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Moraga Housing Survey
EXECUTIVE SUMMARY
•

The Moraga Housing Survey was open and available from February 2, 2022, to April 30, 2022. It served as one
of several strategies aimed at hearing from Moraga residents about their housing concerns, needs

and preferences. A separate survey polled Moraga students about their housing needs and concerns.
•

The survey was accessible via the SurveyMonkey platform in English, Spanish and Chinese versions.

•

A total of 1,008 people completed the survey or portions of it. This included 842 respondents who
identified themselves as Moraga residents and 165 who said they lived elsewhere. Of the 842 Moraga
residents, 96 (11%) identified themselves as renters.

•

The survey consisted of 12 multiple-choice or interval scale questions and one open-ended question.

•

In terms of demographics, survey respondents matched the overall Moraga population fairly closely,
with several possible exceptions: Residents under the age of 35 were under-represented, while
residents 50 and over were over-represented. Hispanic / Latino residents also may have been underrepresented. The student survey was developed in an effort to increase response rates from younger
residents.

•

60% of all respondents reported living in Moraga for over 10 years, including 64% of owners and 34%
of renters.

•

Five out of six Moraga homeowners (84%) reported residing in a detached, single-family home,
compared with just two in five (40%) renters. About one in eight Moraga homeowners (12%)
reported residing in a townhouse or duplex, while one in five renters (20%) said they lived in a
townhouse or duplex.

•

Moraga homeowners overwhelmingly (88%) found their current housing satisfactory, while a relative
few (1%) reported their housing as being unsatisfactory. For Moraga renters, the situation was quite
different. Just 4 in 10 renters thought their housing was satisfactory, while another 4 in 10 found
their housing “just okay.” One in five renters said their housing was unsatisfactory.

•

Almost one-half of owners and just over one-third of renters said their housing costs exceeded 30%
of their income. One in five renters and one in seven owners said their housing costs exceeded 50%
of their income. Renters were more likely than owners to say their housing unit was in poor condition
and needed repairs.
With respect to options for meeting Moraga’s housing goals, residents tended to favor the creation
of more independent and assisted living apartments for seniors, as well as townhomes and
apartments for families. Non-residents tended to favor creation of more townhomes and
apartments.

•

•

Owners and renters both shared “high cost of housing” as their top concern. Renters rated
“unaffordable rents” as their second greatest concern. Owners, by contrast, rated “high cost of
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permits” as their second greatest concern. Renters expressed lack of housing choices as their third
greatest concern, while the third greatest concern among owners was lack of commute options.
•

When asked what concerned them most about the proposed addition of housing in Moraga,
respondents overwhelmingly indicated a high level of concern about new housing’s impact on roads
and traffic (especially with respect to evacuation time in the event of an emergency), open space,
and critical infrastructure and water supplies.

•

When asked about their preferences for creation of new housing in Moraga, owners and renters
found common ground with respect to redeveloping/reusing underused retail and commercial
properties. However, whereas renters favored allowing housing on vacant sites in neighborhoods,
owners were more inclined to support housing above existing retail and office uses. Both groups
favored allowing housing on church and college properties as well as creating a new Moraga Town
Center.

•

Respondents were given the opportunity to provide comments and/or expand on their multiple
choice answers. Not surprisingly, the comments revealed a range of views on various subjects.
However, several clear themes emerged.
•

Moraga needs to address road congestion and traffic issues, regardless of any decision to add
additional housing. Moraga roads provide inadequate capacity to accommodate a mass
evacuation, should it become necessary (for example, during a wildfire).

•

To the extent Moraga takes steps to add housing, preference should be given to locating it in /
adjacent to / in replacement of the Town’s underused shopping centers and commercial
properties. With few exceptions, residents opposed adding new housing in open spaces or within
existing single-family residential neighborhoods.

•

A clear split exists within the Town’s population as to whether new housing should be approved
or opposed.

•

Open space is an important asset that should be protected and preserved. The joy of living in
Moraga is due, in part, to its peaceful, semi-rural environment. Open space plays an important
part and is crucial for maintaining the Town’s character.

•

Moraga’s infrastructure (streets, utilities, water) is aging and requires attention and investment.
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SECTION 1. INTRODUCTION
As part of the 2021-22 update to the Housing Element of its General Plan, the Town of Moraga (Town)
launched an online public opinion survey for the purpose of gaining information about residents’ housing
concerns, needs and preferences.
The Town employed SurveyMonkey as the platform for hosting the survey. The survey was made
available in three languages – English, Spanish and Chinese – in hopes of reaching the broadest possible
audiences. The Town announced the survey via public notices, email communications, media ads, on
public signage within Town limits, and through community meetings and public events. The survey
period started on February 2, 2022, and ended on April 30, 2022.
The response to the survey exceeded all expectations; 1,008 individuals completed the survey, including
842 who identified themselves as Moraga residents, and 165 who said they lived elsewhere. In total,
approximately 7% of all Moraga adult residents completed the survey.
This report describes the mechanics of the survey, summarizes the responses to each question, and
provides insights on the implications of the responses relative to the Housing Element update. An
appendix to this report provides verbatim transcripts of all open-ended responses. Due to the volume
of open-ended responses, the appendix has not been included in the document submitted to the State
of California Housing and Community Development Department, but it is available on the Town’s
website in an expanded version of this report.

SECTION 2. SURVEY OVERVIEW
The survey consisted of 13 questions: 12 multiple choice or interval scale questions and one open-ended
question. The first five questions asked basic demographic information about respondents and were
used to determine whether various sectors of the Moraga community were adequately represented in
the responses. The remaining questions focused on respondents’ perspectives about living in Moraga,
the challenges they face, their main concerns relating to housing, and their level of support for various
potential housing solutions. An open-ended question at the end gave respondents a chance to add
anything else they thought was important that wasn’t already captured by the survey.
The 13 survey questions are summarized below:
•

Question 1 asked respondents to disclose their current housing situation. Three possible
responses included living in an owned home in Moraga; renting a home in Moraga; or living
someplace other than Moraga.

•

Question 2 asked whether or not respondents worked in Moraga. Respondents could answer
“yes,” “no,” and “I do not work (retired, unemployed, unable to work, student, etc.).”

C-3

Moraga Housing Survey
•

Question 3 asked respondents to disclose their age by selecting an age range most closely
corresponding with their own age. Choices included “Under 18,” “18-34,” “35-49,” “50-64,” and
“65 or older.”

•

Question 4 asked respondents to disclose their race / ethnicity. Choices included, “White,”
Asian/Pacific Islander,” “Black/African American,” “Native American/Indigenous,” “Two or More
Races,” and “Other.”

•

Question 5 asked respondents how long they had lived in Moraga. Since this question was
directed explicitly to residents, responses from non-residents were excluded in tabulation.
Choices included “Less than 2 years,” “2-5 years,” “5-10 years,” “10-20 years,” and “More than
20 years.”

