CHAPTER 1: INTRODUCTION
The Town of Moraga’s Sixth Cycle Housing Element provides a policy framework and
implementation plan for addressing housing needs in Moraga over the 2023 to 2031 Housing
Element planning period. State law requires that all cities, towns, and counties in California
have a compliant Housing Element as part of their General Plan, and that all cities, towns, and
counties regularly update the Element. The purpose of the Housing Element is to provide a plan
to meet the existing and projected housing needs of all segments of the population, including
lower-income households and households and individuals with special housing needs.
To achieve this objective, the Housing Element must analyze housing needs, evaluate factors
that could potentially constrain housing production, and identify sites for new residential
development. Each city, town, and county in the State must submit their Housing Element to
the California Department of Housing and Community Development (HCD) for review and
certification to ensure that it meets the minimum requirements under State Housing Element
law. Most jurisdictions, including Moraga, are required to update their Housing Element every
eight years. Moraga’s prior Housing Element Update covered the 2015-2023 period, while this
Housing Element Update will cover the 2023-2031 period.

Local Context
Moraga is located in Central Contra Costa County and is one of 33 cities and towns in California’s
East Bay region. The town is located approximately 13 miles east of Oakland, 22 miles east of
San Francisco, and 8 miles southwest of Walnut Creek. The Town’s land area is 9.5 square
miles and its 2022 population was estimated at 17,100 residents. Figure 1-1 shows the Town’s
location relative to the Central and East Bay Areas. Figure 1-2 provides a closer view, including
the Town limits, open space and road networks, and sphere of influence.
Prior to European settlement, current-day Moraga was part of the territorial home of the Saclan
Indians, a branch of the East Bay Miwok tribes. The area became part of the Rancho Laguna
De Los Palos Colorados Mexican land grant in 1835, with more than 13,000 acres given to
Joaquin Moraga and his cousin Juan Bernal. Most of the Moraga Rancho was sold off, taken by
speculators, or occupied by squatters in the first few decades after California statehood in 1850.
In 1912, the Moraga Land Company began operating pear and walnut orchards in the valley and
raising cattle on the hillsides. The Moraga townsite was established in 1913, the same year the
Oakland-Antioch Railroad arrived in the Town. Other early milestones included the founding of
Saint Mary’s College in 1927 and the acquisition of much of the Rheem Valley by William Rheem
in the 1930s.
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Figure 1-1:
Regional Location
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Figure 1-2:
Town of Moraga
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As recently as 1950, Moraga was almost entirely rural and agricultural. This changed when the
Utah Construction and Mining Company purchased 3,000 acres and began subdividing the
valley for residential development. In the 1960s, most of the undeveloped landholdings were
sold to the Bruzzone family, who continued residential development in the area. More than 70
percent of Moraga’s housing stock was built between 1960 and 1979, a time of rapid growth
across much of Central Contra Costa County.
In 1974, Moraga incorporated as a town. Residents sought to slow down what many viewed as
unsustainable levels of growth. The Town adopted its first General Plan in 1979 and its first
zoning ordinance in 1980. In many cases, zoning designations previously used by Contra Costa
County were replaced with lower density districts. This reflected both a desire to preserve the
area’s semi-rural character and a growing concern about the effects of growth on traffic, the
environment, school capacity, and local services.
Early plans for Moraga responded to its unique physical constraints and strong public sentiment
to preserve hillsides, ridgelines, and other open space. Moraga is one of the only communities
in the East Bay that has no direct freeway access. There are two primary roads in and out of
town, both which pass through other cities before reaching the regional transit and freeway
network. The community is surrounded by grassy and forested hillsides, providing a beautiful
natural setting but also increasing the risk of wildfire and other natural hazards. The Town is
also largely residential, with a fiscal structure that makes it more challenging to provide the
services and public facilities that many larger communities provide.
The net effect of these conditions is that Moraga has added very little housing in the last 20
years, despite continued strong demand. The 2020 Census indicates the town gained 172
housing units between 2000 and 2020, an increase of just 8 or 9 homes a year. By contrast,
the town added 70 homes a year in the 1980s and 26 homes a year in the 1990s.
There has been almost no multi-family construction in the town in over 40 years. The lack of
housing production has had several consequences, including longer commutes for those who
work in Moraga or attend Saint Mary’s College, insufficient housing choices for young adults who
grew up in Moraga, and few options for older adults who wish to downsize. The lack of housing
production has also contributed to soaring home prices, making it difficult if not impossible for
many of those who work in Moraga to live here.
While Moraga has limited capacity for growth on its hillsides and open space areas, the Town
does have opportunities for infill development in its two commercial districts. The larger of the
two districts—Moraga Center—was the subject of a Specific Plan in 2010 and major rezoning
initiative between 2010 and 2020. The smaller of the two districts—Rheem Center—has a
number of vacant and underutilized sites and the capacity for some additional growth. Housing
in these two areas can provide collateral benefits, including revitalizing Moraga’s shopping
centers and creating more walkable and dynamic neighborhoods. Moraga currently lacks a
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distinctive “town center” or downtown. Both the Moraga and Rheem Centers present the
opportunity not only for new housing, but for civic gathering places, restaurants, shops, and new
amenities. A major focus of this Housing Element is on focusing housing development in these
areas. This will enable the Town to preserve the qualities residents love about Moraga, while
making the town stronger and more dynamic.
The Town is completing its Housing Element as part of a broader “Comprehensive Advanced
Planning Initiative” designed to lay the foundation for long-range planning decisions for the next
20 years (see text box below).

