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MORAGA SHOPPING CENTER PARKING ALLOCATION STUDY

Updated: April 20, 2009

STREET FLOOR AREA| SEATING | PARKING
ADDRESS NAME OF TENANT (FORMER TENANT) (Square Feet) | CAPACITY | REQUIRED
MORAGA ROAD
1400 Moraga Garden Center (4 employees) ................ 2
1450 Montessori School *
(90 Children plus 10 employees)................... 4,707 100
1460-A Union Bank 3,600 15
1460-B Asia Palace Restaurant 1,375 47 16
1460-C Dynasty Nails..........cooiiiii e, 516 3
1460-E Beauty SUPPIY.....covniiii 1,358 6
1460-F Star Palates 3,600 15
1460-G StarPalates........oooveiiiii 481 2
1460-H A & H Hallmark 5,670 23
1460-J Vacant (formerly Salon Casa Bella) 1,000 4
1470 Pacific National Bank............ccocoeiiiiiiiiiiiieanenns 3,062 13
1480-A Bianca'a Delicatessen.........ccvvveiiiiiiiiiiienens 1,500 18 6
1480-C Vacant (formerly St. Mary's Gifts and Florist) 1,092 5
1480-D Long's Pharmacy........ccocevviiiiiiiiiiecieeceeeen 3,600 15
1480-F Moraga Clean-X-Press........cccovviviiiiniiiiiinnnn, 1,200 5
1480-G Across the Way 2,100 9
1480-H Vacant (Wolf Camera).................... 1,050 5
1480-I The UPS Store 764 3
MORAGA WAY
1355 Safeway Stores.......ccvviviiiiiiiiiiii i 40,025 161
1375-A Michael's Ristorante 822 60 20
1375-B Mucho Wraps Restaurant (7 inside & 14 outside seats) .. 535 21 7
1375-D Pennini's Restaurant 2,400 74 25
1375-F Karate and Fitness Place 1,725 7
1375-G Options Hair Salon ..........oooevviiiiiiiiiiene 1,100 5
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STREET FLOOR AREA| SEATING | PARKING
ADDRESS NAME OF TENANT (FORMER TENANT) (Square Feet) | CAPACITY | REQUIRED
MORAGA WAY (Continued)
1399 Wells Fargo Bank .........coviiiiiiiici e, 5,520 23
1405 Abe's Moraga Shell
1409 Moraga Hardware and Lumber ..............ccccoiviiiinnnnns 6,000 24
1419 Café Terzetto ..o 3,024 138 46
1425 Moraga Cleaners & Laundry ........cccoviiiiiiiiinnininnnn. 1,600 7
1431 Barber Shop ....o.oeiiii 587 3
1437 Moraga Wines & Spirits .......ceovviviiiiiiiiiiiiire e, 3,412 14
1441 McCaulous Department Store..........cocevvviiiiiiiiannne. 17,349 70
McCaulous StocKroom ........coeovviiiiiiiiiiiiieeens 4,964 5
SCHOOL STREET (Moraga Ranch Shops -- Parking on School Street)
1012 Ranch House Café
(48 inside seats & 16 outside seats)................. 556 64 22
TOTALS 126,294 422 664

Total Required Parking 664

*

Surplus Parking -- 101 Spaces
Surplus Parking *-- 183, if Montessori were retail

45,750 sq.ft. retail could be built with existing parking

not consistent with parking at other schools. He would like reconsideration.
** Parking on School Street was not included in the total parking available for the Moraga Shopping Center therefore
the 22 parking spaces for the Ranch House Café have not been subtracted from the total parking available at the

center.

Total Parking Available 765
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EXHIBIT C

DESIGN ASPECTS TO BE CONSIDERED FOR PACIFIC NATIONAL BANK
AT THE MORAGA SHOPPING CENTER IN ACCORDANCE
WITH MORAGA MUNICIPAL CODE SECTION 8.72.080-A

Maximum height, lot coverage and setbacks:

The maximum allowed building height is 35-feet. The height of the existing bank building
will not be changed and the roof will remain the same. The building height to the top of
the parapet on the mansard roof is 18-feet 9-inches. There are no lot coverage limits in
the Community Commercial zoning district. The proposed addition at the northeast rear
side will be built under the existing roof and will not encroach further into either the side
or rear setbacks. The building was built prior to the incorporation of the Town and the
front setback is legally non-conforming with the Town’s 50-foot front setback, with a 46-
foot setback from the property line along Moraga Road. The Town’s building setbacks
for the Community Commercial District are shown in the table below:

CC (Community Commercial) 1470 Moraga Road Setbacks
Site Development Standard Required Existing Compliance
Minimum front yard 50 feet 46 feet Legal Non-
conforming
Minimum side yard None 39.5 feet Complies
(Southwest side)
Minimum Exterior side yard 50 feet Not Applicable Not Applicable
Minimum rear yard None 331 feet Complies

Overall mass and bulk of structures:

The 233 square foot addition at the rear of the building will not change the existing mass
and bulk of the building appreciably because it will be built under an existing roof
projection.

Special features of the development, such as walls, screens, towers and signs:
The proposed ATM at the front of the building
will require a new walkway in an existing planting
area that is between the handicap ramp and the
building. The walkway will have stairs at the
southwest end and new railings will be installed
along both the ATM walkway and the handicap
ramp. The existing wood trellis structure over
the ATM and handicap ramp will be replaced
with a roofed canopy at the same location. The
picture at right shows the trellis and existing
ramp with a pipe railing. The existing stucco
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stone columns supporting the trellis structure will be refaced with 2x6 shiplap siding and
1x3 corner trim. The 18-inch wide square columns will have a new larger base
measuring about 26-inches square and 3-feet high. Two new signs are proposed on the
building. Both signs have 12-inch high letters in two rows and a 2-foot diameter logo
sign above the letters. The signs are the same size, with approximately 16.5 square feet
of area. The signs will be located on a stucco wall panels at the southeast (front) and
southwest sides of the building. The application indicates that the signs will be
illuminated, but it is not clear on the plans or on the application form whether the signs
will be internally or externally illuminated. The signs are also discussed in EXHIBIT D.