•

Question 6 asked respondents to describe their residence. Choices included “Single family
detached home,” “Townhouse / duplex,” “Multi-family home (condo, apartment, in-law unit),”
and “Other (please specify.)”

•

Question 7 asked respondents to evaluate how well their current housing meets their needs.
Choices included, “I am satisfied with my housing,” “Generally OK, but could be better,” and “I
am unsatisfied with my housing.”

•

Question 8 asked residents to indicate the kinds of housing challenges they were experiencing.
Choices included high housing costs, e.g., “My housing costs consume more than 30% of my
income;” the physical condition of their housing; whether their housing was adequate for their
needs (e.g., because of disability, difficulty with stairs, etc.); the physical size of their housing;
housing discrimination; and “Other (please specify).” Respondents could choose one single or
multiple responses.

•

Question 9 asked respondents what types of housing the Town should prioritize in order to meet
its statutorily mandated low-income housing targets. Choices included in-law apartments;
townhomes, duplexes/triplexes/fourplexes; one-bedroom apartments; apartments for families;
independent living for seniors; assisted living for seniors; apartments for students; emergency
shelters and transitional housing for persons experiencing homelessness; and “Other (please
specify).” Respondents could choose one single or multiple responses.

•

Question 10 asked respondents to indicate their level of concern about various housing issues
facing Moraga. They were asked to select from the following scale: “Not sure / no opinion,” “Not
concerned,” “Somewhat concerned,” “Concerned,” and “Extremely concerned.” Housing issues
included housing maintenance; displacement/eviction; high costs/unaffordability; lack of
housing choices; discrimination/fraud; lack of transportation options; and more.

•

Question 11 asked respondents to express their level of concern about various impacts of adding
more housing in Moraga using the same rating scale applied in Question 10. Potential impacts
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included loss of small town character; views and aesthetics; evacuation time in the event of an
emergency; police and fire services; water supply; and more.
•

Question 12 asked respondents to indicate their level of support for various options for adding
more housing in Moraga. Options included different approaches for redevelopment; creating a
new town center; encouraging housing above existing retail / commercial space; allowing
homeowners to split their lots to build more housing; allowing housing to be built on church,
college and open space land; and more. For each option, respondents were to indicate whether
they strongly opposed, moderately opposed, moderately supported, or strongly supported the
options listed. Respondents could also choose a “Neutral /no opinion” option.

•

Question 13 provided respondents a space to share other thoughts or opinions pertaining to
housing.

SECTION 3. SURVEY RESPONSE COLLECTION and TABULATION
The survey was open and available on SurveyMonkey from February 2 to April 30. During that time, the
Town sent emails, published reminder messages, and posted signage encouraging residents to
complete the survey.

Figure 1.
Survey
responses
received
over
time.

The survey was published in three languages. In the final tabulation of responses, information collected
from Chinese and Spanish surveys was translated into English and incorporated in this report.
The survey was intended to provide a snapshot of public opinion relative to the questions asked, but it
never presumed to be “scientific” in design or administration. The survey was made available online to
the general public, but responses came only from persons living or working in Moraga and others who
happened to hear about it through various communication channels. Some of the questions were openended, and since post-coding of replies is a subjective process, interpretation of comments could vary.
Finally certain groups (such as long-time Moraga residents) may have been over-represented in the
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completed surveys, while other groups (such as residents ages 18-34) may have been underrepresented.
Nonetheless, the sheer volume of replies and the thoughtfulness of the responses made this survey a
valuable and extremely important research tool for the Town. The replies provided an opportunity for
Town staff, the Planning Commission, and the Town Council to hear from hundreds and hundreds of
constituents. Respondents offered many good ideas along with useful constructive criticism. The survey
provided Moraga decision makers “food for thought” in considering the development and
implementation of the Town’s updated Housing Plan.

SECTION 4. TABULATION and ANALYSIS of SURVEY RESPONSES
Responses from the three surveys (English, Spanish and Chinese versions) were downloaded into
separate Excel spreadsheets. The Chinese and Spanish versions were translated to English using the
“Google Translate” service and merged with the English responses into a single new file. Responses were
scrubbed to ensure consistent terminology. The new spreadsheet was used as source data for
subsequent analysis. Excel pivot tables were used extensively to tabulate and analyze survey responses.
Charts and tables were prepared in Excel and imported into this document.
Throughout this report, responses from each question are depicted visually using graphs and charts. The
data behind each chart appears in corresponding tables.
Some questions in this survey offered respondents an opportunity to provide written comments and
open responses in place of/in addition to multiple choice answers. The report includes sample comments
to highlight themes. All comments appear in the Appendix.
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Question 1. What is your current housing situation?

I don’t live in Moraga

165 (16%)

I own a home in Moraga

746 (74%)

I rent a house (house, apartment, room, etc.) in Moraga

96 (10%)

Notes:
•

74% of respondents reported living in Moraga and owning their own homes, while 10% said they rented in
Moraga.

•

16% reported living elsewhere. It’s important to note that, while Moraga residency was not a pre-condition
for taking the survey; some questions in this survey focused on Moraga residents specifically. A majority of
the non-residents taking the survey were persons working in Moraga.
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Question 2. Do you work in Moraga?

Yes

No
637

364

Do not work in Moraga

Do not work at all.

391

236

Notes:
•

1001 people answered this question; six skipped it.

•

36% said they worked in Moraga, while 64% said they did not. Of those answering “No,” 37% said they did not
work at all (retired, unemployed, etc.). The rest are assumed to work outside of Moraga.
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Question 3. What is your age?

Who

Under 18

18-34

35-49

50-64

> 65

All respondents

3 (<1%)

73 (7%)

314 (31%)

346 (34%)

268 (27%)

Moraga residents

3 (<1%)

41 (5%)

268 (32%)

280 (33%)

248 (30%)

2022 US Census

20.5%

22.4%

17.0%

18.4%

21.6%

Notes:
•

A total of 1004 people completed this question, including 840 Moraga residents and 164 non-residents.

•

The chart above shows two rings. The inner ring shows the age distribution of all people who responded to
this question. The outer ring shows the age distribution of Moraga respondents only. The table above includes
data from the most recent U.S. Census for comparison purposes.

•

Survey responses reflect fairly even age distribution; however, residents between the ages of 18-34 are underrepresented in survey responses. When children under 18 are factored out, the percentage of the
respondents is closer to Moraga’s average.
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Question 4. What is your race/ethnicity?

Who:

White

Asian /
Pacific
Islander

Two or
More Races

Hispanic /
Latino

Black /
African
American

Native
American/
Indigenous

Other

All
Respondents

658 (67%)

176 (18%)

65 (7%)

33 (3%)

13 (1%)

3 (<1%)

36 (4%)

Moraga only

550 (67%)

153 (18%)

55 (7%)

21 (3%)

7 (1%)

3 (<1%)

33 (4%)

2020 U.S.
Census

69.7%

20.5%

7.5%

7.6%

0.7%

0.1%

----

Notes:
•

The purpose of Question 4 was to determine whether the demographics characteristics of those completing
the survey were consistent with the entire community.

