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Staff Report   
City of Manhattan Beach 

  
 

 
TO:  Honorable Mayor Cohen and Members of the City Council 
 
THROUGH: Geoff Dolan, City Manager 
 
FROM: Richard Thompson, Director of Community Development 
  Angelica Ochoa, Assistant Planner 
 
DATE: June 16, 2009 
 
SUBJECT: Consideration of Planning Commission Approval of a Use Permit to Construct a 

New 24-hour Gas Station, Food Mart with Beer and Wine Sales, Self-Serve Car 
Wash and Adoption of a Negative Declaration of Environmental Impacts at 2301 
North Aviation Boulevard (Sheikhpour/Chevron) 

 
 
RECOMMENDATION: 
Staff recommends that the City Council RECEIVE and FILE this report.  
 
FISCAL IMPLICATION: 
There are no fiscal implications associated with the recommended action. 
 
BACKGROUND: 
The applicant, Freydoun Sheikpour, the property owner of the existing Chevron station at the 
northwest corner of Aviation Boulevard and Marine Avenue, submitted a proposal in April 2007 
to expand the current uses to provide more services to local residents and businesses.  The original 
proposal included demolishing the existing gas station, mini-mart and auto repair service and 
constructing a new 24-hour gas station, 24-hour food mart and specialty coffee service with drive-
through, beer and wine sales, and self-service car wash.     
 
On April 22, 2009, the Planning Commission conducted a public hearing and requested that the 
applicant re-evaluate the project and address the issues of operations and hours for all proposed 
uses, the intensity of proposed uses, lighting and noise impacts to residents on Marine Avenue, 
impacts of beer and wine sales to residents on Marine Avenue and users of Marine Park, and 
compliance with the City Sign Code. The Planning Commission was overall generally supportive 
of the project but felt that these issues should be addressed.  The Planning Commission suggested 
that the applicant work with staff on a revised project proposal, project details, and site and 
building design to address the outstanding issues.  The project was continued to the Planning 
Commission meeting of May 27, 2009. 
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At the Planning Commission meeting of May 27, 2009 (Exhibit B), after public testimony was 
received, the Planning Commission discussed the revised project proposal and approved the 
project.  The applicant submitted a new proposal that included removing the specialty coffee 
service with drive through, reducing the food mart building size, limiting the hours for the food 
mart, limiting beer and wine sales, complying with the City Sign Code, installing security 
measures, increasing landscaping and limiting impacts of noise and lighting to residents on Marine 
Avenue.  The Commission felt that the applicant addressed all of the outstanding issues and any 
impacts from the subject project were minimized to residents on Marine Avenue, users of Marine 
Park and to the surrounding community.  All Planning Commission staff reports are attached as 
Exhibit C.  The Planning Commission approved the project (4-0), adopting attached Resolution PC 
No.09-05 (Exhibit A).   
 
DISCUSSION: 
Project Description 
The project proposal includes demolishing the existing Chevron gas station, mini-mart, auto repair 
bays and underground storage fuel tanks.  The existing uses will be replaced with new construction 
of a gas station with 4 fueling islands and 8 gas pumps, a 3,200 square foot food mart with off-site 
beer and wine sales and a 1,980 square foot self-serve car wash.     
 
The following provides the details for the subject project as was originally submitted by the 
applicant and the changes that were approved by the Planning Commission on May 27, 2009:  
 
     Original     Revised -Approved  
Building Floor Area:  3,800 sq. ft. food mart    3,200 sq. ft. food mart 
                             Coffee area with drive through   Removed 
    1,980 sq. ft. self-serve car wash   Same 
 
Parking:   29 spaces           25 spaces (1) 
 
Hours of Operation:  Fueling stations – 24 hours   Same 
    Food mart – 24 hours           6am to 10pm, inside 
                     10pm to 6am, cashier window 
         only 
    Drive-through coffee area – 5 am to 10 pm     Removed
    Self-serve car wash – 6 am to 9 pm  6 am to 9 pm, M-F 
         8 am to 8 pm, weekends and 
         holidays  
    Beer and wine sales – 7 am to 10 pm  Same  
 
Signage:   787.11 square feet     Will comply with City  
         Sign code (2)  
Landscaping:   7,853 sq. ft. (19%)      11,157 sq. ft. (28.17%) (3) 
 
Street Dedication - 16 feet along entire frontage on Aviation Boulevard for street widening 
                                25 feet corner cut on Aviation Boulevard and Marine Avenue for required           
                              ADA access  

       4 feet sidewalk and ADA required access along entire frontage on Marine           
     Avenue        
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(1)   Parking (required 24) based on 39,620 sq. ft./2 = 19,810 sq. ft./2,500 sq.ft.; 3,200 s.f. food       
       mart/coffee area.  
(2)   Signage (maximum allowed 400 sq ft.) based on Municipal Code Section 10.72 050.  Pole      
      sign counts twice per face with a total of 704.00 square feet.  Applicant will provide                     
    new signs to comply with Code requirements.     
(3)  Landscaping based on Municipal Code Section 10.16.030 (I) requires 8% landscaping of            
      entire site. 
 
