward from the existing 2015-2023 Housing 
Element while others have been newly added. New programs typically respond to new State laws, 
the findings of the Housing Needs Assessment and Constraints Analysis, evolving market conditions, 
and the higher RHNA assignment given to Moraga.  

Many of the new measures respond directly to the constraints analysis and include specific actions 
to amend zoning regulations, develop new zoning regulations, or modify processes and procedures 
(such as the Planned Development process). Some of the programs would be implemented 
concurrently with the adoption of the Housing Element, but most are scheduled for implementation 
during the first three years of the planning period.  
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Figure 2-4 Housing Opportunity Sites 

 

See Appendix for key to sites  
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Figure 2-5 Housing Opportunity Sites: Moraga Center Area 

 

See Appendix for key to sites  
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Figure 2-6 Housing Opportunity Sites: Rheem Park Area 

 

Among the major program recommendations are: 

 Complete the update of the 2002 Moraga General Plan 
 Amend the Moraga zoning code and map to create the capacity to meet the RHNA and comply 

with state law for specific housing types 
 Monitor activity on the housing sites to ensure no net loss of capacity to meet the RHNA 
 Prepare a public realm plan (in lieu of a Specific Plan) for Rheem Park 

See Appendix for key to sites  
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 Reassess development standards, such as the scenic corridor regulations to reduce constraints to 
housing sites 

 Amend parking requirements for studios and one-bedroom apartments 
 Adopt an inclusionary housing ordinance 
 Implement the MCSP 
 Facilitate Accessory Dwelling Unit (ADU) production 
 Provide outreach to affordable housing developers 
 Explore partnerships with St Mary’s College 
 Seek increased access to affordable housing subsidies 
 Promote shared housing and rental of rooms in private homes 
 Increase awareness of the County Neighborhood Preservation Program 
 Improve the efficiency of development review procedures 
 Consider fee waivers and deferrals for affordable housing 
 Pursue grants to improve infrastructure 
 Allow co-housing and live work units 
 Publicize senior housing resources 
 Provide information for first-time homebuyers 
 Provide referrals to agencies assisting persons experiencing homelessness 
 Implement climate action plan measures to improve energy efficiency and reduce related costs 
 Wildfire Safety and Emergency Preparedness Planning 

For each program, the Housing Element identifies a measurable objective, a responsible party, a 
timeline, and a potential funding source.  

Other Housing Element Considerations 
As indicated in Table 2-2, the Housing Element site inventory also accounts for projects that have 
been fully entitled but not yet constructed (also called “pipeline” projects). The 225 units shown 
include Palos Colorados (123 single family homes plus 30 accessory dwelling units), Country Club 
Extension (65 single family homes), and Hetfield Estates (7 single family homes). These three 
projects were also listed in the 2015-2023 Housing Element but remain undeveloped. No changes to 
these three projects are proposed.  

In addition to the 1,770 units of capacity shown in Table 2-2, the Town of Moraga also anticipates 
new housing may be created through the addition of Accessory Dwelling Units (ADUs) to existing 
homes. ADUs are an important tool to help meet local housing needs. The State enacted legislation 
in 2017 and 2019 to support the development of ADUs, including “by right” approval for units 
meeting certain criteria. For the 2023-2031 Housing Element Update, the Town is assuming five 
ADUs would be developed annually through 2023-2031 (a slight increase over production rates over 
the last four years) or about 40 ADUs would be developed over the planning period.1 ADUs would 
be scattered throughout the Town’s single family neighborhoods. For the purposes of this EIR, ADUs 
are exempt under CEQA and have minimal environmental impacts as they are generally created by 
repurposing existing floor space or making minor additions to existing residences.  

