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MORAGA CENTER SPECIFIC PLAN 
4. LAND USE ELEMENT 
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Table 4-9: Development Standards: Community Commercial, Office, Mixed 
Retail/Residential and Mixed Office/Residential 

 
 
 
Development Requirement 

Community 
Commercial and Office

Mixed Retail-
Residential and Mixed 

Office-Residential 
Minimum Lot Area (sq. ft.) 10,000 10,000 
Minimum Lot Frontage (feet) 100 100 
Minimum Lot Depth (feet) 100 100 
Maximum Residential Density6 N/A. 20 
Maximum Building Height (Primary) 35 45 
Maximum Building Height (Accessory) N/A. 12 
Maximum Stories 2 3 
Minimum Front Yard Setback (feet) 0 0  
Minimum Side Yard Setback (feet)  
  - Interior  0 0  
  - Corner 0 0  
Minimum Rear Yard Setback (feet)  0 0  
Minimum Building Separation (ft.) (a) 
  - 2 stories 
  - 3 stories 

N/A.
N/A.

 
25  
35 

Maximum Floor Area Ratio Factor (FAR)  0.6 0.85 
Maximum Lot Coverage (%) 60 60 
 
Table Notes:  

(a) Where two different building heights are adjacent, taller building controls separation. 

                                                           
6 Density bonuses may be granted as required by the State of California (SB 1818) for developments that 
provide affordable housing. 
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Opportunity: Recommended Implementation Tools

• Streamlining of the Entitlement Process for Individual 

Projects: Prepare necessary legislation to implement MCSP 

policies calling for establishment of permitted uses without 

supplemental findings, creation of zoning chapters to carry out 

the maximum 12 DUA and 6 DUA Districts. 

• Special Incentives for Moraga Ranch: Consider processing 

fee waivers and other mechanisms to encourage further building 

improvements and expansion of approved uses with the 

Moraga Ranch Sub-Area 1.  

• Other Development Incentives
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2 Implementation Procedures & Policies
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3983

2056

3989

1864

1024

1556

109

1020

3995

141

290

32

186

1212

1

1548
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This map is for reference purposes only, and does not
purport to show surveyed property lines.  All zoning
information is subject to verification by the Town of
Moraga.  Please contact the Planning Department for
additional information at (925) 888-7040.

Updated:  August 23, 2013 by the Town of Moraga

• All projects require Rezoning 

unless consistent with both 

the Plan and Ordinance 

• All projects require Design 

Review (Chapter 8.72) 

• Planning Commission notified 

for Uses subject to Findings 

(8.36.020) and required 

review for Conditional Uses 

(e.g. 8.36.030, 8.44.030) 

• Projects over 10 acres 

Require a Planned 

Development Plan (Chapter 

8.48)
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Planned Development Plan Process
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3
Best Practices 

Implementation Recommendations

Code Update Strategies

19
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Rural-to-Urban Transect
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Bldg 12
Commercial
44000 s.f.

Bldg 1
Commercial
37700 s.f.

Bldg 16
Commercial
11095 s.f.

Bldg 11
Commercial
8000 s.f.

Bldg 3
Commercial
15620 s.f.

Bldg 8
Commercial
7500 s.f.

Bldg 2
Commercial
16141 s.f.

Bldg 6
Commercial
9000 s.f.

Bldg 5
Commercial
13500 s.f.

Bldg 9
Commercial
6000 s.f.

Bldg 7
Commercial
12500 s.f.

Bldg 10
Commercial
5250 s.f.

Bldg 13
Commercial
4000 s.f.

Bldg 15
Commercial
3500 s.f.

Bldg 14
Commercial
2500 s.f.

Clubhouse
Commercial
1300 s.f.

Clubhouse
Commercial
1200 s.f.

Bldg 7
Office
3404 s.f.

Bldg 8
Office
3585 s.f.

Bldg 11
Office
4637 s.f.

Bldg 10
Office
3200 s.f.

Bldg 9
Office
3460 s.f.

Bldg 4
Office
3500 s.f.

Bldg 5
Office
3500 s.f.

Bldg 6
Office
7648 s.f.

W.S. Medical Center
Office
5772 s.f.

Bldg 3
Office
3120 s.f.

Bldg 2
Office
3524 s.f.

Bldg 1
Office
8137 s.f.

Bldg 17
Mixed Use
0 s.f. Office

3500 s.f. Comm.
26 M.F. Units

Bldg 4
Mixed Use
0 s.f. Office

7590 s.f. Comm.
15 M.F. Units

Town Center District Boundary

Case Study: Winter Springs, FL Town Center

• ~200 acres 

• Code Adopted 2012 

• Currently ~40% developed 

• Notable Features 

• Utilizes Transect Zones 

• Includes Thoroughfare 

Standards, 

• Specific Standards for 

“liner buildings” 

• No minimum parking 

required.
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53 
 

SEC. 20-326.  BUILDING ELEMENTS.  
 