Planning Commission Discussion 
The Planning Commission discussion at both meetings centered on minimizing project impacts to 
nearby residents on Marine Avenue and the surrounding community.  The Planning Commission 
felt that in order for them to approve the project, the outstanding issues must be mitigated and 
resolved.  Specifically, the issues were hours of operation, noise, lighting, beer and wine sales, 
signage and consistency with other approved City gas stations for operating hours and alcohol 
sales.   
 
The Planning Commissioners were concerned with the proposed 24 hour operation of the gas 
station, food mart with beer and wine sales and the related impacts to residents on Marine Avenue 
and users of Marine Sports Complex Park.  They requested that staff meet with the Department of 
Parks and Recreation and Police to understand park operations and security procedures at Marine 
Park.   As a result of these meetings, the applicant revised the original project proposal to satisfy 
any security and crime related concerns.  Also, the applicant placed limitations on the hours of the 
food mart, limited beer and wine sales and added security measures.  The Planning Commissioners 
also had concerns with approving a 24-hour gas station in close proximity to residents.  They 
requested that staff provide a list of other City gas stations for comparison.  
 
Based on the documentation provided by staff, the Commission felt that the subject project site 
was consistent with the other gas stations that were approved for 24-hour operation.  They also 
discussed the CG (Commercial General) zoning as being a significant determining factor for 
allowing 24-hour operation for other gas stations.  According to Section 10.16.020 of the 
Municipal Code, all new gas stations require a use permit, and the hours of operation can be 
limited through the Use Permit process.  For the project site, the fact that it is in the CG zone, is 
located on two arterial streets, Aviation Boulevard and Marine Avenue, and it is a major 
intersection with a high volume of traffic; the Planning Commission felt that a 24-hour gas station 
was appropriate for this location.  Attached is a map (Exhibit D) providing the City zoning 
designations, the pattern of City gas stations located along major arterial streets and the 
surrounding developed uses.  Conditions 15, 16, 17, 18 in the Resolution address the Planning 
Commission and neighbor’s concerns and Conditions 50 through 60 address traffic related issues 
put in place by the City Traffic Engineer to minimize any traffic impacts. 
 
The Planning Commissioners were concerned with noise and lighting impacts to the residents on 
Marine Avenue.  Staff also had concerns with noise from the overall site onto the surrounding 
community. According to the acoustical report submitted by the applicant, the noise generated 
from the car wash complies with the City of Manhattan Beach Noise Ordinance.  In terms of 
lighting impacts, all lighting will be directed away from the residents, and any lighting facing 
Marine Avenue will be low level to lessen any impact to residents.  The Planning Commission was 
satisfied with the applicant’s lighting proposal but was still concerned with the noise from the car 
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wash impacting Marine Park users.  For this reason, Conditions 9, 21, 22 in the Resolution were 
put in place to address these outstanding issues. 
 
In terms of signage, the Planning Commission and staff felt that the applicant should comply with 
the City Sign Code.  The applicant agreed to revise his sign proposal and remove the existing pole 
sign.  Condition 20 in the Resolution addresses this. 
 
Overall, the Planning Commission felt that the applicant made a substantial change to the original 
proposed project to minimize impacts from the project.  The revisions consisted of:   
 
 1)   Elimination of the specialty coffee service and drive through window  
 2)   Reduction in the food mart building size 
 3)   Revised lighting plan to lessen the impact onto residents 
 4)   Revised noise report to include the surrounding residential uses 
 5)   Reduced hours of operation of the food mart 
 6)   Limited beer and wine sales 
 7)   Reduced total signage  
 
All of the above changes addressed the issues raised at the public hearings and conditions in the 
Resolution have been placed to ensure that any impacts are minimized. 
 
Public Comment and Noticing 
As part of the required noticing for a Use Permit, Staff noticed the subject project within the 
required 500 foot radius.  Staff received letters from residents with concerns, which are attached to 
this staff report as Exhibit E.  All of the concerns have been addressed by the applicant and to the 
satisfaction of the Planning Commission and staff.     
 
ALTERNATIVES 
The alternatives to the staff recommendation include: 
 

1. APPEAL the decision of the Planning Commission and direct staff to schedule a public 
hearing  

 
Attachments: A.  Resolution PC No. 09-05 
  B.  Planning Commission minutes dated May 27, 2009 
  C.  Staff Planning Commission Reports, attachments, and minutes dated  
         April 22 and May 27, 2009 (duplicates deleted) 
  D.  Map of City Gas Stations and Zoning 
  E.  Correspondence from residents  
  F.  Plans (not available electronically, separate) 
 
 
 
cc: Freydoun Sheikpour, Applicant/Property Owner 
 Ahmad Ghaderi, Applicant’s Representative 



RESOLUTION NO. PC 09-05 
 
 

RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF 
MANHATTAN BEACH APPROVING A USE PERMIT TO REPLACE AN 
EXISTING CHEVRON SERVICE STATION WITH A NEW SERVICE 
STATION TO INCLUDE A FOOD MART WITH BEER AND WINE 
SALES AND A SELF-SERVICE CAR WASH ON THE PROPERTY 
LOCATED AT 2301 NORTH AVIATION BOULEVARD (Chevron Products 
Co.)  
 

