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EXHIBIT F 
 


MORAGA DESIGN GUIDELINES APPLICABLE LANDSCAPING, FENCING 
AND EXTERIOR LIGHTING AT 6 LUCIA LANE 


 
 
1 DESIGN PHILOSOPHY 
 


Complement existing landscaping (L)
 


2.) Encourage the use of native, fire-resistive, and drought-tolerant species. (GP CD1.6)  See 
Guidelines L1, L2.2, and L2.4. 
Comment:  The proposed Cypress trees take no water once they are established.  The amount of 
water for the Hedge Row trees depends on the species.  Neither of the proposed trees is native to 
California and staff does not know whether they are fire resistive. 


 
Minimize the impacts of development (ID)
 


2.) Retain natural topographic features and scenic qualities through sensitive site planning, 
architectural design, and landscaping.  Design buildings and other improvements to retain a low 
visual profile and provide dense landscaping to blend structures with the natural setting. (GP 
CD1.2)  See Guidelines ID7, L2, and L3. 
Comment:  The existing topography where the new trees will be planted will not be changed.   


 
3 MAINTAIN THE TOWN’S SEMI-RURAL CHARACTER (SRC) 
 


SRC7 New trees should be planted to compliment the natural pattern of tree placement. 
Comment:  The proposed location of the new trees appears to fill in gaps between the 
existing trees along the west rear property line. 


 


4 PROTECT RIDGELINES AND HILLSIDE AREAS (RH) 
 


RH7 On hillside lots fire safe landscaping should be used.  Landscaping should be distributed 
around structures to provide screening from off-site views. Adequate water supplies and 
fire-fighting access shall be provided. 
Comment:  The existing pine trees are not a fire resistant species.  The previous 
conditions of approval required that the trees must be evergreen to screen views during 
the winter months.  Most evergreen conifer type trees are not particularly fire resistant but 
the Hedge Row trees should conform to the Moraga-Orinda Fire District’s fire safe 
landscaping requirements. 


 


RH8 In hillside areas, solid board privacy fences should only be used when located close to the 
residence.  Site perimeter and other distant fencing should remain visually open (i.e., split 
rail or deer fencing) in order to minimize the visual “ribbon-like” effect of fencing on the 
hillsides.   
Comment:  The new fencing at the top of the slope on the lower pad is not located at the 
rear property line and the line of the fencing will follow the line of the Hedge Row trees.  


 


5 COMPLEMENT EXISTING LANDSCAPING (L) 
 


L1 FIRE SAFE LANDSCAPING 
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L1.1 On residential lots located adjacent to open space or heavily wooded areas, trees should be 
planted no closer than 15 feet from the exterior wall of a residence. 
Comment:  The subject property is not adjacent to open space or heavily wooded areas, 
although the slope at the rear of the lot does have some large trees.  The existing trees at 
the back of the property are not located closer than 15-feet to the home.   


 


L1.2 Consideration should be given to avoiding flammable trees and shrubs where possible. 
Consult the Moraga Fire Protection District for highly flammable plant species to be avoided 
such as certain pine, juniper, and eucalyptus species. 
Comment:  Some of the existing trees on the west rear slope are Monterey Pines, which 
are not a fire resistant tree.  The list of drought tolerant and fire resistant native trees below 
from Appendix B of the Design Guidelines includes mostly deciduous trees.  The 
deciduous trees would not be acceptable since the objective is to provide visual screening 
through the entire year.  


