DESIGN REVIEW COMMITTEE
AGENDA ITEM
AGENDA DATE: JUNE 18, 2014
TO:

Chair Imboden and Members of the Design Review Committee

THRU:

Leslie Aranda Roseberry, Planning Manager

FROM:

Anne Fox, Contract Staff Planner

SUBJECT:

DRC No. 4720-13 - The Olson Company Townhomes on Washington Avenue

THIS

AGENDA ITEM WAS RESCHEDULED FROM THE

J U N E 4, 2014

MEETING

SUMMARY
The applicant proposes to construct 58 new townhomes, utilizing a Spanish (Monterey and
Colonial) architectural style for each of the three to six unit buildings, on a vacant 4.02 net-acre
triangular-shaped parcel located on the south side of Washington Avenue, opposite its
intersection with Hamlin Street. The proposal also includes a comprehensive landscape plan,
private on-site recreational amenities and a private street system. In order to construct the
proposed development, the project application also includes a request to change the zoning on
the project site to remove the single-story overlay, the subdivision of the site for condominium
purposes, variance from certain setbacks, an overall site layout and an analysis of the potential
environmental effects.

RECOMMENDED
COMMISSION

ACTION

–

RECOMMENDATION

TO

PLANNING

Staff is requesting that the Design Review Committee (DRC) recommend approval of the project
and its environmental determination to the Planning Commission.

BACKGROUND INFORMATION
Applicant:

The Olson Company

Owner:

Olson Urban – Orange 3, LLC.

Property Location:

Triangular Shaped Parcel on South Side of Washington Avenue,
Opposite its Intersection with Hamlin Street

General Plan Designation:

Low Medium Density Residential 6-15 du/ac (LMDR)

Zoning Classification:

R-3(A) Multiple-Family Residential Single Story Overlay

Existing Development:

Vacant, Undeveloped Parcels

Property Size:

4.02 net-acres (175,111 SF)
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Associated Applications:

ZC NO. 1272-13, TTM NO. 0031-13 (TTM 17645), VAR NO.
2233-13, MJSP NO. 0760-13 & ENV NO. 1835-13

Previous DRC Project Review:

Preliminary Review on February 5, 2014

PUBLIC NOTICE
Public notification of the DRC meeting was provided for this application because the project’s
environmental determination, which proposes the adoption of a Mitigated Negative Declaration
(MND), requires that certain notifications (as described below) be provided to the public
including a schedule of any public meetings for the project, if they are known.

ENVIRONMENTAL REVIEW
The proposed project is subject to environmental review per the provisions of the California
Environmental Quality Act (CEQA). An Initial Study was prepared for this project and is
provided for the DRC’s review and consideration as part of the MND (ENV No. 1835-13) that is
provided on CD as Attachment 6 with Excerpted Sections: Aesthetics & Land Use provided in
hard copy from as Attachment 7. The entirety of the project and its various discretionary
applications are subject to a final action by the City Council. Therefore, the role of the DRC in
this case is to provide a recommendation to the Planning Commission on both the project plans
and the environmental determination. Comments, conditions and recommendations from the
DRC will be included in the Planning Commission Staff Report.
On May 13, 2014, a Notice of Intent (NOI) to adopt the MND (ENV No. 1835-13) was mailed to
367 property owners/tenants within a 300-foot radius of the project site, and persons specifically
requesting such notice. On May 14, 2014, the NOI was also published in the Orange City News
newspaper, and the site was posted in three locations. The NOI included an announcement of the
public review period concerning the environmental determination for the project, which began
on May 14, 2014 and ended June 3, 2014. The NOI also included a tentative schedule for dates
and times of public meetings on the project, which originally announced that the project and the
environmental determination would be considered by the DRC at the June 4, 2014 meeting.
Since it was already advertised, the DRC’s Agenda for that meeting indicated that this Agenda
Item had been rescheduled to June 18, 2014. No additional notification was required. Written
comments related to the MND were due to be received in the offices of the City of Orange
Planning Division by 5:30 pm on June 3, 2014. Staff has included correspondence received
within this time frame as Attachment 8. Staff continues to receive correspondence since the
close of the public review period on the MND, and has included this information as Attachment
9. Staff is currently preparing responses to those comments received. Those responses will be
forwarded to the Planning Commission at the time the project is scheduled for a public hearing.

