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Meeting Date: January 28, 20152

3
4

TOWN OF MORAGA STAFF REPORT_5
6

To: Honorable Mayor and Councilmembers7
8

From: Ben Noble, Contract Planner9
Ellen Clark, Planning Director10

11
Subject: Conduct Study Session on the Potential Annexation and Residential12

Subdivision of a Portion of the Carr Ranch Property and Provide13
Direction to Staff14

15
16

Request17
18

Conduct a Study Session and provide direction to staff on the proposed annexation and19
preliminary input on the potential residential subdivision of a 24-acre portion of the Carr20
Ranch property on Camino Pablo.21

22
Background23

24
The subject property is a portion of the Carr Ranch property fronting Camino Pablo25
south of Sanders Ranch Road at the southern edge of town. The property is outside of26
the Town limits, but within the Town Sphere of Influence and Urban Limit Line.27

28
In March 2014 the applicant met with Town staff about the potential subdivision and29
development of the property. At this meeting staff encouraged the applicant to pursue30
annexation of the property into the Town of Moraga and for the project to be processed31
under the Town’s jurisdiction instead of the County. The applicant is supportive of this32
approach, and now seeks preliminary input from the Town Council on the possible33
annexation of the project site consistent with staff’s recommendation. Town staff and34
the applicant also request preliminary Council input on initial design concepts for the35
residential subdivision.36

37
If the Town Council is not supportive of the annexation, the applicant may pursue38
entitlements for the project through the County. If the Council generally supports the39
annexation, the applicant plans to submit a formal application to the Town for the40
annexation, subdivision, and other related project entitlements. Upon receiving this41
application, Town staff will review and analyze the proposed project in greater detail and42
initiate CEQA review.43
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Attachment A includes a letter from the applicant, Matt Dobbins, outlining the proposed1
project and basis for his proposal.2

3
Discussion4

5
Project Location and Characteristics6
As shown in Figure 1, the subject property is just east of the Town limits east of Camino7
Pablo and southeast of Sanders Ranch Road. A narrow parcel owned by the Sanders8
Ranch HOA separates the eastern side of the property from Sanders Ranch Road.9

10
The site has steep slopes and is covered in natural brush and grasses with very few11
trees. There is one minor drainage to the north of the area where the proposed homes12
would be located, within the open space area. The extensive Carr Ranch property lies13
to the east of the subject property, with homes occupied by family members and other14
buildings occupying a flat area of the property that is separated from the proposed15
development area by a series of small ridges. To the south of the project site is the Sky16
View subdivision, a group of 16 homes developed in the late 1980’s, and also located17
outside of the Town limits.18

19
Figure 1 also shows the Town’s various boundaries, including the Town limits, Urban20
Limit Line, and Sphere of Influence, described as follows:21

 The Town Limits are the jurisdictional boundaries of the Town. Areas beyond22
the Town limits are within unincorporated Contra Costa County, and subject to23
the County’s zoning and development regulations.24

 The Urban Limit Line (ULL) is the boundary adopted by Contra Costa County25
voters in 2006, and subsequently by the Town in 2007, in conformance with the26
growth management requirements of the Measure J half-cent sales tax measure.27
The ULL is generally coterminous with the Town limits, with some exceptions.28

 The Sphere of Influence (SOI) is the boundary established by the Contra Costa29
County Local Agency Formation Commission (LAFCO), a body responsible for30
review and approval of annexations and other boundary changes within the31
county. The SOI delineates the probable future physical boundaries and service32
area of the town. On Sheet 1 of Attachment B the SOI boundary is coterminous33
with the ULL boundary. The area of the proposed annexation is the only area34
within the Town’s SOI that is outside of the Town Limits. Note that the SOI has35
been amended by LAFCO over time; most recently in 2009, when changes were36
made to better align the SOI boundary with the ULL by removing property south37
of the Town limit, west of Camino Pablo from the Sphere.38

39
Moraga’s General Plan designates the subject property as a combination of Residential40
– 1 du/acre and Non-MOSO Open Space, with the former designation applied to the41
southern portion of the project site. There is no Town zoning assigned to the property.42
County zoning for the property is General Agriculture (A-2) which allows for single-43
family homes on 5-acre lots.44
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FIGURE 1: Annexation Area General Plan Designations1