SE (front) side of Pacific National Bank — New sign to be at right side

SW side of building — New sign to be at left side of picture

Effective concealment and sound attenuation of exposed mechanical and
electrical equipment:

Sheet A-3 of the plan set shows the roof plan and placement of new air conditioning
units within the well behind the parapet of the tile mansard roofs. The new AC units
should be quieter than the existing units. They should comply with the Town’s noise
standard of fifty-five (55) dba during the daytime hours, or fifty (50) dba during the
nighttime hours in accordance with MMC Section 8.36.020-B-5. The project architect
has assured staff that the new AC units will not be visible above the parapets of the
existing tile roof.
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Colors and materials on the exterior face of the building or structures, striving for
a limited number of colors and materials for each project:

The proposed colors are identified on sheet A-4 of the plans. The architect for the
building will bring a color pallet and colored elevations to the meeting. The shingle walls
on the building will be replaced with board and batten siding, with Kelly Moore
“Greystone” paint. The rock faced columns will be replaced with square columns with
shiplap siding and corner trim painted the same color as the board and batten siding.
The trellis at the front entrance will be replaced with a roofed canopy and will be painted
the same color as the fascia trim band and the stucco panel wall sections with Kelly
Moore “Sand Pebble” paint. The windows will also be replaced on the building.

Avoidance of repetition of identical entities whenever possible:

The proposed renovations to the Pacific National Bank building should improve the
appearance of the building. The existing shingle siding and wooden trellis structure are
both in need of replacement. The overall architectural form and design of the building
will not change appreciably. The building is similar in design to the Montessori School
building but is not identical to it. The tile roof helps make the building blend with the
Town and Country look of the Moraga Shopping Center.

Harmonious relationship with existing adjoining developments avoiding both
excessive variety and monotonous repetition, but allowing similarity of style, if
warranted:

The proposed exterior changes to the bank will have a harmonious relationship with the
adjacent buildings at the Moraga Shopping Center. The board and batten siding will
actually be more compatible with the original Moraga Ranch buildings in the area.

Pleasing landscaping which incorporates existing landscaping and terrain as a
complement to the structure, using plants which thrive in the Moraga climate and
which are large enough in size to be effective:
The existing building is already landscaped;
however, some of the landscaped areas could use
some refurbishment. A note on sheet A-1 states
that the existing concrete walkway to the rear door,
shown in the picture at right, will be replaced with
sod after the new addition is built under the roof.
There will be no rear entrance for the bank. An
existing planter with ivy at the front of the building
will be replaced with a new concrete walkway for
access to the ATM machine. Both ivy and turf are
not drought tolerant species. The remodeling of
the bank building would present a good opportunity
to replace some of the landscaping with plants that
use less water and are more suitable to Moraga’s
climate. The 7.5-foot wide planting strip along the
southwest side of the building facing towards the
Chevron Service Station could also use some
additional ground cover below the shrubs.
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10.

11.

12.

Compliance with Chapter 8.132 (scenic corridors):

The proposed Pacific National Bank building is located within 500-feet of the Moraga
Road scenic corridor and the southeast front side of the building, with the new ATM, is
visible from Moraga Road. Compliance with Chapter 8.132 of the Municipal Code and
the scenic corridor design guidelines is discussed in EXHIBIT D.

Impact on neighboring properties:

The exterior renovations and small 233 square foot addition for the Pacific National Bank
building should not have any adverse impact on neighboring properties because the size
and footprint of the building is not increasing significantly.

Impact on Public Safety:

The addition and modifications to the building would be built in accordance with the
California Building Code so there should be no adverse impacts to public safety for the
building. The site plan drawing on sheet A-1 shows the location for new van offload
parking spaces for ADA compliance in the parking areas adjacent to the building. The
van-pool parking space proposed in the parking area northwest of the building at the rear
will be a temporary improvement that will be removed after the front entrance
improvements have been completed (see notes on plans). The ADA van-pool space
near the south front corner of the building will be the new accessible parking space and
will connect with a striped walkway directly with the handicap ramp up to the front
entrance and new ATM. This should be a safer entrance since the automobile traffic in
the driveway along the southwest side of the building is less than the traffic in the
driveway along the northwest rear side of the building.

HARMONY WITH THE GENERAL PLAN AND DESIGN REVIEW GUIDELINES:
Compliance with the design guidelines is discussed in EXHIBIT D. Since the new design
guidelines have been linked to the applicable General Plan policies, there are no other
design related General Plan issues to discuss.
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EXHIBIT D

DESIGN GUIDELINE REVIEW FOR PACIFIC NATIONAL BANK

AT THE MORAGA SHOPPING CENTER AT 1470 MORAGA ROAD
MAINTAIN THE TOWN’S SEMI-RURAL CHARACTER (SRC)

APPLICABLE TO ALL TYPES OF DEVELOPMENT

These guidelines are intended to help preserve the semi-rural features that make Moraga
unigue when considering applications for development.

SRC1

SRC2

SRC3

SRC7

Retain, protect, and utilize existing natural features, such as trees and other vegetation,
interesting ground forms, rocks, water, and significant views in the design.

Comment: There are no existing natural features on the project site. The existing
Pacific National Bank building has landscaping around it on all four sides, but the
planting strip on the southwest side could use some additional ground cover below the
shrubs. The project site is within a shopping center, which is a fully urbanized area and
can not be characterized as “semi-rural’.

The impact and presence of vehicles resulting from the development should be
minimized through proper siting and screening in order to buffer parking areas from
locations both interior and exterior to the site.

Comment: The existing parking areas around the project site will not be changed,
except to add the required van-pool ADA compliant parking stalls. This will be done in
two locations, because they need to have an accessible parking space near the rear
door until the new improvements at the front are complete. The rear van-pool space will
be temporary, since the walkway to the rear door will be removed and replaced with turf
when the new 233 square foot addition is built at the back of the building.

Circulation systems should avoid conflict between vehicular, bicycle and pedestrian
traffic. Emergency and service vehicle access shall be accommodated within the
circulation system.

Comment: When the project is completed, the new ADA compliant parking space
should be a safer approach to the building because the driveway at the southwest side
of the building is not used as much as the driveway at the northwest rear side. The
crosswalk will also be shorter to the handicap ramp. The existing driveways around the
building provide adequate vehicle access for emergency service vehicles.

New trees should be planted to compliment the natural pattern of tree placement.