 


Native Trees 


California Buckeye (Aesculus californica) California Sycamore (Platanus racemosa) 
Incense-cedar (Calocedrus decurrens) Hollyleaf Cherry (Prunus ilicifolia) 
Western Redbud (Cercis occidentalis) Blue Oak (Quercus douglasii) 
Mountain Mahogany (Cercocarpus) California Black Oak (Quercus kelloggii) 
Desert Willow  (Chilopsis linearis) Valley Oak (Quercus lobata) 
Ash (Fraxinus) Sumac (Rhus parvifolia) 
Toyon (Heteromeles arbutifolia) Elderberry (Sambucus mexicana) 
Catalina Ironwood (Lyonothamnus floribundus) California Redwood (Sequoia sempervierns) 
Pacific Wax Myrtle (Myrica californica)  


 


The Incense Cedar and California Redwood on the list above would be possible 
alternatives if the proposed Arizona Cypress is considered to be too flammable. 


 


L1.3 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:  Although not specifically noted on the plans, it is assumed that the applicant 
proposes to have a drip irrigation system since the landscape plan shows a water line to 
each tree. 


 


L2 SINGLE-FAMILY RESIDENTIAL LANDSCAPING AND IRRIGATION 
 


L2.4 Drought tolerant plant species are encouraged as they use less water and are often fire 
safe. 
Comment:  The Arizona Cypress is very drought tolerant.  The Hedge Row trees can take 
“little to much water” according to the Sunset Western Garden Book.   


 


7 MINIMIZE THE IMPACTS OF DEVELOPMENTS  (ID) 
 


ID1-7 APPLICABLE TO ALL DEVELOPMENT 
 


ID1 Downhill or uphill portions of any project shall provide landscaped treatment to address 
potential erosion, to be in harmony with adjacent developments, and to provide a 
complimenting view from distant horizons.  Dense native landscaping should be used to 
blend hillside structures with the natural setting.  
Comment:  The additional trees proposed should help fill in the space that was left open 
after one of the pine trees fell over.  Eventually more of the Monterey Pines will probably 
need to be replaced as they are susceptible to many pests, smog damage and water 
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molds.  Monterrey Pines (Pinus radiata) are not recommended by the East Bay Municipal 
Utility District.  Good native and drought tolerant species of pine that are recommended 
include the Knobcone Pine (Pinus attenuata), which is native to Moraga and a protected 
tree under the Town’s tree ordinance.  Other alternative California native pine trees include 
the Coulter Pine (Pinus coulteri), Pinon Pine (Pinus edulis) and Foothill or Digger Pine 
(Pinus sabiniana).    


 


ID6 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. 


Comment:  The design of the two light fixtures was not submitted, but the applicant 
indicated in a phone conversation that he would bring pictures of the light to the 
meeting.   


 


b. Outdoor light fixtures should be designed and mounted so that the source of light has 
minimal impact off site. 
Comment:  The two lighting fixtures need to be designed to prevent the source of the 
light from being seen directly from any adjacent properties.   


 


c. Outdoor lighting should be directed inward toward the property and may require 
additional screening to avoid spillage onto adjacent residential properties. 
Comment:  A condition of approval is recommended in the draft action memorandum 
to require that the light does not spill onto adjacent properties.  


 


8 THOUGHTFULLY DESIGN SINGLE-FAMILY RESIDENTIAL NEIGHBORHOODS (SFR) 
 
SFR1 SINGLE-FAMILY RESIDENTIAL SITE PLANNING 
 


SFR1.3 Accessory structures should complement the main structure unless the accessory structure 
cannot be seen from neighboring properties.  Landscaping may be required to screen the 
accessory structures from view from off site. 
Comment: The landscape plans for screening of the decks has been submitted for review. 


 


SFR2 SINGLE-FAMILY RESIDENTIAL BUILDING DESIGN 
 


SFR2.12 Decks that require special consideration due to the topography and hillside design of the 
home, which includes decks from the first and second floor of the residences.  Such decks 
should comply with the following standards: 


 


a. Decks that exceed 6 feet in height shall be substantially screened by landscaping.  The 
Design Review Board may require the property owner to enter into a landscape 
installation and maintenance agreement with the Town. 
Comment: Since the deck at the master bedroom exceeds 6 feet in height; the 
conditions of approval from the December 8, 2008 meeting required submittal of 
landscaping to screen the deck.  The draft conditions of approval include a requirement 
for the applicant to post a bond to guarantee the installation of the landscaping within 
6-months and also recordation of a landscape maintenance agreement. 