•

With the possible exception of Hispanic/Latino residents, demographics reported by respondents align closely
the latest data reported in the 2020 U.S. Census.

•

The ”Other” category generated 36 comments, the overwhelming majority of which said, “Prefer not to
answer,” or equivalent. Several people indicated they were of Indian or Middle-Eastern descent or of multiple
ethnicities.
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Question 5. How long have you lived in Moraga?

•

Who:

< 2 years

2-5 years

6-10 years

11-20 years

> 20 years

Total

Owners

61 (8%)

91 (12%)

116 (16%)

158 (22%)

306 (42%)

732

Renters

16 (17%)

31 (33%)

16 (17%)

17 (18%)

15 (16%)

95

Total

77 (9%)

122 (15%)

132 (16%)

175 (21%)

321 (39%)

827

Notes:
•

60% of all respondents reported living in Moraga for over 10 years, including 64% of owners and 34% of
renters.

•

All but one renter answered this question. On average, renters reported having lived in Moraga for less time
than owners.

•

Responses from Moraga non-residents were excluded from the tabulation.

•

The greatest percentage of renters reported living in Moraga just 2 to 5 years.
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Question 6. Which of the following best describes your residence?

.
Who:

Single family detached home

Townhouse/ duplex

Multi-family home

Other

Owners

616 (84%)

92 (12%)

22 (3%)

5 (1%)

Renters

38 (40%)

19 (20%)

34 (36%)

4 (4%)

Total

655 (78%)

111 (13%)

59 (7%)

12 (1%)

Notes:
•

Five out of six Moraga homeowners (84%) reported residing in a detached, single-family home, compared
with just two in five (40%) renters.

•

About one in eight Moraga homeowners (12%) reported residing in a townhouse or duplex, while one in five
renters (20%) said they lived in a townhouse or duplex.

•

Only 3% of Moraga homeowners reported living in a multi-family building, such as a condominium or
apartment building. By contrast, the largest share of renters (36%) reported living in a multi-family building.

•

Responses from 7 non-residents were excluded from the tabulation.

•

“Other” responses are included in the Appendix.
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Question 7. How well does your current housing meet your needs?

Respondents
who:

Are satisfied with
their housing

Say their housing is generally
OK, but could be better

Are unsatisfied with
their housing

Grand
Total

Own a home in
Moraga

645 (88%)

85 (12%)

6 (1%)

736

Rent in Moraga

37 (39%)

37 (39%)

21 (22%)

95

Total

682 (82%)

122 (15%)

27 (4%)

831

Notes:
•

Moraga homeowners overwhelmingly (88%) found their current housing satisfactory, while a relative few (1%)
reported their housing as being unsatisfactory.

•

For Moraga renters, the situation was quite different. Just 4 in 10 renters thought their housing was
satisfactory, while another 4 in 10 found their housing “just okay.” One in five renters said their housing was
unsatisfactory.

•

Non-resident responses were excluded from the tabulation.

•

Respondents were allowed to add comments to help clarify their specific housing needs. Ninety-one people
offered comments. See Table 1, below.
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Table 1. Comments Relating to Question 7
This question garnered 103 open-ended (write-in) comments from respondents. Many pertained to home /
property configurations (e.g., home too large, too small, number of stories, etc.); cost considerations (e.g., cost to
purchase, cost to own, cost to rent, cost to maintain, etc.); construction quality; community character; neighbors,
neighborhoods, and upkeep; traffic and parking; maintenance; open space and environment; adequacy of town
services; evacuation concerns; and aging issues. Sample comments are listed here. The full list of comments for
Question 7 can be found in the Appendix.
Topic

Building size /
configuration

Cost

Construction /
structure quality

Community /
neighborhood

Cars /Traffic /
Parking / Transit

#
Received

33

Sample Comments (lightly edited for clarity)
•
•
•
•

“Family has outgrown the space and renovating is cost-prohibitive.”
“Small, not enough bedrooms/bathrooms.”
“The house is too large and the yard is too big.”
“Would like to add to home however due to lot size can only go taller.
Would like that option.”

26

• “I would like to be able to own a house or townhouse in Moraga.”
• “Like most, the cost of ownership is extremely high for working and middleclass.”
• “We are a young couple (I grew up here). We want to provide our family the
childhood I had but can’t afford to buy.”

9

• “The current rental (stock) is very old, for example, the windows are single
layer and lose a lot of heat and seals. They don’t prevent the draft, heat or
cold air, and waste much energy. But the owner is not willing to change
them.”
• “Very poor noise insulation between top/bottom floor.”
• “Very small house that needs lots of work, and the rats in the area are out
of control.”

7

• “People move out and leave furniture and recently a piano, and the town
does nothing sometimes for months.”
• “Less graffiti in the area”
• “Just noisy living with someone above in a multi-unit complex.”

7

• “The other day I was walking my dog on Ascot and a pickup truck sped by
approximately 80 miles per hour setting off car alarms along the way.
These types of reckless drivers are a common occurrence…”
• “Not enough street parking and crowded.”
• “There are not sufficient ways to move around the area not in a car, and
the few walkable areas are partially vacant businesses.”
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Topic

Maintenance

Environment

#
Received

Sample Comments (lightly edited for clarity)

6

• “My landlord is a slumlord. She does not remove the asbestos from the unit
which is dangerous to my health.”
• “Badly maintained by landlord. Terrible HOA.”

6

• “Live near the cow hill, which will be completely ruined by development.
Leave us one last hill!”
• “Keep original nature environment.”
• “More green space.”

Question 8. Please indicate which of the following housing challenges, if any, you experience
as a Moraga resident.
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Number (percentage)

My housing /
housing
unit…

is too small
for my
household

I have
experienced
housing
discrimination

Other
(please
specify)

17 (4%)

45 (11%)

6 (1%)

73
(17%)

22 (17%)

3 (2%)

21 (16%)

2 (2%)

10 (8%)

50 (9%)

20 (4%)

66 (12%)

8 (1%)

83
(15%)

consumes
>30%
of my
income

consumes
>50%
of my
income

is in poor
condition and
needs repair

is not
designed for
my needs

Own a home
in Moraga

195 (46%)

58 (14%)

28 (7%)

Rent in
Moraga

46 (35%)

26 (20%)

Total

241 (44%)

84 (15%)

Notes:
•

Almost one-half of owners and just over one-third of renters said their housing costs exceeded 30% of their
income. One in five renters and one in seven owners indicated their housing costs exceeded 50% of their
income.

•

Renters were more likely than owners to say their housing unit was in poor condition and needed repairs.

