DESIGN REVIEW COMMITTEE
AGENDA ITEM
AGENDA DATE:

MAY 15, 2013

TO:

Chair Fox and Members of the Design Review Committee

THRU:

Leslie Aranda Roseberry, Planning Manager

FROM:

Anna Pehoushek, Principal Planner

SUBJECT:

PHASE 1 FINAL LANDSCAPE AND LIGHTING PLANS FOR MAJOR SITE
PLAN REVIEW (MJSP NO. 0704-12), ENVIRONMENTAL REVIEW NO.
1831-12, AND DESIGN REVIEW (DRC No. 4652-12) FOR A NEW 334
MULTIFAMILY RESIDENTIAL DEVELOPMENT AND ASSOCIATED
PARKING STRUCTURE.

SUMMARY
The applicant received Planning Commission approval on March 4, 2013 to redevelop an
existing surface parking lot with a new 334-unit apartment complex and two abutting 7-level
parking structures. The applicant is requesting approval of the final landscape and lighting plans
for Phase 1 of the project, which consists of construction of the two parking structures.

RECOMMENDATION – FINAL DETERMINATION
The DRC recommended approval of the subject project on February 6, 2013 followed by
Planning Commission approval of the project on March 4, 2013. The DRC Minutes and
Planning Commission Resolution are provided as Attachments 5 and 6 to this report. The
conditions of approval for the project require the final landscape and lighting plans to return to
the DRC for review and approval.

BACKGROUND INFORMATION
Applicant:
Owner:
Property Location:
General Plan Designation:
Zoning Classification:
Existing Development:
Property Size:

Nate Carlson, AMLI Residential
AMLI Residential
3537 The City Way (south of Doubletree Hotel)
Urban Mixed Use (UMIX) (30-60 dwelling units/acre; 1.5-3.0
FAR)
Urban Mixed Use (UMU)
Surface parking lot (494 spaces) for the Doubletree Hotel.
5.57-acre site
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Associated Applications:
Previous DRC Review:

MJSP No. 0704-12, ENV No. 1831-12, and
DRC No. 4652-12
The DRC recommended Planning Commission approval on
February 6, 2013

PUBLIC NOTICE
No Public Notice is required for review of the final landscape and lighting plan. A public
hearing notice was circulated for the project for purposes of the Planning Commission hearing.

ENVIRONMENTAL REVIEW
Mitigated Negative Declaration (ENV No. 1831-12) was prepared to evaluate the potential
environmental impacts of the project in accordance with the provisions of the California
Environmental Quality Act (CEQA) per State CEQA Guidelines Section 15070 and in
conformance with Local CEQA Guidelines. The document was available for public review from
January 23, 2013 through February 11, 2013.

PROJECT DESCRIPTION
The proposed project consists of a four-story, 334-unit apartment complex with two associated
parking structures (1,172 spaces combined). One structure provides parking for the residential
units, while the other provides replacement parking for the Doubletree Hotel that will be lost as a
result of project construction. One level of the parking structure will be subterranean. The
parking structure will be wrapped on two sides by the residential units.
As part of the project, the applicant is proposing streetscape enhancements that include
landscaped parkways, the planting of canopy trees along the sidewalks that surround the site, and
rehabilitation of the roadway medians along The City Drive and Manchester Avenue. The
intention of the streetscape program is to respond to existing and anticipated future patterns of
pedestrian activity in the area.

EXISTING SITE AND AREA CONTEXT
The 5.57-acre site is presently developed with surface parking spaces, and is surrounded by the
Doubletree Hotel to the north, UC Irvine Medical Center to the east, a high-rise office building to
the west, and an Outlets at Orange surface parking lot to the south. The site has street frontage
on three sides: The City Drive on the east, Manchester Avenue on the west, and The City Way
on the south.

EVALUATION CRITERIA
Orange Municipal Code (OMC) Section 17.10.070 establishes the general criteria the Design
Review Committee should use when reviewing the project. This section states the following:
The project shall have an internally consistent, integrated design theme, which is reflected in the
following elements:
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1.

2.

Architectural Features.
a.

The architectural features shall reflect a similar design style or period.

b.

Creative building elements and identifying features should be used to create a
high quality project with visual interest and an architectural style.

Landscape.
a.

The type, size and location of landscape materials shall support the project’s
overall design concept.

b.

Landscaping shall not obstruct visibility of required addressing, nor shall it
obstruct the vision of motorists or pedestrians in proximity to the site.

c.

Landscape areas shall be provided in and around parking lots to break up the
appearance of large expanses of hardscape.

