DESIGN REVIEW COMMITTEE
AGENDA ITEM
AGENDA DATE:

MAY 7, 2014

TO:

Chair Imboden and Members of the Design Review Committee

THRU:

Leslie Aranda Roseberry, Planning Manager

FROM:

Robert Garcia, Associate Planner

SUBJECT:

DRC No. 4734-14 –Eleven 10 West (Picerne Group)

SUMMARY
The applicant proposes to construct a 5-level, approximately 226,511 square-foot residential
building containing 260 units with a maximum building height of 63 feet, 6 inches. The project
building would be designed around three interior courtyards, one of which would contain a pool.

R E C O M M E N D E D A C T I O N —P R E L I M I N A R Y R E V I E W
Staff is requesting that the Design Review Committee (DRC) review the proposal and provide
comments to the applicant regarding the design of the proposal to support the required findings
and ensure the preservation of community aesthetics.

BACKGROUND INFORMATION
Applicant/Owner:

The Picerne Group

Property Location:

1110 W. Town and Country Road

General Plan Designation:

Urban Mixed Use (UMIX; 1.5-3.0 FAR; 30-60 du/acre)

Zoning Classification:

Urban Mixed Use (UMIX)

Existing Development:

Single Family Dwelling and Detached Garage

Property Size:

5.75 Acres

Associated Applications:

TTM No. 0032-14, MJSP No. 769-14, and ENV No. 1836-14

Previous DRC Project Review: Preliminary Review on April 2, 2014

PUBLIC NOTICE
No Public Notice was required for this project.

ENVIRONMENTAL REVIEW
The proposed project is subject to environmental review per the provisions of the California
Environmental Quality Act (CEQA). Mitigated Negative Declaration (ENV No. 1836-14) has
been prepared for this project and is provided for the DRC’s review and consideration. The role
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of the DRC is to provide a recommendation to the Planning Commission (PC) on this project and
the DRC’s comments may include any of the environmental impacts associated with the
proposal. Comments provided by the DRC will be included in the PC staff report.
The Notice of Intent (NOI) to adopt this environmental document was mailed to residents,
property owners, and tenants within 300’ of the subject property. Additionally it was advertised
in the Orange Register on April 18, 2014 and posted at the site on April 17, 2014. The public
review period began on April 18, 2014 and will end on May 8, 2014. Written comments must be
received in the offices of the City of Orange Planning Division by 5:30 pm on May 8, 2014.

PROJECT DESCRIPTION
The Project is the Phase II residential component of a 5.75-acre development at the southwest
corner of Town and Country Road and Lawson Way. The proposal is to build a new 5-story, 260
unit apartment complex with subterranean parking on an undeveloped building pad adjacent to
an existing 16-story office tower. The 16-story office building that was constructed as Phase I of
the development of the site in the late 1980’s. The remainder of the site, which is proposed for
Phase II of the development, consists of approximately 2.76 acres. There are two small existing
structures on the Phase II portion of the Site that would be demolished. The first is a 1,576square-foot one-story, wood frame building and the second is a masonry utility building that was
a former co-generation facility (1,148 square feet), which is no longer in use. The project would
consist of a mix of studio, 1-bedroom, and 2-bedroom units. The project building would be
designed around three interior courtyards, one of which would contain a pool. The project site is
located in an urbanized and fully developed portion of the City.

EXISTING SITE
The portion of the site that would accommodate the project is currently vacant and has been
excavated, which has resulted in an existing site elevation that is generally lower than the
adjacent street grade. The proposal would demolish a small one-story office building along the
northern site boundary, and a concrete block cogeneration building in the middle of the site.
These uses would be removed as part of the project. In addition, the site contains a 16-story
office building and 8-story parking structure, which would remain on-site.

EXISTING AREA CONTEXT
The uses immediately surrounding the project vary from a one-story shopping center to the west,
a 16-story office building and associated eight-story parking garage located on the eastern
portion of the project site, and approximately three and four-story multi-family residential units
to the south and northwest. The project site is located in the western portion of the City, and is
bounded by Town and Country Drive on the north, Lawson Way to the east, an undeveloped
parcel located in the City of Santa Ana to the south, and the Orange Town & Country shopping
center to the west.

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

Architectural Features.
a.
b.

2.

Landscape.
a.
b.
c.

3.