The Moraga Comprehensive Advanced Planning Initiative
In 2021, the Moraga Town Council authorized a four year “Comprehensive Advanced Planning
Initiative”. The Initiative responded to several converging priorities, including the assignment
of 1,118 new housing units to Moraga through the regional housing needs allocation (RHNA)
process. While the Town had taken important steps toward planning for additional density in
the Moraga Center area between 2000 and 2020, it did not have the capacity to meet this
significantly increased target.
The Comprehensive Advanced Planning Initiative includes the following components:
•
•
•
•
•
•
•

Preparation of the 2023-2031 Housing Element
Rezoning of sites to meet the Town’s housing assignment
Development of objective development and design standards for multi-family and mixeduse zoning districts
Updating the General Plan for internal consistency with the zoning changes, and to meet
new State requirements for Safety and Circulation Elements
Rezoning of the Bollinger Canyon Study Area
A second phase General Plan Update that comprehensively updates the remaining
elements
Completion of a Program Environmental Impact Report (EIR) covering all of these
components

As of June 2022, the Town had engaged more than 1,000 residents in the program and made
substantial progress toward implementing key tasks. Work on the Initiative will continue
through 2023 and 2024, positioning Moraga to meet its housing needs while addressing
critical public safety and circulation issues and maintaining its quality of life.
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Regional Context
Moraga is not alone in the issues it faces related to rising housing costs and limited housing
choices. The San Francisco Bay Area has the highest housing prices in the country and is facing
a housing crisis. Job growth in the Bay Area outpaced housing growth by a nine-to-one margin
between 2010 and 2020. During a single decade, the region added 1.3 million jobs but only
produced 140,000 units of housing. As shown in Figure 1-3, Contra Costa County did somewhat
better than the region as a whole but still produced much less housing than was needed to keep
pace with demand. Between 2010 and 2020, the County added 109,000 jobs and 18,000
housing units. Much of the housing added was in East County, far from the jobs being created.
A decade of slow housing production has led to higher prices, fewer choices, and longer
commutes for tens of thousands of residents.
While much of the regional economic boom can be attributed to higher-paying sectors such as
technology, many of the newly created jobs are middle and low wage positions. Moreover,
growth in core industries like technology has triggered growth in other sectors such as services,
hospitality, and the creative arts. These jobs do not pay the wages necessary to compete in
today’s housing market. Many households in the Bay Area are currently paying more than half
of their incomes on housing costs.
Lack of supply has led to higher prices. In Moraga, the median home price increased from
$850,000 in 2012 to over $1.8 million in 2021. Similar rates of increase have occurred across
the Bay Area. Rents have also increased at a faster rate than income, creating financial
challenges for low- and middle-income families, seniors, and persons with special needs. Some
of these households have left the region entirely, while others have moved to lower cost homes
in the Central Valley. These households face long commutes, making it harder to reduce
regional greenhouse gas emissions. Other households have doubled up in apartments, leading
to overcrowded conditions in many communities.
The situation has been exacerbated by rising land and construction costs and decreased
availability of the tax credits needed to produce affordable housing. More recently, the COVID19 pandemic has resulted in economic hardships for thousands of families, with many fearing
eviction or displacement. The Bay Area and California are experiencing unprecedented levels
of homelessness. In Contra Costa County alone, homelessness jumped by 35 percent between
2019 and 2022. A recent report by the Contra Costa County Health Department indicated that
an hourly wage of $37.54 was required to afford the median priced apartment in the County.
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Figure 1-3:
Ratio of Employment Growth to Housing Production by Bay Area County,
2010-2020
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State Context
As the regional housing shortage has grown more acute, the State of California has stepped in
with dozens of new bills to remove barriers to housing production. Much of the recent State
legislation relates directly to the requirements for local housing elements. Housing elements