Comment: There are already several large trees around the building, including two large
Pinus radiata (Monterey Pines) at the front of the building. There were some brown
needles on these pine trees, which may indicate they are infected by the bark beetles. If
any of the Pinus radiata needs to be replaced, the new trees should be selected from the
trees listed in Appendix B of the Town’s Guidelines. The site plan (sheet A1) shows four
(4) “Birch” trees along the driveway at the northeast side, but staff believes that these
trees are actually small fruit trees of some kind. The parking areas in the older part of
the Moraga Shopping Center do not include very many trees to provide a tree canopy
over the parking. Unlike the newer part of the center in front of the Safeway Store or the
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L1
L1.2

L1.3

L1.6

Rheem Valley Shopping Center, the parking area in the vicinity of the Pacific National
Bank does not include planting pockets for trees for every four to six parking spaces.
There are planting islands at the ends of the rows of parking as shown in the aerial photo
below, but most of these planting islands do not include any trees.

The addition of some good canopy trees, such as Chinese Pistachio trees in the existing
planting islands at the end of the parking isles would help provide more of a shade
canopy over the parking in accordance with MMC Section 8.76.050-G and Design
Guideline L3.3.

COMPLEMENT EXISTING LANDSCAPING (L)
FIRE SAFE LANDSCAPING

Consideration should be given to avoiding flammable trees and shrubs where possible.
Consult the Moraga Orinda Fire District for highly flammable plant species to be avoided
such as certain pine, juniper, and eucalyptus species.

Comment: The existing Pinus radiata are a highly flammable species. As noted under
SRC7 above, if these trees require replacement due to a pest infestation, they should be
replaced with a species from Appendix B of the Design Guidelines that is not considered
a flammable tree by the Moraga Orinda Fire District.

Landscaping should be properly irrigated to assure that plants retain their fire retardant
capability, but shall not be over watered so as to create runoff from the site.
Comment: The project site has an existing irrigation system.

The Town will weigh the merits of water conserving landscapes in conjunction with fire
safety and stormwater management.
Comment: The existing landscaping has large areas of lawn and ivy, which both require
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L3
L3.2

L3.3

L3.4

L3.9

L3.13

L3.14

L3.15

an abundance of water. The expansion and refurbishment of the building may be a good
opportunity to upgrade the landscaping and use more drought tolerant species suitable
to Moraga.

COMMERCIAL LANDSCAPING AND IRRIGATION

Areas not covered by buildings or structures enclosed for storage or used for paved
walks, alleys, or drives should be completely landscaped and irrigated.

Comment: This is an existing project that is already landscaped. Some refurbishment of
the existing landscaping would help enhance the project.

Parking lots should be landscaped through the use of concave islands and medians
swales designed to accommodate trees, shrubs, and ground cover while providing
drainage and biofiltration of concentrated stormwater. Fast growing deciduous or
evergreen trees should be planted at a ratio of one tree for every 4-6 parking spaces, to
create maximum summer shade.

Comment: This was discussed under guideline SRC7 above. As noted, the addition of
some canopy trees in the existing planting islands at the end of the parking isles would
help provide some shade over the parking area in accordance with MMC Section
8.76.050-G and Design Guideline L3.3.

Landscaping should permit adequate sight distance for motorists and pedestrians
entering and exiting the site and shall not interfere with parking lot and circulation
effectiveness.

Comment: The existing landscaping does not block the sight distance at the intersection
of the driveways.

Initial landscaping should be of a size and quality that a mature appearance will be
attained within three years of planting. 25% of the proposed trees on the site are to be a
minimum of 24" box size and the remaining trees a minimum of 15-gallon size.
Comment: If some new landscaping is installed, the size specifications listed in L3.9
should be followed.

All plant materials (including street trees and planting within the public right-of-way)
should be watered with an automatic irrigation system. Provision shall be made for
watering planting boxes and individual planters raised from the ground.

Comment: The existing landscaping is watered with an automatic irrigation system;
however, a relatively simple improvement could be the replacement of the controller for
the irrigation system with a new model that can use less water by turning off during wet
weather.

Water-conserving system design and materials and drip irrigation should be used
wherever appropriate.

Comment: Changing to drip irrigation would not work for the existing turf and ivy areas,
but if the landscaping is changed substantially to eliminate the ivy and turf and install
more drought tolerant planting, then consideration should be given to installation of drip
irrigation.

New irrigation systems shall include automatic rain shut-off controller devices.
Comment: A condition of approval is recommended that the existing controller for the
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irrigation system should be replaced with one that has an automatic rain shut-off feature.

ENHANCE TOWN’S SCENIC CORRIDORS (SC)

The proposed Pacific National Bank building is within 500-feet of Moraga Road and can be seen
from the Moraga Road scenic corridor roadway. The project is therefore subject to the Town’s
Scenic Corridor Ordinance.

SC1

SC5

SC8

SC9

A greenbelt should be established between the scenic corridor major road and a parking
area or building that is located adjacent to the road. The greenbelt must be landscaped
and appear to be natural (i.e. a high percentage of the ground area could be a mounded
redwood bark or stone covered area as long as plants provide a reasonable amount of
massing to create a screening effect). All landscaped areas shall be appropriately
irrigated to maintain healthy plants while preventing runoff from over watering.

Comment: The Moraga Shopping Center does not have a substantial “greenbelt”
between the scenic corridor and the parking area similar to the one at the Rheem
Shopping Center. The photo below shows a view of the east front corner of the Pacific
National Bank building where there

is about 18-feet of landscaping

adjacent to the building. There are

also two small planting pockets

about 3-feet deep and 20-feet long

back of the sidewalk on Moraga

Road. The driveway curb cut to

Moraga Road near the east front

corner of the bank is much wider

than the driveway width within the

Shopping Center. The primary

Shopping Center sign is located at

the southeast end of a landscape island at the northeast side of the driveway, which
identifies this as a major entrance to the Shopping Center. The internal circulation road
that is parallel and adjacent to Moraga Road could present a safety hazard with cross
traffic at the entrance driveway. A potential solution, albeit an expensive one, would be
to extend the landscaping at the front of the bank all the way across the driveway at the
southeast front side to prevent cross traffic at the entrance drive.

Commercial shopping centers shall have a twelve-foot or greater depth of greenbelt
between the road and parking area or building, exclusive of the public sidewalk.
Comment: The existing greenbelt in front of the building is 18-feet wide.

A property owner may be required to upgrade existing conditions when major work is
accomplished on a parcel that is within 500 feet of the center line of a major scenic
corridor.

Comment: The 233 square foot addition and exterior siding changes at the Pacific
National Bank building would not be considered “major work.

