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NEGATIVE DECLARATION NO.  

 

Project Title:  Reference Application Numbers: 

Uptown Orange Apartments Major Site Plan Review No. 0704-12, 

Mitigated Negative Declaration No. 1831-12, 

Design Review No. 4652-12,  

Variance No. 1222-12 

Lead Agency: Contact Person and Telephone No.: 

City of Orange Anna Pehoushek, AICP (714) 744-7228 

300 E. Chapman Ave., Orange CA 92886 

 

Project Proponent and Address:  Contact Person and Telephone No.: 

AMLI Residential      Nate Carlson (949) 413-5716 

3195 Red Hill Ave., Loft F 

Costa Mesa, CA 92626 

 

Project Location:  

The site is located at 3537 The City Way, in Orange, California (Assessorôs Parcel No. 231-061-37).  The 

project site is located in the western portion of the city and is bounded by The City Way to the south, 

Manchester Avenue to the west, The City Drive to the east, and the Double Tree Hotel property to the north. 

The site is located within 0.5 miles of Interstate 5, the 22 Freeway and the 57 Freeway that provide regional 

access to the site. Refer to Figure 1, Regional Setting. 

 

Existing General Plan Designation:  Existing Zoning Classification: 

Urban Mixed Use (30-60 DU/AC; 1.5-3.0 FAR) (UMIX)  Urban Mixed Use (UMU) 
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SECTION 1.0 EXISTING SETTING  

Section 1.1  Regional Setting 

The City of Orange is located in north-central Orange County, approximately 12 miles northeast of the Pacific 

Ocean. Located near six major freeways that connect the City to other locations in Orange, Los Angeles and 

Riverside counties, Orange is adjacent to the Cities of Anaheim, Garden Grove, Santa Ana, Tustin, and portions 

of unincorporated Orange County (see Figure 1). Interstate and regional access to the City is provided 

predominantly by Interstate 5 (I-5/Santa Ana Freeway). In addition, connections to the City from northern 

Orange County, and San Diego, Los Angeles, Riverside, and San Bernardino counties are provided by State 

Route 57 (SR-57/Orange Freeway), State Route 55 (SR-55/Costa Mesa Freeway) and State Route 22 (SR- 

22/Garden Grove Freeway).  

Section 1.2  Existing Site Conditions 

As shown in Figure 2, the 5.57-acre site is developed with a surface parking lot with landscaped median 

islands.  This parking lot is being utilized by the Doubletree Hotel for employee and overflow guest parking.  

Per existing agreements, the hotel has rights to the use of 494 of the existing 587 surface parking lot spaces; and 

this number of spaces must be available for their use until the designated hotel parking structure is constructed.      

The site slopes gently with approximately 4 feet of elevation change from the northeast corner to the southwest 

corner of the site at the perimeter streets, but the easterly 1/3 of the site is depressed approximately 6 to 8 feet 

below The City Drive and the westerly portion of the parking lot.  City Drive and Manchester Avenue are fully 

improved to their ultimate widths and have curb adjacent sidewalks with landscaping behind the walks.  The 

north side of the property consists of the shared access with the hotel property including the main hotel entrance 

and a secondary service entrance.  Access to the site is currently taken from the main hotel entrance at the 

intersection of Manchester Avenue and City Boulevard West, from the intersection of The City Drive and 

Medical Circle Drive, and a driveway in the middle of Manchester Avenue. 

Section 1.3  Surrounding Land Uses 

The area surrounding the project site is primarily comprised of commercial uses. As shown in Figure 2, the site 

is immediately surrounded by the following land uses: 

Õ North:  The Doubletree Hotel, which is approximately 18 stories tall with 457 rooms and has one 

outdoor tennis courts, one outdoor pool, a half basketball court, a volleyball court, and a surface 

parking lot. 

Õ East: UC Irvine Medical Center is a 422-bed medical facility that includes the UC Irvine Douglas 

Hospital, regional burn center, Level I Trauma Center, neuropsychiatric center, Level III neonatal care 

unit and a National Cancer Institute (NCI)-designated comprehensive cancer center. There are 

numerous supporting medical office buildings, a helipad, and parking facilities also on site. 

Õ South: The Outlets at Orange (formerly known as The Block at Orange) is an open-air shopping mall 

with numerous retail stores, restaurants, a bowling alley, and a movie theater surrounded by large fields 

of surface parking. 