have been mandated by the State since the 1960s, but they have never been subject to the
level of scrutiny they are today. The State’s authority over local housing matters has been
expanded, and the consequences of having a non-compliant element are much more serious
than they were eight years ago.
More than ever before, cities are being held accountable for decisions that affect local housing
production. In 2017, the legislature adopted a sweeping set of new housing laws, including
financial penalties for jurisdictions found to have non-compliant housing elements. New rules
passed that year included SB 35, which created a streamlined path to development approval
for projects meeting certain criteria. The 2017 legislative package also included new rules for
housing element sites, limits on local control over accessory dwelling units, new reporting
requirements for housing production, and a strengthening of the Housing Accountability Act.
The State also authorized significant expenditures for planning, housing production, and
affordable housing preservation.
In each year since 2017, the legislature has passed additional rules and regulations aimed at
housing. Some of these rules effectively supersede local control over decisions about land use
and housing. The housing bills also aim to level the playing field and create greater equity in
how and where housing gets built. One of the most impactful pieces of legislation has been AB
686 (2018), which requires that every local government “affirmatively further fair housing”
through its Housing Element. Preparation of the 2023-2031 Moraga Housing Element has
occurred with this goal in mind, with special efforts to reach members of the community who
have not historically participated in planning processes and programs designed to create more
opportunities for lower income households in Moraga.
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Regional Housing Needs Allocation
A key component of the Housing Element Update is identifying adequate sites to address the
Town’s “fair share” of the region’s housing need over the next eight-year period. Each city or
town’s fair share is determined through a process referred to as the Regional Housing Needs
Allocation (RHNA).
The RHNA process begins with an estimate of statewide housing need for the eight-year Housing
Element projection period by HCD. HCD then distributes this need across the different regions
of California. The regional housing need projections are broken down by income categories to
account for needs among households at all income levels. For the purpose of determining the
RHNA, households are categorized as very low-income, low-income, moderate-income, or above
moderate income. The income limits defining each of these categories varies based on
household size and the Areawide Median Income in each County or region. Income limits are
updated annually by HCD.
Each regional council of governments is responsible for allocating the projected regional need
to local jurisdictions within the region. Each jurisdiction is then responsible for updating its
Housing Element to show how it will meet its assignment, with a particular focus on the
assignment for low- and very low-income households. In the San Francisco Bay Area, the
Association of Bay Area Governments (ABAG) is the regional council of governments responsible
for determining the RHNA allocations. Working with a Steering Committee of 37 representatives,
ABAG developed a formula for allocating units to all nine counties and 101 municipalities in the
region, including Moraga.
The total 2023-2031 RHNA across all counties and municipalities in the Bay Area is 441,176
units. This represents a 234 percent increase from the allocation for 2015-2023. Changes in
state law and methodology, coupled with years of sluggish housing production, led to
significantly higher assignments in this RHNA cycle.
Moraga received just one-quarter of one percent (0.25%) of the regional allocation, or 1,118
units. This is roughly proportional to the town’s share of the region’s population. However, it is
nearly five times the number of units that Moraga needed to plan for during the 2015-2023
period, which was 229 units.
Moraga’s RHNA for the 2023-2031 planning period includes 318 units for very low-income
households, 183 units for low-income households, 172 units for moderate-income households,
and 445 units for above moderate-income households. This is shown in Table 1-1 below.
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Table 1-1: Regional Housing Needs Allocation, 2023-2031 6th Cycle
Income Category
Very Low Income (<50%
of AMI)

Town of Moraga
Number
%
318

28.4%

Low Income (50%-80% of
AMI)

183

16.4%

Moderate Income (80%120% of AMI)

172

15.4%

Above Moderate Income
(>120% of AMI)

445

39.8%

1,118

100%

Total

Source: Association of Bay Area Governments.

