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Notice of Preparation and Scoping Meeting  
The Koll Center Residences Environmental Impact Report 

DATE: January 4, 2017 

TO: Reviewing Agencies and Other Interested Parties 

FROM: City of Newport Beach, Community Development Department, 100 Civic Center Drive, Newport Beach, 

CA 92660 

PROJECT TITLE/SUBJECT: The Koll Center Residences – Notice of Preparation of an Environmental Impact Report 

(EIR) and Public Scoping Meeting 

NOTICE OF PREPARATION REVIEW PERIOD: January 4, 2017 to February 2, 2017 

SCOPING MEETING: Wednesday, January 18, 2017, at 6:00 PM, Newport Beach Central Library, Friends Room, 

1000 Avocado Avenue, Newport Beach, CA 92660 

Pursuant to Public Resources Code Section 21165 and the California Environmental Quality Act Guidelines (CEQA 

Guidelines) Section 15050, the City of Newport Beach (City) is the Lead Agency responsible for preparation of an 

Environmental  Impact Report (EIR) addressing potential  impacts associated with the proposed The Koll Center 

Residences Project. 

REQUEST FOR COMMENTS ON THE SCOPE OF THE EIR 

The purpose of this Notice of Preparation (NOP) is to solicit comments and suggestions regarding the scope and 

content of the EIR and the environmental issues and alternatives to be addressed in the EIR (CEQA Guidelines § 

15082). This NOP also provides notice  for  the public  scoping meeting. The City, as  Lead Agency,  respectfully 

requests  that any Responsible or Trustee Agency  responding  to  this notice  reply  in a manner consistent with 

State  CEQA  Guidelines  Section  15082(b).  Comments  and  suggestions  should  identify  the  significant 

environmental  issues, reasonable alternatives, and mitigation measures  that should be explored  in  the EIR,  in 

addition to whether the responding agency will be a responsible or trustee agency for the proposed project. 

The  attached  summary  of  the  proposed  project’s  probable  environmental  effects  and  alternatives  is  not  an 

analysis of  the project or  its  impacts. The project  summary  information  is  intended  to provide  said agencies, 

interested  parties,  and  organizations  with  sufficient  information  describing  the  proposed  project  and  the 

environmental  issues  that will  be  addressed  in  the  EIR  so  that meaningful  responses  and  comments  can  be 

provided. 

PROJECT LOCATION 

The project site is located in the Koll Center Planned Community, at 4400 Von Karman Avenue (Assessor Parcel 

Numbers  [APN] 445‐131‐04,  ‐29,  ‐30).  The  site  is  approximately 12.56  acres  and  is  currently developed with 

surface parking  lots and  common  landscape areas. The  irregularly‐shaped  site  is generally bordered by Birch 

Street to the northeast, Von Karman Avenue to the west, and existing office uses and associated surface parking 

lots and garages to the east and south. The project site is located northwest of the Uptown Newport mixed‐use 

development which is currently under construction. 

PROJECT DESCRIPTION 

The  project  site  has  a  General  Plan  land  use  designation  of Mixed  Use  Horizontal  (MU‐H2)  and  a  zoning 

designation of Koll Center Newport Planned Community Development Plan  (PC‐15 Koll Center). The proposed 

mixed‐use  infill  development  includes  260  residential  condominiums,  3,000  square  feet  (sf)  of  ground‐floor 

retail uses, a 1‐acre public park, a parking structure, and the reconfiguration of some of the surface parking. 

The  existing  office  buildings  located within  the  boundaries  of  the  project  site  (4440 Von  Karman,  4490 Von 

Karman, 4900 Birch, 4910 Birch), or  immediately contiguous to the project site (5000 Birch, 4340 Von Karman, 
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4350 Von Karman) are not a part of  the proposed development. The proposed  residential units would be  in 

three, 13‐story podium buildings. The three buildings would be approximately 150 feet in height with 2 levels of 

above‐grade parking  and 2  to 3  levels of below‐grade parking.  The proposed one‐acre public park would be 

located adjacent to the entrances to the project site from Birch Street. 

All  project  parking would  be  provided  in  parking  garages  underneath  the  buildings, with  additional  on‐site 

surface parking for the proposed one‐acre public park and retail uses. Parking displaced by project construction 

activities  and  by  the  proposed  development  would  be  provided  in  a  new  parking  structure  to  be  located 

southeast of the 5000 Birch office tower’s parking structure. 

A more detailed Project Description is provided in the attached Project Summary, which is intended to provide 

agencies, and interested parties and organizations with sufficient information so that meaningful comments can 

be provided to the City. 

RESPONDING TO THIS NOTICE 

The City requests your careful review and consideration of this notice, and it invites input and comments from 

responsible and trustee agencies, and interested persons and organizations regarding the preparation of the EIR. 

Pursuant to CEQA Section 21080.4, agencies must submit any comments in response to this notice no later than 

30  days  after  receipt  of  this  notice.  The  City will  accept  comments  from  other  parties  regarding  this  notice 

through  the  close  of  business  on  February  2,  2017.  If  comments  are  submitted  by  

e‐mail with  attachments,  it  is  recommended  that  the  attachments  be  delivered  in writing.  Virus  protection 

measures and variety of formats for attachments can limit the ability for the attachments to be delivered. E‐mail 

responses to this notice may be sent to RUng@newportbeachca.gov. 

All comments or other responses to this notice should be submitted in writing to: 

Rosalinh Ung, Associate Planner 

City of Newport Beach 

Community Development Department 

100 Civic Center Drive 

Newport Beach, California 92660 

The NOP is also available at the City of Newport Beach at the address and department noted above, and can also 

be accessed online at: http://www.newportbeachca.gov/ceqadocuments. Additionally, copies of the document 

are also available for review at the following City of Newport Beach public libraries: 

 

Central Library 

1000 Avocado Avenue 

Newport Beach, CA 92660 

Mariners Branch 

1300 Irvine Avenue 

Newport Beach, CA 92660 

Balboa Branch 

100 East Balboa Boulevard 

Newport Beach, CA 92660 

Corona del Mar Branch 

420 Marigold Ave. 

Corona Del Mar, CA 92625 

All parties that have submitted their names and mailing addresses will be notified of the availability of the 

Draft EIR.  If you wish to be placed on the mailing  list, have any questions, or need additional  information, 

please contact the person identified above at (949) 644‐3208. 

SCOPING MEETING 

The  City will  hold  a  Public  Scoping Meeting  to  solicit  comments  on  the  scope  of  the  EIR  at  6:00 PM  on 

January 18, 2017, in the Friends Room of Newport Beach Central Library, 1000 Avocado Avenue. Questions 

regarding the Scoping Meeting should be directed to Rosalinh Ung. 
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THE KOLL CENTER RESIDENCES 

PROJECT SUMMARY 

The  Koll  Center  Residences  Project  (proposed  project)  includes  260  residential  condominiums,  3,000 

square  feet  (sf)  of  ground‐floor  retail  uses,  a  1‐acre  public  park,  a  parking  structure,  and  the 

reconfiguration  of  some  of  the  existing  surface  parking  areas.  To  allow  for  the  construction  of  the 

proposed project, some of the existing surface parking areas and the common landscape areas would be 

demolished. The existing office buildings  located within  the boundaries of  the project  site  (4440 Von 

Karman, 4490 Von Karman, 4900 Birch, 4910 Birch), or immediately contiguous to the site (5000 Birch, 

4340  Von  Karman,  4350  Von  Karman)  are  not  a  part  of  the  proposed  development.  The  proposed 

residential units would be  in three, 13‐story buildings. The three buildings would be up to 150  feet  in 

height with 2 levels of above‐grade parking and 2 to 3 levels of below‐grade parking. The proposed one‐

acre public park would be located adjacent to the entrances to the project site from Birch Street. 

All project parking would be provided  in parking garages underneath the buildings, with additional on‐

site surface parking for the proposed one‐acre public park and retail uses. Parking displaced by project 

construction activities and by the proposed development would be provided in a new parking structure 

to be located southeast of the 5000 Birch office tower’s parking structure. 