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

The 5-story, 63’-6” project would be within the range of heights of the surrounding buildings.
The project’s modern architectural style would be consistent with the style of the multi-family
residential units to the south and also the style of the City Place shopping center. As the project
area includes an eclectic mix of architectural styles, the project would complement the mix by
providing a contemporary development. The project would provide the 502 required parking
spaces in two subterranean levels (B1 and B2) and one at-grade level (L1). Access to the project
would be provided via one right-turn in/right-turn out only driveway located along Town and
Country Road. The project would be designed in a modern architectural style that would
incorporate the following architectural materials:
Exterior plaster with screed lines
Horizontal cementitious siding
Cement board panel siding
Painted metal sunshade awnings
Painted metal balcony railing
Aluminum storefront system
Cementitious wood grain siding
Burnished block patio wall
Vinyl windows
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The proposed landscaping exceeds the City’s landscape requirements for the site. On-site
landscaping ranges from the entry at Town & Country Road to the project around the property
lines, and around the three courtyards. The residential units are largely arranged around three
courtyards; one being the location of a swimming pool, 1,820 square feet for a club room, and
2,065 square feet for a fitness center. The plant palette for the courtyards includes a combination
of canopy and palm trees. The project would provide a total of 16,651 square feet of landscaping
and 7,225 square feet of amenity space.
Preliminary DRC Feedback
The Committee discussed and commented on the following items at the April 2, 2014, DRC
meeting.
The need for more attention to be given to the interface between the east elevation of the
project and adjacent office plaza space. The Committee suggested that the design
refinements could provide for a distinctive interesting urban space. Refinements may
include articulation, landscaping, and greenscreen.
The applicant has redesigned the easterly elevation to create layered articulation and
varying scale. A series of tall metal green screens with flowing vines have been added in
between low planter seat walls. Burnished block walls have been incorporated to add
texture and color to the backdrop of landscape planting. The however, is asking that the
final plaza redesign will be completed with a separate submittal.
The need to explore the interface between the project the commercial center to the west,
and particularly the property line landscape area. The Committee made suggestions about
plant material and the use of vertical elements to break up the linear appearance of the
vehicular access and possible articulation of the western elevation of the units.
To enhance the entry drive and fire lane area, Italian Cypresses have been added between
the California Fan Palms. Also added are a series of 20 foot high metal green screens with
flowing vines. The vertical elements will also assist to screen the existing commercial
center from the west facing apartment homes.
The need to revisit the proposed exterior building materials, with special attention given to
the making the elevations interesting, but not too busy looking. Consider articulation,
recess spaces, needs to be more composed.
The applicant has redesigned the project to simplify the different elevation themes to
create a more timeless design. Transitions between elevations are more pronounced and
deliberate. The amount of colors used has been reduced while keeping the interplay of
materials. The applicant has indicated that the variety of materials used creates
compositions, forms, and proportions that feel more refined and composed.
The treatment of stairwells, giving consideration to how they will look at night when lit in
relation to the overall elevations.
The applicant has modified the stairwell windows. The windows have reduced to allow for
more mass on the towers. The applicant has indicated that the inside and outside lighting
will be coordinated to compliment the building lighting plan.
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Accommodating sustainable landscaping in appropriately designed planting wells that
support the plant material, but also maintain a pedestrian oriented, safe condition. Use
materials that do well in both shade and sunlight areas.
The landscape architect has added an additional hydrozone of transitional plants that can
grow in both sun and shade conditions to the plant list.
Giving attention to mechanical equipment as seen from adjacent 16-story building.
The applicant will provide mechanical screens next to the condenser pads to screen the
view from the adjacent building. The mechanical equipment will comply with the Orange
Municipal Code screening requirements.
Lighting needs attention, provide a concept for architectural, landscaping, safety and
inhabitants. Lighting needs to account for all the different elements.
The applicant has indicated that the inside and outside lighting will be coordinated to
compliment the building lighting plan.
North/West corner tower needs attention. It could be designed differently. Horizontal
planes are busy.
The applicant has redesigned both tower elements on Town and Country to have simpler
and stronger forms that grounds itself to the first level. The applicant has indicated that the
horizontal siding with expressed corner balconies holds the corner while still creating a
residential feel.

ADVISORY BOARD RECOMMENDATION
The Staff Review Committee reviewed the proposal on February 26, 2014, and provided
comments to the applicant prior to making a recommendation on the proposal. On April 9, 2014,
the SRC reviewed the revised plans and documents and recommended approval with 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.
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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 built environment is characterized by a variety of architectural styles, ages of
buildings, types of development, and sizes. The project would be designed in a modern
architectural style that would incorporate architectural features that complement the
surrounding styles, while creating a balance design internally.
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).
As the project area includes an eclectic mix of architectural styles, the project would
complement the mix by providing a contemporary development. The scale and massing
of the proposal along with the architectural features allows for the project to blend in
with the existing development.

CONDITIONS
Staff is recommending that the DRC recommend approval of the project design to the PC 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 date labeled May 7, 2014 including any modifications required by
conditions of approval, and as recommended for approval by the Design Review
Committee. Any future expansion in area or in the nature and operation of the use
approved by Tentative Tract Map No. 0032-14, Major Site Plan Review No. 0769-14,
Mitigated Negative Declaration No. 1836-14, and Design Review No. 4734-14 shall
require an application for a new or amended Site Plan Review.

2.

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
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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
3.

Subsequent modifications to the approved architecture and color scheme 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 Design Review Committee.

4.