PROJECT DESCRIPTION
Submitted plans provided as Attachment 4 propose construction of 58 two-story (27 foot, nineinch high) townhomes on an undeveloped, relatively flat, 4.02 net-acre site, resulting in a density
range of 14.4 dwelling units per net acre. The project site has a City of Orange General Plan
Land Use Element designation of Low Medium Residential 6-15 du/ac (LMDR) and is zoned R3 (A) (Multiple-Family Residential Single Story Overlay District); and therefore requires
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approval of a Zone Change (No. 1272-13) to remove the maximum building height of 20 feet
and the single-story limitation.
The townhomes would be grouped into 11 buildings and distributed throughout the site in a gridlike pattern, ranging from three to six townhomes per building arranged side by side. The units
would be designed in the Spanish architectural style (with Spanish Monterey and Spanish
Colonial vernaculars) and would include design elements (e.g., roof style and material, window
fenestration and details, wall material) respective of this architectural style. To distinguish
between the vernaculars, the Spanish Monterey details would include covered balconies with
wood posts, support beams, and elongated decorative support beams. Pop outs, insets and gabled
roof ends would be added to offset the building’s massing. Wood kickers would frame the entry
doors and some of the windows would have shutters. Ceramic tiles would be used to accent the
address numbers adjacent to the front doors. For the Spanish Colonial details, wrought iron
would be used as a more prominent feature on the buildings. Wrought iron would be used as
kickers around the windows, support beams around entry doors, and as pot shelves on second
floor windows. The entry doors would be framed with stucco and the windows would be
recessed. Ceramic tiles would be used to accent the address numbers adjacent to the front doors.
Attachment 5 outlines the Conceptual Color Palette and materials proposed including an exhibit
detailing which scheme is used on a specific building. The actual color chips will be presented at
the DRC meeting.
Two floor plan types, one with three bedrooms and the other with four bedrooms are proposed
within 1,565 square feet and 1,825 square feet of living space, respectively. All units will be
provided with two garage parking spaces, and an additional total of 36 guest parking stalls will
be provided on-site, in conformance with the Orange Municipal Code (OMC) requirements for
“3+ bedrooms” per unit in a multiple-family residential project. Entry doors for individual units
would address the internal pedestrian system within the project, with exception to those units
fronting Washington Avenue, where entry doors and sidewalk connections will address the
public street.
The landscape plan provides for the planting of new trees, shrubs, and groundcover along the
project boundaries, between the buildings, along the private streets and walkways, and in
common areas. Approximately 16,180 square feet (0.37 acre) of the project site will be
developed with useable open space with the majority of it devoted to four common areas to serve
the on-site residents’ recreational needs. These areas include a “bark” park with seating, bag
disposal, and a drinking fountain; an open space area consisting of trees and turf; a central open
space with barbecues, a shade structure, and turf; and a tot lot with a play structure, wood fiber
play surface, and seating. Metal benches and trash receptacles would be included in all four
common areas. Additionally, decorative pots would be placed at both ends of one of the
courtyards, while the northern entry of the other courtyard would be highlighted with metal
arbors. All open space areas would include trees for shading, be accessible to the project’s
residents via internal walkways, and be maintained by a Homeowners’ Association. Each
individual unit will also be provided private open space areas on balconies and in private
courtyard space directly accessible from each unit surrounded by three-foot high masonry walls
with wrought-iron gates. The community will be bound by a combination of six-foot high stucco
covered masonry walls and decorative wrought-iron fences/gates.
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Vehicular access to the project site would be provided via an unsignalized, stop-controlled entry
driveway off of Washington Avenue. The project proposes a gated community connecting the
main entry driveway to a network of internal private streets, which would then provide vehicular
access to the garages of individual residences and guest parking areas. These areas will also be
maintained by the Homeowners’ Association. The existing public sidewalk along the
Washington Avenue project frontage would remain in its current configuration (curb-adjacent)
upon project completion and continue to serve the project site and surrounding community
residents. The “parkway” portion of the right-of-way would begin at back of sidewalk and be
combined with front yard setback landscaping to provide ample room for trees and supporting
landscape material. The public sidewalk connects to the site’s internal walkways at two
pedestrian-gated locations along the Washington Avenue project frontage (at the project entry
and at the northeastern end of the site near the proposed tot lot) and, as described previously,
would also provide direct access to the walkways that would lead to the front entries of the
townhomes located along Washington Avenue.