•

Respondents were allowed to add comments to help clarify their specific housing needs. Eighty-three people
offered comments. See Table 2, below.

Table 2. Comments Relating to Question 8
This question garnered comments from 83 respondents – 73 from homeowners and 10 from renters.
Homeowner comments. Many homeowners reported no significant housing challenges. Some encouraged the
Town of Moraga to leave well enough alone and not try to fix or adjust housing. Other people raised concerns
about taxes and other costs; traffic and safety; development and density; infrastructure; and more.
Following are sample homeowner comments. A full list of comments pertaining to Question 8 is available for
review in the Appendix.

Topic
No challenges at
this time

#
Received
37

Sample Comments (lightly edited for clarity)

• “I am happy with my living situation, and my house is paid off.”
• “I have no challenges. Please stop looking for problems. Ask what
people like instead.”
• “My housing fits my needs and budget.”
• “It is all fine; don’t mess with it”
• “No issues. Except this town is getting increasingly unaffordable
for young families.”
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Topic

#
Received

Sample Comments (lightly edited for clarity)

Taxes and other
costs

10

• “I do not have huge housing costs, as I own my home.”
• “High property tax and power outages.”
• “Property taxes are sky high with no increased benefit, compared to
someone who pays less taxes in a different area.”
• “Small selection of very expensive housing.”

Traffic and safety

7

• “Increased vehicular traffic and property crime”
• “Traffic in and out of Moraga, this is a danger if major fire.”
• “Traffic is so dense on Moraga Road, it has become dangerous to pull out
of my home on Paseo Linares to go in either direction on Moraga Road.”
• “Roadways entering Moraga are not large enough to handle community
traffic exiting/entering Moraga.”
• “Complete lack of road infrastructure, which is unsafe.”

Housing usability
and functionality

7

• “My housing does not allow for solar and off the grid energy savings or
adding an EV charging port. old design.”
• “My home is too large for my needs.”
• “Need more space to include a work from home office now given the
pandemic.”
• “Updating to cleaner energy options, solar and EV plug ins can be
challenging.”
• “My housing unit needs to be remodeled to support older adults.”

Various Other

-

• “Lack of restaurants, far from schools, no school buses.”
• I don't care for all the high density housing being built.”
• “We love living in Moraga, since 1978. We agree with State guideline of
adding 1200 units in 8 years, in and around 2 shopping centers, 2-story
multiunit structure, a small hotel.”

Renter comments: Renter comments focused on concerns about low housing inventory, need for yard space,
housing quality, and noise and neighbor issues. Following are some examples OF renter comments. A full list of
all comments for Question 8 is available for review in the Appendix.

Various other

-

• “My landlord likely to move back in; very little rental availability for
family of 6 (at any price).”
• “Nothing available to purchase, forced to rent a house.”
• “I have a young child and there's no yard.”
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• “My rented apartment on Ascot has asbestos on the walls and ceiling. I
tested them myself. There is no enforcement of any kind for
environmental or safety hazards in Moraga…”

Question 9. What types of housing should the Town of Moraga support to meet its lower
income needs?
The State of California requires that Moraga show that it can accommodate the development of 1,118 new
housing units in the next eight years, including about 500 units affordable to lower income households. In
Question 9, respondents were asked to select from a range of options for how Moraga should best meet its lower
income housing goals. Respondents could pick more than one option. Respondents could also provide written
comments to clarify / expand upon their answers.
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Housing Options:

Number (Percentage) Supporting:
Renters

Owners

Non-Residents

Overall

Townhomes

56 (58%)

393 (53%)

98 (59%)

547 (55%)

Independent living apartments for seniors

41 (43%)

443 (59%)

57 (35%)

541 (55%)

Apartments for families (2-3 bedrooms)

53 (55%)

316 (42%)

94 (57%)

463 (47%)

Apartments for students

31 (32%)

304 (41%)

91 (55%)

426 (43%)

Assisted living for seniors

17 (18%)

354 (47%)

45 (27%)

416 (42%)

In-law apartments (also called "Accessory
Dwelling Units") on single family lots

28 (29%)

288 (39%)

64 (39%)

380 (39%)

Apartments for small households (studios,
1-bedroom)

29 (30%)

257 (34%)

66 (40%)

352 (36%)

Duplexes, triplexes, fourplexes

32 (33%)

233 (31%)

74 (40%)

339 (34%)

Emergency shelter/ transitional housing for
formerly homeless persons

6 (6%)

48 (6%)

26 (16%)

80 (8%)

Other (please specify)

11 (11%)

61 (8%)

14 (8%)

86 (9%)

Notes:
•

Question 9 garnered responses from 980 people, including 727 owners, 93 renters, and 161 non-residents.
While the chart above shows aggregate responses, the data table for Question 9 provides breakouts for
Moraga renters, homeowners, and non-Moraga residents.

•

With respect to options for meeting Moraga’s housing goals, residents tended to favor the creation of more
independent and assisted living apartments for seniors, as well as townhomes and apartments for families.

•

Non-residents tended to favor creation of more townhomes and apartments.

•

Owners expressed a strong preference for senior housing and townhomes. Renters likewise listed
“townhomes” more often than any other choice but also expressed majority support for family apartments.

•

Interestingly, levels of support for Accessory Dwelling Units were higher among homeowners than among
renters.

•

Note that because people could select more than one answer, the sum of percentages shown may be greater
than 100%.

•

Respondents were allowed to add comments to help clarify their thoughts about adding housing. See the
Table 3, below, for details.
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Table 3. Comments Relating to Question 9
The survey garnered 76 comments addressing a variety of topics and reflecting various themes. The theme
expressed most often (by 26 respondents) was that Moraga should refrain from adding any more housing. Some
people thought additional housing should be delayed until roads are improved and traffic capacity is increased.
Others disagreed with the State of California’s housing requirements altogether and felt Moraga should fight back.
Others simply said, “no more housing!”
The housing option most frequently recommended (by 14 respondents) was addition of more detached singlefamily dwellings, with many suggesting smaller houses could be appropriate. Other ideas included encouraging
more mixed-use and infill developments, particularly adjacent to or above retail centers; building more assisted
living for seniors; adding more housing dedicated to teachers, public employees, students, and minorities; and
expanding use of accessory dwelling units (ADUs). Following are some examples of comments received. A full list
of all the comments for Question 9 is available for review in the Appendix.

Theme

Received

Sample Comments (lightly edited for clarity)

26

• “I can't imagine why we would want to do this. Might as well be a trailer park.”
• “Moraga can’t possibly build more housing until the town figures out how to
get people in and out. Traffic horrible during rush hours. And if there is a
fire??? No more building! “
• “No buildings should be added without more road access to get out if town in
case of an emergent such as a fire. Example is how congested roadways are
during school start and ending and any road work that is being done.”
• “None, the town should fight it. Don't turn us into Oakland.”
• “None. The California analysis is wrong. Moraga can’t accommodate 1000
units. The roads do not have the capacity at rush hours, school drive times,
emergency evacuation times. This should be challenged.”