Existing Setting 

The project site is in the Koll Center Office Park, at 4400 Von Karman Avenue (Assessor Parcel Numbers 

[APN]  445‐131‐04,  ‐29,  ‐30).  The  site  is  approximately  12.56  acres  and  is  currently  developed with 

surface parking lots and common landscape areas. The site is relatively flat at an approximate elevation 

of 46 to 52 feet above mean sea  level (msl). The  irregularly‐shaped site  is generally bordered by Birch 

Street to the northeast, Von Karman Avenue to the west, and existing office uses and associated surface 

parking  lots and garages  to  the east and  south. Vehicular access  to  the project  site  is provided  from 

driveways along Birch Street and Von Karman Avenue. 

Surrounding Land Uses 

Koll Center  is comprised of clusters of  low‐, mid‐, and high‐rise office buildings (from 1 to 15 stories  in 

height)  typically  set  back  from  roadways  by  large  surface  parking  lots  and  ornamental  landscaping. 

Three office buildings are located directly north of the proposed development and three office buildings 

are located directly south.  

The Extended Stay America Hotel and the Fairmont Newport Beach Hotel are located on the northwest 

and  southwest  corners,  respectively,  of  Von  Karman  Avenue  at  Birch  Street.  The  project  site  is 

approximately 0.5 mile  southwest of  John Wayne Airport, and 0.3 mile northwest of  the San  Joaquin 

Freshwater Marsh Reserve, and 1.5 miles northwest of the University of California, Irvine (UCI).  

The Uptown Newport project site is located southeast of the project site within the City’s Airport Area. 

Under Phase 1  construction, Uptown Newport will  include up  to 1,244  residential units, 11,500  sf of 

neighborhood‐serving retail space, and 2 acres of park space when completed. Allowed building heights 

for Uptown Newport are up to 150 feet. 

General Plan Land Use 

The  project  site  is  designated  as  Mixed  Use  Horizontal  (MU‐H2)  in  the  General  Plan.  The  MU‐H 

designation is intended to provide for the development of areas in a horizontally distributed mix of uses, 

which may  include general or neighborhood  commercial,  commercial offices, multi‐family  residential, 

visitor‐serving  and  marine‐related  uses,  and/or  buildings  that  vertically  integrate  residential  with 
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commercial uses. The proposed land uses are consistent with the General Plan land use designation on 

the property. 

The MU‐H2 designation specifically applies  to properties  located  in  the Airport Area.  It provides  for a 

horizontal  intermixing  of  uses  that may  include  regional  commercial  office, multi‐family  residential, 

vertical mixed‐use buildings, industrial, hotel rooms, and ancillary neighborhood commercial uses.  

 A maximum of 2,200  residential units  are permitted  as  replacement of  existing office,  retail, 

and/or  industrial uses  at  a maximum density of 50 units per  adjusted  gross  acre, of which  a 

maximum of 550 units may be developed as infill. 

 Non‐residential uses are permitted according to the  limits  included  in General Plan Table LU2: 

Anomaly Locations. The project site is located within Anomaly Location 2 of Statistical Area L4. 

Anomaly Location 2 has a development limit of 1,052,880 square feet. 

Existing Zoning 

The  project  site  is  zoned  Koll  Center  Newport  Planned  Community  Development  Plan  (PC‐15  Koll 

Center).  Specifically,  the project  site  is  located  in Professional and Business Offices  Site B of  the Koll 

Center Newport  Planned  Community.  The  City  of Newport  Beach Municipal  Code  Section  20.35.010 

states  that  a  Planned  Community  (PC)  District  is  intended  to  “provide  for  the  classification  and 

development of parcels of land as coordinated, comprehensive projects so as to take advantage of the 

superior environment which can result  from  large‐scale community planning…Include various  types of 

land  uses,  consistent with  the  General  Plan,  through  the  adoption  of  a  development  plan  and  text 

materials which  set  forth  land  use  relationships  and  development  standards.”  The  boundary  of  the 

existing Planned Community District (PC‐15 Koll Center)  includes all parcels bordered by Campus Drive 

to the northeast, Jamboree Road to the southeast, and MacArthur Boulevard to the southwest. PC‐15 

zoning  permits  professional  and  business  offices,  hotels  and  motels,  retail,  restaurants  and 

entertainment,  a  courthouse,  private  clubs,  and  auto  detailing  and  service  stations.  Site  B  allows 

professional and business offices, restaurants, and support commercial uses. 

Proposed Zoning 

The  proposed  project  includes  a  request  for  an  amendment  to  the  Koll  Center  Newport  Planned 

Community Development Plan (PC‐15 Koll Center) text to allow for residential mixed‐use development 

in Professional and Business Offices Site B. 

Description of Proposed Project 

The  applicant  proposes  the  demolition  of  some  of  the  existing  surface  parking  lots  and  landscape 

improvements to allow for the development of 260  luxury residential condominiums  in three 13‐story 

residential buildings with structured parking; 3,000 sf of ground‐floor retail; a 1‐acre public park; and a 

free‐standing parking structure. Residential units are proposed as one‐, two‐ and three‐bedroom units. 

The  units would  be  configured  as  flats  ranging  in  size  from  approximately  1,240  sf  to  3,160  sf with 

private patios/balconies. Each  residence would have a  semi‐private access  through a private  lobby  in 

each building or from a secured residents‐only area of the parking garage. 

Implementation of the proposed project would be phased over a four‐year period with demolition and 

construction activities anticipated to commence in the first quarter of 2018 and construction completed 

in  the  third quarter of 2022. A  free‐standing parking structure would be constructed prior  to  the  first 

residential  building  (Building  1)  to  replace  surface  parking  temporarily  and  permanently  displaced. 

Completion of the parking structure would be followed by Building 1, and then Buildings 2 and 3. The 
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project site would be graded, and  foundation excavation would require  the  removal of approximately 

107,000 cubic yards of soil in total. 

  Building 1 Building 2 Building 3 Total

One‐Bedroom Units  17  16 17 50

Two‐Bedroom Units  60  60 60 180

Three‐Bedroom Units  10  10 10 30

Total Units  87  86 87 260

Gross Building Area (sf)  238,890  447,237 686,127

Retail Space (sf)  1,768  1,232 3,000

Parking Garage within 

each Building 
202,112  181,411  383,523 

Gross Floor Area (sf)  441,002  628,648 1,072,650

Implementation of  the project would displace  approximately 819 parking  spaces  associated with  the 

existing office buildings. While a portion of the spaces would be replaced as surface parking around the 

proposed residential buildings, other spaces would be permanently displaced for the three buildings, a 

one‐acre public park, and free‐standing parking structure.  

Phase  A  includes  the  demolition  of  approximately  137  surface  parking  spaces  to  allow  for  the 

construction of a 490‐stall parking  structure. The approximately 50‐foot‐high parking  structure would 

include  three  levels  of  below‐ground  parking  and  five  levels  of  above‐ground  parking  and  roof  deck 

parking. Valet parking is proposed for the use of office employees and visitors during the construction of 

the  parking  structure.  Phase A would  begin  in  advance of  breaking  ground  on  the  remainder of  the 

residential  buildings.  Grading  associated with  the  parking  structure would  be  approximately  24,726 

cubic  yards  (CY)  of  cut with  approximately  24,139  CY  of  export  from  the  project  site.  Construction 

activities are anticipated to occur over an approximate 10‐month timeframe. 

Phase  1  includes  the  demolition  of  approximately  307  surface  parking  spaces  to  allow  for  the 

construction of the first residential building. Accessible parking spaces for the 4440 Von Karman office 

building  and  the  trash  enclosure would  be  relocated  from  the  south  side  to  the  north  side  of  the 

building, and surface parking improvements adjacent to the building would be provided. 

Building 1 would be located adjacent to Birch Street and adjacent to the office building located at 4910 

Birch  Street within  the boundaries of  the project  site. Building 1  includes 87  residential units with 5 

levels of parking (2 levels above‐grade and 3 levels of below‐grade parking), and approximately 1,768 sf 

of retail uses on the ground level of Building 1. The parking garages within the buildings would be gated. 

The displaced parking would be replaced  in the new free‐standing parking structure and at Building 1. 

Construction activities are anticipated to occur over an approximate 22‐month timeframe. 