In order to enhance the landscaping along designated scenic corridors, new
development within 500 feet of these corridors should include trees and shrubs from
the following list:
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SC12

Tree: Raywood Ash (Fraxinus oxycarpa)

Tree: Bradford Pear ( Pyrus Calleryana)

Tree: Flowering Plum (Prunus krauter vesuvius)

Tree: Coastal Redwood (Sequoia sempervirens)

Tree: Western Redbud (Cercis occidentalis)

Tree: Live Oak (Quercus agrifolia)

Shrub: Escallonia (Escallonia compakta and langleyensis)
Shrub: Strawberry Tree (Arbutus unedo)

Shrub: Howard McMinn Manzanita (Arctostaphylos)
Shrub: Rockrose species (cistus)

TS e a0

Comment: The above list has been superseded by the planting pallets from the Moraga
Transportation Corridor Streetscape Plan, which is included in Appendix B of the Design
Guidelines. If any existing trees or shrubs are replaced as part of a landscaping
refurbishment, then the species should conform to the trees and shrubs listed in
Appendix B.

The design shall be consistent with Moraga Municipal Code Section 8.132.
Comment: The following development guidelines are listed under MMC Section
8.132.050-B.

1.

The design and location of each building and landscaping shall create a compatible visual
relationship with surrounding development and with the natural terrain and vegetation.
Road widths and road configurations should be considered as part of the design element.
Comment: As noted under Design Guideline SC1, above, the peripheral road that is parallel
and adjacent to Moraga Road would allow traffic to cross the entrance driveway, which is a
potential safety hazard. Replacement of the driveway in front of the building with landscaping
would enhance the scenic corridor and eliminate any cross-traffic at the entrance driveway.

Buildings and landscaping shall be so located that each does not create a walled effect
along the scenic corridor. Setbacks and building heights may be made more restrictive
than otherwise permitted by the applicable zoning regulations. In general, the greater the
mass or bulk, the greater the setback should be. The positioning of buildings shall be
varied in order to create a complimentary relationship between mass and void.

Comment: The existing building and landscaping does not contribute to a “walled effect”
along the Moraga Road scenic corridor.

Each structure or feature reviewable under this chapter shall be limited to scale and siting
to reduce visual dominance or obstruction of existing landforms, vegetation, water bodies
and adjoining structures.

Comment: The Pacific National Bank building is near the bottom of a valley and it does not
obstruct the view of existing landforms, water bodies or adjoining structures.

Each structure shall be constructed, painted and maintained and all planted material shall
be planted and maintained to complement and enhance scenic views and the natural
landscape.

Comment: The proposed improvements to the exterior of the building are in effect
maintenance of the existing building in accordance with this guideline. The landscaping in
the parking areas is maintained by the Bruzzone family that owns the Moraga Shopping
Center. They may object to any increase in the area of planting that they have to maintain.

Unnatural and conflicting aesthetic elements shall be eliminated to the extent feasible
consistent with safety requirements (for example, retain street lighting, but place wiring
underground). Where it is not possible to locate such a feature out of view, it must be
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11.

12.

located in an area so as to minimize visibility from a scenic corridor or screened from view
by planting, fence wall or berm. Where the screen consists of a fence, wall or berm, it may
not be higher than six feet. Screening shall consist of primarily natural materials rather
than solid fencing. Preference shall be given vegetation in conjunction with a low earth
berm.

Comment: The existing building does not include any unnatural or conflicting aesthetic
design elements. The existing pipe railing along the handicap ramp at the front of the
building will be replaced with a black iron railing that is more decorative. There is an existing
light standard near the front easterly corner which matches the other lighting standards in the
Shopping Center. The plans do not call for any new exterior transformers or other utility
boxes above ground.

Lighting shall be compatible in type, style and intensity to the surrounding elements and
not cause undue or aggravating disruption, glare or brightness.

Comment: The site plan on sheet A1 shows a 5-foot radius, 50-foot radius and 60-foot radius
from the new ATM. For security and safety of patrons, the lighting level must be at least 10
foot-candles (fc) within 5-feet of the ATM and at least 2-fc within 50-feet of the ATM in all
directions and 2-fc within 60-feet of parking designated for the ATM. Details for lighting of the
signs are not included with the plans. The illumination levels of the signs cannot exceed 5
foot-candles measured 10-feet from the sign in accordance with MMC Section 8.88.110-B.
All other lighting for the building, under-eave or canopy lighting cannot exceed 20 foot-
candles of illumination measured 10-feet from the light source (MMC Section 8.88.110-C).

Grading or earth-moving shall be planned and executed in such manner that final contours
appear consistent with a natural appearing terrain. Finished contours shall be planted with
plant materials native to the area so that minimum care is required and the material is
visually compatible with the existing ground cover.

Comment: No grading is proposed for this project.

The number of access points to and from the scenic corridor shall be minimized consistent
with safety and circulation needs.

Comment: No changes in access points are proposed as part of the project. As noted under
Design Guidelines SC1 and SC12-1, above, there is a potential cross-traffic hazard at the
existing driveway entrance at the northeast side of the building.

Parking on the scenic corridor roadways should be minimized.
Comment: No parking is proposed on the Moraga Road scenic corridor.

Each specimen tree and each grove of trees may be approved for removal only if the tree
or grove of trees is unsafe or diseased or to provide the smallest cleared area necessary
to locate an approved road or structure on the site under guidelines of the tree
preservation ordinance. Selective clearing of vegetation may be permitted upon review
and approval by the design review board.

Comment: No existing trees are scheduled for removal for the project. As noted under
SRC?7, if the large Monterey Pines need to be replaced, then trees that are less combustible
listed in Appendix B of the Design Guidelines shall be used.

In applying these guidelines, consideration shall be given to protecting the privacy and
security requirements of individual property owners who seek approval for improvements
under this chapter.

Comment: It is important to have sufficient light at ATMs for security while at the same time
avoiding glare and direct views of the light source. The proposed lights under the new roof
canopy that will replace the trellis structure are not shown in detail, but the minimum lighting
levels are indicated as noted under SC12-#7, above.
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7

Viewsheds, including but not limited to close up and distant views, ridgelines, hillsides
and mature native tree groupings should be protected along the Town’s scenic corridors
to retain the Town’s semi-rural character.

Comment: The existing Pacific National Bank building will not block close-up or distant
views of ridgelines, hillsides or mature native tree groupings.