Organization of the Housing Element
Following this introduction, the Housing Element includes the following major components:
Chapter 2: Effectiveness of the 5th Cycle Housing Element. An evaluation of the Town’s 20152023 Housing Element, including an analysis of the Town’s progress toward achieving its 20152023 RHNA objectives and an assessment of the Town’s progress toward implementing the
programs from the 2015-2023 Housing Element.
Chapter 3: Housing Needs Assessment. An analysis of demographic and socio-economic
conditions, housing conditions, market trends, and other factors to evaluate current and future
housing needs in Moraga, including housing needs among lower-income households and
populations with special housing needs.
Chapter 4: Housing Sites and Resources Analysis. An evaluation of the sites that can
accommodate the Town’s RHNA, including an analysis of site suitability and availability. This
also includes the State-mandated discussion of energy conservation programs.
Chapter 5: Constraints to Housing Conservation and Production. The constraints analysis
addresses governmental constraints to housing development such as zoning, development
fees, development standards, and development review processes, as well as non-governmental
constraints, such as high land and construction costs and public opposition to housing
construction.
Chapter 6: Housing Plan. A series of goals, policies, and programs to address the
City’s housing needs as well as quantified objectives for housing development and preservation
during the planning period.
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Appendices: A series of appendices containing background details and technical analysis are
included at the end of this document. These include:
A. Assessment of Fair Housing
B. Housing Opportunity Site Inventory
C. Resident Survey Report
D. Student Survey Report
E. Balancing Act Report

Consistency with the General Plan
State law requires that general plans are internally consistent documents. The Government
Code (Sec 65583(c)(7)) further requires that when any element of the plan is amended, the
jurisdiction must demonstrate that it is consistent, or identify the means by which consistency
will be achieved. As such, amendments to the Moraga Housing Element require an evaluation
of consistency with the land use, circulation, open space, and other elements of the Moraga
General Plan. Policies in other elements must not conflict with those in the housing element,
and the designations on the land use map must support the density assumptions and realistic
capacity estimates in the housing element.
In Moraga’s case, the existing General Plan was adopted in 2002. It has been amended several
times since then, but not comprehensively updated. The Town is preparing the 2023-2031
Housing Element in the context of a larger “Comprehensive Advanced Planning Initiative” that
includes a complete General Plan update, rezoning of key areas to increase housing capacity,
development of objective design standards, and new zoning designations for the Bollinger
Canyon Study Area. The Initiative also includes a program-level EIR for all of these actions.
The General Plan Update is being completed in two phases. The initial phase includes Statemandated amendments to the Circulation Element (SB 743) and Safety Element (AB 747 and
SB 99), as well as consistency amendments related to the Housing Element. This work is being
completed concurrently with the Housing Element and the consistency issues will be fully
resolved upon Housing Element adoption. The second phase of the Plan Update will include
updates of the remaining elements of the Plan, moving the time horizon forward and looking
more comprehensively at land use, circulation, conservation, open space, noise, safety,
community design, and growth management issues.
When this Element was initially drafted, the Town identified potential inconsistencies between
the General Plan and proposed Housing Element. In particular, the density ranges in the existing
Plan were not high enough to meet State requirements for Housing Opportunity Sites. Part of
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the Housing Element process has included increasing allowable densities from 20 to 24 units
per acre and expressly allowing mixed use and multi-family housing in the Rheem Center area
(it is already allowed in the Moraga Center area). In addition, policies and programs in the 2002
General Plan were heavily focused in low-density single family housing, with only a few
allowances for multi-family housing. Some of the policies were outdated and did not reflect
current State laws on density bonuses, accessory dwelling units and recent housing mandates.
These policies have been edited and replaced as needed.
Additional changes are anticipated during Phase II of the General Plan Update, which will be
completed by the end of 2024. These changes could include development of new land use map
categories, as well as new policies supporting mixed use and multi-family development.
Further analysis of the General Plan appears in Chapter 5 of this document.

Community Engagement
State law requires that each jurisdiction make a diligent effort to obtain input from all economic
segments of the community when preparing a Housing Element, with a particular focus on lower
income households and groups that have not historically been engaged. While Moraga has
always been committed to transparent and robust public engagement, the State mandate
requires that the Housing Element go a step further than traditional outreach programs. New
strategies and initiatives were included in this process to engage renters, college students, nonEnglish speakers, persons who work in Moraga but live elsewhere, and other groups that have
not been involved before.
The Town’s efforts yielded unprecedented levels of participation for a planning project. Over
1,200 residents provided direct input, representing diverse perspectives, income groups, age
groups, and life experiences. Their feedback was used to identify key issues, and to develop the
Town’s goals, policies, and housing programs. Strategies in this document respond to the
priorities expressed by the public.
A summary of major community engagement activities is provided below. Appendix C of the
Housing Element provides a more detailed summary of the resident surveys, which included a
general housing survey, a college student survey, and a mapping survey focused on housing
opportunity sites. Additional community engagement will occur through the Plan adoption
process, including adoption hearings once the Plan is revised and brought forward.