 


b. Landscaping shall mitigate the visual impact of a deck as viewed from adjacent 
neighbors. 
Comment: The landscape plan has been submitted and the Board will need to 
determine whether the proposed landscaping is sufficient to mitigate the visual impact 
of the decks. 
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DESIGN  REVIEW  BOARD  STAFF  REPORT 


 
 
MEETING DATE: December 14, 2009  REPORT WRITTEN: December 3, 2009 


ITEM NUMBER: V.A. – DESIGN REVIEW 


FILE NUMBER: DRB-16-08  Gus and Lisa Triggas (Applicant and Owners), 6 Lucia 
Lane  Review of rear yard landscaping and lighting plans in accordance 
with Design Review Board (DRB) conditions of approval dated 
December 8, 2008.  (APN 256-194-010) 


ZONING: 3 DUA (Three dwelling units per acre) 


CEQA STATUS: Categorically Exempt under CEQA Guidelines Section 15301(h) 
maintenance of existing landscaping (excluding the use of pesticides) 
and CEQA Guidelines Section 15303(e): Construction of small facilities 
or structures, including but not limited to fences. 


 


BACKGROUND AND APPLICATION SUMMARY: 
On December 8, 2008, the DRB conditionally approved a 165 square foot wood deck at a 
second floor bedroom and a 362 sq.ft. replacement wood deck at the south side of the 
swimming pool at 6 Lucia Lane.  Both of the decks had been built without a building permit.  
The conditions of approval for the decks addressed concerns of the neighbors for additional 
landscaping and an increase in the height of the fencing to screen the view of the decks from 
the adjacent homes at the rear of the property and to reduce the glare from a flood light at the 
rear of the home.  The location of the property is shown on the GIS map below: 
 


0 30 60 90


FeetFeetFeetFeet
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PUBLIC NOTICE, MAILING LIST AND CORRESPONDENCE: 
In accordance with Moraga Municipal Code (MMC) Section 8.72.130A1, written notice of the 
application was mailed to all property owners and residents within three hundred (300) feet of 
the subject property on December 3, 2009.  A copy of the area of notice map, the project 
mailing list and the public notice is attached as EXHIBIT A.   Previous correspondence and 
pictures from the neighbors is enclosed as EXHIBIT B.  If additional correspondence is 
received prior to the meeting, it will be brought to the meeting. 
 
DESIGN REVIEW BOARD DIRECTIVES FROM DECEMBER 8, 2008 ACTION MEMO: 
A copy of the action memorandum from the December 8, 2008 meeting is attached as 
EXHIBIT C.  Conditions 1 and 4 are applicable to the current submittal of plans as follows: 
 


1. Prior to the issuance of a building permit, the applicant shall submit landscaping and 
lighting plans for the rear yard area, which shall be reviewed by the Design Review 
Board at a noticed public meeting to allow the neighbors to comment on the plan.  The 
landscaping and lighting plans shall address the following issues. 


a. The landscaping is required to comply with Design Guideline SFR2.12-a and b. 


b. The landscape plan shall show the location of additional trees and shrubs to screen the 
view of the decks from the homes at 26 and 34 Wimpole Street.  


c. The planting size of the new trees and shrubs shall be indicated on the plans.  It was 
suggested that the planting size of the trees should be 15 to 20 gallon size to have an 
immediate visual impact. 


d. The trees should be an evergreen variety to effectively screen views during the winter 
months and shall also be drought tolerant in compliance with Design Guideline L2.4. 


e. The proposed landscaping shall comply with the Moraga-Orinda Fire District’s fire-safe 
landscaping list in accordance with Design Guideline RH7 and L1.2. 