3.

Signage. All signage shall be compatible with the building(s) design, scale, colors,
materials and lighting.

4.

Secondary Functional and Accessory Features. Trash receptacles, storage and loading
areas, transformers and mechanical equipment shall be screened in a manner, which is
architecturally compatible with the principal building(s).

A N A L Y S I S /S T A T E M E N T

OF THE

ISSUES

Issue 1: Parking Structure Lighting:
The 7-level parking structure is a significant visual feature of the proposed project, with a height
of 58’. The parking structure is located at the northern portion of the site, interfacing with the
Doubletree Hotel, and being highly visible from the intersection of Chapman Avenue and The
City Drive. The parking structure is otherwise blocked from site by the residential units from
The City Way and Manchester Avenue.
The parking structure will include both internal and external lighting. The DRC discussed the
lighting of the structure in some detail. Specifically, the DRC requested that the applicant take
care in planning the internal illumination to ensure that fixture visibility and light spill would be
minimal from the public right-of-way and surrounding properties. The DRC also discussed the
need for special attention to the external lighting of the parking structure louvers. There was
clear feedback given that well-designed lighting be critical to the visual success of the parking
structure design.
Condition of Approval #37 for the project requires the applicant to submit a final lighting plan
for review and approval by the DRC as follows:
37. Prior to the issuance of a building permit for the parking structure, the applicant shall
submit a final lighting plan to the City for review and approval by the Design Review
Committee. The lighting plan shall address interior and external parking structure
lighting as well as overall external project lighting.
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The final lighting plan for the parking structures is provided in Attachment 1 to this report.
Proposed lighting includes ground mounted exterior floodlights. As depicted in the lighting
plans infrared imagery, lighting on the west elevation will wash evenly across the louvers, with
more light intensity focused on the “Uptown Orange” lettering. Exterior lighting on the north
elevation facing the Doubletree Hotel will be softer, with a higher intensity of lighting directed
on the “Orange”/”Hotel Parking ” lettering. The northeast corner of the parking structure will
be enclosed by a frosted glass panel. The intensity of the lighting level will be comparable to
that of the east elevation.
Interior hotel parking structure lighting consists of a combination of indirect fluorescent ceiling
mounted fixtures. Some fixtures will operate at continuous full illumination levels, others will
be completely off unless motion is detected, and others will function continuously at 50%
illumination and brighten to 100% only when motion is detected. The continuously lit fixtures
will be distributed throughout the structure. The motion sensing 50% illumination motion
sensing fixtures will be concentrated above the drive aisle areas and on the ground level of the
northwest corner of the structure at the vehicular gates from the hotel access road.
A similar lighting treatment will be utilized in the apartment parking structure. In this case, the
50% illumination motion sensing fixtures will be concentrated in the drive aisle areas and at the
vehicle access gates facing west toward Manchester Avenue. In addition to the indirect
fluorescent ceiling mounted fixtures, downlighting and wall wash lighting will be achieved
through the use of recessed and wall mounted compact fluorescent fixtures on the ground level at
the southwest corner of the structure where the parking leads to the leasing office and fitness
center.
Staff is seeking feedback from the DRC on the final lighting plan and confirmation that the
proposed lighting program is appropriate for the parking structure.
Issue 2: Parking Structure Colors:
The applicant will be installing a system of multi-colored painted aluminum louvers spanning the
height of the parking structure. The louvers are approximately 47’6” tall and 12” deep, and will
be spaced 16” on center apart. It should be noted that while the DRC did not take action on the
parking structure graphics during its December 5, 2012 review of the project, the Planning
Commission concluded that the graphics were integral to the parking structure louvers and
approved the louvers and graphics as architectural features. The change in louver color does not
affect the Planning Commission’s determination.
The applicant originally proposed a baked-on monochrome orange and blue color scheme for the
parking structure louvers. The lettering on the louvers will be painted on in black and white
following louver installation. The applicant has revised the color scheme for the louvers to
consist of a range of orange and pink louvers on the east elevation, and a range of teal, blue and
purple louvers on the north elevation. The proposed parking structure color scheme is presented
in Attachments 2 and 3.
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Staff believes that the revised color scheme enhances the appearance of the louvers and provides
a richer, higher quality background for the louver lettering. Staff is seeking confirmation from
the DRC that the proposed color modification for the louvers is appropriate.
Issue 3: Landscaping:
In accordance with the project Conditions of Approval #35 below, the final landscape plan for
the parking structures is provided as Attachment 4 to this report.
35. Prior to the issuance of a building permit for the parking structure, the applicant shall
submit a final landscape to the City for review and approval by the Design Review
Committee. The landscape plan shall include structural soil and tree grate details, a
detailed planting and irrigation plan, and information about the use of other soil
amendments. The plan shall also specify that brown trunk height for the Palm trees is to
be measured as the distance from the ground to the base of the growth. The plan shall
include Mexican Sycamore trees as the canopy street trees along The City Drive. The
plan shall also specify that all root barriers used in project landscaping shall be linear
root barriers.
The landscape program along The City Drive includes the planting of Washingtonia robusta as
street trees, consistent with the Planning Commission approved plans, however the number and
spacing of the trees have been refined. There are three fewer trees shown on the final plans than
originally presented to the DRC. The landscape area between the parking structure and the
sidewalk has also been eliminated.
The final landscape plan also includes a revised planting program along the north elevation of
the parking structure. Originally, a double row of Cassia leptophylla was proposed along the
hotel access road to provide a high quality pedestrian experience. The final landscape plan
includes a single line of trees along the curb (5 fewer total trees than originally proposed), with a
concentrated planting of Liriope adjacent to the sidewalk and Bambusa multiplex ‘Alphonse
Karr’ planted adjacent to the parking structure.
The applicant has indicated that these changes were made as a result of parking structure
retaining wall and air flow design conditions. These circumstances resulted in an insufficient
amount of soil between the top of the basement retaining wall and the top of the footing of the
existing retaining wall for planting. Additionally, concrete v-ditches for drainage are needed in
portions of this area. It was determined that the remaining areas of soil between the basement
retaining wall and the existing retaining wall, which were originally shown as planting area,
would instead be topped with a layer of gravel. The trellis/railing at street level along The City
Drive will be planted with vines via cut-outs in the sidewalk.
The final landscape plans also show a modified design for the northeast corner of the hotel
access road and The City Drive. The Planning Commission approved plans show decorative
paving in this area while the final landscape plan includes uniform rows of Phormium tenax
‘Atropurpureum Compactum’. It should be noted that although the landscape plan shows purple
and green symbols for this plant material, the applicant has indicated that all planting at this
corner would be the same variety of Phormium tenax.
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Staff is seeking confirmation from the DRC regarding the modifications to the parking structure
landscape plan and of the adequacy of the details included in the plans related to structural soil,
root barriers, and tree grates.