Phase 2 includes the demolition of approximately 243 office parking spaces to allow for the construction 

of Building 2 and Building 3. Building 2 would be located adjacent to and south of Building 1. Building 3 

would  be  located  southwest  of  Building  2.  Buildings  2  and  3  include  86  and  87  residential  units, 

respectively,  4  levels  of  parking  (2  levels  of  above‐grade  and  2  levels  of  below‐grade  parking),  and 

approximately  1,232  sf  of  retail  on  the  ground  level  of  Building  2.  The  displaced  parking would  be 

replaced  with  the  new  free‐standing  parking  structure  and  Phase  1  parking  garage  in  Building  1. 

Buildings 1, 2, and 3 require approximately 103,005 CY of cut with approximately 97,926 CY of export 

from  the  project  site.  Construction  activities  are  anticipated  to  occur  over  an  approximate  

22‐month timeframe. 
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Phase 3  includes  the demolition of approximately 132 parking spaces  to allow  for  the construction of 

the public park and the reconfiguration of on‐site surface parking and access. The displaced parking  is 

replaced in the new free‐standing parking structure. Construction activities are anticipated to occur over 

an approximate 6‐ to 9‐month timeframe. 

Parking, Circulation, and Access 

Parking would be provided in the new free‐standing parking structure, a parking garage within Building 

1, and a shared parking garage within Buildings 2 and 3. Additional parking would be provided in surface 

lots  and  along  private  streets.  Ingress  and  egress  into  the  project  site,  as well  as  the  existing  office 

buildings, would be provided  from  three  locations on Birch Street and  two  locations on Von Karman 

Avenue.  

Open Space and Landscaping 

The project would include construction of a one‐acre public park with dedicated parking in the location 

of  the  existing  surface  parking  area  adjacent  to  Birch  Street.  Recreational  uses within  the  park may 

include a pickleball court; lawn; park plaza with picnic area; recreation area with seating; and botanical 

gardens. 

In addition  to  the public park, a plaza  lounge with seating and a water  feature would  front  the  retail 

space along the main private street through the site. An elevated “Marsh Walk” would connect existing 

office  buildings  to  the  northeast with  the  proposed  residential  buildings.  Parking  lots  and  sidewalks 

would be landscaped.  

Atop the podium of each building, private open space could  include a club room, pool, spa, pool deck 

with  shower  and  restroom,  lawn,  amenity  courtyard,  fitness  area,  and  bocce  ball  courts.  Private 

patios/balconies would also be provided for each residential unit. 

Utilities 

The proposed project would connect to existing utility systems. The project site is within the service area 

of the Irvine Ranch Water District. The City of Newport Beach collection system serves the project site 

and conveys wastewater to the Orange County Sanitation District. Storm water drainage is managed by 

the City and the Orange County Flood Control Division of the Orange County Public Works Department. 

Dry utilities—Southern California Edison for electricity, Southern California Gas Company for natural gas, 

AT&T for telephone service, and Cox Communications for cable television and data transmission—would 

be extended to the new buildings. 

Alternatives to the Proposed Project 

CEQA Guidelines Section 15126.6(a) requires that, “an EIR describe a range of reasonable alternatives to 

the project, or to the location of the project, which would feasibly attain most of the basic objectives of 

the  project  but would  avoid  or  substantially  lessen  any  of  the  significant  effects  of  the  project,  and 

evaluate  the  comparative  merits  of  the  alternatives.”  The  anticipated  range  of  alternatives  to  be 

addressed for the project would  include alternatives that are specifically required  (i.e., No Project; No 

Action/No Development)  by  CEQA. Additional  land  use  alternatives  to  be  addressed  could  include  a 

reduced development/reduced density alternative and a design alternative.  

Anticipated Discretionary Project Approvals 

City of Newport Beach discretionary actions  that could be approved based on  the certification of  the 

Final EIR would include the following: 
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 Planned  Community  Development  Standards  Text  Amendment:  An  amendment  to  the  Koll 

Center  Newport  Planned  Community  Development  Plan  (PC‐15  Koll  Center)  to  allow  for 

residential mixed uses in Professional and Business Offices Site B. 

 Development  Agreement:  A  development  agreement  between  the  applicant  and  the  City 

describing development rights and public benefits for the residential development pursuant to 

Newport Municipal Code Section 15.45.020.A.2.a (development of 50 or more residential units). 

 Traffic  Study:  A  traffic  study  pursuant  to  Municipal  Code  Chapter  15.40  (Traffic  Phasing 

Ordinance). 

 Site Development Review:  Site development must be  in  accordance with  applicable Planned 

Community and Municipal Code development standards and regulations pursuant  to Newport 

Municipal Code Section 20.52.80 (Site Development Reviews). 

 Tentative Tract Map: For condominium purposes including five numbered lots for development 

and seven lettered lots for the public park, parking, and private streets. 

 Tentative Parcel Map: For finance and conveyance purposes. 

 Transfer of Development Rights: Transfer of 3,019  sf of unbuilt office/retail  from Koll Center 

Site A to Site B. 

In  addition  to  the  approvals  identified  above,  the  proposed  project  would  be  subject  to  other 

discretionary  and ministerial  actions  by  the  City  as  part  of  project  implementation.  Additional  City 

approvals  include but  are not  limited  to  site development permits,  grading permits,  a Water Quality 

Management Plan and Stormwater Pollution Prevention Plan, use permits,  sign permits, and building 

permits. 

The proposed project would require permits and/or approvals from the following agencies: 

 Orange County Airport Land Use Commission (ALUC): Due to the proposed amendment to the 

Zoning  Code  (amendment  to  the  PC‐15  Koll  Center  regulations  to  permit  residential 

development), the City of Newport Beach will refer the project to the ALUC for determination of 

project consistency with the Airport Environs Land Use Plan (AELUP) for John Wayne Airport. 

 Federal  Aviation  Administration  (FAA):  Based  on  the  location  of  the  project  site  and  the 

anticipated  height  of  the  buildings,  the  project  applicant  will  file  Form  7460‐1,  Notice  of 

Proposed Construction or Alteration, with  the  FAA. The  FAA will use  information provided  in 

Form 7460‐1 and other data to conduct an aeronautical review for the proposed Project. 

Probable Environmental Effects of the Proposed Project 

The proposed Project has  the potential  to have  significant  impacts on  several environmental  factors. 

Using the City of Newport Beach Environmental Checklist as a guide, at least one impact area has been 

identified as having a “Potential Significant Impact” in the following areas, and will be addressed in the 

EIR: 

  Aesthetics and Visual Resources   Air Quality 

  Biological Resources      Cultural Resources 

  Geology and Soils      Greenhouse Gas Emissions 

  Hazards and Hazardous Materials  Hydrology and Water Quality 

  Land Use and Planning      Noise 
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  Population and Housing     Public Services 

  Recreation        Transportation and Circulation 

  Utility and Service Systems 

The topics  identified on the City’s Environmental Checklist that are not required for assessment  in the 

EIR are Agricultural and Forestry Resources, and Mineral Resources. The project site  is fully developed 

and  does  not  contain  Prime  Farmland, Unique  Farmland,  or  Farmland  of  Statewide  Importance. No 

portion of  the project  site  is  covered by a Williamson Act Contract. The project  site  is not  zoned  for 

agriculture or  forestry use, and  it  is not designated as  forest  land. The project  site does not  contain 

regionally or  locally‐important mineral  resources, and  there are no  locally‐important mineral resource 

recovery sites in the project site vicinity. The proposed Project would have no impact to these resources. 

Anticipated Schedule 

The Project schedule, as currently envisioned, anticipates a Draft EIR to be available for public review in 

Spring 2017. A 45‐day public review period would be provided, after which responses to environmental 

comments  received  would  be  prepared.  Public  hearings  before  the  Planning  Commission  and  City 

Council are expected to start in Summer 2017. 
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February 2, 2017 

 

RUng@newportbeachca.gov  

Rosalinh Ung, Associate Planner  

City of Newport Beach, Community Development Department 

100 Civic Center Drive 

Newport Beach, California 92660 

 

Notice of Preparation of a CEQA Document for the  

Koll Center Residences Project 
 

The South Coast Air Quality Management District (SCAQMD) staff appreciates the opportunity to comment on the above-

mentioned document.  The SCAQMD staff’s comments are recommendations regarding the analysis of potential air quality 

impacts from the proposed project that should be included in the Draft EIR.  Please send the SCAQMD a copy of the Draft EIR 

upon its completion.  Note that copies of the Draft EIR that are submitted to the State Clearinghouse are not forwarded to the 

SCAQMD.  Please forward a copy of the Draft EIR directly to SCAQMD at the address in our letterhead.  In addition, please 

send with the Draft EIR all appendices or technical documents related to the air quality and greenhouse gas analyses 

and electronic versions of all air quality modeling and health risk assessment files.  These include original emission 

calculation spreadsheets and modeling files (not Adobe PDF files).  Without all files and supporting air quality 

documentation, the SCAQMD will be unable to complete its review of the air quality analysis in a timely manner.  Any 

delays in providing all supporting air quality documentation will require additional time for review beyond the end of 

the comment period. 
 