 
1 The 40-unit figure excludes the 30 ADUs proposed to be created as part of the Palos Colorados development. 
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Table 2-2 Summary of Housing Opportunities and Impacts of Proposed Rezoning 

Density 
Estimated Buildout 

under Existing Zoning 
Estimated Building 

under Proposed Zoning 
Net 

Increase 

Approved Projects (“Development Pipeline”) 225 225 0 

Low Density Sites1 242 242 0 

Medium Density Sites2 200 200 0 

High Density Sites3 417 417 0 

Mixed Use Sites4 281 686 405 

Total 1,365 1,770 405 
1 Includes 1 DUA, 1.5 DUA, 2 DUA, and 3 DUA areas 
2 Includes 6 DUA and 12 DUA areas 
3 Includes R-20 A (R-24) and R-20 B areas. Note that for Housing Element purposes, these areas are presumed to develop at 16 DUA, 
per HCD guidelines for calculating “realistic capacity” on sites with minimum density requirements. However, zoning changes would 
increase maximum density from 20 DUA to 24 DUA on two of the sites. 
4 Rheem and Moraga Center areas. For Housing Element purposes, these sites are presumed to develop at densities below the 
maximum allowed by zoning, consistent with HCD guidelines for calculating “realistic capacity.” 

2.5.2 Rezoning 
As noted above, meeting the RHNA would require strategic zoning changes. These changes fall into 
three categories: 

 Increasing the allowable density in the R-20A, MCSP-MU-OR and MSCP-MU-RR zones from 20 
units per acre to 24 units per acre. 

 Allowing housing at densities of 24 units per acre where housing is currently not a permitted use 
in parts of Rheem Park. 

 Rezoning several parcels in the MCSP-C zoning district to either MCSP-O or MSCP-R so that 
housing becomes a permitted use on these properties.  

It is important to note that not every parcel within the rezoned areas is considered a “Housing 
Opportunity Site.” Zoning boundaries are used to define “districts” comprised of multiple parcels 
where particular uses are allowed, and particular development standards apply. Although all of the 
parcels in a given zoning district are subject to common regulations, each parcel contains unique 
uses and activities. Some parcels are vacant or underutilized and have the potential for housing. 
Others are developed with active uses and are likely to remain as they are today in the future. 
Development potential has only been calculated for those rezoned properties that are likely to 
redevelop with housing. For example, the Town offices are within one of the areas being rezoned—
but they are not expected to redevelop by 2031. 

Likewise, the 24 unit/acre zoning limit is subject to density bonuses, including those available under 
State law and those that could be provided by the Town through future incentive programs. Such 
bonuses could result in a larger number of housing units on individual sites than was presumed in 
the Housing Element. These larger yields are covered by this EIR to the extent that the total number 
of housing units produced in the Town does not exceed the total number of units presumed by the 
EIR. If a project would cause the Townwide “buildout” numbers in this EIR to be exceeded, 
additional environmental review would be required.  
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Figure 2-7 and Figure 2-8 show proposed rezoning in the Moraga Center and Rheem Park areas. A 
description of the zoning changes is included below. Zoning changes are also proposed in the 
Bollinger Canyon Study Area, which is discussed in a later section of this Project Description. 
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Figure 2-7 Proposed Moraga Center Area Rezoning 
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Figure 2-8 Rheem Park Area Rezone Sites 
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Moraga Center 
Moraga Center is an approximately 187-acre area generally located around the intersection of 
Moraga Road and Moraga Way as shown in Figure 2-3. Land use in this area is governed by a 
Specific Plan adopted in 2010, as well as new zoning regulations adopted in 2020. The Moraga 
Center Specific Plan used a buildout range of 510-630 units (the higher number includes increased 
density for senior housing) for CEQA analysis and planning purposes. The previous 2015-2023 
Housing Element assumed that the entire 510-630 units would occur on residentially zoned land and 
did not quantify any housing potential on mixed use properties.  

To meet the higher RHNA for the 6th cycle, the Housing Element Update would consider several of 
the Moraga Center Specific Plan mixed use sites as Housing Opportunity Sites. Proposed zoning 
changes in this area are shown in Figure 2-7 as summarized below: 

1. The R-20A zoning district would be relabeled “R-24,” with allowable densities increased from 20 
to 24 units per acre. Only one parcel currently has R-20A zoning. However, the property 
referred to as “Area 14” (currently R-20B) would also be rezoned to the new R-24 designation.  