14

• “SFR - Single Family Residential (ie, houses) so I can stop paying rent and we
can buy.”
• “Should consider additional single family home developments.”
• “Single family smaller homes instead of McMansions.”
• “Affordable single family homes”

Emphasize mixed
use and infill
development

5

• “Build apartments above the shopping centers. Avoid building on open space.”
• “Mixed commercial and residential dwellings.”
• “State guideline is fair: 1200 units in 8 yrs., in and by 2 shopping centers, this
will help our 2 shopping centers.”
• “Urban infill - Use the existing, derelict spaces in and around the various
shopping areas rather than rather than building on open space.”

Build housing for
teachers and

4

• “Apartments for faculty and teachers who work in Moraga.”
• “Housing for faculty of the college (perhaps with special priority).”

No new housing

Add more
detached singlefamily dwellings

C-20

Moraga Housing Survey
other public
employees

Other comments

• “Housing for Saint Mary's faculty and staff.”
• “Housing available to teachers and first responders that work in area.”

--

• “1) Apartments for people with disabilities; 2) mixed-age apartments with
elevators and wheelchair accessible units on at least first floor.”
• “Apartments for seniors to free up existing inventory of houses would be
helpful.”
• “Literally anything that will increase density and make town businesses and
transit systems viable.”
• “Affordable housing for all especially minorities.”
• “We want additional low-income housing in Moraga.”
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Question 10 - Level of Concern About Housing Issues.
Question 10 asked respondents to gauge their level of concern about various housing issues facing Moraga using
a four-point rating scale: “Not Concerned,” “Somewhat Concerned,” “Concerned,” and “Extremely Concerned.”
Respondents could also choose a “Not sure / no opinion” option. From the data collected, it was possible to
compute weighted averages of levels of concern for each listed issue (a higher weighted average means a higher
level of concern).
Two bar charts and tables are shown below. The first set represents all 988 respondents who answered this
question. The second set represents the responses for renters only. The charts show the issues listed in
descending order. Due to space limitations, the tables should be consulted for the full text of each choice.
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Total Number of Respondents Who Were….
Housing Issue:

Not
concerned

Somewhat
concerned

Concerned

Extremely
concerned

Not sure /
no opinion

Weighted
Average

Maintenance of existing
housing

392

196

147

90

138

1.92

Displacement/ eviction of
tenants

376

155

115

45

266

1.75

Rents that are
unaffordable

250

207

216

191

108

2.4

Home sales prices that
are unaffordable

247

188

213

269

60

2.55

Homelessness

405

179

108

90

175

1.85

Lack of housing choices
(apartments, condos,
etc.)

341

223

182

111

112

2.07

Too few options for
seniors

235

254

224

114

140

2.26

Discrimination, fraud,
and fair housing issues

365

176

122

79

214

1.89

High cost of permits/
length of time for
approval

185

176

228

192

185

2.55

Lack of public transit/
commute options

223

230

225

235

60

2.52

Notes:
•

988 out of 1007 survey respondents answered this question, including 95 of 96 renters. 19 people skipped
this question. For each issue listed in the data table header, the numbers in the corresponding column reflect
the number of respondents who expressed a particular level of concern for that issue. For example, the first
column of numbers indicates 392 people expressed no concern about maintenance of existing housing,
whereas 90 people were extremely concerned about this issue.

•

Respondents were also allowed to add comments to help clarify their specific housing challenges. Comments
are qualitative and not included in weighted average calculations. See Table 4 for a review of comments
submitted in response to Question 10.
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Question 10 - Renters Only
Because renters and homeowners sometimes face different circumstances and issues, a separate renter-only
analysis and weighted average computation was conducted for comparison purposes. The chart below shows
renter-only weighted averages of housing issue concerns in decreasing order. There were 96 responses.

Total Number of Renter Respondents Who Were….
Housing Issue:

Not
concerned

Somewhat
concerned

Concerned

Extremely
concerned

Not sure /
no opinion

Weighted
Average

Home sales prices that
are unaffordable

4

11

21

56

3

3.4

Rents that are
unaffordable

6

18

25

40

5

3.11

Lack of housing choices
(apartments, condos,
etc.)

17

17

30

21

8

2.65
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Total Number of Renter Respondents Who Were….
Housing Issue:

Not
concerned

Somewhat
concerned

Concerned

Extremely
concerned

Not sure /
no opinion

Weighted
Average

High cost of permits/
length of time for
approval

19

6

10

18

38

2.51

Lack of public transit/
commute options

21

22

19

21

7

2.49

Too few options for
seniors

21

19

19

13

19

2.33

Displacement/ eviction of
tenants

27

16

18

11

19

2.18

Maintenance of existing
housing

33

21

15

14

10

2.12

Discrimination, fraud,
and fair housing issues

30

16

9

13

23

2.07

Homelessness

40

26

4

8

14

1.74

Notes:
•

While owners and renters shared “high cost of housing” as their top concern, renters rated unaffordable rents
as their second greatest concern. Owners, by contrast, rated “high cost of permits” as their second greatest
concern.

•

The third highest concern listed for renters was lack of housing choices, while for owners it was lack of
commute options.

Table 4. Comments Pertaining to Question 10
Question 10 garnered 73 comments, including 59 from homeowners, 7 from renters, and 7 from non-Moraga
residents.
Owner comments: Homeowner comments aligned around several topics and themes. The topic garnering the
most comments related to traffic safety – especially around evacuation routes and Moraga road capacity in the
event of a wildfire. Other comments addressed impacts of development on Moraga; the lack of public
transportation; concerns about wildfire; infrastructure; and more. Following are a few examples of owner
comments received. A full list of all the comments for Question 10 is available for review in the Appendix.
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Theme

Traffic safety,
evacuation
routes and
capacity

Development
impacts

Public
transportation

Wildfire

Various other

# Received

Sample Comments (lightly edited for clarity)

24

• “Access. We need to deal with ingress and egress to accommodate housing
without increasing fire risk. We need to reconsider the road through Wilder
(Orinda).“
• “Escape and evacuation plans with proposed increase of residents and
housing.“
• “Extremely concerned about roads and traffic mitigation.“
• “If one tree falls on Moraga Road during a wildfire, or any natural disaster,
the town will be in serious mortal danger.“

8

• “Building by developers will run short on workers and supplies, thus leaving
empty, unbuilt housing. Measure should be taken to hold
developers/builders responsible.“
• “Concerned about the civil engineering that is wildly out of date and the
need to accommodate an unquestionable amount of growth that is already
occurred in the event of an emergency.”
• “Mc-mansions- too many square feet covering up too much land, then
scraping all vegetation away for fire prevention.”