f. An irrigation system shall be provided for the landscaping in accordance with Design 
Guideline L1.3. 


g. The lighting plan shall show the design and location of any exterior lighting fixtures at the 
back of the home. 


h. The existing high intensity flood light that is directed towards the lower deck shall be 
replaced with one or more lights that shield the source of light from view from off-site 
properties and do not spill light onto the adjacent properties. 


i. The design of the proposed light fixtures adjacent to the glass sliding doors at the master 
bedroom and family room shall be submitted.  In accordance with Design Guideline ID6, 
the light fixtures shall be designed and mounted so that the source of light has minimal 
impact off site and the lighting shall be directed inward toward the property to avoid 
spillage onto adjacent residential properties. 


 


4. The 4-foot high fence along the rear property line shall be increased in height to 6-feet 
to help screen the view of the lower deck and to serve as a required safety enclosure 
around the swimming pool. 


 
SUMMARY OF APPLICANT’S PLANS: 
The landscaping plans include 2 new Arizona Blue Cypress trees (Cupressus arizonica ‘Blue 
Pyramid”) at the southwest rear property line and 8 new Hedge Row trees (Thuja Arborvitae 
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Occidentalis Smaragd) along the top of the bank between the south property line and the 
pool deck.  The applicant included information on these two species, which is attached as 
EXHIBIT D.  The Blue Cypress trees grow between 40 to 50 feet high with a spread of 25 to 
30-feet.  The tall Hedge Row trees grow 1 to 1.5-feet a year and can reach 12 to 18-feet in 
height.  They can be trimmed at any height.  Two additional new 15-gallon trees are shown 
on the rear slope of the property but the species is not identified on the plans.  The applicant 
said that he would make a decision on the species for this tree prior to the meeting.  In 
addition to the proposed trees, there are 6 existing large pine trees with trunk diameters 
between 12 to 18 inches and 5 small Oak trees with trunk diameters between 3 to 4 inches 
on the rear slope of the property.   
 
The plans also show a new 5-foot high fence at the west (rear) side of the pool deck and an 
increase in height from 54-inches to 6-feet for the remainder of the fence at the top of the 
slope along the rear property line.  The applicant stated that he had checked with the building 
department and a 5-foot high fence was acceptable to comply with the pool enclosure 
requirements.   
 
Two light fixtures are shown on the rear wall of the home, but the design of the lights was not 
submitted with the plans.  The applicant called the planning office and said that he would 
bring in pictures to show the light fixtures, but they have not been submitted yet.   
 
DESIGN ASPECTS TO BE CONSIDERED: 
The 12 design aspects listed in Planning Commission Resolution 16-01 where reviewed at 
the December 8, 2008 meeting and are included in EXHIBIT E.  This exhibit also has several 
pictures of the decks and the hillside at the rear of the property. 
 
APPLICABLE TOWN DESIGN GUIDELINES: 
The design guidelines that are applicable to the new landscaping, fencing and lighting are 
listed in EXHIBIT F.   
 
REQUIRED FINDINGS FOR DESIGN REVIEW APPROVAL: 


The four findings from Planning Commission Resolution 16-01 are listed below in bold italic 
print with staff comments below each finding.  
 


1. The proposed improvements conform with good design as set forth in the Town of 
Moraga Design Guidelines, 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. 
The Board should consider whether the proposed landscaping contributes to the existing 
landscaping and will enhance the view of the hillside below the decks. 


 
2 The proposed improvement will not have a substantial adverse affect on neighboring 


properties or the community due to poor planning; neglect of proper design standards; 
or the existence of building and structures unsuitable to and incompatible with the 
character of the neighborhood and the character of the community. 
The Board will need to determine whether the proposed landscaping will adequately screen 
the decks from view of the neighbors and that the lighting will not spill over the property lines 
onto the adjacent properties.  
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3 The proposed improvement will not lower property values; discourage the maintenance 
and improvement of surrounding properties; or preclude the most appropriate 
development of other properties in the vicinity. 
Additional landscaping will generally increase the value of the property and surrounding 
properties.   