EXISTING SITE
The existing site is comprised of two vacant, undeveloped parcels of land located on the south
side of Washington Avenue, opposite its intersection with Hamlin Street. Additionally, a small
(0.4-acre) strip of City-owned alley right-of-way just east of the current terminus of Washington
Avenue will be purchased and incorporated into the project site. There is no history of any
structures existing previously on the site. The site is triangular in shape and is relatively flat and
is covered with dried, non-native grasses. There are a total of seven ornamental mature trees
along the site perimeter comprised of Peruvian Pepper (Schinus molle), Weeping Chinese
Banyan (Ficus benjamina) and Chinese Elm (Ulmus parvifolia). The entire site is currently
enclosed with chain link fencing.

EXISTING AREA CONTEXT
The project site is in an urbanized area of the City that is characterized by narrow residential
streets, one- and two-story residential buildings, residential walls, fences and landscaping.
Surrounding land uses consist of single- and multiple-family residences to the north, across
Washington Avenue (includes single-story residences along Washington Avenue, two-story
apartments along Washington Avenue and Hamlin Street, and two-story condominiums of the
Orange Lakes community north of the Washington Avenue cul-de-sac) and to the south across
the El Modena-Irvine Channel (two-story condominiums and townhomes of the Villa La Paloma
community), and single-family residences (single-story residences) to the south, east, and west.

EVALUATION CRITERIA
OMC Section 17.10.070 establishes the general criteria the DRC 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:
1.

Architectural Features.
a.

The architectural features shall reflect a similar design style or period.
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b.
2.

Landscape.
a.
b.
c.

3.

Creative building elements and identifying features should be used to create a
high quality project with visual interest and an architectural style.
The type, size, and location of landscape materials shall support the project’s
overall design concept.
Landscaping shall not obstruct visibility of required addressing, nor shall it
obstruct the vision of motorists or pedestrians in proximity to the site.
Landscape areas shall be provided in and around parking lots to break up the
appearance of large expanses of hardscape.