7

• “Bus transportation has come to a halt in my area due to discontinued
service.”
• “Public transit and road conditions have to be improved before we can
accommodate a large increase in Moraga population.”
• “There is no reliable public transit. The 603 route for Campolindo is about
to be cancelled. Too many cars on the road during school hours. Moraga
needs better public transit for students.”
• “Commuting is a necessity. Public transportation is necessary to support
employed workforce. Traffic can’t be sustained for 1100+ households.”

5

• “Fire abatement requirements are very important. However, the work the
fire department is requiring homeowners to complete is cost prohibitive
and the costs are only getting higher. The city of Moraga should provide
contractors who can do this work at a lower cost than having homeowners
have to search for services. Homeowners are being cheated by exorbitant
prices to do the work.”

--

• “1) current zoning does not allow sufficient density for affordability 2)
height limits may be too low to allow 3-story units with elevators 3)
parking requirements may be too strict in many areas.”
• “The RV storage area behind Safeway is blighted and should be a priority to
redevelop.”
• “There are not jobs in Moraga to support a large number of additional
households.”
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Theme

# Received

Sample Comments (lightly edited for clarity)
• “I am equally concerned about the nature of this questionnaire as it uses
language which asserts problems, where no problems may exist.”

Renter comments: Renters submitted 7 comments in response to Question 10. There were no overarching
themes identified. Following are a few examples of renter comments. The full list of comments for Question
10 can be found in the Appendix.

Various

7

• “Concerned mostly about emergency evacuation routes.”
• “Housing options for SMC students.”
• “Rents were less here than in 3 nearby cities I looked. Excited it was
affordable and not higher.”
• “So many empty stores. Retail space needs updating. Better restaurants.”
• “Ten years from now this will still be in the discussion phase. Look at the
grand School Street proposed downtown. Will never happen. This will never
be a college town. It will always be nothing more than a town with a
college.”

Non-resident comments: Non-residents submitted 7 comments in response to Question 10. There were no
overarching themes identified. Following are a few examples of non-resident comments. The full list of
comments for Question 10 can be found in the Appendix.

Various

7

• “Current zoning perpetuates racial and socioeconomic disparities.”
• “Housing policy leads to de-facto segregation.”
• “If housing increases in Moraga, Orinda should move to make Moraga Way
25 mph at all times so as to protect Orinda s along Moraga Way and
redirect the traffic through other arteries. Moraga has no direct freeway
access. So any change in Moraga housing negatively impacts other towns
and cities.”
• “There needs to be low income housing for individuals earning $55,000 per
year, for all age groups in every town.”
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Question 11 – Concern about impacts of adding more housing in Moraga.
Question 11 asked respondents to gauge their level of concern about the impacts of adding more housing in
Moraga using a four-point rating scale: “Not Concerned,” “Somewhat Concerned,” “Concerned,” and “Extremely
Concerned.” Respondents could also choose a “Not sure / no opinion” option. From the data collected, it was
possible to compute weighted averages of levels of concern for each listed issue. (A higher weighted average
means a greater level of concern.) The chart below shows weighted averages of concerns, in decreasing order.
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Total Number of Respondents Who Were….
Impacts of housing:

Not
concerned

Somewhat
concerned

Concerned

Extremely
concerned

Not sure /
no opinion

Weighted
Average

Impact on small town
character

243

172

212

338

21

2.67

Impact on views and
aesthetics

226

197

218

314

24

2.65

Impact on evacuation
time (in the event of
an emergency)

100

140

184

548

19

3.21

Impact on schools

231

184

197

334

34

2.67

Impact on police and
fire services

206

191

223

338

28

2.72

Impact on water
supply

205

161

201

374

45

2.79

Impact on the
environment and open
space

163

170

203

435

18

2.94

Impact on traffic and
congestion

85

137

194

566

10

3.26

Impact on parking

283

234

206

234

24

2.41

Impact on taxes and
Town finances

261

202

184

232

95

2.44

Impact on small town
character

243

172

212

338

21

2.67

•

989 respondents answered Question 11; 18 skipped the question.

•

For each issue listed in the data table header, the numbers in the corresponding column reflect the number
of respondents who expressed a particular level of concern for that issue. For example, the first column of
numbers indicates 243 people expressed no concern about impact on small town character, whereas 21
people were extremely concerned about this issue.

•

Respondents overwhelmingly indicated a high level of concern about the impact new housing would have on
roads and traffic (especially with respect to evacuation time in the event of an emergency), open space and
critical infrastructure and water supplies.
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•

Respondents were also allowed to add comments to help clarify their specific housing challenges. Comments
are qualitative and not included in weighted average calculations. See Table 5 for a review of comments
submitted in response to Question 11.

Table 5: Comments Relating to Question 11
51 respondents provided comments pertaining to Question 11. Many comments focused on traffic and road
capacity, evacuation routes and wildfire safety. Other comments reflected the need for more / better retail
growth, public safety and crime, quality of life issues, and taxes.
Following are a few examples of owner comments received. A full list of all the comments for Question 11 is
available for review in the Appendix.
Theme

Inadequate road
capacity for
traffic and
evacuation/
wildfire hazards

Need more retail
/ commercial
growth

#
Received

Sample Comments (lightly edited for clarity)

13

• “Add 1100 more housing units and the 3 roads into Moraga will be like Saint
Mary’s Graduation every day.”
• “Additional housing would further impact existing limited ingress/egress of
Moraga.”
• “Concerned most about evacuation and traffic - cannot pull out onto Moraga
Road safely from Paseo Linares.”
• “I am concerned about Moraga being forced to add an additional 30-40% of
its population, all to meet the ABAG or State mandates, but in rushing to do
so the town is endangering the lives of its citizens, all to get state funds. The
fact is Moraga has very few points of egress for its current population, and
no matter what assurances the Town or State claims they would install to
offset the population growth, these are falsehoods.”
• “The building of new homes is very concerning because of the drought and
road congestion. Traffic is already horrible on some days as it takes 25
minutes to get from MCC to BART”
• “Dangerous to add this many homes. Death sentence in the event of a fire.”

7

• “Adequate / destination support services such as retail and professional
services must be available locally.”
• “If we improved the shopping center we would have more taxes. Our
shopping center is blighted and vacant. How can we change poor leasing
skills. Must be done with ordinance that sets a maximum empty storefront
number. It’s terrible. That center is depressing home values.”
• “More people will draw better business to Moraga.”
• “The two shopping centers are never going to be improved because of the
good old boys that own them…. There are too many tax incentives for these
owners to keep the shops empty in these centers. The town does nothing to
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drive these owners to improve these shopping centers into tax generators. So
the homeowners pay extravagant property taxes and go out of town to do
their shopping.”
Need urban infill.

Quality of life
issues

Crime and public
safety

Use development
to generate more
taxes.