Õ West: An approximately 22 story tall office building with accompanying parking structure and some 

surface parking. 

 



 

Page 5 

 

*This Page Intentionally Left Blank*



 

Page 6 

 

 
 

Figure 1: Regional Setting 
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Figure 2: Site Vicinit y Map 
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SECTION 2.0 PROJECT DESCRIPTION 

AMLI Residential is proposing to develop the site with 334 multi-family apartment units in two slab on-grade 

buildings that wrap two proposed parking structures.  The apartment buildings will be four (4) stories, 

approximately 50 feet in height. The parking structures will be approximately 55 feet in height (excluding the 

elevator and stairwell towers).The architectural style is envisioned to be contemporary. 

Apartment types will include studio/efficiency, one bedroom, two bedroom, and three bedroom units.  The 

proposed project will provide a leasing center, indoor recreation amenity spaces, two landscaped courtyards and 

pool/recreation areas, pedestrian oriented public spaces, a main entrance feature, and complete landscaping. 

Tables 1 through 4 summarize the proposed improvements. 

Table 1: Plan Summary 

Floor Plan No. of 

Beds 

Gross 

Area 

No. of 

Units 

% Total Gross 

S.F. 

Avg. Gross 

S.F. 

E1 1 570 16 4.8% 9,120  

A2 1 625 20 6.0% 12,500 

A3 1 711 39 11.7% 27,729 

A4 1 801 105 31.4% 84, 105 

C3a 2 978 20 6.0% 19,560 

C4 2 1,023 37 11.1% 37,851 

C3b 2 1,014 27 8.1% 27,378 

C5a 2 1,132 50 15.0% 56,600 

C5b 2 1,198 4 1.2% 4,792 

C6 2 1,233 4 1.2% 4,932 

D3 3 1,385 12 3.6% 16,620 

Subtotal 334 100% 301,187 902 

Leasing - 2,901 - - 2,901  

Fitness/Mail/Lounge Area - 1,771 - - 1,771 

Total - - 305,859 - 

 

Apartment Type No. Mix    

Studio total 16 4.8%   

1 bedroom total 164 49.1%   

2 bedroom total 142 42.5%   

3 bedroom total 12 3.6%   

Total 334 100%   
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Table 2: Parking Summary 

Parking required for apartment building  

     

Type Office S.F. No. Units Spaces/Unit Total Spaces 

Studio - 16 1.2 19 

1 bed - 164 1.7 279 

2 bed - 142 2 284 

3 bed - 12 2.4 29 

Guest - 334 0.2 67 

Office 2,901 - 0.004 12 

Total   2.07 Avg. 690 

     

Parking requested through parking variance 

     

Type Office S.F. No. Units Spaces/Unit Total Spaces 

Studio - 16 1.1 18 

1 bed - 164 1.25 205 

2 bed - 142 2.0 284 

3 bed - 12 2.3 28 

Guest - 334 0.2 67 

Office 2,901 - 0.00275 8 

Total   1.70 Avg. 610 (15 accessible) 

     

Parking required for existing hotel garage (7 levels) 494 (10 accessible)  

 

 

Table 3: Open Space Summary 

Open Space Required nrsf O.S. Required Percent of nrsf 

 301,187 45,178 15% 

    

Private Open Space Provided  O.S. Provided Percent of nrsf 

Total balcony area  32,276  

25% max of required open space from 

private open space 

 11,295  

Common Open Space Provided  37,600  

Total  48,895 16% 
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Table 4: Area Summary 

Building Area Residential Hotel  

Level Area Deck Area Garage Area Garage Area Total 

Level B0/B1 - basement 

(excluded from FAR) 

  32,924 24,440 57,364 

Level 1 95,308 7,725 32,924 24,440 160,397 

Level 2 93,921 7,961 32,924 24,440 159,246 

Level 3 93,921 8,295 32,924 24,440 159,580 

Level 4 93,921 8,295 32,924 24,440 159,580 

Level 5   32,924 24,440 57,364 

Level 6 ï roof (excluded 

from FAR) 

  32,924 24,440 57,364 

Total 377,071 32,276 230,468 171,080 810,895 

Total for FAR calculation     377,671 

FAR     1.55 

 

On-site improvements within the project boundary will include: 

¶ Street improvements including streets, curb and gutter, signing and striping, fire lanes and sidewalks 

¶ Storm drain and area drain improvements; 

¶ Water quality measures including infiltration and biofiltration systems; 

¶ Sanitary Sewer systems including the sewer lateral connections from the building to the public system; 

¶ Domestic Water systems including on-site piping from the public connections to the buildings, and new 

12-inch line from the existing on-site 12-inch line to the existing 10-inch line in The City Drive; 

¶ Fire Line and Fire Sprinkler Systems; and 

¶ Private dry utility systems including electric, gas, phone and cable television. 