Engagement Strategy and Branding
A community engagement strategy was prepared at the start of project (September 2021). The
strategy identified the outreach methods to be used in the Housing Element Update (workshops,
study sessions, surveys, presentation to civic groups, etc.) and the different stakeholder groups
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to be contacted. This phase of the project included a branding campaign, with “Make Moraga
Home” created as the Housing Element’s tagline.

Project Website
A project website was created and officially launched on September 23, 2021. In October, the
Town created a “shortcut” link with the URL “makemoragahome.org.” The website included
information about the Housing Element, the update process, upcoming meetings, draft
documents, and links to background reports and other relevant information. The website was
periodically updated to add new content. It included a “comments” link for the public to provide
ideas or thoughts on housing issues, and a “sign up” link to notify residents of upcoming
meetings. Additional pages were added to the website as the project continued, including
background information on housing legislation, the environmental review process, and the
Bollinger Canyon rezoning. Links to videos of community meetings on the Housing Element were
posted after they occurred.

Media Outreach
In September 2021, the Town created a tri-fold Housing Element brochure and timeline, providing
this information in both printed and digital formats and making it available to the public. The
Town launched a media campaign that same month, with newspaper advertisements placed in
Lamorinda Weekly on September 29 and again on November 5, 2021. Lamorinda Weekly is a
free weekly paper printed and distributed to 26,600 households and businesses in Lafayette,
Moraga, and Orinda. The Lamorinda Weekly ads allowed the Town to reach not just Moraga
residents, but residents in nearby communities who might be interested in local housing issues.
During the week of October 13, 2021, the Town included 7,000 mailers about the Housing
Element in the Weekly, reaching every address in Moraga.
In addition to the media ads, the Town provided ongoing messaging on the project through the
“Notify Me” function on its website (this notifies residents of upcoming events and meetings), “eblasts” to persons on the Housing Element email distribution list, and ongoing messages on the
community electronic message boards. In particular the electronic signboards on Moraga Road
and Rheem Boulevard were used to encourage residents to attend the community workshops
and participate in the Balancing Act on-line housing allocation program. Social media also was
used, with announcements posted to the Town’s Facebook page for all housing-related activities
and events. Announcements were also posted to the Nextdoor platform, and press releases were
provided to digital media outlets for distribution.

Community Workshops
The Town convened two rounds of community workshops, with three workshops in each round
(six workshops in total). Opportunities for translation were advertised prior to each workshop.
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The Round 1 workshops were held on October 20, October 28, and November 13, 2021. Because
of COVID-19 pandemic health orders, these meetings were all virtual and were convened on
Zoom. The first meeting occurred from 12-1:30 on a weekday, the second occurred from 6:308:00 PM on a weeknight, and the third occurred from 10-11:30 AM on a Saturday morning. The
first two meetings were attended by approximately 30 people each, while the third meeting was
attended by about 10 people. The Round 1 workshops explained the requirements for the
housing element, the factors behind the housing crisis, and the housing challenges and
opportunities facing the Town. Residents were invited to share their ideas and concerns in “Town
Hall” format, using the “raise hand” feature on Zoom. A Zoom “meeting” format was used, rather
than a webinar, enabling the public to see each other, interact with other, and interact with staff.
The Round 2 workshops were held on March 25, 30, and 31, 2022. By this time, COVID protocols
had changed so that two of the three meetings were held in person, and a third meeting was held
on Zoom. The first meeting was formatted as a 2-hour walking tour. It drew almost 30 people
and included a guided walk (including a “workbook” style map and narrative) through the Town’s
two commercial centers, showcasing proposed housing opportunity sites. Staff described the
sites planned for rezoning, explained the proposed densities and housing possibilities, and
responded to questions and comments.
The second meeting was held in-person in the Town’s Hacienda de las Flores community center.
This was a weekday evening meeting. About 25 people attended. Following an initial
presentation by staff, participants were divided into four breakout groups. Each group was
tasked with allocating 800 theoretical multi-family units to different housing opportunity sites in
the Town. Each group reported out to the full room at the end of the meeting.
The third meeting was held on Zoom at 12 Noon on a weekday, and six residents attended.
Following the initial presentation, the attendees participated in the same exercise performed by
the breakout groups at the live community meeting.