2
3

Project Concept4
Attachment B presents preliminary concepts for the proposed annexation and5
subdivision. The project currently contemplated by the applicant features:6

 A 13-unit single-family residential subdivision on approximately eight acres7
clustered in the southwest portion of the site.8

 Approximately 16 acres of preserved open space along Camino Pablo and9
Sanders Ranch Road.10

 The creation of a 9-acre reserved parcel east of the subdivision for possible11
future development with one single-family home. This area is not included in the12
area currently suggested for annexation, based on the desire of the property13
owner for it to remain under County jurisdiction, similar to the remainder of the14
Carr Ranch property.15

Access to the residential subdivision would be from a private road from Camino Pablo,16
connecting to form a four-way intersection with Tharp Drive. The new street would17
allow two-way traffic and provide sidewalks and parking on both sides of the street. The18
applicant would provide improvements along Camino Pablo, including construction of a19
new sidewalk and a bike route. Sheet 4 of Attachment B presents a conceptual site20
plan showing the location of the new street, pad lots, and open space.21

22
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Remediation of landslide hazards and grading would be required within and immediately1
north of the subdivision. The applicant aims to balance grading on the property. If the2
project produces excess cut, soil will be deposited elsewhere on the Carr Ranch3
property and not hauled off site. Sheet 2 of Attachment B presents a conceptual4
grading and utility plan. Sheet 3 shows the location of topographic features on the site5
including mapped landslides.6

7
The reserved parcel for possible future development with one single-family home is8
labeled as “Reserved Parcel B (Retained by Carr and Hoover) on Sheet 1 of9
Attachment B. This parcel would be created through a lot line adjustment and as noted10
would remain part of the Carr Ranch outside of the Town Limits. The intent of this11
reserved parcel is to maintain a buffer between the subdivision and the ranch and to12
provide a space for an additional home for members of the Carr family.13

14
Attachment B also shows possible concepts for the design of homes on uphill and15
downhill lots. The sketch for downhill lot 11 features a split pad design, horizontal16
massing when viewed from the front and back, multiple flat roof elements, with a height17
of 24 feet. The uphill lot 4 sketch shows a spilt pad design with multiple pitched roof18
elements, and a height of 35 feet measured from the front property line.19
.20
The applicant’s stated goal is to create building pads and homes of reasonable size that21
blend with the hillside. The applicant also aims to achieve the following with the building22
designs:23

 Incorporate flat roofs on downhill homes to allow for the uphill lots to see over the24
top.25

 Incorporate roof pitches on uphill lots that visually appear parallel to the hillside26
and slope.27

 Avoid the appearance of excessively large homes with target sizes in the 2,80028
sq. ft. to 3,800 sq. ft. range and an average size of no more than 3,500 sq. ft.29

 Reduce the padding of the lots so the houses conform to the hillside.30

 Promote a green project through grey water recycling, roof solar for power, solar31
water heating, and water-efficient landscaping32

 Minimize hardscape33

 Design the exterior shell with advanced framing techniques to enhance the34
insulated envelops.35

 Use recycled materials for exterior skin as much as possible to help divert36
materials from landfill.37

 Promote designs and material choice that do not end up in land fill after one life38
cycle.39

 Use energy efficient appliances, equipment and designs that use less energy.40

41
The applicant made a number of changes to the project design after receiving42
comments and meeting with Town staff in July 2014. These changes include43
eliminating grading and landslide remediation on visible hilltops, incorporating split pad44
building design, relocating the entrance drive to align with Tharp Drive, and modifying45
the roadway configuration to better reflect the semi-rural character of the area.46
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Annexation1
2

Proposed Annexation3
Annexation is the process by which the Town of Moraga incorporates an area currently4
under Contra Costa County jurisdiction. The hatched area on Sheet 1 of Appendix B5
shows the area proposed for annexation. This 24-acre area is all within the Town’s6
Sphere of Influence and Urban Limit Line.7