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 TH E

ISSUES

Issue 1: Integrated Design Theme
The OMC criteria for evaluating a DRC application places emphasis on a project having an
internally consistent and integrated design theme in each of the elements related to its
Architectural Features, Landscape, Signage and Secondary Functional and Accessory Features.
As reviewed previously at the DRC meeting of February 5, 2014, the project proposes an overall
Spanish architectural style, but uses two different vernaculars, Spanish Monterrey and Spanish
Colonial, on each of the eleven buildings. Staff believes that the details and components used on
the building exteriors to distinguish between the two vernaculars provide the desirable visual
interest to the project. There is no singular architectural style in the vicinity of or surrounding
the project site. Additionally, the exterior finish of the trash enclosures and walls/fences within
the project has also been designed to complement the building exterior colors and materials and
provide the necessary screening of these functions and mechanical systems (a/c units).
Spanish architectural influences on the project buildings, walls and paving are complimented
with the proposed conceptual landscape plan. The plant palette proposes several tree varieties to
address design solutions appropriate to the different areas and purposes of those areas within the
project site. Street trees along Washington Avenue include the use of Date Palms and Magnolias
at the project entrance, with White Crape Myrtle, California Sycamore and Golden Rain Trees
along the sidewalk. The Date Palms are repeated within the project primarily to denote the
locations of the four common open space areas. Within the project and at its perimeter, species
include another type of Magnolia, Australian Willow, Paperbark, Italian Cypress and Peppermint
Trees. These species together with a complimenting palette of shrubs, groundcovers and vines
are used at the project perimeter adjacent to existing residential to provide privacy between
residential yard areas, and also adjacent to the project’s internal private street and walkway
system. There is no issue related to the project’s design theme as the project has been designed
to be internally consistent.
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Issue 2: Two-Story vs. One-Story Development
The zoning on the property currently limits multiple-residential development to one story. The
purpose and intent of the Single Story (A) Overlay District is to maintain the character of
existing single-story residential neighborhoods by limiting building height to one story or 20
feet, whichever is less. The project includes a Zone Change to remove the Single Story (A)
Overlay District portion of the R-3(A) (Multiple-Family Residential Single Story Overlay)
zoning designation of the project site. Although the Zone Change portion of the application
itself is the ultimately the purview of the City Council, the intent and purpose of the zoning was
meant to preserve a design characteristic (single-story development) that could be interpreted to
regulate building mass and the related design issues of separation and articulation. Changing the
zoning by removing the Overlay would allow two-story buildings up to 32 feet in height.
Development under the current zoning could theoretically result in flat roofed, 20 foot singlestory structure. The project design instead proposes two-story with 4:12 pitched-roofed
residential structures at approximately 28 feet high. Immediately adjacent, residential primary
structures on lots to the west are single-story and approximately 16-18 feet high. However,
much of the surrounding properties to the north, south and east are developed with two-story
residential structures of various heights, some of which are 30-32 feet high. In order to better
assess the visual impacts and the related context of the proposed development that the DRC
generally considers in its review, an analysis was included within the MND (ENV No. 1835-13,
pages 41-54 provided in hard copy print in Attachment 7), which includes visual simulations to
provide a representation of the visual change that can be anticipated with development of the
proposed project in context with existing development. Staff believes that the issue related to
one-story versus two-story development has been resolved through the project design in the
following ways:
The OMC requires a minimum 5-foot side-yard setback, except when the building
entrance faces the side in which case a minimum of ten feet is required. The project
setbacks along the western project boundary are between 13 to 25 feet from this shared
property line where it is adjacent to the single-story residential structures that will
continue to retain the Single Story (A) Overlay District restrictions. However, the
proposed two-story townhomes of the project would be setback further from the adjacent
single-story residential structures than is required by the City’s Municipal Code. The
increased building setbacks along this project boundary addresses the issue related to
providing greater separation to help transition to the single-story character of the most
adjacent properties on the west.
The project plans show a scaled framework of architectural and landscape architectural
elements and design that would enhance the character of the project site and the
neighborhood generally. As discussed in Issue #1 above, surrounding residential
development does not have a predominant architectural style. Submitted plans show that
proportional development features would be provided addressing site design (e.g.,
building orientation, setbacks, walls and fences), architecture (e.g., mass, scale and form,
style, material and color), landscaping (e.g., trees, shrubs, and ground cover), and
streetscape elements (e.g., lighting, paving materials). Further, building massing,
elevations, and rooflines would be modulated to promote visual interest and articulation
of the proposed townhomes. As shown in the submitted elevations, the buildings would
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include covered balconies, pop outs, insets and gabled roof ends to offset the building’s
massing.
Issue#3: Variance for Certain Setbacks
Approval of the project Site Plan requires relief from required minimum yard setbacks (OMC
Table 17.14.070) and from allowable structures and features permitted within a yard setback
(OMC Section 17.12.040.D). The following describes where the deficiencies within the Site
Plan will occur, requiring Variance approval:
Portions of Building 10 (Unit #s 52, 53 and 54) will encroach three feet into the 15-foot
minimum required front yard setback.
The covered porch feature of Buildings 1 (Unit #1) and 9 (Unit #48) will encroach an
additional two feet beyond the allowable one-third (five feet) projection into the required
front yard setback.
A portion of Building 11 (Unit # 58) will encroach four feet into the ten-foot minimum
required rear yard setback.
Two trash enclosures will encroach five feet into the 15-foot minimum required front
yard setback.
According to the OMC Section 17.12.040.A, setback lines are established generally to provide
reasonable access for emergency personnel and their equipment, traffic safety, to provide
pedestrian safety and travel-ways, to allow for proper site drainage, and to provide light and air
that allows for open space and landscaping. Although the project seeks relief from the
requirements, the instances are limited to a few nominal impact locations on the Site Plan; where
for example, in the case of the deficiency in rear yard setback (Building 11, Unit 58) on the site’s
easterly boundary, the building is adjacent to the existing flood control channel, which already
provides separation from adjacent uses and structures. The Variance requests for the project are
largely due to the triangular shape of the property which results in the varying depth (the western
significantly deeper than the eastern portion of the site) to be able to lay out the buildings
utilizing a street-facing, grid-like system similar to the most adjacent developed properties along
Washington Avenue, in an effort to keep the project in context with the neighborhood. Further,
granting of these Variances in this instance will not result in conflicts with any of the “purposes”
as stated for the creation of setback lines. There are no issues concerning a recommendation to
approve the requested deviations.
Issue #4: Response to Preliminary DRC Feedback
On February 5, 2014, the project was presented to the DRC for preliminary review. Copies of
the Agenda Report and Minutes are provided as Attachment 2. At that meeting, the DRC
provided collective feedback to the applicant regarding project Architecture, Landscape and
overall Site Design. Generally, the DRC expressed that they were pleased overall with the
project plans as they were presented at that time. Attachment 3 has been provided detailing the
applicant’s response to a specific DRC comment that was made within each of the areas of
discussion. Staff’s review of these responses and the modifications that were made to the
submitted plans appear to have addressed these initial comments of the DRC. However, should
the DRC determine that an item responded to is unclear or inadequate; it is recommended that
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further discussion of the item occur to attain a satisfactory resolution to any remaining design
issues.