 
4 The proposed improvement will not impair the public health, safety or welfare. 


The installation of landscaping, fencing and exterior lighting is not expected to have any 
significant impact on the public health, safety or welfare.  


 
PERMIT STREAMLINING ACT: 
The Permit Streamlining Act does not apply to this application because the original 
application was conditionally approved on December 8, 2008 and the submittal of 
landscaping, fencing and lighting was a requirement of the prior review. 
 
RECOMMENDATION: 
The previous action memorandum on this project has technically expired since a building 
permit was not obtained within one year of the action date.  However, the landscaping plans 
were submitted prior to the expiration and the originally scheduled DRB meeting to consider 
the plans on November 23, 2009 was changed due to a lack of quorum for the Board.  
Therefore, staff recommends that the previous action should be extended for another year 
with review of the conditions of approval.  The Board should amend any of the conditions as 
deemed appropriate after review of the landscaping, fencing and lighting.  Condition number 
2 requires the applicant to post a bond to guarantee the installation of the landscaping within 
6-months of approval and condition number 3 requires recordation of a landscape 
maintenance agreement.  A draft revised Action Memorandum is attached as EXHIBIT G. 
 
Report prepared by:  Richard Chamberlain, Senior Planner 
 
 
EXHIBITS 


A – Area of Notice Map, Notice Address List and Public Meeting Notice 
B – Previous Correspondence and Pictures from the neighbors 
C – Action Memorandum from December 8, 2008 
D – Information on Cypress and Hedge Row trees 
E – Design Aspects under Planning Commission Resolution 16-01 for 6 Lucia Lane 
F – Applicable Design Guidelines for 6 Lucia Lane 
G – Draft revised Action Memorandum 
H – Project Plans 
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TTTTown  of  own  of  own  of  own  of  MMMMoragaoragaoragaoraga    
 


PLANNING DEPARTMENT 


329 RHEEM BOULEVARD, SUITE 2 


MORAGA, CA  94556 


(925) 888-7050 
 


 
 
 


DESIGN REVIEW BOARD ACTION MEMORANDUM 
 


 
 
On December 14, 2009, the Town of Moraga Design Review Board considered the 
application described below: 
 


DRB-16-08  Gus and Lisa Triggas (Applicant and Owners), 6 Lucia Lane   
Review of rear yard landscaping and lighting plans in accordance with Design 
Review Board conditions of approval dated December 8, 2008.  The plans also 
include a new 5-foot high fence at the west side of the pool deck and an increase in 
height from 54-inches to 6-feet for the remainder of the fence at the top of the slope 
across the rear of the property.  The Design Review Board approved a 165 sq.ft. 
wood deck at a second floor bedroom and a 362 sq.ft. replacement wood deck at 
the south side of the swimming pool on December 8, 2008 and the purpose of the 
additional landscaping and fencing was to screen the view of the decks from 
adjacent homes at the rear of the property.  (APN 256-194-010) 


 
DESIGN REVIEW BOARD ACTION:  
 


The DESIGN REVIEW BOARD hereby grants approval of the project in accordance with 
the following findings, design guideline exceptions and conditions of approval: 
 
PART 1: DESIGN REVIEW FINDINGS: 
 


1. The proposed improvements conform with good design as set forth in the Town of 
Moraga Design Guidelines, 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 deck at the rear of the master bedroom does not increase 
the height of the home or the total floor area and there are other homes in the vicinity that 
have decks on the second floor level.  The additional trees proposed at the rear of the 
property will fill in the gaps between the existing trees and enhance the view of the hillside 
below the decks. 
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2 The proposed improvement will not have a substantial adverse affect on neighboring 
properties or the community due to poor planning; neglect of proper design 
standards; or the existence of building and structures unsuitable to and 
incompatible with the character of the neighborhood and the character of the 
community because both the decks comply with the required building setbacks and the 
additional landscaping and increase in fencing at the rear of the property will substantially 
screen the decks from view of the neighbors.  The design of the light fixtures at the rear of 
the home will prevent direct glare or view of the lighting source from the adjacent 
properties. 