Air Quality Analysis 

The SCAQMD adopted its California Environmental Quality Act (CEQA) Air Quality Handbook in 1993 to assist other public 

agencies with the preparation of air quality analyses.  The SCAQMD recommends that the lead agency use this Handbook as 

guidance when preparing its air quality analysis.  Copies of the Handbook are available from the SCAQMD’s Subscription 

Services Department by calling (909) 396-3720.  More recent guidance developed since this Handbook was published is also 

available on SCAQMD’s website here: http://www.aqmd.gov/home/regulations/ceqa/air-quality-analysis-handbook/ceqa-air-

quality-handbook-(1993).  SCAQMD staff also recommends that the Lead agency use the CalEEMod land use emissions 

software.  This software has recently been updated to incorporate up-to-date state and locally approved emission factors and 

methodologies for estimating pollutant emissions from typical land use development.  CalEEMod is the only software model 

maintained by the California Air Pollution Control Officers Association (CAPCOA) and replaces the now outdated URBEMIS. 

This model is available free of charge at: www.caleemod.com. 

 

The lead agency should identify any potential adverse air quality impacts that could occur from all phases of the project and all 

air pollutant sources related to the project.  Air quality impacts from both construction (including demolition, if any) and 

operations should be calculated.  Construction-related air quality impacts typically include, but are not limited to, emissions 

from the use of heavy-duty equipment from grading, earth-loading/unloading, paving, architectural coatings, off-road mobile 

sources (e.g., heavy-duty construction equipment) and on-road mobile sources (e.g., construction worker vehicle trips, material 

transport trips).  Operation-related air quality impacts may include, but are not limited to, emissions from stationary sources 

(e.g., boilers), area sources (e.g., solvents and coatings), and vehicular trips (e.g., on- and off-road tailpipe emissions and 

entrained dust).  Air quality impacts from indirect sources, that is, sources that generate or attract vehicular trips should be 

included in the analysis. 

 

The SCAQMD has also developed both regional and localized significance thresholds.  The SCAQMD staff requests that the 

lead agency quantify criteria pollutant emissions and compare the results to the recommended regional significance thresholds 

found here: http://www.aqmd.gov/docs/default-source/ceqa/handbook/scaqmd-air-quality-significance-thresholds.pdf.  In 

addition to analyzing regional air quality impacts, the SCAQMD staff recommends calculating localized air quality impacts and 

comparing the results to localized significance thresholds (LSTs).  LSTs can be used in addition to the recommended regional 

significance thresholds as a second indication of air quality impacts when preparing a Draft EIR document.  Therefore, when 

preparing the air quality analysis for the proposed project, it is recommended that the lead agency perform a localized analysis 

by either using the LSTs developed by the SCAQMD or performing dispersion modeling as necessary.  Guidance for  

mailto:RUng@newportbeachca.gov
http://www.aqmd.gov/home/regulations/ceqa/air-quality-analysis-handbook/ceqa-air-quality-handbook-(1993)
http://www.aqmd.gov/home/regulations/ceqa/air-quality-analysis-handbook/ceqa-air-quality-handbook-(1993)
http://www.caleemod.com/
http://www.aqmd.gov/docs/default-source/ceqa/handbook/scaqmd-air-quality-significance-thresholds.pdf
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performing a localized air quality analysis can be found at: http://www.aqmd.gov/home/regulations/ceqa/air-quality-analysis-

handbook/localized-significance-thresholds.  

 

In the event that the proposed project generates or attracts vehicular trips, especially heavy-duty diesel-fueled vehicles, it is 

recommended that the lead agency perform a mobile source health risk assessment.  Guidance for performing a mobile source 

health risk assessment (“Health Risk Assessment Guidance for Analyzing Cancer Risk from Mobile Source Diesel Idling 

Emissions for CEQA Air Quality Analysis”) can be found at: http://www.aqmd.gov/home/regulations/ceqa/air-quality-analysis-

handbook/mobile-source-toxics-analysis.  An analysis of all toxic air contaminant impacts due to the use of equipment 

potentially generating such air pollutants should also be included. 

 

In addition, guidance on siting incompatible land uses (such as placing homes near freeways) can be found in the California Air 

Resources Board’s Air Quality and Land Use Handbook: A Community Perspective, which can be found at the following 

internet address: http://www.arb.ca.gov/ch/handbook.pdf.  CARB’s Land Use Handbook is a general reference guide for 

evaluating and reducing air pollution impacts associated with new projects that go through the land use decision-making 

process.   

 

Finally, should the proposed project include equipment that generates or controls air contaminants, a permit may be required 

and the SCAQMD should be listed as a responsible agency and consulted. The assumptions in the submitted Draft EIR would 

also be the basis for permit conditions and limits.  Permit questions can be directed to the SCAQMD Permit Services staff at 

(909) 396-3385, who can provide further assistance. 

 

Mitigation Measures 

In the event that the project generates significant adverse air quality impacts, CEQA requires that all feasible mitigation 

measures that go beyond what is required by law be utilized during project construction and operation to minimize or eliminate 

these impacts.  Pursuant to CEQA Guidelines §15126.4 (a)(1)(D), any impacts resulting from mitigation measures must also be 

discussed.  Mitigation Measure resources are available on the SCAQMD CEQA Air Quality Handbook website:  

http://www.aqmd.gov/home/regulations/ceqa/air-quality-analysis-handbook 

 

Data Sources 

SCAQMD rules and relevant air quality reports and data are available by calling the SCAQMD’s Public Information Center at 

(909) 396-2039.  Much of the information available through the Public Information Center is also available via the SCAQMD’s 

webpage (http://www.aqmd.gov). 

 

The SCAQMD staff is available to work with the lead agency to ensure that project emissions are accurately evaluated and 

mitigated where feasible.  If you have any questions regarding this letter, please contact me by e-mail at lsun@aqmd.gov or by 

phone at (909) 396-3308. 

 

 

Sincerely, 

  Lijin Sun  
Lijin Sun, J.D. 

Program Supervisor 

Planning, Rule Development & Area Sources 

 
 

 

LAC170201-03 

Control Number      
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Brodkin, Ashley

From: Privitt, Dana
Sent: Thursday, January 19, 2017 8:52 AM
To: Brodkin, Ashley
Subject: FW: Koll Center Residences: Draft Environmental Impact Report.

Follow up comments from Scoping meeting. 
 

From: Philip Bettencourt [mailto:philip@bettencourtplans.com]  
Sent: Thursday, January 19, 2017 7:37 AM 
To: rung@newportbeachca.gov 
Cc: P. Bettencourt <philip@bettencourtplans.com>; Privitt, Dana <dana.privitt@kimley‐horn.com> 
Subject: Koll Center Residences: Draft Environmental Impact Report. 

 

        Rosalinh and colleagues, I appreciated the opportunity to hear last night’s public scoping 
session evaluation and comments/questions for the subject DEIR preparation. 

        Would you please consider addressing these matters in your draft report (By the way, I am 
writing as an independent planning professional.): 

1.      Is there any reason to believe that this entitlement event will trigger any of the thresholds in 
the so‐called Greenlight ordinance and require any sort of public vote? (Folks always ask, as you 
would imagine.) 

2.      What is the definition of an “adjusted gross acre” in the MU‐H2  development standard? 

3.      The applicant is not named in the Notice of Preparation other than as “Applicant” 

4.      Is this application consistent with the private CC&Rs mentioned at last evening’s meeting, or 
is some sort of validation election or approval required by other burdened property owners in the 
neighborhood? 

5.      Would the environmental evaluation be somehow different if the Applicant proposal was, 
for instance, for luxury rentals instead of ownership buildings?  Are there, in fact, any regulations 
would prevent the buildings from being converted to rentals? 