ADVISORY BOARD RECOMMENDATION
Not applicable.

STAFF RECOMMENDATION

AND

REQUIRED FINDINGS

The courts define a “Finding” as a conclusion which describes the method of analysis decision
makers utilize to make the final decision. A decision making body “makes a Finding,” or draws
a conclusion, through identifying evidence in the record (i.e., testimony, reports, environmental
documents, etc.) and should not contain unsupported statements. The statements which support
the Findings bridge the gap between the raw data and the ultimate decision, thereby showing the
rational decision making process that took place. The “Findings” are, in essence, the ultimate
conclusions which must be reached in order to approve (or recommend approval of) a project.
The same holds true if denying a project; the decision making body must detail why it cannot
make the Findings.
The Findings are applied as appropriate to each project. Based on the following Findings and
statements in support of such Findings, staff recommends the DRC approve the project with
recommended conditions.
1. In the Old Towne Historic District, the proposed work conforms to the prescriptive
standards and design criteria referenced and/or recommended by the DRC or other
reviewing body for the project (OMC 17.10.070.F.1).
This project site is not within the Old Towne Historic District; therefore, this finding does
not apply.
2. In any National Register Historic District, the proposed work complies with the Secretary
of the Interior’s standards and guidelines (OMC 17.10.07.F.2).
This project site is not within the National Register Historic District; therefore, this
finding does not apply.
3. The project design upholds community aesthetics through the use of an internally
consistent, integrated design theme and is consistent with all adopted specific plans,
applicable design standards, and their required findings (OMC 17.10.07.F.3).
The project is located within the Orange Amended Redevelopment area, and is subject to
the City’s Design Standards for the Amendment to the Southwest Project Area (Southwest
Design Standards). The Uptown Orange area of the City is characterized by an eclectic
mix of contemporary architectural styles applied to retail, office, institutional, and
residential structures. The final lighting and landscape design associated with the project
parking structures complements and enhances the aesthetics of Uptown Orange, and off-