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 appropriate determining body.

5.

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.

6.

Any graffiti shall be removed within 72 hours from the time the City of Orange Notice of
Violation is received by the applicant/property owner.

7.

The applicant shall verify street tree requirements with the Public Works Department and
shall note so on the landscape plan.

8.

All landscaping located within public areas shall include the installation of root barriers
acceptable to the Public Works Department on the sidewalk side of the tree, or where
conditions warrant, the installation of a Deep Root box as directed by the Public Works
Director.

9.

The final landscape plan shall include a note that a fully automated irrigation system will
be provided.

10. Prior to issuance of building permits, the final plaza redesign shall be submitted for review
and approval by the Design Review Committee.
11. Prior to building permit issuance, the applicant shall submit a color palette and sample
materials to demonstrate that all proposed colors and materials match the DRC approvals
and if applicable, existing colors and materials on the subject building.
12. Prior to building permit issuance, the applicant shall demonstrate to the satisfaction of the
Community Development Director that new mechanical equipment screening shall be
installed that architecturally matches the building.
13. Prior to building permit issuance, City required irrigation and landscape inspection notes
shall be placed on the final landscape plan, to the satisfaction of the Community Services
Director.
14. Prior to building permit issuance, construction plans shall show that all structures shall
comply with the requirements of Municipal Code (Chapter 15.52 Building Security

Design Review Committee Staff Report
May 7, 2014
Page 8 of 9

Standards), which relates to the use of specific hardware, doors, windows, lighting, etc
(Ord. No. 7-79). Architect drawings shall include sections of the Ordinance that apply
under “Security Notes.” An “Approved Products List 1/08” of hardware, windows, etc is
available upon request.
15. Security and design measures that employ Defensible Space concepts shall be utilized in
development and construction plans. These measures incorporate the concepts of Crime
Prevention through Environmental Design (CPTED), which involves consideration such
as placement and orientation of structures, access, and visibility of common areas,
placement of doors, windows, addressing, and landscaping.
16. Glare from any new lighting on the premise shall be installed in such a way to direct,
control, and screen the lighting to prevent off site light spillage onto adjoining properties
and shall not be a nuisance to any point beyond the exterior boundaries of the property or
cause illumination in residential districts in excess of 0.5 foot-candles. Prior to issuance of
a Certificate of Occupancy, the applicant shall contact the Orange Police Crime
Prevention Bureau and set an appointment on-site to test all lighting to ensure it meets
OMC standards.
17. Prior to building permit issuance the final landscape plan shall be reviewed and approved
by the Public Works Director when landscaping is proposed within the public right-ofway and/or the project is constructing Storm Water Quality Best Management Practices in
landscaped areas.
18. Prior to building permit issuance, the final landscape plan shall be reviewed and approved
by the Orange Fire Department if landscaping is proposed in areas subject to Fire
Department jurisdiction, which may include, but is not limited to, fuel modification areas.
19. Prior to building permit issuance, final landscaping plans for the project shall be designed
to comply with the City’s Water Efficient Landscape Guidelines as described in Section
IX et al of the City of Orange Landscape Standards and Specifications.
20. Prior to the issuance of building permits the applicant shall enter into landscape
maintenance agreement with the City for streetscape landscaping including parkway
plantings (between curb and sidewalk) and street trees. The content of this agreement shall
be developed in consultation with the Public Works Department and Community Services
Department.
21. Prior to issuance of Certificate of Occupancy, the applicant shall schedule a light reading
inspection with the Crime Prevention Bureau. The lighting shall be tested and confirmed
to determine if the lighting meets or exceeds the exterior boundary standards. The
applicant shall use shielding so as to ensure that the light standards meet the requirements
of OMC Section 17.12.030 for the areas beyond the property’s exterior boundaries; light
spillage or pollution to surrounding residential areas shall not exceed a maintained
minimum of 0.5 foot-candle.
22. Prior to issuance of a Certificate of Occupancy, all parking lot and landscaping
improvements shall be completed according to the approved plans and to the satisfaction
of the Community Development Director.
23. 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
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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.
24. 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.
25. 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.
26. In conjunction with construction, all activity will be limited to the hours between 7:00
a.m. and 8:00 p.m. Monday through Saturday. No construction activity will be permitted
on Sundays and Federal holidays.
27. These conditions shall be reprinted on the second page of the construction documents
when submitted to the Building Division for the plan check process
28. Tentative Tract Map No. 0032-14, Major Site Plan Review No. 0769-14, Mitigated
Negative Declaration No. 1836-14, and Design Review No. 4734-14 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.

ATTACHMENTS
1.
2.
3.
4.
cc:

Vicinity Map
Design Review Committee Minutes from April 2, 2014 meeting
Proposed Plans
CD containing MND 1836-14
David Potter
The Picerne Group, Inc.
30950 Rancho Viejo Road, Suite 200
San Juan Capistrano, CA 92675