6.      Is the proposed phasing a business and/or logistics driven phasing or is there some sort of 
regulatory mandate when phases must – or should ‐ be completed to fulfill environmental impact 
assumptions? 

7.      I take it there is no Inclusionary Housing mandate in play here 
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8.      Is the Applicant seeking any waiver of Local Park Code standards because of planned on‐site 
facilities/amenities? 

9.      What are the assumed proximity limits for remote parking to quality as meeting the Code 
mandates for parking? 

10.     Is it anticipated that there will be a graphic modeling of the reduced development/reduced 
density Alternative? 

11.     To the extent that a Development Agreement is proposed – or is, in fact, mandated – will 
you address Development Agreement exactions as a potential vehicle for any mitigation measure 
fulfillment? 

12.     Does this application “consume” any of the entitlement that eligible Newport Place PC 
properties could apply for, or are those possible projects independent of what may take place 
here? 

13.     Finally, with regard to Cumulative Impacts will this document address the theoretical form, 
location and circulation requirements for a project or project that would consume the balance of 
the available unit entitlements?. 

        Thank you so much.  

Philip F. & Meredith Bettencourt 

Real Estate Development Planning & Stewardship 

14 Corporate Plaza, S. 120 

Newport Beach, Calif. 92660 

949‐720‐0970 

 

 

This email has been checked for viruses by Avast antivirus software. 
www.avast.com  
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February 1, 2017 
 
City of Newport Beach 
Rosalinh Ung, Associate Planner 
Community Development Department 
100 Civic Center Drive 
Newport Beach, CA 92660 
 
Sent via Email  
 
Subject:  Koll Center Residences – Comments on NOP 
 
Please see the following comments from SPON regarding the Notice of Preparation for 
the Koll Center Residences. 
 
Our comments derive from three considerations: 

1. The change in character of the airport area neighborhood that is occurring with 
the redevelopment and inclusion of dense apartment housing.  This raises the 
specter  in  the minds of  those  in Newport Beach who have  felt  that  the more 
open  character  of  Koll  Center  is  a  pleasant  relief  from  the  increasing  density 
along Jamboree in Irvine. 

2. The trend toward underground parking as well as parking garages changes the 
character and visual aspects of the area substantially. 

3. The General Plan Land Use Element, Airport Policy overview states: “The General 
Plan provides for the development of office, industrial, retail, and airport‐related 
businesses  in  the  Airport  Area,  as  well  as  the  opportunity  for  housing  and 
supporting  services.    The  latter would be developed as  clusters of  residential 
villages  centered  on  neighborhood  parks  and  interconnected  by  pedestrian 
walkways.    These  would  contain  a  mix  of  housing  types  and  buildings  that 
integrate  housing  with  ground‐level  convenience  retail  uses  and  would  be 
developed at a sufficient scale to achieve a “complete” neighborhood.” 
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February 1, 2017 
Page Two 
Koll Center Residences – Comments on NOP 
 
Aesthetics and Visual Resources 
Much  of  the  Newport  Beach  portion  of  the  Airport  Area,  including  especially  its  older  office 
complexes,  has  a  low‐intensity  open  look  that  distinguishes  it  from  the  portions  developed  and 
redeveloped under the City of Irvine jurisdiction.  This is especially true on the stretch of Von Karman 
from MacArthur to Birch, and was a welcome hallmark of the original Koll Center. 
 
Comment:  The visual/aesthetic impact of the proposed project on the existing attractive suburban 
open  office  campus  feel  along  Von  Karman  needs  to  be  carefully  considered.   We  question  the 
compatibility with the language of the Integrated Conceptual Development Plan (ICDP) adopted in 
2010 which was intended also to fulfill the policies of the 2006 General Plan.  The “findings” made 
by the City Council  in 2010  in adopting the  ICDP were that “The Plan will ensure compatible and 
cohesive  integration  of  new  housing,  parking  structures,  open‐spaces,  recreational  amenities, 
pedestrian  and  vehicular  linkages,  and  other  improvements  with  the  existing  non‐residential 
structures and uses.”   The 2006 General Plan allows for “introduction of residential and mixed‐use 
development  within  the  industrial  and  commercial  district,  provided  that  such  development 
contributes  to  the  creation  of  viable  neighborhood  clusters  with  appropriate  infrastructure, 
pedestrian‐oriented features and open spaces, and a pattern of development that offers a strong 
sense of community and livability.”  Some of the comments and questions we have in this regard 
include: 
 

• Are these buildings “stepped down” so as to promote a pedestrian‐scaled character? 
• Have the adjacent business owners been consulted and allowed to collaborate on the plans? 
• Does this plan fulfill the requirement of the 2006 General Plan that “the development will 

contribute to the creation of a strong sense of community and livability”? 
• How does this plan impact the existing businesses in a visual sense? 
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Parks and Recreational Facilities 
The Introduction to the Recreation Element of the Newport Beach General Plan states that, “Parks 
and recreational facilities are important land use components in an urban environment, providing 
both visual relief from the built environment and contributing to residents’ quality of life through 
recreation  and  aesthetic  value.”    The  City’s  Park  Dedication  Ordinance  calls  for  five  acres  of 
recreational open space for every 1,000 new residents. 
 
Comment:  The DEIR should analyze how the Airport Area will achieve the required open space for 
the new residents in this project as well as those already approved in the Uptown Newport Project.  
Together  they  propose  to  have  1500  units with  an  approximate  3,000  residents.    There  are  still 
available an additional  1,018 General Plan units (and possibly more including bonus units in excess 
of the General Plan) for the Airport Area which at 2 residents per unit would add the need for another 
10 acres of recreational open space, 25 acres in all.  The Airport Area needs a comprehensive plan 
that enables the provision of this park space.   
 
Land use and Planning 
Abrupt change to surrounding land uses. 
 
The NOP states that “Koll Center is comprised of clusters of low, mid, and high‐rise office buildings 
typically set back from roadways by large surface parking lots and ornamental landscaping.  Three 
office buildings are located directly north of the proposed development and three office buildings 
are located directly south.” 
 
 
 
 
 



 
 

P O   B o x   1 0 2   |   B a l b o a   I s l a n d ,   C A     9 2 6 6 2   |   9 4 9 . 8 6 4 . 6 6 1 6    

 

 

A  501(c)(3)  non‐profit  public  education  organization working  to  protect  and  preserve  the  residential  and 

environmental qualities of Newport Beach. 
 

www.SPON‐NewportBeach.org | Info@SPON‐NewportBeach.org 

FB SPON‐Newport Beach | Twitter @SPONNewport 

 

February 1, 2017 
Page Four 
Koll Center Residences – Comments on NOP 

 
 

Comment:   The DEIR should analyze  the visual  impacts on  the existing, adjacent office buildings.  
What views and open space expanses are impacted; what shadows will be thrown on the existing 
offices; and what light and sunlight will be reduced for neighboring offices?   
 
The NOP states that, “The implementation of the project would displace approximately 819 parking 
spaces associated with the existing office buildings.  While a portion of the spaces will be replaced 
as  surface  parking  around  the  proposed  residential  buildings,  other  spaces  will  be  permanently 
displaced for the three buildings, a one‐acre public park, and free‐standing parking structure.” 
 
Comment:  The DEIR should analyze the impact this very substantial change in parking availability 
has on existing offices.  How much farther will the office workers have to walk from parking to work?  
What is the accommodation for office visitors?  What is the accommodation for handicapped office 
visitors? 
 
Comment:    The  DEIR  should  acknowledge  that  the  2006  General  Plan  called  for  comprehensive 
planning of the Airport Area (Implementation Program 3.1b).  Although the number of residential 
units  was  established  in  the  2006  plan,  the  placement  and  design  was  largely  left  for  future 
determination.  Although the present project appears to implement a portion of the Airport Business 
Area Integrated Conceptual Development Plan adopted (without environmental review) in 2010, a 
carefully thought out plan for how housing can be fit into the larger area, and how the ICDP fits within 
that, is still  lacking.  Moreover, it  is not at all clear that the separate development of the Uptown 
Newport and Koll Center Residences projects are being planned in a way that will achieve the single 
truly “integrated” and self‐sufficient village envisioned in the 2010 ICDP.  The DEIR needs to address 
the larger planning issues. 
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Thank you very much for consideration of these comments. 
 