 


3 The proposed improvement will not lower property values; discourage the 
maintenance and improvement of surrounding properties; or preclude the most 
appropriate development of other properties in the vicinity because the deck and 
landscaping improvements at the rear of the home at 6 Lucia Lane should increase the 
value of the home, which generally helps to increase the value of surrounding properties.  


 


4 The proposed improvement will not impair the public health, safety or welfare 
because the structural building plans for the two decks will be submitted and reviewed by 
the Lamorinda Building Department for conformance with the California Building Code.  


 
PART 2: DESIGN GUIDELINE EXCEPTIONS: 
 


An exception to Design Guideline SFR2.10 is hereby granted to allow the overall height 
of the master bedroom deck to exceed six feet because the master bedroom deck is 
setback 36-feet 6-inches from the rear property line and there is ample area to add 
landscape screening to augment the 6 existing pine trees and 5 small Oak trees on the 
rear slope of the property.  A skirt wall around the master bedroom deck would not be 
appropriate because it would block access to the patio under the deck and to the family 
room. 
 


An exception to Design Guideline SFR2.10 is also granted to allow the maximum 
height for the exposed posts supporting the deck at the south side of the swimming 
pool to exceed four feet because the view of the posts will be blocked by the fence and 
new Hedge Row trees along the top of the slope at the rear of the property.  


 
PART 3: CONDITIONS OF APPROVAL: 
 


1. The plans submitted for a building permit for the decks shall be substantially in 
accordance with the plans previously approved on December 8, 2008 and shall not 
use diagonal bracing between the deck posts and joists in compliance with Design 
Guideline SFR2.12-d.  In lieu of diagonal or cross-bracing, plywood shear panels 
shall be considered below the deck at the south side of the pool and steel 
connections capable of resisting the bending moments shall be used for the master 
bedroom deck if the existing shear bracing is not acceptable to the Contra Costa 
County Building Department. 


 
2. The applicant shall submit a bond to guarantee installation of the landscaping within 


6-months of the date of approval of the landscape plan.   
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3. A landscape maintenance agreement shall be recorded within 6-months of the date of 
approval of the landscape plan to guarantee maintenance of the required landscaping 
by the current and future owners of the property. 


 
4. The proposed landscaping is approved with the following trees: 


a. 2 new Arizona Cypress trees on the slope near the southwest rear property line 


b. 8 new Hedge Row trees (Thuja Arborvitae Occidentalis Smaragd) along the top of the 
slope on the lower pad between the south property line and the pool deck. 


c. 2 new 15-gallon trees (Need to fill in the species) on the rear slope of the property west 
of the stairs between the pool deck and lower pad.  


 
5. The landscaping plans shall comply with the following requirements: 


a. The planting size of the new trees and shrubs shall be 15 to 20 gallon size to have an 
immediate visual impact. 


b. The trees shall be an evergreen variety to effectively screen views during the winter 
months. 


c. An irrigation system shall be provided for the landscaping in accordance with Design 
Guideline L1.3. 


d. All new plants shall be drought tolerant in compliance with Design Guideline L2.4. 


e. The proposed landscaping shall comply with the Moraga-Orinda Fire District’s fire-safe 
landscaping list in accordance with Design Guideline RH7 and L1.2. 


 
6. The proposed fencing is approved with the following requirements: 


a. The new 6-foot high fence along the top of the bank at the west side of the lower pad 
shall be maintained by the current and future owners of the property. 


b. The proposed 5-foot high fence at the west side of the swimming pool shall comply the 
Contra Costa County Building Department’s requirements for enclosures around 
swimming pools. 