8
Annexation Process9
All annexations and boundary changes in California require the approval of a Local10
Agency Formation Commission (LAFCO). In Contra Costa County, the annexation11
process begins with either the landowner or Town submitting an application to the12
Contra Costa County LAFCO, which LAFCO reviews for completeness and accuracy.13
LAFCO will then act on the application at a public hearing, using established criteria to14
approve or deny the application. Following its decision LAFCO will hold protest15
proceedings to allow voters and property owners to formally voice their approval or16
opposition to the annexation. If opposition to the annexation exceeds certain17
thresholds, LAFCO will terminate annexation proceedings. If proceedings are not18
terminated, LAFCO will certify completion of annexation after the applicant and19
landowner satisfy any LAFCO conditions of approval.20

21
State law governing the annexation process is detailed and complex. Components of22
this process most relevant to the Town include the following:23

24
 Application Filing. The annexation application may be filed by the landowner or25

the Town. If the application is filed by the Town, the application must include a26
Town Council resolution initiating the application process.27

 Pre-zoning. Before LAFCO can deem the application complete, the Town must28
pre-zone the property to be annexed. Pre-zoning establishes the Town’s new29
zoning for the property that goes into effect after LAFCO approves the30
annexation. The applicant has proposed zoning of Planned Development – 331
Dwelling Units per Acre (3-PD) and Non MOSO Open Space (N-OS) for the32
property.33

 Tax Sharing Agreement. A property tax sharing agreement between the Town34
and Contra Costa County must be in place before LAFCO can take action on the35
annexation. There is an existing master property tax transfer agreement in place36
between the Town and County that may be used for this proposal, or the Town37
may also negotiate an alternative agreement with the County for this specific38
annexation.39

 Environmental Review. Before LAFCO can take action on the application, the40
Town must complete environmental review for the proposed annexation and41
subdivision. While LAFCO’s action is subject to CEQA, the Town will function as42
the lead agency and prepare the CEQA document, reflecting LAFCO’s CEQA43
guidelines as necessary in order that the Agency may use the document.44
LAFCO decisions become subsequent decisions on the project with LAFCO45
functioning as a responsible agency under State law.46

47
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If the Town Council is generally supportive of the annexation concept, Town staff1
recommends that the Town initiate the annexation application with LAFCO. This2
direction is based on discussion with LAFCO, who suggest that, because of the degree3
of coordination necessary between the Town and LAFCO, it is preferable to address4
annexation as an interagency process, rather than between the agency and a private5
party. Town staff also recommends that the Town Manager, Administrative Services6
Director, and Town Attorney initiate communication with the County Administrator’s7
Office regarding the annexation tax sharing agreement. The Town Council could8
appoint one of its members to participate in these negotiations as they move forward.9

10
Unincorporated Islands11
State law and LAFCO policy strongly discourage annexations and other boundary12
changes that create “incorporated islands.” An unincorporated island is a pocket of13
unincorporated land “surrounded or substantially surrounded” by a city.14

15
During a meeting with Town staff and the applicant, LAFCO staff raised concerns that16
the proposed annexation could conflict with LAFCO’s unincorporated island policy.17
Immediately south of the proposed annexation area is the unincorporated Sky View18
subdivision, labelled on Sheet 1 of Exhibit B as “SL/1-DUA.” The proposed annexation19
would increase the percentage of Sky View’s boundary contiguous with Town land,20
thereby increasing or exacerbating an island situation. Because of this, LAFCO could21
either deny the annexation as proposed or condition its approval on the subsequent22
annexation of the Sky View subdivision.23

24
LAFCO staff recommends that the Town receive preliminary input from the LAFCO25
Board on this issue. According to LAFCO staff, LAFCO will need a reason why Sky26
Ranch should not also be annexed as part of the Carr Ranch annexation. Prior to27
seeking this input, LAFCO staff recommends that the Town and landowner determine if28
Sky View residents generally support or oppose annexation into the Town. LAFCO staff29
believes that LAFCO would likely allow the Carr Ranch annexation without annexation30
of Sky View if a majority of Sky View residents oppose annexation.31

32
If the Town Council generally supports the annexation concept, Town staff recommends33
seeking preliminary input from LAFCO on the unincorporated island question. Before34
seeking this input, Town staff will solicit input from Sky View residents on whether they35
would support annexation into the Town.36

37
Town Annexation Policies38
The Moraga General Plan contains one policy and one action specifically about39
annexation:40