 

Marko Popovich 
President 
 
cc:   
 

CNB Planning Commission 
Kory Kramer, Chair   kkramer@newportbeachca.gov 
Peter Koetting, Vice Chair   pkoetting@newportbeachca.gov 
Peter Zak, Secretary   pzak@newportbeachca.gov 
Bill Dunlap, Commissioner   bdunlap@newportbeachca.gov 
Bradley Hillgren, Commissioner   bhillgren@newportbeachca.gov 
Raymond Lawler, Commissioner   rlawler@newportbeachca.gov 
Erik Weigand, Commissioner   eweigand@newportbeachca.gov 
   
CNB Community Development Staff 
Kim Brandt, Community Development Director   kbrandt@newportbeachca.gov 
Brenda Wisneski, Asst. Community Development Director   bwisneski@newportbeachca.gov 
Rosalinh Ung, Associate Planner  rung@newportbeachca.gov 
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Brodkin, Ashley

From: Privitt, Dana
Sent: Tuesday, January 03, 2017 4:19 PM
To: Brodkin, Ashley
Subject: FW: Koll center residences project PA2015-024

 
 

From: Ung, Rosalinh [mailto:RUng@newportbeachca.gov]  
Sent: Tuesday, January 03, 2017 7:43 AM 
To: 'Roger Stone' <rogers@stoneins.com> 
Subject: RE: Koll center residences project PA2015‐024 
 
Good morning Mr. Stone, 
 
Thank you for email.  There is no formal submission for your request. However, your comments are acknowledged and 
will be forwarded to the environmental consultant and applicant for evaluation. 
 
Thank you, 
Rosalinh 
 
 

From: Roger Stone [mailto:rogers@stoneins.com]  
Sent: Saturday, December 31, 2016 7:24 PM 
To: Ung, Rosalinh 
Cc: Roger Stone 
Subject: Koll center residences project PA2015-024 
 
Hello Rosalinh, 
 
I received your notice about the residential project you plan on building. AKA Shopoff Land Fund 11, LLP. 
 
Since you plan on building 150 foot high buildings, I just want to make sure that the building or project does not impede 
on the solar panels covering the roof of my building directly across the street from your subject site.   Any shadows cast 
on my solar panels during the day, will shut down my electricity production.  
 
If there is a formal submission requirement for making sure there is no sun blockage from this project, please direct me 
to the proper avenue for this.  Thanks.  
 
Roger Stone 
President 
Roger Stone Insurance Agency 
5015 Birch Street 
Newport Beach, Ca. 92660 
www.rogerstoneinsurance.com 
949‐265‐4179 direct 
888‐881‐7722  Ext 4179 toll free 
949‐757‐0375  Fax 
Rogers@stoneins.com   email 
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Brodkin, Ashley

From: Privitt, Dana
Sent: Friday, January 20, 2017 10:14 AM
To: Brodkin, Ashley
Subject: FW: Koll NOP Comments - RStone 5015 Birch

 
 

From: Ung, Rosalinh [mailto:RUng@newportbeachca.gov]  
Sent: Friday, January 20, 2017 10:12 AM 
To: Privitt, Dana <dana.privitt@kimley‐horn.com> 
Cc: Michael Murphy <MMurphy@shopoff.com>; Cora Newman <cora@govsol.com> 
Subject: Koll NOP Comments ‐ RStone 5015 Birch 
 
 
 

From: Roger Stone [mailto:rogers@stoneins.com]  
Sent: Friday, January 20, 2017 8:56 AM 
To: Ung, Rosalinh <RUng@newportbeachca.gov> 
Subject: RE: Koll center residences project PA2015‐024 
 
Rosalinh, any update on this.  I just would like to know if tall buildings will be built close to Birch street that would set a 
shadow over my building at 5015 Birch.  This was built at a cost of 568,000 in 2010.  State and federal credits were given. 
I would hate for this to go to waste and it may also cut off a portion of the power I am currently producing and cost me 
over the next 20 years.  I don’t want this to go ignored.  I tried going onto the web site to see what the plans entailed 
and I did not find the SHopoff project . I also went to the one that says uptown Newport and I could not see the docs on 
line. Woudnt show up on my computer. My main concern is if there are tall buildings in that project that would have a 
meaningful effect on my solar. I am not looking to stand in the way of progress here and I am not being opportunistic 
here. I just want to see if it does effect me, will the project make a reasonable effort to compensate me accurately for 
the loss of production. This may also involve reimbursement back to fed and state/SCE.  Thanks.  
 
Roger Stone / President 
Roger Stone Insurance Agency 
5015 Birch Street 
Newport Beach, Ca. 92660 
www.rogerstoneinsurance.com 
949‐265‐4179 direct 
888‐881‐7722  Ext 4179 toll free 
949‐757‐0375  Fax 
Rogers@stoneins.com   email 
 

From: Ung, Rosalinh [mailto:RUng@newportbeachca.gov]  
Sent: Tuesday, January 03, 2017 7:43 AM 
To: Roger Stone <rogers@stoneins.com> 
Subject: RE: Koll center residences project PA2015‐024 
 
Good morning Mr. Stone, 
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Thank you for email.  There is no formal submission for your request. However, your comments are acknowledged and 
will be forwarded to the environmental consultant and applicant for evaluation. 
 
Thank you, 
Rosalinh 
 
 

From: Roger Stone [mailto:rogers@stoneins.com]  
Sent: Saturday, December 31, 2016 7:24 PM 
To: Ung, Rosalinh 
Cc: Roger Stone 
Subject: Koll center residences project PA2015-024 
 
Hello Rosalinh, 
 
I received your notice about the residential project you plan on building. AKA Shopoff Land Fund 11, LLP. 
 
Since you plan on building 150 foot high buildings, I just want to make sure that the building or project does not impede 
on the solar panels covering the roof of my building directly across the street from your subject site.   Any shadows cast 
on my solar panels during the day, will shut down my electricity production.  
 
If there is a formal submission requirement for making sure there is no sun blockage from this project, please direct me 
to the proper avenue for this.  Thanks.  
 
Roger Stone 
President 
Roger Stone Insurance Agency 
5015 Birch Street 
Newport Beach, Ca. 92660 
www.rogerstoneinsurance.com 
949‐265‐4179 direct 
888‐881‐7722  Ext 4179 toll free 
949‐757‐0375  Fax 
Rogers@stoneins.com   email 
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Brodkin, Ashley

From: Privitt, Dana
Sent: Tuesday, January 03, 2017 4:18 PM
To: Brodkin, Ashley
Subject: FW: Koll Center EIR

 
 

From: Ung, Rosalinh [mailto:RUng@newportbeachca.gov]  
Sent: Tuesday, January 03, 2017 7:50 AM 
To: 'Bryan Chanawatr' <bryan@vimpex.com> 
Subject: RE: Koll Center EIR 
 
Good morning Mr. Chanawatr, 
 
Your comments are acknowledged and will be forwarded to the environmental consultant and applicant for evaluation. 
 
Thank you,  
Rosalinh 
 

From: Bryan Chanawatr [mailto:bryan@vimpex.com]  
Sent: Thursday, December 29, 2016 10:23 AM 
To: Ung, Rosalinh 
Subject: Koll Center EIR 
 
Dear Rosalinh: 
 
We have just seen the “Notice of Preparation and Scoping Meeting: The Koll Center Residences Environmental Impact 
Report” that was posted near the parking entrance on Von Karman. 
 
Thank you for the opportunity to respond to the Notice.   
 
We are a tenant in 4440 Von Karman and we want to express our concern.  We expect that the development will have 
significant impact on our business operations – this is a massive construction project right in the middle and directly 
adjacent to our leased space.   
 
Please make sure that the developers, land owners and other key parties mitigate or otherwise compensate for the 
impact and disruption to the current tenants during this process.  These key parties should allocate and actively 
contribute to offset any tenant disruption. 
 