MINIMIZE THE IMPACTS OF DEVELOPMENTS (ID)

To the extent possible, development should be concentrated in areas that are least
sensitive in terms of environmental and visual resources, including: a) areas of flat or
gently sloping topography outside of flood plain or natural drainage areas; b) the Moraga
Center and Rheem park area; c) Infill parcels in areas of existing developments.
Comment: The project site is located within the Moraga Shopping Center area.

ID1-7 APPLICABLE TO ALL DEVELOPMENT

ID3

ID6

ID7

Wind barriers, shade, sound absorption, dust abatement, glare reduction, and proper
drainage should be provided on site.

Comment: The Pacific National Bank building will not have any significant impacts with
regard to wind, shade, sound absorption, dust abatement, glare reduction or drainage.
The new 233 square foot addition will be built under an existing roof. The existing trellis
at the front will be replaced with a roofed canopy over the ATM and handicap ramps;
however the additional impervious surface area is approximately equal to the area of the
concrete walkway that will be removed at the back of the building. In staff's opinion,
there will not be any significant increase in impervious surface area for the project.

The level of lighting should not exceed the needs for security and safety or detract from
the aesthetics of the development.
a. Outdoor lighting should be related to the design of the structure.
b. Outdoor light fixtures should be designed and mounted so that the source of light has
minimal impact off site.
c. Outdoor lighting should be directed inward toward the property and may require
additional screening to avoid spillage onto adjacent residential properties.
Comment: As discussed under SC12 and MMC Section 8.132.050-B-#7, the ATM
needs to have sufficient light for security while at the same time avoiding glare and direct views
of the light source. Details for the lighting under the new roof canopy over the ATM will need to
be submitted to comply with the Town's lighting standards under MMC Section 8.88.110-C.

Design shall be consistent with the Moraga Municipal Code section 13.04.090.
MMC Section 13.04.090 reads as follows:

13.04.090 Best management practices and standards.

A. Generally. Any person owning or operating premises that may contribute pollutants to the town’s storm
water system shall undertake all practicable best management practices to reduce the potential for
pollutants entering the system. Examples of such premises include, but are not limited to, parking lots,
gasoline stations, industrial facilities, and other commercial enterprises.

B. Litter. No person shall throw, deposit, leave, keep or permit to be thrown, deposited, placed, left or
maintained, any refuse, rubbish, garbage or other discarded or abandoned objects, articles or other litter
in or upon any street, alley, sidewalk, business place, creek, storm water system, fountain, pool, lake,
stream, river or any other body of water, or upon any public or private parcel of land so that the same
might become a pollutant, except in containers or in lawfully established waste disposal facilities.
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C. Sidewalks. The occupant or tenant, or in the absence of occupant or tenant, the owner or proprietor of any
real property in front of which there is a paved sidewalk shall maintain such sidewalk free of dirt or litter to
the maximum extent practicable. Sweepings from the sidewalk shall not be swept or otherwise made or
allowed to go into the gutter or roadway, but shall be disposed of in receptacles maintained as required for
the disposal of solid waste.

D. Parking Lots, Paved Areas and Related Storm Water Systems. Persons owning, operating or maintaining
a paved parking lot, the paved areas of a gasoline station, a paved private street or road, and related
storm water systems shall clean those premises as frequently and thoroughly as practicable in a manner
that does not result in the discharge of pollutants to the town’s storm water system.

E. Construction Activities. All construction shall conform to the requirements of the CASQA Stormwater Best
Management Practices Handbooks for Construction Activities and New Development and
Redevelopment, the ABAG Manual of Standards for Erosion and Sediment Control Measures, the town’s
grading and erosion control ordinance and other generally accepted engineering practices for erosion
control as required by the town engineer when undertaking construction activities. The town engineer may
establish controls on the rate of storm water runoff from new developments and redevelopment as may be
appropriate to minimize the discharge and transport of pollutants.

F. Notification of Intent and Compliance with General Permits. Each discharger associated with construction
activity or other discharger described in any general storm water permit addressing discharges, as may be
adopted by the United States Environmental Protection Agency, the State Water Resources Control
Board, or the California Regional Water Quality Control Board, San Francisco Bay Region, shall provide
the town engineer with the notice of intent, comply with and undertake all other activities required by any
general storm water permit applicable to such dischargers. Each discharger identified in an individual
NPDES permit relating to storm water discharges shall comply with and undertake all activities required
by the permit.

G. Development Runoff Requirements. For each new development and redevelopment project subject to the
development runoff requirements, every applicant will submit a storm water control plan and implement
conditions of approval that reduce storm water pollutant discharges through the construction, operation
and maintenance of treatment measures and other appropriate source control and site design measures.
Similarly, increases in runoff volume and flows shall be managed in accordance with the development
runoff requirements.

H. Compliance with Best Management Practices. Where best management practices guidelines or
requirements have been adopted by any federal, state, regional, town or county agency, for any activity,
or operation of premises which may cause or contribute to non-storm water discharges, every person
undertaking such activity, operation or owning and operating such premises shall comply with such
guidelines or requirements.

I.  Storm Water Pollution Prevention Plan. The town engineer may require any business or utility in the town
that is engaged in activities that may result in non-storm water discharges or runoff pollutants to develop
and implement a storm water pollution prevention plan, which must include an employee training program.
Business activities which may require a storm water pollution prevention plan include maintenance,
storage, manufacturing, assembly, equipment operations, vehicle loading, fueling, vehicle maintenance,
food handling or processing, or cleanup procedures which are carried out partially or wholly out of doors.

J. Coordination with Hazardous Material Release Response and Inventory Plans. Any business subject to
the Hazardous Material Release Response and Inventory Plan, Division 20, Chapter 6.95 of the California
Health and Safety Code (commencing with Section 25500), shall include, in that plan, provision for
compliance with this chapter, including the prohibitions of non-storm water discharges and the
requirement to reduce release of pollutants to the maximum extent practicable.

Comment: The refurbishment of the existing Pacific National Bank building with the
small 233 square foot addition at the rear under an existing roof and the replacement of
the trellis structure at the front with a roofed canopy over the ATM and handicap ramp
will have minimal impact on drainage and erosion control issues. As previously noted,
the area of the concrete walkway to be removed at the rear of the building is
approximately equal to the area of the new roofed canopy at the front, so there will not
be any net increase in impervious surface area.
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ID9 PAVING

ID9.1  Impervious surfaces shall be minimized through site design and building methods.