Various other

5

• “I do not look forward to my neighbor subdividing and adding a triplex to his
property.”
• “Infill is best- please don't encroach on more open space.”

5

• “I work to live here because i like how it is. If i wanted to live in a crowded
place, I would live in Oakland. but i don’t.”
• “Increasing supply of affordable housing will have a POSITIVE impact on our
local schools. New families = more new students. Increased attendance by
new students will increase state funding for schools, allowing Moraga to
maintain and improve current excellent educational programs. New
affordable housing will also enable local schools to attract and retain
excellent teachers who may find current high housing costs a barrier to living
and working in Moraga schools.”
• “Not enough parks and open space.”

5

• “With more homes bringing in more folks and potentially crowding the now
open spaces, maintaining a safe environment would be more difficult.
Maintain a safe environment for all.”
• “Folks moved here to get away from crime and homelessness.”

4

• “Urban infill is the best and most scalable way to start.”
• “If we improved the shopping center we would have more taxes. Our
shopping center is blighted and vacant...that center is depressing home
values.”
• “Get the Planning Dept to act as facilitator rather than obstruction to
building. Permit process should not be considered a revenue source.
Seriously.”

--

• I am [not concerned] about the feelings of NIMBYs who have not been
excluded from the Moraga real-estate market.
• I believe adding more housing would be a net positive for the environment as
people would not have to commute as far to work in Moraga thus decreasing
carbon in the atmosphere.
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Question 12 – What solutions would you support (or oppose) to add more housing in
Moraga?
Question 12 asked respondents to gauge their level of support for various approaches to adding more housing in
Moraga using a four-point rating scale: “Strongly Oppose,” “Moderately Oppose,” “Moderately Support,” and
“Strongly Support.” Respondents could also choose a “Neutral / No Opinion” option. From the data collected, it
was possible to compute weighted averages of levels of support for each approach suggested. (A higher weighted
average means a greater level of support.). The chart below shows weighted averages of support, in decreasing
order. A separate bar chart for “renters only” appears at the end of the data table and notes.
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Total Number of Respondents Who
Proposed Solution:

Strongly
opposed

Moderately
opposed

Moderately
supported

Strongly
supported

Not sure /
no opinion

Weighted
Average

Redevelop underused
retail properties

74

65

318

430

106

3.24

Redevelop underused
office buildings

58

44

346

434

111

3.31

Allow housing above
existing retail and office
uses

95

98

293

347

158

3.07

Create a new "Town
Center" (around Moraga
Way and Moraga Road)

127

79

247

339

192

3.01

Encourage in-law
apartments (units over
garages, in backyards,
etc.)

172

126

264

221

201

2.68

Let homeowners divide
their lots so a new
home can be added on
the second lot

352

185

141

155

155

2.12

Allow more housing on
church and college
properties

125

98

255

264

242

2.89

Allow housing on
private land now used
as open space (grazing,
ranchland, etc.)

458

189

129

97

113

1.85

Allow housing on vacant
sites in neighborhoods

168

132

254

261

167

2.75
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Notes:
•

995 respondents answered Question 11; 12 skipped the question.

•

For each idea listed in the data table header, the numbers in the corresponding column reflect the number of
respondents who expressed a particular level of support for the idea. For example, the first column of numbers
indicates 74 people strongly opposed redeveloping underused retail properties, while 430 strongly support
the approach.

Question 12 – renters only
A separate renter-only analysis and weighted average computation was conducted for comparison purposes, since
renters often have different views than owners about housing issues. There were 95 renter responses.
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Total Number of Respondents Who
Proposed Solution:
Redevelop underused
retail properties
Redevelop underused
office buildings
Allow housing above
existing retail and
office uses
Create a new "Town
Center" (around
Moraga Way and
Moraga Road)
Encourage in-law
apartments (units over
garages, in backyards,
etc.)
Let homeowners divide
their lots so a new
home can be added on
the second lot
Allow more housing on
church and college
properties
Allow housing on
private land now used
as open space (grazing,
ranchland, etc.)
Allow housing on
vacant sites in
neighborhoods

Strongly
opposed

Moderately
opposed

Moderately
supported

Strongly
supported

Not sure /
no opinion

Weighted
Average

1

4

30

47

13

3.50

2

1

36

50

7

3.51

6

9

28

37

16

3.20

6

7

27

39

15

3.25

10

10

21

22

30

2.87

16

13

20

23

22

2.69

8

6

25

33

22

3.15

28

24

14

16

12

2.22

6

7

24

40

17

3.27

Notes:
•

In general, owners and renters found common ground with respect to redeveloping/reusing underused retail
and commercial properties. However, whereas renters favored allowing housing on vacant sites in
neighborhoods, owners favored allowing housing above existing retail and office uses.

•

Both groups favored allowing housing on church and college properties as well as creating a new Moraga
Town Center.

C-35

Moraga Housing Survey
•

Respondents were also allowed to add comments to help clarify their specific housing challenges. Comments
are qualitative and not included in weighted average calculations. See Table 6 for a review of comments
submitted in response to Question 12.

Table 6. Comments Relating to Question 12
Question 12 garnered 48 comments, including 2 comments from renters, 5 comments from non-residents,
and 41 comments from Moraga homeowners. Comments revealed a tension between support for and
opposition to using open space for housing. Some commenters thought Moraga should prioritize re-use and
expanded use of existing properties, especially expanding existing residential (e.g., ADUs), commercial spaces
currently occupied by shopping centers and retail buildings, and smaller, currently unused property in town.
Other respondents felt the standards for housing development in Moraga were too vague, and additional
rules should be developed before entertaining specific proposals. Traffic/congestion, quality of life and public
safety were other themes that emerged from Question 12 comments.
A full list of comments for Question 12 is available for review in the Appendix.
Theme

Consider
building on
open land

Re-develop /
reuse existing
residential,
retail and
commercial
property for
housing

#
Received

Sample Comments (lightly edited for clarity)

5

• “Accept plans from big landowners to build on open land.”
• “No more buildings in current neighborhood. Go to outskirts of the town.”
• “The best place for expansion in Moraga is the grossly underdeveloped area
along Rheem Blvd. It is a perfect location for multiple housing complexes,
apartment buildings, condos, etc. The other neighborhoods are
substantially built out, traffic is already heavy at certain times of the day,
and the small areas of open space surrounding these creates the great
neighborhoods we have in Moraga.”
• “ Would like to see any open space used for housing been done in a creative
manner that maintains the open space and creates a community space -- I
like the idea of creating hobbit houses with community gardens as an
aesthetic way of reaching housing needs.”
• “Find smaller spots of un-used land throughout Moraga and re-zone.”