Thank you, 
Bryan Chanawatr 
Vimpex International 
949‐798‐0061 
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Brodkin, Ashley

From: Privitt, Dana
Sent: Tuesday, January 17, 2017 4:33 PM
To: Brodkin, Ashley
Subject: FW: Koll NOP - JGianulias  

Follow Up Flag: Follow up
Flag Status: Flagged

 
 

From: Ung, Rosalinh [mailto:RUng@newportbeachca.gov]  
Sent: Tuesday, January 17, 2017 4:30 PM 
To: Privitt, Dana <dana.privitt@kimley‐horn.com> 
Cc: 'Michael Murphy' <MMurphy@shopoff.com>; Cora Newman <cora@govsol.com> 
Subject: Koll NOP ‐ JGianulias  
 
 
 

From: Jim Gianulias [mailto:jcg@gcompanies.com]  
Sent: Tuesday, January 17, 2017 4:04 PM 
To: Ung, Rosalinh 
Subject:  
 
I am adamantly opposed for the approval of the 260 unit Kohl project on Von Karmin !!! 



February 1, 2017 

Koll Center Residences NOP Comments 
The following comments on the Notice of Preparation for the Koll Center Residences EIR are submitted by: 

  Jim Mosher ( jimmosher@yahoo.com ), 2210 Private Road, Newport Beach 92660  (949-548-6229) 

1. Much as the identity of the applicant was not revealed, the objectives of the proposed project 

were not clearly stated in either in the NOP or at the January 18, 2017, Scoping Meeting. 

Hopefully the project objectives will be detailed in the EIR.  Without knowing what the 

applicant is attempting to achieve it will be extremely difficult to evaluate the project and 

especially the possible alternatives to it. 

2. Although a slide illustrating it was shown at the Scoping Meeting, the NOP also fails to 

mention that the proposed project is essentially an implementation of the Airport Business 

Area  Integrated Conceptual Development Plan adopted (without any environmental review of 

which I am aware) by Newport Beach City Council Resolution No. 2010-113 in 2010.  The 

existence of that plan raises these questions: 

a. Since the City has long viewed the Uptown Newport and Koll Residences projects as 

part of a single “integrated” whole, is it possible to adequately evaluate their 

environmental impacts as “separate” projects with separate EIRs? 

b. Do the projects, as separately proposed, achieve the tight integration and connectivity 

required by the plan? 

c. Will they, together, really create the self-sufficient walkable “village” the ICDP seems 

to envision?  This seems particularly difficult to evaluate given the vagueness of what 

will be in the retail component.  How much and what kinds of “infrastructure” will be 

provided to meet the needs of the residents?  

d. I have heard a number of business owners in the area question the real-world viability 

of the “live-work” concept that seems to underlie the ICDP and which will be important 

in evaluating the impacts of the proposal.  The EIR needs to attempt to provide 

verifiable evidence as to how many of the potential residents would be expected to 

actually work within walking distance of their homes – and how many would actually 

walk.   

3. The project description in the NOP refers to three “buildings” yet in the table at the top of 

page 5, it treats Buildings 2 and 3 differently from Building 1.  Based on the illustrations 

presented at the Scoping Meeting, the proposal appears in fact to be for three towers, rather 

than buildings, since two of the residential towers sprout from the same service “building” 

created through interconnections near ground level.  Hopefully the EIR will describe the 

proposal more clearly and distinguish towers from buildings so the public and decision 

makers will know what is being talked about.  

4. As mentioned verbally at the Scoping Meeting, the project is proposed to be built in an area 

that features a once common, but now increasingly rare and increasingly valuable (from a 

civic pride and quality of life perspective) low intensity, suburban office campus type layout.  It 

creates a very pleasant and welcome relief from surrounding development.  Although infill of 

http://www.newportbeachca.gov/pln/CEQA_REVIEW/Koll%20Center%20Residences/The%20Koll%20Center%20Residences%20NOP_v6b.pdf
http://www.newportbeachca.gov/trending/projects-issues/the-koll-residences
http://www.newportbeachca.gov/pln/CEQA_DOCS.asp?path=/Koll%20Center%20Residences
mailto:jimmosher@yahoo.com
http://ecms.newportbeachca.gov/Web/0/doc/59368/Page1.aspx
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this open space may have been envisioned by the Council-approved ICDP, the ICDP was 

adopted without environmental review, so it is now incumbent on the EIR to consider the 

aesthetic impact of a project which seems inconsistent with the site’s present almost bucolic 

feel. 

5. As also mentioned verbally at the Scoping Meeting, I believe the ICDP was developed at a 

time when, and largely because, the City felt pressured to find locations for a large expected 

load of future housing imposed by the state’s Regional Housing Needs Assessment allocation 

process.  My understanding is that this pressure no longer exists in the current RHNA 

planning period of 1/1/2014 through 10/1/2021, during which the City has already fulfilled its 

need to add a total of only 5 housing units.  The EIR needs to evaluate if building during a 

period when the City faces no RHNA obligation will create future environmental impacts that 

could be avoided by more strategic planning.  That potential seems clear when one considers 

future quotas will force the City to find and impact additional sites within the city.  Deferring 

the present construction to a planning period in which there is a RHNA requirement would 

save the present site and impacts for use in fulfilling that purpose.  A clear understanding of 

these longer range consequences seems important to both decision makers and the public.  

6. While giving a number of details about parking at various locations and in various phases of 

construction, the NOP fails to clearly and prominently disclose the expected net change in 

parking spaces and its adequacy to serve the proposed uses.  Presumably that will be more 

clearly presented in the EIR. 

7. In the same vein, and as mentioned verbally at the Scoping Meeting, the way the freestanding 

parking structure is expected to work is similarly unclear.  Who is it intended to serve?  And 

how will those parking in it get to their destinations?  Why is it located in the remotest possible 

part of the project area? 

8. I believe the NOP misstates (on page 3) the plans for the nearby Uptown Newport project, 

when it says that Phase 1 (of Uptown) will include “up to 1,244 new residences.” My 

understanding is that 1,244 is the total that is expected to be built in Phase 1 plus a yet-to-be-

started Phase 2.  Hopefully the EIR will identify and use the correct figures. 

9. The school districts borders issue that was raised during the scoping for Uptown Newport 

remains for this project.  My understanding is that the available facilities in the Santa Ana 

Unified School District are both more crowded and farther from the project than those which 

could be used in the Newport Mesa Unified School District.  To reduce impacts and to foster a 

stronger sense of community with the city of residence, the EIR should consider moving the 

school district boundary so future Airport Area housing is in NMUSD rather than SAUSD.  

That is something the developer, Shopoff, promised to pursue in connection with Uptown 

Newport, but appears, to date, to have failed to achieve. 

10. The NOP notes that water is supplied to the site by the Irvine Ranch Water District while 

wastewater is handled by the City of Newport Beach.  Although not precisely a new or CEQA 

issue, this creates a billing problem since the City will likely not know the amount of water 

being used, and hence how to equitably defray the costs of wastewater service. 

http://www.scag.ca.gov/Documents/5thCyclePFinalRHNAplan.pdf
http://www.scag.ca.gov/Documents/5thCyclePFinalRHNAplan.pdf


   
 
          

Public Comments on the Notice of Preparation and Scoping Meeting for Koll 
Center Residences EIR 

 
Submitted on February 2, 2017 by Adriana Fourcher (afour507@gmail.com) resident 
at 507 Larkspur Avenue, Corona del Mar, CA  92625 and business at 4340 Von Karman 
Avenue, Newport Beach, CA 92660 
 
High rise high-density developments like this are expressly against the wishes of the 
citizens of Newport Beach.  There have been numerous ballot measures and 
overhauls of City Council that indicate that the citizens do not want increased 
density and that instead they would prefer a smaller City government.  This is 
factual and not an opinion. The Greenlight Initiative and now the Museum Tower 
petition is case in point.  In fact, just the proposition of another high-density high 
rise residential tower in Newport Beach is a provocation for concerned citizens to 
launch another set of referendums, recalls and overhauls.   SPON and others have 
suggested that the Airport Area is due for an updated comprehensive plan that 
involves the community and businesses.  Many of the points below reflect the issues 
that could be addressed on a larger scale for the Airport Area.  On a macro level, I 
strongly urge planners and elected officials to be patient and take a wait and see 
stance for the Uptown Newport (1,244 units) and Fashion Island Villas (524 units) 
projects.  After a good vetting period of 18-24 months the City will have factual 
information on changing needs for City Services and the Transportation Corridors.  
Those impacts should be addressed before implementing additional high-density 
residential projects near Jamboree and MacArthur Boulevard, respectively.   
 
