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WHY WE CARE
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AIRPORT AREA 
REVITALIZATION OPPORTUNITIES

City of Newport Beach General Plan
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Airport Area Plan
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AIRPORT AREA 
REVITALIZATION CHALLENGES

NOP Presentation
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WRONG PROJECT
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LOOK TO THE FUTURE
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Uses Old 
Planning Tools

Lacks 
Neighborhood Feel

Lacks 
Sustainability

Lacks 
Affordability

Koll 
Towers
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KOLL TOWERS
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KOLL TOWERS
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AS PROPOSED, WE OPPOSE
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SOLUTIONS-FOCUSED APPROACH
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WHAT WE DO NOT WANT
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KEY PROBLEMS WITH 
THE CURRENT DESIGN
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Presenter
Presentation Notes
SPON has five key concerns related to the project: the height of the towers, lack of residential village characteristics, lack of a centralized park, lack of retail opportunities, and lack of collaboration with residents and nearby business owners.  Let’s touch on these one at a time.



#1: HIGH-RISE HEIGHT
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Presenter
Presentation Notes
These towers are 15 stories above grade and 160 feet tall.  This is completely inconsistent with the majority of surrounding buildings which are 2-4 stories.  



WHAT WE DO NOT WANT
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ONLY ONE VIEW
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Presenter
Presentation Notes
These towers are 15 stories above grade and 160 feet tall.  This is completely inconsistent with the majority of surrounding buildings which are 2-4 stories.  



EXISTING BUILDINGS
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UNBALANCED PROPERTY RIGHTS
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GOVERNING PLANS
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STAFF REPORTS: MID-RISE
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ICDP Staff Report, September 28, 2010
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STAFF REPORTS: MID-RISE
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ICDP Staff Report, July 22, 2010
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FOUR INSTANCES OF MID-RISE

“podium mid-rise apartment/condominiums” 22
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Presenter
Presentation Notes
It is also inconsistent with the 2010 ICDP process which repeatedly promised that the Koll units would be mid-rise. This promise was documented in four different public documents.



CONTEXT IS EVERYTHING
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Airport Area
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HEIGHT COMPARISON
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#2: LACKS RESIDENTIAL VILLAGE   
CHARACTER

28

“…be developed as clusters of 

residential villages centering on 

neighborhood parks and 

interconnected by pedestrian 

walkways.”
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#2: LACKS RESIDENTIAL VILLAGE   
CHARACTER
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Newport Beach General Plan, Land Use Element
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RESIDENTIAL VILLAGES
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POOR SPATIAL ARRANGEMENT
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MISSING PEDESTRIAN SCALE
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PARKING: FLOORS 1 & 2
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#3: LACKS A CENTRAL PARK
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CENTRAL PARK DISCUSSION

“creation of a central neighborhood park” 37
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ICDP PLANS  FOR CENTRAL PARK

“…be organized around a 
neighborhood park.”

“…be centered on neighborhoo
parks.”
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THE ORIGINAL PLAN
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SOLUTION: ADD A CENTRAL PARK
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#4: LACK OF RETAIL
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ICDP PLANS  FOR RETAIL

“Create ground level 

retail and residential 

uses that promote

active and engaging 

street fronts.”
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A COMPARISON
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Newport Crossings

700,000 ft2 residential
3,000 ft2 retail

437,000 ft2 residential
7,500 ft2 retail
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#5: LACK OF COLLABORATION
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GP/ICDP REQUIRE COLLABORATION
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“The General Plan 
requires the property 
owners … to collaborate 
… [and] to demonstrate 
the compatible and 
cohesive integration of 
new housing…”
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BUSINESSES OPPOSE PROJECT
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OUTREACH CHECKLIST
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REVISIT THE ICDP PROCESS
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Presenter
Presentation Notes
Did you now that there were five members of the public that attended the public hearing process on the ICDP for this process? Five. And, all five of them were affiliated with a developer teams. This is hardly a public process. The ICDP Process should be revisited at a minimum.  In reality, we think the entire Airport Area should be the center of a focused study during the General Plan Update process.



WHAT IS NEEDED

Balanced Approach Trust in the Process 54
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FIVE KEY CONCERNS
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Presenter
Presentation Notes
SPON has five key concerns related to the project: the height of the towers, lack of residential village characteristics, lack of a centralized park, lack of retail opportunities, and lack of collaboration with residents and nearby business owners.  Let’s touch on these one at a time.



OUR POSITION
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