 
7. The lighting fixtures at the rear of the home shall comply with Design Guideline ID6, 


with the light fixtures designed and mounted so that the source of light has minimal 
impact off site and the lighting directed inward toward the property to avoid spillage 
onto adjacent properties. 


 
8. Prior to the issuance of the building permit, the applicant shall pay a fee of $125.00 for 


a landscape inspection by the planning staff. 
 
9. Prior to the issuance of a building permit, the applicant shall submit a $137 design 


review fee to the Moraga-Orinda Fire District and confirmation to the Planning 
Department that the Fire District has reviewed and approved the plans in accordance 
with Design Guideline RH11. 


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


checks and inspections. 
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11. If any additional construction work on the decks is required in order to comply with the 
CBC or Fire District requirements, then the hours of operation shall be limited to the 
hours from 8 a.m. to 5 p.m. Monday through Friday to minimize potential disturbance 
of adjacent residents.  No construction shall occur on weekends or holidays unless an 
emergency situation develops.  In an emergency situation, the Planning Director may 
authorize extended work hours on weekdays or on weekends until the situation is no 
longer deemed an emergency. 


 
12. This permit and each condition contained herein shall be binding upon applicant and 


any transferor, or successor in interest. 
 
13. If the building permit is not obtained within one year from the date of final action, the 


Design Review Board approval 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) 888-7040. 
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EXHIBIT E 
 


DESIGN ASPECTS TO BE CONSIDERED IN ACCORDANCE WITH 
PLANNING COMMISSION RESOLUTION 16-01 


FOR 6 LUCIA LANE 
 
1. Maximum height, lot coverage and setbacks: 


Decks are not defined as “buildings”, therefore, the building setbacks and lot coverage 
do not apply to decks.  Nevertheless, the decks at 6 Lucia Lane do comply with the 
required building setbacks for the 3-DUA (Three Dwelling Units per Acre) zoning district 
as shown in the table below: 
 


6 Lucia Lane 3-DUA Zoning 


Development 


Standards 


Required 


Building 


Setbacks 
Proposed Compliance 


Minimum front yard  20 feet from the 
front property line 


21 feet to garage Existing 


Conforms with requirement 


 


Minimum side yard  


 


10-feet 


11-feet 8-inches to 
garage at south side. 


17-feet 11-inches to 
second floor deck. 


 


Project complies with 
required side setbacks 


Side yard Sum 20 feet 34-feet 1-inch Project complies 


 


Minimum rear yard 


 


15 feet 


46-feet 8-inches to 


rear of home 


36-feet 6-inches to 
second floor deck 


21-feet to deck at south 
side of swimming pool 


 


Project complies 


 
2. Overall mass and bulk of structures: 


The decks are both located at the back of the home.  Decks are not included in floor area 
ratio calculations and they do not contribute significantly to the overall mass or bulk of 
the home.   


 
3. Special features of the development, such as walls, screens, towers and signs: 


The second floor deck at the west rear side of the master bedroom required the 
installation of a sliding glass door for access to the deck.  The sliding glass door replaced 
a bedroom window at the same location.  The project also includes a staircase to 
connect the second floor bedroom deck with the deck at the south side of the swimming 
pool.   


 
4. Effective concealment and sound attenuation of exposed mechanical and 


electrical equipment: 
No new mechanical or electrical equipment is proposed with this application.  
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5. Colors and materials on the exterior face of the building or structures, striving for 
a limited number of colors and materials for each project: 
Since the redwood decks and staircase have already been built, the photographs below 
show the color of the wood, which appears to be a clear wood stain on the redwood. 
 


 
 
 
 
 
 
View of staircase 
between the lower 
and upper decks. 