As it relates to Koll Center Residence towers please consider the following: 
 
1. Koll Center Residence towers do not complement the Surrounding Buildings in 
Scale or Function.  Koll Center Newport (KCN) was designed in 1973 to be an office 
park and according to the Orange County Register it is offers 1.5 million square feet 
of office space. Existing use in the closest vicinity to the proposed development is 
commercial business.  The buildings range in size from single level to a premier 
Class A office project owned by John Hancock that is 10 stories. The spacing of the 
buildings and the landscape features (that include a small lake and water features) 
were designed to attract businesses.  One would notice that landscaping is 
purposely arranged as buffer zones or visual screens in between buildings and busy 
transportation corridors and that pure recreational space is not a feature.  
On the other hand the residential tower project as proposed would scale to 13 
stories and in many respects dwarf many surrounding buildings and most of the 
buildings in KCN.  The EIR should include accurate views from the surrounding area 
on all sides to study the impact on the Aesthetics and Visual Resources.   
Additionally, the function of a residential project is very different than a commercial 
project.  Residential projects are more intensive in their impacts in many areas 



including but not limited to: Transportation and Circulation, Noise, Public Services, 
and Recreation.  The EIR should carefully consider all of these areas and how three 
residential towers in the middle of a parking lot in an established office park may 
not be an ideal plan.  Moreover, it not appropriate to deem the Uptown Newport 
project as the anchor project to try to justify transforming a commercial area close 
to John Wayne Airport into a residential zone.   The Uptown Project is a converted 
use because it took a Semiconductor project (that was moving out of the area) and 
converted it (in majority) to a large scale residential project.  Koll Center Residence 
is 100% additive as no building is being converted to residential.  It is a proposal to 
build three new high rise, high density residential towers in a parking lot 
surrounded by existing business owners. 
 
2.  The EIR and future public discussion about high density residential 
development in the City of Newport Beach should accurately discuss the impact on 
Population and Housing and the lack of required high density developments, thereof.  
The EIR should review the 2006 General Plan to see that it was established to show 
for the potential for growth over the expected 20 year life of the plan. It is my 
understanding that when the 2006 General Plan was being developed (2000-2006) 
the authors assumed Newport Beach would have a large housing requirement by 
South California Association of Government’s (SCAG) periodic Regional Housing 
Needs Allocations (RHNA).  With that in mind those “planners” decided to tuck in 
some extra residential pockets into the General Plan in areas that the residents at 
the time wouldn’t speak up about.  That is where they assigned around 2,000 units 
to the Airport Area.  With the Uptown Newport project being developed almost all of 
the units are accounted for.  There is no urgency to build out the extra residential 
units.  The EIR should state that the RHNA quota for  the City  (2006-2014 )was 
1,914 units and should state that the RHNA quota for 2015-2021 is only 5 new units.  
If Housing does become an issue after 2021 the City should reserve its ability to add 
to the inventory instead of approving 260 units that are not required by RHNA at 
this time.  The City will not get any credit for overbuilding. 
 
3. Ingress and Egress for vehicles and pedestrians are highly impacted by the 
development of 260 residential units in the service area parking lot of an office park.  
It is my opinion that the EIR should evaluate the transportation and circulation 
within the office park and also connecting to the office park.  Von Karman Avenue is 
the main entrance proposed for this project.  This particular entrance is along a 
curvy part of the road and the visibility entering and leaving is a issue that would 
need to be addressed.  Likewise, Von Karman is a wide road and many cars in the 
airport area utilize it as a secondary transportation corridor with Mac Arthur 
Boulevard and Jamboree being the primary transportation corridors.  A traffic study 
would show not only how many cars pass by the entrance but also at what speed.  
There is no pedestrian cross walk or stop light close by.  Foot traffic pathways 
within the office park and thru the area would need to be considered.  Additionally, 
the tower residence is consuming part of the existing parking lot.  Although, a 
parking structure is planned the general circulation pattern is severely impacted. 
 



4.      Residential projects should have adequate Recreational amenities.  The Uptown 
Project is an example where the required green space has been whittled down by 
various ploys including the City being amenable to accepting “Fees in Lieu of” park 
space and also allowing a park to be built at another location so that the density 
could occur in the residential complex.  Any green space planned and counted in the 
Uptown Project should not be double counted for Koll Center Residences.  As stated 
above because Koll Center Newport is an office park, a high-rise high-density 
residential complex will take more than give to the existing business owners.  There 
is a concern about high impact on existing aesthetics and land use. 
 
5. Although the EIR may not cover the economic implications to the area the 
planning department should be aware that the commercial businesses in Koll Center 
Newport are part of an Association that is governed by CC&R’s and as such the 
proposed Development may very well be in Breach of the Covenants.  One of the 
challenges to this project is that the Association has only one declarant and that is 
Koll Center Newport.  The surrounding business owners pay dues but are not 
represented on any board with the Association.  This one fact could make a judge 
favor the “unrepresented” interests of the building owners in KCN.  These are the 
concerns: does not conform to the design or use of the other buildings within the 
Center; will create undue traffic and congestion within the Center; will alter and 
impede access to the Center; will alter the internal streets within the Center 
negatively impacting the circulation within the center; will reduce the property 
value; is incompatible with the other operations and uses of the properties in the 
Center; violates the purposes and intent of the CC&R’s; will reduce available surface 
parking; will eliminate open space; will eliminate sunlight and view plains as well as 
casting shade and shadow upon existing buildings; will reduce the amount of 
common area in the Center and the adequate building separation between the 
structures in the Center; and will benefit Koll Center Newport “company” to the 
detriment of the other commercial building owners in the area. 
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Brodkin, Ashley

From: Privitt, Dana
Sent: Monday, January 30, 2017 8:41 AM
To: Brodkin, Ashley
Subject: FW: Koll NOP- Comments from Susan Skinner

 
 
‐‐‐‐‐Original Message‐‐‐‐‐ 
From: Ung, Rosalinh [mailto:RUng@newportbeachca.gov]  
Sent: Monday, January 30, 2017 8:09 AM 
To: Privitt, Dana <dana.privitt@kimley‐horn.com> 
Cc: 'Michael Murphy' <MMurphy@shopoff.com>; Cora Newman <cora@govsol.com> 
Subject: Koll NOP‐ Comments from Susan Skinner 
 
 
 
‐‐‐‐‐Original Message‐‐‐‐‐ 
From: Susan Skinner [mailto:seskinner@me.com]  
Sent: Thursday, January 26, 2017 6:16 PM 
To: Ung, Rosalinh <RUng@newportbeachca.gov> 
Subject: Koll Center comments 
 
Rosalinh, 
 
I am disturbed that after the residents of Newport Beach showed their concern about overdevelopment in our city 
through the overwhelming support of the Museum House referendum, our city turns right around and prepares to 
approve more high rise condo towers.  I don’t see how residents could have spoken any more clearly and yet their voices 
remain unheard and unheeded.  This reinforces my sense that our City Council is tone deaf to the desires of their 
constituents, which is in turn a disturbing prospect. 
 
I oppose further overdevelopment in our city.  Having entitlements for residential units in the airport area does not 
mean that we need to use those entitlements at this time.  I would suggest holding them for a later date and dispensing 
them in a lessor impactful project than the Uptown Newport project or the Koll project. 
 
Thank you, 
 
Susan Skinner 
2042 Port Provence Place 



1

Brodkin, Ashley

From: Privitt, Dana
Sent: Friday, January 20, 2017 10:11 AM
To: Brodkin, Ashley
Subject: FW: NOP Comments 

 
 
‐‐‐‐‐Original Message‐‐‐‐‐ 
From: Ung, Rosalinh [mailto:RUng@newportbeachca.gov]  
Sent: Friday, January 20, 2017 10:11 AM 
To: Privitt, Dana <dana.privitt@kimley‐horn.com> 
Cc: Michael Murphy <MMurphy@shopoff.com>; Cora Newman <cora@govsol.com> 
Subject: NOP Comments  
 
 
 
‐‐‐‐‐Original Message‐‐‐‐‐ 
From: Milvi vanderslice [mailto:Milvivander@aol.com]  
Sent: Friday, January 20, 2017 8:11 AM 
To: Ung, Rosalinh <RUng@newportbeachca.gov> 
Subject: Why don't you make 
 
One of those buildings for low income workers? Then I would be much happier a bout the project. MIlvi Vanderslice, 
Newport Beach , Ca 949‐640‐4055 
 
Sent from my iPad 
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