(a)   AWNINGS AND MARQUEES:  

    

 
The above requirements apply to first-floor 
awnings. There are no minimum 
requirements for awnings above the first 
floor. 
 

                            Winter Park, FL 
 

Marquees and awnings shall occur forward of the principle plane and may encroach within the 
right-of-way, but shall not extend past the curb line. 
 
Awnings shall be made of fabric. High-gloss or plasticized fabrics are prohibited. 

         Winter Park, FL                                                             Reston, VA 
 
 

  Depth   =  5 ft. minimum.    

        Height  =   10 ft. minimum clear.   

 Length =   25% to 100% of building 
front.  

42 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 

3) Urban Boulevard (Acceptable option for the Town Center Street) 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 

Case Study: Winter Springs, FL Town Center
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Case Study: Winter Springs, FL Town Center

23
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62 
 

(d)   OPACITY AND FACADES:  Each floor of any building facade facing a park, square or 
street shall contain transparent windows covering from fifteen (15) percent to seventy (70) 
percent of the wall area.   
 
RETAIL STOREFRONT AREAS ONLY: 
In order to provide clear views of merchandise in stores and to provide natural surveillance of 
exterior street spaces, the ground-floor along the building frontage shall have transparent 
storefront windows covering no less than fifty (50) percent of the wall area. Storefronts facing 
Main Street, parks and squares shall remain unshuttered at night and shall utilize transparent 
glazing material, and shall provide view of interior spaces lit from within. Doors or entrances with 
public access shall be provided at intervals no greater than fifty (50) feet, unless otherwise 
approved by the development review committee. 

 

 

                           Park Avenue, Winter Park, FL 
 

 
 

St. Augustine, FL 
 
 
                                                                                                                           St. Paul, MN 
 
 

29 
 

 
In lieu of landscape strips, landscape islands can be provided. No more than six (6) consecutive 
parking stalls are permitted without a landscape island of at least six (6) feet in width and 
extending the entire length of the parking stall. A minimum of one (1) tree shall be planted in 
each landscape island. 
 
9. LARGE FOOTPRINT BUILDINGS:  
Buildings with a footprint greater than 
twenty thousand (20,000) square feet 
may be built within the Town Center 
District by special exception only. In these 
cases, the maximum lot width as noted in 
each applicable transect zone will be 
waived. Such buildings must abide by all 
rules in this division with the following 
special limitations:   
 
 
                                          Undesirable large Footprint Buildings have blank facades and sit behind a field of parking.                                                                            

Desirable Large Footprint Buildings are wrapped in a liner of smaller buildings with doors and 
windows facing the street. 
 
a. To encourage use by pedestrians and decrease the need for solely auto-oriented patronage, 
large-Footprint buildings must reinforce the urban character of the Town Center and shall 
therefore continue a connected system of walkable street frontages. 
 
b. Loading docks, service areas and trash disposal facilities shall not face streets, parks, squares 
or significant pedestrian spaces. 
  

Case Study: Winter Springs, FL Town Center
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3.02.110 Transect Zones

C. Building Placement

Build-to Line (Distance from ROW / Property Line)

Front 1,2 0'

BTL defined by facade 80% min.

Side Street 1,2 0'

BTL defined by facade 30% or 50' min. for 

buildings deeper 

than 50'

Setback (Distance from ROW / Property Line)

Side 0' min. 

Rear 0' min. 
1 On cross-slope lots the BTL may be set 12' back from 

property line, when using a Terrace Shopfront frontage.
2 BTL set 12' back from property line when using a 

Gallery frontage.

Miscellaneous

Street facades must be built to BTL along first 30' from 

every intersection, except for chamfered corners up to 

10' in width and depth.

Entire BTL must be defined by a building or a 2'0" to 3'6" 

high decorative fence or stucco or masonry wall, except 

for entry ways, driveways and walkways.

Distance between  

Main Buildings on same lot

0' or 8' min.

A

B

C

D

D. Building Form

Lot Size

See Part 5 (Building Types).

Height

Main Building 3 3 stories max. up 

to 35' to eave/

parapet

Ground Floor Finish Level 6” max. above 

sidewalk

Ground Floor Ceiling 14' min. clear

Upper Floor(s) Ceiling 8' min. clear
3 Does not apply to accessory structures. See 4.02.030 

(Accessory Structures)

Footprint

Ground-floor Commercial/Flex/Residential space along 

primary street frontage shall have a minimum depth of 

40', excluding vertical circulation and parking.