Off-site improvements within the adjacent Hotel Property will include: 

¶ Street improvements including streets, curb and gutter, signing and striping, fire lanes and sidewalks; 

¶ Storm drain mainline relocation / connection to the existing system in Manchester Avenue;  

¶ Domestic Water Systems including water meter service connections; and 

¶ Relocations / reconfigurations of the existing electric and phone facilities. 

Off-site improvements within the Public Right of Way will include: 

¶ Street improvements including street, curb and gutter, signing and striping, medians and sidewalks; 

¶ Storm drain improvements including a relocated mainline connection from the Hotel entry street catch 

basin to Manchester Avenue mainline storm drain, and lateral connections from the existing public 

storm drain in Manchester Avenue to the site; 

¶ Domestic Water system including new piping and valves for the 12-inch connection to the existing 10-

inch line in The City Drive, fire hydrants and lateral connections, water meters and service connections, 

and fire line connections to the domestic water lines in the public streets; 

¶ Sanitary sewer lateral connections to the existing mainline in Manchester Avenue and The City Way; 

¶ Relocated SCE electric and AT&T phone lines and facilities from the existing on-site location to a joint 

trench alignment in Manchester Avenue and The City Way; and 

¶ Dry utility service connections including electric, gas, phone and cable television. 
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Section 2.1  Site Plan 

As shown in Figure 3, the four-story residential buildings will be oriented around two large internal courtyards 

which will be served by one of the above ground parking structures. The two parking structures are located in 

the northeast corner of the site with frontages on The City Drive and the Doubletree Hotel secondary entrance 

street. The one parking structure closest to the hotel will be for hotel use only, and the one closer to the  middle 

of the site will be for residential use including residents, guests and employees. The apartment buildings are 

linked by the upper level units that bridge the main entrance connection to the parking structure. The main 

entrance and leasing corridor for the project form an entry landscaped area along the frontage of Manchester 

Avenue, but units will front the perimeter conditions along Manchester Avenue, The City Way, The City Drive, 

and the Doubletree Hotel primary entrance street.  

The project complies with chapter 17.19.16, Landscaping, of the Municipal Code.  All setbacks and other 

common areas not occupied by buildings are landscaped.  Street trees are proposed to meet or exceed the 

minimum of one tree for each 30 lineal feet of landscaping, and enhance the pedestrian environment around the 

site. Landscaping is also provided along the perimeter of parking structures to provide a green canopy for 

pedestrians that will help to visually soften the parking structure when viewed from public rights of way.   

The project has predominantly been designed consistent with the standards specified in chapter 17.19.120, 

Development Standards, of the Municipal Code. The project falls within the allowable density for land 

designated UMIX (30-60 du/acre) and the buildings are set back a maximum of 10 feet from the public right of 

way (20 feet maximum allowed for conditions that incorporate sidewalk oriented pedestrian amenities). 

Proposed structures also fall within the allowable height limits since no part of the proposed buildings exceeds 

one-quarter of the horizontal distance between the ground point of the building and the nearest single family 

residential district boundary line.   

However, the project applicant is seeking a variance from the Municipal Code related to parking ratios that 

currently require an average of 2.07 spaces per unit as well as a reduction in drive isle width from 25 to 24 feet.  

Please refer to Table 2 and Sections 2.4 and 2.5 for more information.   

The proposed project will create a pedestrian friendly street scene through use of landscaping and physical 

design. Large street trees and the incorporation of green space along the street edge will provide shade and the 

feeling of separation/protection from roadway traffic. Gated pedestrian access and units with stoops leading to 

sidewalks at the street level will allow residents the opportunity to enjoy adjacent services, retail, and 

recreational opportunities. Access gates will have awnings above the entry that are branded with the Uptown 

Orange logo and serve as way finding points.  