ADVISORY BOARD RECOMMENDATION
The Staff Review Committee completed its review of the submitted plans and environmental
documentation on May 8, 2014, and has recommended approval of the applications requested
subject to standard conditions.

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 recommend approval to the
PC 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.G.1).
The project is not located in the Old Towne Historic District; therefore, this Finding
does not apply to the application at hand.
2. In any National Register Historic District, the proposed work complies with the
Secretary of the Interior’s standards and guidelines (OMC 17.10.070.G.2).
The project is not located in the National Register Historic District; therefore, this
Finding does not apply to the application at hand.
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 17.10.070.G.3).
The existing community is characterized by a variety of architectural styles, ages of
buildings, various types of residential development, and sizes. The project would be
designed in a modern interpretation of two vernaculars of the Spanish architectural
style that would incorporate specific architectural features, details and materials that
complement the community aesthetics while creating an internally balanced design.
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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 17.10.070.G.4).
The project is not subject to the City of Orange Infill Residential Design Guidelines;
therefore, this Finding does not apply to the application at hand.

CONDITIONS
Staff is recommending that the DRC recommend approval of the project design and the
environmental determination to the Planning Commission subject to standard conditions of
approval, with the addition of project specific Mitigation Measures as outlined in the MND
(ENV No. 1835-13). The DRC may provide additional conditions as deemed appropriate to
support the required findings and ensure the preservation of community aesthetics.

ATTACHMENTS
1.
2.
3.
4.
5.
6.
7.
8.
9.

cc:

Vicinity Map
Design Review Committee Minutes & Agenda Item Report from February 5, 2014 meeting
Applicant Summary & Response to DRC Comments from February 5, 2014 meeting
Proposed Plans (Label Dated June 18, 2014)
Conceptual Color Palette (Label Dated June 18, 2014)
CD – Mitigated Negative Declaration (ENV No. 1835-13) with Appendices, May 8, 2014
Excerpted Sections: Aesthetics & Land Use from MND (ENV No. 1835-13), May 8, 2014
Correspondence Received Between May 14, 2014 and June 3, 2014 (Public Review Period)
Correspondence Received June 4, 2014 thru June 11, 2014 (Post-Public Review Period)

Doris Nguyen
The Olson Company
3010 Old Ranch Parkway, Suite 100
Seal Beach, CA 90740