13

• “Again, fill up the empty buildings and office space for housing.”
• “I would prefer using existing unused or under-used developed sites rather
than tap into open space.”
• “More housing should be built near existing shopping/supermarkets to
minimize need for auto travel.”
• “Provide information for homeowners who want to convert their master
suite or garage to a JADU.”
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• “There is plenty of opportunity to add housing without disrupting or taking
away open space. The open space is an important characteristic of
Moraga.”
• “Moraga needs to keep retail so build on top of what exists rather than
decide what is underused.”
More retail
and
commercial

Quality of life

Vague /
unclear
standards for
new housing

2

• “I’d prefer for more business to move in, so we can keep our dollars local,
and cut down the commuting need for household supplies and family
activities, shopping and good restaurants”
• “The town center should be at Rheem and Moraga Rd , not Moraga Road ad
Moraga Way.”

3

• “Folks moved here to get away from crime and homelessness.”
• “Growth will destroy character of Moraga, get creative to slow growth.”
• “We moved here to escape the destruction of neighborhoods by conversion
to high density rental housing. Crime went up, on street parking was a mess.
Do it here and watch those who can slowly go elsewhere, retail sales will
further decline, and of course the cost of policing will go up.”

7

• “’Allow housing’ is too vague. There are workable zoning parameters that
have to be in place, it is not a free for all stack-and-pack allowance.”
• “Curtail development until we have an agreed upon master plan.”
• “Dividing lands and rezoning really depends on the location. This question is
too general and you won't get good data. The main key point is to do infill
and protect remaining open space. Protecting hillsides and ridgelines.”
• “Each of these suggestions are not one size fits all and should be assessed
individually.”
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Question 13. Please use the space below to share any other thoughts you’d like to share
about housing in Moraga.
Question 13 garnered comments from 304 respondents. Many respondents wrote lengthy comments offering a
range of opinions, ideas, and preferences on a variety of topics. However, some clear themes emerged. Notably,
comments revealed a tension between advocates of additional housing in Moraga and those who believe
Moraga’s roads and infrastructure cannot accommodate additional housing. Many respondents advocating for
more housing believed the town should concentrate development of new housing along central town corridors
and existing retail and commercial centers. Many commenters said the town should prioritize preservation of
open space, since it is central to Moraga’s “semi-rural” character. There was strong agreement that the roads
leading into and out of Moraga put residents in peril in the event of a catastrophic wildfire. Many views expressed
in response to Question 13 echo views expressed in earlier questions in this survey.
Following are sample comments and excerpts from comments (some lightly edited for clarity) that tend to
characterize many of the views expressed in response to Question 13. A full listing of comments received in
response to Question 13 is available in the Appendix.
For reviewing convenience, excerpted comments are organized into four sections: Problems With / Concerns
About Moraga; Things People Like About Moraga; Ideas Supported; Ideas Opposed.
Problems With / Concerns About Moraga:

• Moraga has inadequate roads for ingress/egress and/or evacuation.
• Moraga is vulnerable to wildfires.
• If there is a fire in town, we are all trapped.
• Need to make it possible for teachers, police and fire, and food service workers, etc. to live in
Moraga.
• Traffic congestion is already bad and will only get worse with additional housing.
• Need better / more reliable and expansive public transportation.
• Moraga is facing water shortages.
• I’m concerned about water and electricity. California doesn’t have enough of either. Building more
housing seems irresponsible.
• Infrastructure is generally needing upgrading / updating.
• There is too much housing in Moraga already and the infrastructure cannot even support what is
already here.
• Moraga has the space to add moderate income/student/senior housing. Doing so would add
inclusivity and retail businesses. Of course it must be planned well.
• People choose other cities for dining and entertainment.
• Moraga is not a transit hub.
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• Moraga town center businesses are failing; need to reimagine.
• It is ridiculously expensive to buy and hardly any rental options that are bigger than 2 bedroom
apartments.
• The Town’s two shopping centers are abysmally underused and under serving our town. Whatever
current barriers to entry for small businesses needs to be addressed immediately. The businesses and
services of the town are decades behind the beautiful, efficient & space enhancing shopping centers
that exist today.
• …be creative with housing solutions - more efficient use of space and remodeling existing properties
for students/seniors/small families.
• I think this law that CA has passed is absurd
• Consider if the state's "one size fits all" is appropriate for Moraga

• The number of proposed units is way too many for a town of this size.
• Please do not make decisions about this with only 10% of Moraga's population providing feedback.
This can affect people's lives and everyone should be made aware.
Things People Like About Moraga:
• Moraga is quiet, naturally beautiful, semirural, open, not crowded.
• The living environment of Moraga itself is very superior, safe, calm, and beautiful, which is very
suitable for the elderly to live in, and because of its own school district, many young families are
already residents here, and the development of elderly housing can also help a lot of separation.
• The open space here is incredible.. What's unique about Moraga is the amount of open space despite
being so close to SF.
• Moraga is small town living and open spaces.
• Saint Mary's is our greatest asset and the state's push housing should be seen as an opportunity to
invest in that asset.
• As a college expands it tends to offer more opportunities to the local community -- from adult
education, to sporting events and other classes. Young people add vitality to any community.
• … (we) enjoy the schools and community.
• There’s plenty of buildable land in Moraga that easily could be developed with new houses, for
example, in Moraga Country Club, off Bollinger Canyon, and elsewhere.
• There’s plenty of space for higher density housing by OSH, by the Christmas Tree lot, by the Rheem
Theater, and meeting the requirements set by the state would not be a problem in our town.
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Ideas Supported:
• …providing some diverse housing options which can help minimize the impact on our open spaces.
• …adding moderate income/student/senior housing
• … redeveloping existing housing to be higher density (e.g. ADUs, condos, townhomes, redevelop
underused offices)
• …providing more parks and recreation activities or privately owned leisure businesses
• …preserving the open space and unique natural aesthetics of the town.
• …using our existing building space more efficiently to welcome lower income families. We also
definitely need nice spaces for current local seniors to “downsize” and free up single family homes for
families that need the space.
• …more communication about a plan for safety with wildfire evacuation
• …addressing infrastructure problems
• …being more open to housing and green space opportunities.
• …providing better public transit
• …building housing in the flats, not the hills.
• …creating an assistance program for first-time home buyers.
• …using Bollinger Canyon for multi-family, student housing. Access thru back side of St. Mary's.
• …rebuilding Moraga Center/old School and Rheem Center to include dense mixed use first, before
open space.
• …widening roads in and out of Moraga to 4 lanes at all points as a way to deal with the evacuation
problem and increased traffic.
• … more transit-oriented, multi-family housing and zoning rules changes to accommodate that
Ideas Opposed:
• … usage of open space, as that's what gives Moraga its character.
• …duplexes and apartments next to detached, single-family residential.
• …allowing development of outlying areas that are difficult to access (such as Indian Valley or
Bollinger Canyon).
• We have enough housing in Moraga it would not be good for the town to add housing.
• We would strongly oppose subdividing current property lots, creating in-laws, or high density housing
• Oppose zoning through high-density infill in established neighborhoods
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