Miscellaneous

50' max. distance between ground floor entries.

All floors must have a primary entrance along the front 

facade or to a courtyard.

No planting strips allowed between sidewalk and building

Mansard roof forms are not allowed.

E

F

G

H

ROW / Property Line

Build-to Line (BTL)

Building Area

Key 

Sidewalk

Rear

Front

Si
de

 S
tr

ee
t

BTL, ROW Line

BT
L,

 R
O

W
 L

in
e

A

D

C B

BTL, ROW Line Street

E

F

H

H

G

Development Code
City of Livermore, CA

Adopted: May 1, 2010

Case Study: Livermore, CA Development Code

• Citywide Code Update with 

Form-Based Code for infill 

areas 

• Code Adopted 2010 

• Notable Features 

• Utilizes Transect Zones 

• NMU Zone designed to 

apply site-planning 

standards and T-Zones to 

suburban shopping 

centers
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Case Study: Livermore, CA Development Code
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Case Study: Livermore, CA Development Code
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Case Study: Livermore, CA Development Code
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Case Study: Livermore, CA Development Code
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Case Study: Collegetown Area Form Districts

• Code for Ithaca, New York 

• Code Adopted 2009 

• Notable Features 

• Integrates Design Review 

Process 

• Standards to promote 

parcel-by-parcel infill 

• Parking setbacks, ratios, 

and locations established 

by zone
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Case Study: Collegetown Area Form Districts
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FORM-BASED CODE 
APPENDIX 1 TO CITY ZONING ORDINANCE

JULY 10, 2012

OCEANFRONT RESORT DIST R IC T
Virginia Beach, Virginia

 

Case Study: Virginia Beach Oceanfront Resort District

• Adopted 2012 

• Notable Features 

• Nonconforming 

Provisions encourage 

incremental improvements 

• Optional Forms of 

Development review 

procedure
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Oceanfront Resort District 

Virginia Beach, Virginia

2 – 26

10 JULY 2012

Sec. 2.11 Nonconformities
Chapter 2  .  Frontages & Building Types

Sec. 2.11 Nonconformities

EXISTING STRUCTURE

PERMITTED ADDITION

ADDITION NOT PERMITTED (UNTIL BUILD-TO 
ZONE REQUIREMENT IS MET)

STREET AND ALLEY SETBACK

BUILD-TO ZONE

Existing Site Examples of Permitted and Non Permitted New Structures. All new buildings 
must be placed within the build-to zone until the build-to has been met. New 
buildings outside of the build-to zone are not allowed until the build-to for the 
entire site has been met.

Existing Site Examples of Permitted Additions. 
Any addition to the front must be 
placed within the build-to zone. Rear 
additions are allowed because the 
extension is not increasing the degree 
of the nonconformity.

Examples of Non Permitted Additions. 
Additions outside of the build-to zone are 
not allowed until the build-to has been 
met.

Existing Site Example of a Permitted Addition. 
Any addition to the side of the 
building must be placed within the 
build-to zone.

2.11.1  Build-to Requirements 
Where a lot or site does not meet the build-to requirement, the following rules apply.:

2.11.2  New Buildings

2.11.3  Additions to an Existing Building

KEY:

Case Study: Virginia Beach Oceanfront Resort District

Oceanfront Resort District 

Virginia Beach, Virginia
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buildings outside of the build-to zone are not allowed until the build-to for the 
entire site has been met.

Existing Site Examples of Permitted Additions. 
Any addition to the front must be 
placed within the build-to zone. Rear 
additions are allowed because the 
extension is not increasing the degree 
of the nonconformity.

Examples of Non Permitted Additions. 
Additions outside of the build-to zone are 
not allowed until the build-to has been 
met.

Existing Site Example of a Permitted Addition. 
Any addition to the side of the 
building must be placed within the 
build-to zone.

2.11.1  Build-to Requirements 
Where a lot or site does not meet the build-to requirement, the following rules apply.:

2.11.2  New Buildings

2.11.3  Additions to an Existing Building

KEY:
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Implementation Recommendations
• Amendment to Zoning Ordinance to insert new MCSP-

specific zoning districts 

• Insert as a new chapter (8.50), after Chapter 8.48 - Planned 

Development District 

• Additional Districts could be inserted in this Chapter 

• “Moraga Center Form District,” or “Village Center Form 

District,” with the various SP subareas inserted as subdistricts 

in this chapter 

• Will require careful review of existing Ordinance for any 

inconsistencies with other regulations that would still be 

applicable



© 2015 Opticos Design, Inc.  Moraga Center Specific Plan Implementation 35

Thank You 

stefan.pellegrini@opticosdesign.com

mailto:stefan.pellegrini@opticosdesign.com