 
 
 
 
 
 
 
 
 
 
 
 


 
 
 
 
 
 
 
 
View of second 
floor deck with 
new glass sliding 
door at master 
bedroom. 
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6. Avoidance of repetition of identical entities whenever possible: 
The second story deck would not be a repetition of any identically designed deck in the 
neighborhood.  The applicant has provided a couple of photographs of decks on nearby 
homes that are located on the second floor level.  These photographs are shown below. 
 


 
 
 
 
 
 
View of deck at rear 
of home at 136 
Natalie Drive and at 
the north side of 
the applicant’s 
property. 


 
 
 
 
 
 
 
 
 


 
 
 
 
 
 
 
 
View of deck at rear 
of home at 128 
Natalie Drive 
located about 200 
feet northwest of 
the applicant’s 
property. 
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7. Harmonious relationship with existing adjoining developments avoiding both 
excessive variety and monotonous repetition, but allowing similarity of style, if 
warranted: 
The architectural design of the decks and staircase is simple and functional.  From an 
aesthetic design perspective, the decks are not unusual and would appear to fit into the 
neighborhood. 


 
8. 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 front yard at 6 Lucia Lane is landscaped but the rear yard is only partially 
landscaped.  Some additional landscaping may be necessary to help reduce visibility of 
the decks to adjacent neighbors and help maintain their privacy.   
 


9. Compliance with Chapter 8.132 (scenic corridors): 
The project site is not within 500-feet of any designated scenic corridor roadway. 
 


10. Impact on neighboring properties: 
The neighbor at 26 Wimpole Street, Tom LaBasco, submitted a letter (Exhibit D) and 
some photographs showing the impact of the decks on their property.  Apparently, there 
was a large Monterey Pine tree that helped screen the view of the new decks, but the 
tree recently fell over and the view is now unobstructed.   
 


 
View from rear yard at 26 Wimpole Street submitted by adjacent neighbor 


 
The neighbor at 34 Wimpole Street, James Weil, was the first neighbor to register a 
complaint when the decks were constructed.  Mr. Weil’s property is directly behind the 
applicant’s property.  The birds-eye aerial view of the properties on the next page shows 
the relationship of these adjacent properties to 6 Lucia Lane. 
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11. Impact on Public Safety: 
If the decks are approved by the Design Review Board, the plans will then be submitted 
to the building department for plan checking.  The building department will review the 
structural plans for the decks and make sure that they are constructed in accordance 
with the California Building Code and all applicable safety codes.   
 


12. Harmony with the general plan, design review guidelines and floor area ratio 
guidelines: 
Compliance with the Town’s Design Guidelines is discussed in Exhibit C.  As previously 
stated under item 2, the proposed decks are not considered “floor area” under the floor 
area ratio guidelines.  The Moraga 2002 General Plan contains many goals and policies 
relative to land use issues, community design, and public safety concerns.  The following 
General Plan goals and policies are relevant to single family residential additions: 
 
LU1.1 Neighborhood Preservation.  Protect existing residential neighborhoods 
from potential adverse impacts of new residential development and additions to 
existing structures. 
The new sliding glass door at the master bedroom replaced an existing window at the 
same location; therefore, the view impact from the glass sliding door would not be 
considered significantly different from the window.  The view impacts from the decks to 
the two neighbors below the property on Wimpole Street could be mitigated by additional 
landscaping to help screen views from the decks.   
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CD4.3 Infill Development. Ensure that new residential development in existing 
neighborhoods reflects the size, scale, height, setbacks, and character of existing 
development.  While new homes, home additions, and remodels should be 
allowed, they should not create adverse impacts on adjacent properties or detract 
from overall neighborhood character. 
The architectural design of the decks is not incompatible with the neighborhood 
character because there are other decks on homes in the vicinity that impinge upon the 
privacy of adjacent lots.  Nevertheless, the view from the new decks into the rear yard of 
the homes below the applicant’s property could easily be mitigated with additional 
landscaping to reduce the adverse impacts to the privacy on the adjacent properties. 
 