Pop-Ups
The Town hosted several pop-up events as part of the Housing Element. The first was at the
Town’s Pear and Wine Festival, a well-attended annual food, music, and wine fair that took place
on September 25-26, 2021. Staff created a Housing Element “station” at the event, distributed
the Housing Element “brochure”, and conversed with Festival attendees about housing issues
and the Housing Element.
In March 2022, the Town hosted a housing booth at the Moraga Plaza Farmers Market. For two
consecutive weekends, Town staff was on hand to distribute brochures, display maps, and
respond to questions about the Housing Element. One of the objectives of the booth was to
encourage residents to respond to the resident survey and use the “Balancing Act” housing site
app. The market pop-ups took place on March 13 and March 20, 2022.
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Top: Electronic message board on Moraga Road encourages residents to take the housing survey. Bottom:
Ad in Lamorinda Weekly encourages readers to try the “Balancing Act” housing site simulator.
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Top Left: Facebook post announcing
the March 25 walking tour
Top Right: A group of about 30
residents assembles for the walking
tour
Left: Participants in a breakout group
consider Housing Opportunity Sites
Bottom Left: A breakout group tries the
“Balancing Act” app to distribute the
Town’s RHNA between 11 different
areas.

DRAFT Moraga Housing Element | Introduction

1-16

Meetings of Town Officials
One of the most important methods of engagement was through periodic study sessions with
the Moraga Town Council. Three of these study sessions were convened as joint meetings with
the Planning Commission. Substantive public comment was received at every one of these
meetings. A summary is provided below.
•

•

•

•

•

•

October 6, 2021. The Town Council and Planning Commission convened a joint study session
introducing the Housing Element, and discussing housing needs, issues, and potential
housing sites.
October 27, 2021. The Town Council was provided with an update on recent housing
legislation by legal counsel, including an overview of recent bills and Housing Element
requirements.
November 17, 2021. The Town Council convened a study session on potential tools for
creating affordable housing. Staff invited an affordable housing developer and an affordable
housing advocacy group to the meeting, providing an opportunity for an interactive discussion
on housing opportunities, obstacles, and needs.
March 2, 2022. The Town Council and Planning Commission convened a study session on
rezoning options for the Housing Opportunity Sites. Staff walked the Council/Commission
through various options related to density, floor area ratio, heights, and zoning changes in
specific subareas. Feedback from this meeting was used to develop the preliminary list of
Housing Opportunity Sites.
April 14, 2022. The Town Council Meeting convened a meeting to discuss staff’s
recommendations on Housing Opportunity Sites, and to receive public comment on proposed
zoning changes. Feedback was provided and the list of sites was refined.
May 4, 2022. The Town Council and Planning Commission convened a joint study session
on housing implementation tools and the removal of governmental constraints. The specific
focus was on inclusionary zoning, parking standards, the use of Floor Area Ratio (FAR) vs
density, density bonuses, height standards, and potential Transfer of Development Rights
programs.

Bollinger Canyon Meetings
The Town updated its Housing Element concurrently with a program to rezone Bollinger Canyon.
Bollinger Canyon is a 423-acre area in central-eastern Moraga with a General Plan and zoning
designation of “Study.” The Town is replacing “Study” with new General Plan and zoning
designations. While these meetings did not explicitly relate to the Housing Element, they provided
another opportunity to raise awareness about the Update, the legal requirements for the Housing
Element, and issues associated with building housing in Moraga. The Bollinger rezone and
Housing Element are also covered by the same program-level Environmental Impact Report.
Bollinger Canyon meetings included:
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•
•
•
•

A virtual neighborhood meeting on January 25, 2022, attended by about 40 people
A Town Council meeting on February 9, 2022 to provide policy direction
A Planning Commission study session on May 24, 2022 to consider draft new zoning text and
General Plan language, including creation of a new Rural Residential designation
A Town Council study session on May 25, 2022 to consider the same material presented to
the Planning Commission.

CEQA-Related Meetings
Opportunities for comment on the Housing Element were provided through the CEQA process.
This included a Notice of Preparation meeting for the EIR that was convened on February 17,
2022, as well the opportunity to provide comments on the NOP during the 30-day review period.
Additional opportunities for comments will be provided once the Draft EIR is published in Fall
2022.

Outreach to Civic Groups and Organizations
The project team initially reached out to major civic groups and organizations in Moraga in Fall
2022. The purpose of this outreach was to inform these groups that the Housing Element was
underway, explain the importance of the update, describe ways to participate, and offer the
opportunity for a personalized presentation to each organization at one of its upcoming meetings.
In response to this outreach, members of the team delivered presentations to the following
groups:
•
•
•
•
•
•
•
•

Kiwanis Club of Moraga Valley January 6, 2022
Moraga Juniors Women’s Club January 13, 2022
Preserve Lamorinda Open Space January 26, 2022
Moraga Rotary Club February 8, 2022
Moraga School District PTA (Joaquin Moraga Elementary) March 30, 2022
Chamber of Commerce
Moraga Citizens Network (this was a “demo” of the Balancing Act program for members)
Moraga Country Club HOA, April 27, 2022

The Housing Element was the “featured topic” of discussion at these meetings. Attendance
varied from just a few people at one of the meetings to over 25 people at another. In each case,
a presentation was provided, questions were answered, and participants were invited to share
their thoughts, ideas, and concerns. This information helped shape the selection of housing sites,
as well as policies and programs in the document.