Directly connected impervious surfaces shall be minimized to avoid excessive
concentrated stormwater runoff. Any runoff from impervious surfaces shall be directed
to pervious areas or landscaped depressions.
Comment: A wide concrete walkway at the rear of the building will be taken out when
the new 233 square foot addition is added and the rear entry is eliminated. A new
walkway will be added for access to the ATM, but this walkway is smaller in surface area
than the one the will be removed at the back of the building.

ID12 STORMWATER GUIDELINES

ID12.2 Regulations set forth by the San Francisco Bay Regional Water Quality Control Board
(RWQCB) shall apply to all new or redeveloped residential and commercial projects:
a. If the project creates or replaces more than 10,000 square feet of impervious surface;
b. Relative to the 10,000 square foot threshold, if 50% or more of the existing impervious
surface is replaced then 100% of the site must comply with Provision C.3 of the
Town’s Stormwater Permit; or
c. Relative to the 10,000 square foot threshold, if less than 50% of the existing
impervious surface is replaced, then Provision C.3 of the Town’s Stormwater Permit
only applies to said portion.
Comment: The proposed project does not reach the 10,000 square foot threshold and
compliance with Provision C.3 of the Town’s Stormwater Permit is not required.

ID12.4 Drainage should follow natural flow patterns and, where appropriate, plans should
develop wide area flow patterns, rather than concentrating flow at one point.
Comment: The existing drainage on the site is not being changed.

10 PROMOTE COMMERCIAL CENTERS AS COMMUNITY PLACES (CC)
CC1 COMMERCIAL SITE PLANNING

CC1.1 A harmonious design relationship should be achieved between existing and proposed
adjoining developments by avoiding both excessive variety and monotonous repetition.
Comment: The proposed Pacific National Bank building will have a harmonious design
relationship with the other buildings at the Moraga Shopping Center. The tile roof
matches the roofing used throughout the center and the changes in the building siding
and colors will be compatible with the adjacent buildings.

CC2 COMMERCIAL BUILDING DESIGN

CC2.1 Mechanical and electrical equipment, including rooftop units, should be designed as an
integral part of the building or site design and be properly screened.
Comment: The proposed air conditioning units will be screened behind the parapet of
the mansard tile roof and will not be seen above the roof.

CC2.2  Exterior wall venting should be avoided.
Comment: The exterior elevations do not indicate any wall venting.
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CC2.3

CC2.4

CC2.5

CC2.6

CC2.7

Roof penetrations should be minimized by grouping plumbing vents and ducts together
and providing adequate screening from off site.
Comment: All roof penetrations are hidden behind the mansard type roof.

Roof leader drains shall be routed through a biofilter, sand filter, or plant box.
Comment: There are no proposed changes to the existing drainage and the project
will not be increasing the net impervious surface area.

Accessory equipment capable of generating noise and vibrations should be properly
insulated and the noise and vibrations shall not be apparent from adjacent properties
or the public right of way.

Comment: The new ATM does not include any motors or compressors that would
generate any noise levels in excess of fifty-five (565) dba during daytime hours, or fifty
(50) dba during nighttime hours in accordance with finding number 5 under MMC
Section 8.44.020-B. The new air conditioning units should comply with the above
noise standards and the tile roof around the A/C units will also help reduce the noise
from the equipment on the roof.

Large building masses should be avoided. Building setbacks may be varied to
accommodate pedestrian-oriented facilities such as benches, café tables, and bike
racks. Parking lot locations at the side or rear are encouraged. Entrances should be
located close to the sidewalk to create a more pedestrian-oriented development.
Comment: The location of the Pacific National Bank building will not be changed and
the small 233 square foot addition at the back will not increase the building mass
appreciably because it is under an existing roof area.

Architectural style should reflect and enhance the character of surrounding
neighborhoods.

Comment: The architectural style of the proposed Pacific National Bank building will
enhance the appearance of the Moraga Shopping Center. The existing shingle siding
and trellis structure are in need of replacement and look a bit shabby. The exterior
improvements will be compatible with the existing buildings at the shopping center.
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DESIGN REVIEW BOARD ACTION MEMORANDUM

On September 14, 2009, the Town of Moraga Design Review Board considered the application

described below:

DRB 05-09 — J. Lee Buckingham (Applicant), Russell J. Bruzzone, Inc. (Owner)
Pacific National Bank at 1470 Moraga Road: An application for design review
approval for a 233 square foot addition under an existing roof at the northwest rear
side the 3,011 square foot bank building at 1470 Moraga Road in the Moraga
Shopping Center. Additional exterior changes include a new ATM at the east front
side of the building with new stairs and a walkway adjacent to the handicap ramp, and
new air conditioning units in the roof well below the parapet of the mansard roof. The
building will also have new siding, windows and fascia. The existing trellis at the front
will be replaced with a roofed canopy and a new railing will be added at the front
walkway and ramp. New signage is also proposed on the building and for accessible
parking signs. APN 255-321-021.

DESIGN REVIEW BOARD ACTION:

The DESIGN REVIEW BOARD hereby grants approval of the project in accordance with the
following findings and conditions of approval:

PART 1: DESIGN REVIEW FINDINGS:

In accordance with Moraga Municipal Code (MMC) Section 8.72.080(B), the following findings
must be made in order to approve an application for design review in the Community
Commercial land use district:

1.

The proposed structure conforms with good taste, good design and in general
contributes to the character and image of the Town as a place of beauty, spaciousness,
balance, taste, fitness, broad vistas, and high quality because the renovations planned
for the exterior of the building will improve its appearance with new board and batten
siding, replacement of the stucco stone on the columns with wood siding and
replacement of the trellis structure with a roofed canopy over the ATM machine and
handicap ramp.
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2. The structure will be protected against exterior and interior noise, vibrations and other
factors, which may tend to make the environment less desirable because the new air
conditioning units on the roof will be an improvement over the existing A/C units will
comply with MMC Section 8.36.020-B-5.

3. The exterior design and appearance of the structure is not of inferior quality as to cause
the nature of the neighborhood to materially depreciate in appearance and value
because the basic architectural form of the building will remain the same and the
change of materials will help improve the appearance of the structure.

4. The structure is in harmony with proposed developments on land in the general area
because the existing tile roof matches the tile of the Moraga Shopping Center and will
remain unchanged. The proposed board and batten siding, with some stucco panels for
the signs, and the change to wood siding on the stone columns will not conflict with the
design of the existing buildings in the shopping center. The proposed 233 square foot
addition at the back of the building will be under an existing roof.