2. The allowable density in the MCSP-Retail/Residential district would be increased from 20 to 24 
units per acre. 

3. The allowable density in the MCSP-Office/Residential district would be increased from 20 to 24 
units per acre. 

4. The northern portion of the Moraga Shopping Center (including a gas station and the vacant 
former Moraga Garden Center) would be rezoned from MCSP-Commercial to MCSP-
Retail/Residential. This would facilitate housing on the former garden center site. 

5. The portion of the block bounded by School Street, Viader Drive, Country Club Drive, and 
Moraga Way that is now zoned “MCSP-Commercial” and would be rezoned to MCSP-
Office/Residential. This would facilitate housing on the vacant property at the northeast corner 
of this block. The other uses on this block would remain conforming uses under their new 
zoning designation.  

Rheem Park Area 
The Rheem Park area is an approximately 60-acre area located at the intersection of Rheem 
Boulevard and Moraga Road in north-central Moraga as shown in Figure 2-3. The Rheem Park area 
includes the Rheem Shopping Center, the Rheem Theater, Town of Moraga Offices, a Saint Mary’s 
College administration facility, private office buildings, a convalescent facility, miscellaneous 
commercial uses, and vacant land. Current zoning in the area includes Suburban Office, Limited 
Commercial, and Community Commercial. Multi-family residential uses are not listed as a permitted 
use in these zoning districts. Proposed zoning changes in this area would rezone some of the 
commercial parcels to mixed use to permit residential development. Rezoning of this area is 
required not only to meet the RHNA, but also to meet new state requirements for Affirmatively 
Furthering Fair Housing (AFFH). Input from property owners supports the Town’s efforts to rezone 
the sites. The Town is strongly encouraged to distribute lower-income housing opportunities in 
multiple geographic areas rather than concentrating them in a single location (Moraga Center). 
Rheem Park is the only other viable location in the Town for higher densities, given natural hazards, 
infrastructure, and environmental considerations. 

General Plan and Zoning changes in the Rheem Park area are as follows: 
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Given existing land uses (including several existing residential units) and parcelization patterns, the 
theoretical number of parcels that could be created through future subdivision is approximately 51. 
The analysis in this EIR assumes 49 new residential units on the entire 270 acres. The Rural 
Residential zoning district would allow for density to be clustered, achieving a higher density in a 
defined area but with the same total number of units, while allowing for open space. A minimum lot 
size of 40,000 square feet would apply in such instances. As in other low-density residential zoning 
districts, the Rural Residential zoning would also allow for density to be transferred to another part 
of Moraga. This would include commercial and mixed use districts. As a result of the rural densities 
being proposed in Bollinger Canyon and the surplus of existing sites in the Town for above 
moderate-income housing, the area is not considered a Housing Opportunity Site under the Housing 
Element Update. 

Total new housing potential for the entire 423-acre Bollinger Canyon Study area, including the Non-
MOSO Open Space area, the 1 DU/Acre area, and the RR area, is 51 units.3  

2.6 Project Objectives 
The Comprehensive Advanced Planning Initiative seeks to accomplish the following objectives: 
 A State-certified Housing Element for 2023-2031 that responds to local and regional needs. 
 An internally-consistent, easy-to-use General Plan that is legally compliant and addresses 

emerging issues. 
 Updated long-range planning policies and programs that respond to recent State legislation 

related to VMT, climate change and resilience, fire hazards, evacuation, and other pertinent 
topics. 

 General Plan land use and zoning designations for the Bollinger Canyon Study Area. 
 Opportunities for meaningful public participation, including the engagement of residents who 

have not historically participated in planning processes. 
 New objective development standards consistent with state law. 

2.7 Required Approvals 
With recommendations from the Town’s Planning Commission, the Town Council will need to take 
the following discretionary actions in conjunction with the Planning Initiative: 

 Certification of the Final EIR prepared for the Planning Initiative 
 Adoption of the 2023-2031 Housing Element  
 Adoption of amendments to other elements of the Moraga General Plan, including:  

 General Plan Land Use Map amendments that provide the framework for zoning changes  
 Land Use Element amendments related to the Bollinger Canyon Study Area 
 Safety and Circulation Element amendments, to meet new State requirements 
 Other amendments as needed for internal consistency  

 Adoption of amendments to the zoning regulations, including the zoning map 

 
3 2 units in 1 DUA and 49 units in RR. 
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