Stakeholder Meetings
Direct outreach to individual stakeholders and organizations took place throughout the project.
Special efforts were made to reach out to Saint Mary’s College. The College is not only the Town’s
largest employer, it also has a large student population who face housing challenges in Moraga.
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Saint Mary’s is a major landowner and has expressed interest in building housing in the town.
Staff met with Saint Mary’s staff to discuss the housing needs of students, faculty, and staff; as
well issues related to development of on-campus housing and housing at its Rheem Center
property. Similarly, staff met with the Moraga School District to discuss the housing needs of
staff, housing opportunities on their properties, and issues associated with school enrollment
and capacity in the Town.
The Town also reached out to non-profit housing advocacy groups and affordable housing
developers. This included meetings with East Bay Housing Organization (EBHO) and local nonprofit Eden Housing and participation in an affordable housing development forum hosted by the
Contra Costa County Housing Collaborative. The Town will be providing additional outreach to
housing advocacy organizations through the release of its draft Housing Element, with notices
and an invitation to comment provided to these organizations.
Direct outreach to the owners of Housing Opportunity Sites, and to prospective developers, was
an important part of the process. The Town had meetings with the primary landowners of the
Moraga Shopping Center and Rheem Shopping Center, and contacted the owners of each
Housing Opportunity Site. The Town also conducted one-on-one interviews with several
developers, including a developer who had previously completed a project in Moraga, a developer
who chose not to develop in Moraga, and a developer who is currently contemplating a project in
Moraga. Their feedback was particularly helpful in the analysis of governmental constraints and
proposed zoning revisions.

Housing Surveys
The Moraga 2023-2031 Housing Element Survey was launched on February 2, 2022 and
remained open for a period of 12 weeks. The survey was translated into Spanish and Chinese
and was widely advertised and promoted on multiple platforms. By the time the survey closed
on April 30, 2022, 1,008 responses were received. This included 22 surveys completed in other
languages and translated into English. The Town estimates that at least 10 percent of all
households in Moraga completed the survey.1
Appendix C of the Housing Element provides a comprehensive assessment of the survey results,
including key findings. The large volume of responses allows the responses to be sorted by
tenure, so the specific needs and perspectives of renters can be highlighted. While all of the
questions involved a numeric response, most also offered the opportunity for respondents to
write in their own comments. Some of the most important findings of the survey are revealed
through the open-ended written responses, which are summarized in Appendix C.

1 There are 5,602 households in Moraga and 845 of the survey respondents were Moraga residents.

At one response
per household, this would be 15 percent. The estimate of 10 percent assumes that some households had more than
one respondent. Each survey originated from a unique IP address.
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A second survey was launched for Saint Mary’s faculty, staff, and students. This survey was
released on April 1, 2022 and kept open for 30 days. There were 143 responses. Many of the
questions were the same as the Town-wide survey, but a few were focused on the particular
challenges faced by students seeking housing or living in Moraga.

Balancing Act
Moraga was one of 25 communities in the Bay Area selected by Association of Bay Area
Governments (ABAG) to receive a license to operate the “Balancing Act” housing site selection
tool. Balancing Act is a software application (“app”) that can be run on desktops, laptops, tablets,
and smartphones. The user is given the task of allocating a specified quantity of housing to sites
or subareas in the jurisdiction. The app is formatted to provide information about the various
sites, housing types and densities, and housing targets. The app shows a running total as the
user approaches the State-mandated target and enables the user to modify the initial distribution
until they have a “housing plan.”
Balancing Act was launched by the Town on March 7, 2021 and was live for approximately eight
weeks. During that time, the app was visited 838 times, and 102 maps were submitted by
members of the public. The Town also convened two workshops and a walking tour to familiarize
the public with the app and met with several civic groups to do Balancing Art tutorials. Responses
are summarized in Appendix C.