Design Review Committee Staff Report
May 15, 2013
Page 7 of 9

sets the scale of adjacent high-rise structures and area roadways. The final landscape and
lighting plans, along with the overall project design, address the design directives of the
Southwest Design Standards by providing varied and articulated building elevations,
streetscape enhancements that provide an appealing pedestrian environment to encourage
pedestrian activity and linkage between the project and surrounding uses, and enhances
the “sense of place” in Uptown Orange with development that is compatible with the
contemporary architectural aesthetics of the area.
4. For infill residential development, as specified in the City of Orange Infill Residential
Design Guidelines, the new structure(s) or addition are compatible with the scale,
massing, orientation, and articulation of the surrounding development and will preserve
or enhance existing neighborhood character (OMC 17.10.07.F.4).
This project is not an infill residential development subject to the City’s Infill Residential
Design Guidelines; therefore, this finding does not apply.

CONDITIONS
The Conditions of Approval included in Planning Commission Resolution No. 12-13 approved
on March 4, 2013 apply to the subject project. Staff is recommending that the Design Review
Committee recommend approval of the final landscape and lighting plans for Phase 1 of the
project consisting of the parking structures with the conditions of approval presented below. The
DRC may provide additional conditions or modifications to conditions to support the required
findings and ensure the preservation of community aesthetics.
1. The project shall conform in substance and be maintained in general conformance with
plans and exhibits dated May 15, 2013 including any modifications required by
conditions of approval, and as approved by the Planning Commission. Any future
expansion in area or in the nature and operation of the use approved by Major Site Plan
Review No. 0704-12, Mitigated Negative Declaration No. 1831-12, Variance No. 222212, and Design Review No. 4652-12 shall require an application for a new or amended
Site Plan Review.
2. The applicant agrees to indemnify, hold harmless, and defend the City, its officers, agents
and employees from any and all liability or claims that may be brought against the City
arising out of its approval of this permits, save and except that caused by the City’s active
negligence. The City shall promptly notify the applicant of any such claim, action, or
proceedings and shall cooperate fully in the defense.
3. The applicant shall comply with all federal, state, and local laws, including all City
regulations. Violation of any of those laws in connection with the use will be cause for
revocation of this permit.
4. Major Site Plan Review No. 0704-12, Mitigated Negative Declaration No. 1831-12,
Variance No. 2222-12, and Design Review No. 4652-12 shall become void if not vested
within two years from the date of approval. Time extensions may be granted for up to
one year, pursuant to OMC Section 17.08.060.
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5. Any modifications to the plans including, but not limited to, the landscaping and parking
as a result of other Department requirements such as Building Codes, water quality, Fire,
or Police shall be submitted for review and approval to the Community Development
Director or designee. Should the modifications be considered substantial, the
modifications shall be reviewed and approved by the Planning Commission.
6. Except as otherwise provided herein, this project is approved as a precise plan. After any
application has been approved, if changes are proposed regarding the location or
alteration of any use or structure, a changed plan may be submitted to the Community
Development Director for approval. If the Community Development Director determines
that the proposed change complies with the provisions and the spirit and intent of the
approval action, and that the action would have been the same for the changed plan as for
the approved plan, the Community Development Director may approve the changed plan
without requiring a new public hearing.
7. Any future expansion in area or in the nature and operation of the approved use by Major
Site Plan Review No. 0704-12, Mitigated Negative Declaration No. 1831-12, Variance
No. 2222-12, and Design Review No. 4652-12 shall require a new or amended Site Plan
application.
8. Building permits shall be obtained for all construction work, as required by the City of
Orange, Community Development Department’s Building Division. Failure to obtain the
required building permits may be cause for revocation of this entitlement.
9. The project approval includes certain fees and/or other exactions. Pursuant to
Government Code Section 66020, these conditions or requirements constitute written
notice of the fees and/or exactions. The applicant is hereby notified that the ninety (90)
day protest period commencing from the date of approval of the project has begun. If the
applicant fails to file a protest regarding these conditions or requirements, the applicant is
legally barred from later challenging such exactions per Government Code Section
66020.

ATTACHMENTS
1.
2.
3.
4.
5.
6.

Final parking structure Lighting Plan dated May 15, 2013
Final parking structure color scheme dated May 15, 2013
Final parking structure louver color palette dated May 15, 2013
Final parking structure Landscape Plan dated May 15, 2013
Design Review Committee Minutes, February 6, 2013
Planning Commission Resolution No. 12-13
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c: Nate Carlson
AMLI Residential
3195 Red Hill Avenue, Loft F

Costa Mesa, CA 92626
Mark Hickner
KTGY Group
17922 Fitch

Irvine, CA 92614
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