Section 2.2  Building Elevations 

Figure 4 depicts building elevations.  To avoid flat surfaces and bring the project down to human scale, relief is 

to be provided in the form of building articulation such as large balconies that project outward. Each unit will 

contain a balcony that range in size from approximately 40 square feet to 100 square feet in size. Most first 

floor units will have balconies and will be accessed by stoups that project to the sidewalk.  The main entrance is 

designed as an urban plaza. 

The parking garages are designed to be open so that natural light can enter and to enhance visibility for security 

purposes. The use of bladed fins along the length of the garage structures will permit visibility into the interior 

of the parking garages only when looking directly perpendicular to the structures. From other vantage points, 

the exterior will appear to be painted with a branding message for Uptown Orange.  
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Section 2.3  Street Improvements 

The existing driveway entrance on Manchester Avenue will be replaced with the new main entrance.  New 

sidewalks will be installed within the three public right of ways as necessary for the project.  However, curb 

alignments are at their ultimate widths and would not be widened as part of the project.  The two existing hotel 

entrances from Manchester Avenue and The City Drive will maintain their current geometry and will maintain 

the pedestrian and vehicular access required for the hotel operations per an existing agreement between the two 

sites.  Off-site street improvements will include construction of curb and gutter where driveways were removed 

saw cut, cold planning and repaving where utilities are excavated or installed, new and replaced access ramps, 

driveway approach, lights, signage, striping, tree wells and sidewalks 

Section 2.4  Circulation and Access 

The main entrance to the project is located in the middle of the site on Manchester Avenue. To accommodate 

vehicle traffic, the existing medians would be modified to provide left-in, right-in, and right-out turning 

movements. Off-site street improvements will be required to construct the new vehicular driveway connection 

and striping modification may be required. 

The secondary access will be taken from the two existing Hotel entrance roads from Manchester Avenue and 

from The City Drive. A new proposed fire lane/pedestrian street will link the two existing entrances and will 

provide a new pedestrian and vehicular connection from The City Drive to Manchester Avenue. This new drive 

will also provide access from the hotel to the hotel use parking structure. Residents will also be able to access 

the apartment parking structure with this connection. Primary access into the hotel parking structure will be 

provided by the access drive between the project site and the Doubletree Hotel. 

Section 2.5  Parking 

There are 568 parking stalls proposed for apartment residents, guests, and employees in a six level parking 

structure (one subterranean level and five levels above ground) plus two at-grade surface parking spaces by the 

leasing office. This is the parking structure closer to the middle of the site. No compact spaces are proposed. 

The applicant is requesting a variance from the average of 2.07 spaces per unit requirements of the Municipal 

Code to allow 1.70 spaces per unit for resident, guest, and leasing center parking combined. The applicant is 

also requesting a reduction in the parking for the non-residential space ratio for the leasing center from 4/1000 

square feet to 2.75/1000 square feet. Guest parking will remain per the Orange Municipal Code at 0.2 spaces 

per unit. Granting of the parking variance would allow the parking structure to be reduced in size by one 

basement level and one above ground story. 

 

There are 494 parking stalls proposed for the parking structure closest to the Doubletree Hotel. This parking 

structure is required by an easement agreement with the hotel. This parking structure will be for hotel use only. 

It will also be a seven level parking structure with one subterranean level and six levels above ground. No 

compact spaces are proposed for this structure either. 
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SECTION 3.0 UTILITY IMPROVEMENTS  

Section 3.1  Sanitary Sewer 

The proposed project will utilize the existing lateral connections from Manchester Avenue and The City Way 

(See Figure 5). Additional sewer laterals will be installed and connected to the existing 10-inch sewer in 

Manchester Avenue and the existing 8-inch sewer in The City Way as determined by the on-site building 

plumbing design. The sewer connections will be gravity flow, unless the elevation of the subterranean garage 

and any facilities within that garage require the use of a sump pump for those facilities. 

Sewer improvements may include trenching and exposing of existing lines for connections, trenching and 

installation of new lines, break-in connections to existing mainlines and manhole, and verification that existing 

laterals are in acceptable condition for the proposed development. The main line will be maintained by the City 

of Orange and the lateral connections will be maintained by the property owner. There will not be any off-site 

mainline construction or upsizing required for the sewer system for this project as noted in the April 25, 2012 

City of Orange Will Serve Letter that stated that the existing 10-inch sewer main in Manchester (Manchester 

Avenue) and 8-inch sewer main in The City Way have the capacities to serve the proposed development. 
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Figure 3: Site Plan






















































































































































































































































































































