PART 2: CONDITIONS OF APPROVAL.:

1. The plans submitted for a building permit shall be in substantial compliance with the plans
stamped “Design Review Official Exhibit” and dated September 14, 2009. Any significant
architectural changes to the plans shall be subject to DRB approval.

2. The exterior finishing materials, such as the board and batten siding and new siding on
the columns, and the paint colors shall be consistent with the colors and materials board
approved by the Design Review Board at the meeting.

3. Details for lighting of the signs shall be submitted to the planning staff for approval prior to
release of a building permit for the signs. The illumination levels of the signs shall not
exceed 5 foot-candles measured 10-feet from the sign in accordance with MMC Section
8.88.110-B.

4. All exterior lighting for the building, including under-eave or canopy lighting, shall not
exceed 20 foot-candles of illumination measured 10-feet from the light source in
accordance with MMC Section 8.88.110-C.

5. The following conditions pertain to maintenance and replacement of landscaping around
the building and in the parking areas close to the building:

a. The applicant should consider the replacement of the concrete walkway at the rear
of the building with landscaping that uses less water and is more drought tolerant
than turf.

b. If any of the Pinus radiata (Monterey Pines) need to be replaced, the new trees
should be selected from the trees listed in Appendix B of the Town’s Guidelines.

c. Consideration should be given to the addition of several canopy trees, such as
Chinese Pistachio trees, in the existing planting islands at the end of the parking
isles in the vicinity of the bank in order to provide more shade over the parking
spaces in accordance with MMC Section 8.76.050-G and Design Guideline L3.3.

d. The existing controller for the irrigation system shall be replaced with one that has
an automatic rain shut-off feature, if it doesn’t already include this feature.
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10.

11.

12.

13.

The applicant shall submit a $137 design review fee to the Moraga-Orinda Fire District
prior to receiving Planning Department approval of the building permit plans.

The applicant shall apply for and pay all appropriate fees for building permits, plan checks
and inspections.

The project is not required to submit a Construction and Demolition Debris Recycling
Waste Management Plan unless the cost of the project exceeds $250,000.00.
Nevertheless, the Town encourages all applicants to divert fifty-percent (50%) of all
project waste from landfills by reuse and/or recycling. The applicant should review the
Contra Costa Builder’'s Guide for a listing of the materials that can be recycled and the
places where they can be recycled.

Any change to the existing drainage shall be reviewed by the Town Engineer for
compliance with the Town’s storm water permit.

The construction contractors working on the renovation of the Pacific National Bank
building, installation of the new ATM and access walks shall be responsible for preventing
spills of soil, rock or other debris on to the Town's streets. If any spills occur, the
contractor and the applicant will be required to immediately cleanup the spill and repair
any damage to the streets to the satisfaction of the Town Engineer.

During project construction, the hours of operation shall be limited to the hours from 8
a.m. to 5 p.m. in accordance with the Town’s Noise Ordinance.

This permit and each condition contained herein shall be binding upon applicant and any
transferor, or successor in interest.

If construction is not commenced within one year from the date of final action, the permit
becomes null and void. However, this discretionary action may be renewed by the
Planning Director for a maximum period of one (1) year provided the applicant places
such a request in writing to the Planning Director showing good cause prior to the
expiration of the discretionary action.

Design Review Board action is appealable to the Planning Commission within 10 calendar
days after the date of the decision. If you have any questions regarding the action of the
Board, please contact the Moraga Planning Department at (925) 888-7042.
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DESIGN REVIEW BOARD STAFF REPORT

MEETING DATE: September 14,2009 REPORT WRITTEN: August 24, 2009

ITEM NUMBER: V.A.-DESIGN REVIEW

FILE NUMBER: DRB 05-09 — J. Lee Buckingham (Applicant), Russell J. Bruzzone,
Inc. (Owner) Pacific National Bank at 1470 Moraga Road: An
application for design review approval for a 233 square foot addition at
the northwest rear side the Pacific National Bank at 1470 Moraga Road
in the Moraga Shopping Center. Other exterior changes include a new
ATM facing Moraga Road at the front with new stairs and a walkway
adjacent to the handicap ramp, new siding, windows and fascia on the
building and new air conditioning units on the roof. The existing trellis at
the front will be replaced with a roofed canopy and a new railing will be
added for the front walkway and ramp. New signage is also proposed on
the building and for accessible parking signs. APN 255-321-021.

ZONING: CC (Community Commercial)

CEQA STATUS: The project is categorically exempt under CEQA Guidelines Section
15301 Existing Facilities, subsections: (a) Interior or exterior alterations
involving such things as interior partitions, plumbing, and electrical
conveyances; (e) Additions to existing structures provided that the
addition will not result in an increase of more than 50 percent of the floor
area of the structures before the addition, or 2,500 square feet,
whichever is less; (g) New copy on existing on and off-premise signs.

APPLICATION SUMMARY:

This application requires Design Review Board approval because the proposed exterior
additions and changes to this 3,011 square foot commercial building are within the Moraga
Road scenic corridor. The small 233 square foot addition will be under an existing roof area
at a rear entrance to the building. The concrete walkway at the back of the building will be
removed when the addition is built. The new ATM machine will be installed in the east front
side of the building. In order to access the ATM, an existing planter will be replaced by new
stairs and a walkway between the building and the existing handicap ramp. New decorative
black railings will be added at the east side of the walkway and ramp to replace the existing
bent pipe railing. The shingle walls on the building will be replaced with board and batten
siding painted with Kelly Moore “Greystone” paint color. The rock faced columns will be
replaced with square columns with shiplap siding with corner trim painted the same color as
the board and batten siding. The application also states that the windows will be replaced.
The existing trellis at the front entrance will be replaced with a roofed canopy over the ATM
and handicap ramp. Two new exterior signs are shown on the east and south elevation
drawings. The details for the signs are not shown and it is unknown whether the signs are
internally or externally illuminated. Both of the signs will be located within stucco panels
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painted with Kelly Moore “Sand Pebble” paint color. New signage for accessible parking
signs is also shown on the plans. New air conditioning units will be added on the roof below
the parapet of the mansard roof. The tile portion of the roof will not be changed and the air
conditioning units cannot be seen above the roof parapet. There will also be interior
changes, including demolition and replacement of the existing teller line, rest rooms and
various interior walls.