41
Policy FS1.6 Areas of Potential Annexation. Consider annexation of areas within42
Moraga’s Sphere of Influence that will receive services from the Town or other urban43
service providers (water, sanitation, etc.).44

45
Action IP-K5 Annexation Review. Consider annexation of areas within Moraga’s Sphere46
of Influence when and if property owners in those areas request connection to the water47
and sanitation systems.48
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The Zoning Code and Subdivision Ordinance do not contain any provisions specifically1
about annexation.2

3
Staff Recommendation on Annexation4
Staff recommends that the Town process the proposed subdivision as part of an5
annexation of the property into the Town. With annexation the Town will have greater6
control and influence over the design of the proposed subdivision, including acting as7
the lead agency for CEQA and processing of the project through the three-step Planned8
Development process. The Town’s permitting authority over the project will ensure that9
the subdivision complies with Town goals, policies, and standards for hillside10
development, grading, and design review.11

12
If development is to occur, it is best for it to be located within municipal boundaries, not13
in unincorporated areas. Cities and towns such as Moraga are better able to provide14
services and to address the needs of households residing in neighborhoods. The Town15
also benefits by capturing a larger proportion of property taxes associated with the16
development, as well as development impact fees that help offset project impacts on17
local streets, infrastructure and services. The area proposed for development is also18
within the Town’s Sphere of Influence, indicating that the area is intended to eventually19
become part of the Town and to fall under the Town’s land use and permitting authority.20

21
Utilities and Services22
Development within the proposed subdivision would require the extension of water,23
sewer, and other urban services and infrastructure to the site. The property is currently24
outside of the Central Contra Costa Sanitary District (CCCSD) and East Bay Municipal25
Utility District (EBMUD) service boundaries. Development will require LAFCO approval26
of a boundary reorganization for inclusion in the EBMUD and CCCSD service boundary.27

28
Annexation into the Town would have little effect on which providers serve the29
subdivision. Water, sewer, gas and electric, fire, and school service providers would be30
the same regardless of annexation. The exception is street maintenance, parks, and31
police service, although the street is proposed to be private, meaning that the Town32
would not have responsibility for its maintenance.33

34
Next Steps35
If the Town Council generally supports the annexation, the landowners intend to submit36
a formal development project application to the Town in early 2015. Town staff would37
then begin processing the application in the normal manner, including initiation of38
environmental review under CEQA, and agendizing a resolution for Town Council39
consideration to formally initiate the annexation application to LAFCO. The landowners40
also intend to begin an outreach process with neighbors to receive input on preliminary41
project designs.42

43
With direction from the Council, Town staff would solicit input from the Sky View44
neighbors regarding annexation into the Town. Staff would then request preliminary45
input from LAFCO on whether the annexation as proposed would conflict with its island46
policy. Town staff will also begin discussions with the County Administrator’s office on47
the tax sharing agreement between the Town and County.48
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If the landowners submit a development application, Town staff would also begin1
processing the application.2

3
At this time, the Town Council may also provide preliminary input to the landowner on4
the project design including:5

 Overall site plan6

 Location of development area on site7

 Open space and natural resource preservation8

 Configuration of homes on the site9

 Number, size, and design of homes10

 Vehicle access and circulation11

 Amount and location of grading and landslide remediation12

 Open space preservation13

 Improvements to the Camino Pablo right-of-way14

 Other issues identified by the Council15

16
Fiscal Impact17

18
The fiscal impact of the project’s annexation and development is unknown at this time,19
but would be analyzed as part of the formal application. Since annexation allows the20
Town to capture additional property tax revenues and to levy development impact fees,21
staff expects the fiscal impact to be neutral or beneficial.22

23
Alternatives24

25
Provide direction to Town staff on whether to proceed with annexation and provide input26
on project.27

28
Recommendation29

30
Staff recommends that the Town Council direct the applicant and Town staff to process31
the proposed subdivision as part of an annexation into the Town, and further direct staff32
to:33

 Initiate conversations with Sky View residents regarding annexation34

 Solicit input from LAFCO on the island question35

 Begin conversations with the County Administrator’s office on the tax sharing36
agreement37

 Return to the City Council with a draft resolution to initiate Town annexation of38
the subject property39

40
ATTACHMENTS41

A. Letter from Applicant42
B. South Camino Pablo Annexation Project Plan Set43
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