Intergovernmental Coordination
The Town worked closely with other agencies in preparation of this Housing Element. Some of
the program recommendations were developed collaboratively with nearby communities and
special districts. The update process included a number of meetings with the Moraga Orinda
Fire District, a meeting with the Moraga School District, and ongoing meetings with planning
staff in Orinda, Lafayette, and Danville. Coordination with Orinda and Lafayette was especially
important to address traffic and evacuation issues, given that primary access to Moraga is
through these communities. The Town also participated as a member of the Contra Costa
County Collaborative, a coalition of 19 cities plus the County that met monthly throughout the
process. The Collaborative provided a forum for discussing common issues, data needs, HCD
review expectations, and potential policy and program ideas.

Turning Community Input into Action
The Housing Element policies and programs directly reflect priorities expressed in the
community engagement process. In particular, the high level of concern about wildfire hazards,
traffic, and evacuation required housing policies and programs that acknowledge and respond
to these issues. Housing Element programs include a community evacuation study, continued
review of housing plans by the Fire District and a vigilant focus on emergency preparedness,
access, and fire resistant construction.
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The survey indicates the community is divided on its support for more housing. Some support
it, others oppose it, while a third group is in the middle expressing reluctant or conditional
support with many reservations. Among those supporting more housing, there is strong
concurrence that the best opportunities are in the two commercial districts rather than in open
space and hillside locations. This is clearly reflected through the actions proposed in this
document, which emphasizes rezoning on relatively flat parcels with commercial or mixed use
zoning to meet the Town’s future housing needs.
Survey results were sorted so that the specific needs of renters could be highlighted. While
Moraga’s tenants share the same appreciation for the town’s character and natural setting as
its homeowners, they are generally more supportive of additional housing. Renters responding
to the survey pointed to a lack of housing choices, an aging and in some cases deteriorating
rental housing stock, and a severe shortage of affordable units. The Housing Element responds
to these concerns with policies supporting rehabilitation of existing multi-family units and the
development of additional affordable and market-rate units.
Policies and programs in this Element also respond to the recurring messages from the six
community workshops. This includes a need for additional senior housing, provisions for
homeowners who wish to age in place, and more housing opportunities for those who work in
Moraga. There is unwavering support for maintaining Moraga’s small-town character and
ambiance. While adding more housing may seem incompatible with this goal, it is an essential
part of keeping the town economically healthy and sustainable. The Housing Element focuses
on incremental change, strong design standards, and a continued commitment to maintaining
the town’s visual and aesthetic qualities. New housing can be added within this context and the
town can be a stronger and healthier community for it.
The student survey indicated a shortage of affordable, quality housing for college students and
young adults in Moraga, resulting in most of the student body living in other communities and
commuting in. The survey indicated student support for building more housing in the Town,
particularly affordable units suitable for groups of students. The survey also suggests a need
for ongoing collaboration and coordination with Saint Mary’s College to address student housing
needs and support efforts by the College to develop housing both on-campus and off-campus.
The Housing Element responds to these findings through policies and programs focused on
partnerships with Saint Mary’s College, and the designation of the college’s 2.5-acre Rheem
Center property as a housing opportunity site. By rezoning this site and allowing higher-density
housing, the Town is addressing some of the issues raised. Increasing the supply of multi-family
units in general is responsive to the issues raised by students.
The Balancing Act survey (“app”) solicited input from residents on potential locations for
additional multi-family housing. Prior to the roll-out of Balancing Act, the Town was relying
heavily on the orchard west of Laguna Creek in Moraga Center for much of its higher-density
needs. The survey indicated higher levels of support for housing on the flatter area at the north
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end of School Street and in the Rheem Center. The Town adjusted its rezoning plans
accordingly. The Town also used feedback from Balancing Act and the related community
workshops to distribute units more evenly between the Rheem and Moraga Center areas, and
to evaluate housing in commercial areas where it is not permitted today. Ultimately the
distribution of housing sites was heavily influenced by public opinion.
The stakeholder interviews---and in particular the developer interviews—have shaped the policy
and program recommendations in the Housing Element. Programs recommend modified
parking standards, adjustments to densities, and zoning changes that directly respond to the
feedback received. This input was weighed and balanced against public concerns regarding
density, traffic, and scale.
Lastly, the policies and programs reflect the collective guidance of the Planning Commission
and Town Council. Collectively, these entities spent more than 20 hours discussing housing
policy and rezoning options. Their meetings provided a forum for the public to weigh in, and for
the Commission and Council themselves to offer their perspectives and provide direction on the
best way to meet Moraga’s housing needs. Ultimately, the policies and programs reflect a
balancing of State laws and mandates, technical data, and locally established priorities.
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