PUBLIC NOTICE AND MAILING LIST:

As required by Moraga Municipal Code Section 8.72.130(A)(1), written notices of the
application for design review were mailed to all property owners within three hundred (300)
feet of the subject property on Friday, September 4, 2009. A map showing the area of notice,
a copy of the mailing list and a copy of the public notice is attached as EXHIBIT A. At the
time this report was written, no correspondence from Moraga residents has been received.
Any correspondence that may be received prior to the meeting will be brought to the meeting.

PROJECT LOCATION:

The Pacific National Bank is located within the Moraga Shopping Center. The building is
about 118 feet southwest of the Montessori School and 283 feet northeast of the Chevron
Gas Station. The location of the project is shown on the GIS aerial photo map below:

BACKGROUND SUMMARY:

The building was previously occupied by California Savings and Loan but has been the
Pacific National Bank since April 20, 2009. All uses in the Community Commercial zoning
district must conform to the following criteria:

1. The use will not generate significant amounts of pedestrian and vehicular traffic that will foster
the flow of traffic between the proposed use and uses across abutting streets;
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2. The use is compatible in land use and traffic characteristics and design with other uses directly
affected by the proposed use;

3. Any adverse characteristics of the use can be mitigated to the extent necessary to make the
use compatible with neighboring uses;

4. The use will be within a building or space enclosed by approved fencing, landscaping or other
buildings;

5. The use will not generate noise levels in excess of fifty-five (55) dba during the daytime hours,
or fifty (50) dba during the nighttime hours;

6. The use will not create an excessive public economic problem;

7. The use will not generate glare, electrical interference, odor, vibration, brilliant light, dust,
smoke, fumes or have other characteristics that are otherwise offensive to the senses to the
extent that there is interference with the development or enjoyment of other property in the
vicinity;

8. The hours of operation will not foster conditions detrimental to the neighborhood or town.

The banking use will not change. Sheet A-1 includes a parking tally above the site plan. The
total floor area of 3,244 square feet requires a minimum of 13 parking spaces and 16 parking
spaces will be provided within the shopping center parking around the building. The Moraga
Center Parking Allocation Study is attached as EXHIBIT B and shows a total of 765 existing
parking spaces at the center with a required parking allocation for 664 parking spaces.

DESIGN ASPECTS:

The design aspects listed in MMC Section 8.72.080-A are discussed in EXHIBIT C. The
Pacific National Bank building complies with the required building setbacks except for the
front setback, which is legally non-conforming to the 50-foot front setback in the Community
Commercial zone. The building was built prior to the adoption of the Town’s setback
requirements and has a 46-foot front setback from the property line on Moraga Road. The
building conforms to the height restrictions for the Community Commercial zoning district.
The applicant will provide a color pallet at the meeting and indicated that they will bring a
colored set of the building elevations to the meeting. The pictures below show the existing
materials and colors of the building.

SW front location for new ATM and walkway  NE rear location for new 233 sq.ft. addition
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The new ADA van-pool space near the south front corner of the building will replace a
temporary accessible parking space at the rear parking area. The new ADA space will
connect via a striped crosswalk directly with the handicap ramp up to the front entrance and
the new ATM. This will be a safer entrance since the automobile traffic in the driveway along
the southwest side of the building is less than the traffic in the driveway along the northwest
rear side of the building.

APPLICABLE TOWN DESIGN GUIDELINES:

Staff comments with regard to design guidelines that are applicable to the project have been
listed in EXHIBIT D. Staff has noted recommendations with regard to the following design
guidelines:

Guidelines SRC2 and 1D9.1: The existing walkway to the rear doors of the bank will be
removed after the 233 square foot addition is built. The site plan drawing (sheet A1) calls for
the replacement of the concrete path with sod. This will help to reduce impervious surface
area and expand the landscaping in accordance with the above listed guidelines. However,
the remodeling of the bank building would present a good opportunity to replace some of the
landscaping with plants that use less water and are more suitable to Moraga’s climate.

Guideline SRC7, L1.2 and L3.3: If any of the Pinus radiata (Monterey Pines) need to be
replaced, the new trees should be selected from the trees listed in Appendix B of the Town’s
Guidelines. The addition of some good canopy trees, such as Chinese Pistachio trees in the
existing planting islands at the end of the parking isles would help provide a shade canopy
over the parking in accordance with MMC Section 8.76.050-G and Design Guideline L3.3.

Guideline L3.13 and L3.15: A condition of approval is recommended that the existing
controller for the irrigation system should be replaced with one that has an automatic rain
shut-off feature if it doesn’t already include this feature.

Guideline SC12 (#7 under MMC 8.132.050-B) and Guideline ID6: Details for lighting of the
signs are not included with the plans. The illumination levels of the signs cannot exceed 5
foot-candles measured 10-feet from the sign in accordance with MMC Section 8.88.110-B.
All other lighting for the building, under-eave or canopy lighting cannot exceed 20 foot-
candles of illumination measured 10-feet from the light source (MMC Section 8.88.110-C).

PERMIT STREAMLINING ACT:

The application for the Pacific National Bank building was submitted on August 12, 2009.
The Permit Streamlining Act requires a decision on the project within 60 calendar days after
a project has been found to be exempt from CEQA or a negative declaration is adopted for
the project. The staff report was written on August 24, 2009 at which time the project was
determined to be exempt from CEQA. Therefore, the application must either be approved or
disapproved by October 23, 2009 unless both the Town and the applicant agree to a one time
90-day extension.

RECOMMENDATION:

Staff believes that the proposed renovations of the Pacific National Bank building are
compatible in colors, materials and architectural design with the other buildings at the Moraga
Shopping Center. The exterior siding and trellis structure on the building are in fairly
desperate need of maintenance and repair and the proposed improvements should enhance
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the appearance of the scenic corridor. Staff has prepared a draft memorandum for
conditional approval, which is attached as EXHIBIT E. The draft action memo includes
proposed findings in accordance with MMC Section 8.72.080(B). The recommended
conditions include a requirement to provide details for the new signs to staff with regard to the
lighting of the signs. However, the Board may elect to have the applicant return to a future
meeting to approve the signage. Since the project is within the Moraga Road scenic corridor,
the Board could also request that landscaping improvements should be made in conjunction
with the renovation of the building.

Prepared by Richard Chamberlain, Senior Planner

EXHIBITS:
A — Notice Area Map and Mailing List
B — Moraga Shopping Center Parking Allocation Study
C — Design Aspects to be considered for 430 Moraga Road Pacific National Bank building
D — Applicable Town Design Guidelines for 430 Moraga Road Pacific National Bank
building
E — Draft Action Memorandum
F — Applicant’s Plans
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