THE PLANNING COMMISSION OF THE CITY OF MANHATTAN BEACH DOES 
HEREBY RESOLVE AS FOLLOWS: 
 
SECTION 1. The Planning Commission of the City of Manhattan Beach hereby makes the 
following findings: 
 
A. The Planning Commission of the City of Manhattan Beach conducted public hearings on April 
22, 2009 and May 27, 2009, and considered an application for a use permit to replace an existing 
service station, auto repair bays and mini-mart with a new service station to include a food mart 
with beer and wine sales and a self-service car wash on the property legally described as portion of 
the south 60 acres of lot 1 in section 19, as shown on the partition map showing property formerly 
of the Redondo Land Company, in the City of Manhattan Beach, as shown as Parcel 3 on record 
of survey map filed in book 83 pages 53 and 54 of records of survey located at 2301 North 
Aviation Boulevard in the City of Manhattan Beach. 
 

 B. Said public hearings were advertised pursuant to applicable law, testimony was invited and     
received.       
 
C. The application was filed on April 3, 2007. The applicant for the subject project is Freydoun             
Sheikpour, the owner of the property.  The project originally included a specialty coffee service        
area with a drive through, a sign exception, and increased hours, which the applicant                  
eliminated/revised after concerns were expressed at the public hearings. 
 
D. The subject project was found not to have a significant effect on the environment after an Initial 
Study was conducted and therefore a Negative Declaration was proposed per CEQA (California 
Environmental Quality Act) Guidelines. 
 
E. The project will not individually nor cumulatively have an adverse effect on wildlife resources, 
as defined in Section 711.2 of the Fish and Game Code. 
 
F.  The property is located within Area District II and is zoned CG Commercial General. The                  
surrounding land uses consist of single family residential to the south (more than 360 feet                 
away), parks/open space uses to the west, industrial uses to the north, office and residential uses        
to the northeast in the City of Hawthorne, and industrial and office uses to the southeast in the          
City of Redondo Beach. 
 

 G.  The General Plan designation for the property is General Commercial. A zone change was 
approved, after more than 20 public meetings that were advertised pursuant to applicable law, in 
December 2003 by the City Council as part of the Citywide General Plan. Amendments which re-
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zoned subject property, 2301 North Aviation Boulevard from Industrial (IP) to General 
Commercial (CG) reflect the current use and encourage commercial development at the major 
intersection of Aviation Boulevard and Marine Avenue. 
 
H. The project site is located on two arterial streets (Aviation Boulevard major and Marine 
Avenue minor) which respectively carry over 48,000 and 20,000 vehicles daily and is one of the 
highest traffic volumes in the City.   
 
I.   A determination of public convenience and necessity is made for the proposed off-sale beer 
and wine license (as conditioned below), which shall be forwarded to the California Department of 
Alcohol Beverage Control upon the effectiveness of this project approval. 
 
J.  This Resolution is intended to supersede all previous use permit approvals for the subject                  
service station use. (BZA 88-28 and PC 97-8). 
 
Use Permit 
 

1. The proposed location of the use is in accord with the objectives of this title, and 
the purpose of the district in which it is located since the project is a commercial 
zone consistent with Section 10.16.010 of the Manhattan Beach Zoning Code 
which states that the district is intended to provide opportunities for commercial 
retail uses for a full range of retail and service businesses, since the proposed 
project is located within the (CG) General Commercial district, and will replace 
an existing service gas station, auto repair bays and mini-mart.   

 
2. The proposed location of the use and the proposed conditions under which it 

would be operated or maintained will be consistent with the General Plan; will 
not be detrimental to the public health, safety or welfare of persons residing or 
working on the proposed project site or in or adjacent to the neighborhood of 
such use; and will not be detrimental to properties or improvements in the 
vicinity or to the general welfare of the city, since the proposed new gas station, 
food mart and self-service car wash as conditioned is in compliance with all 
Manhattan Beach Municipal Code regulations, dedicating street improvements on 
Aviation Boulevard and Marine Avenue, providing aesthetic enhancements with 
conforming landscaping and signage, limiting hours, lighting and noise impacts 
and will incorporate sustainable building components.  The new use is intended to 
provide a better variety of services to the community.  

 
3. The proposed use will comply with the provisions of this title, including any 

specific condition required for the proposed use in the district in which it would be 
located, since the proposed location of the use and the proposed conditions under 
which it will be operated or maintained is consistent with the General Plan, since 
the project site is classified as General Commercial which allows for a full range of 
commercial and service businesses. 

 
4. The proposed use will not adversely impact nor be adversely impacted by 

nearby properties.  Potential impacts are related but not necessarily limited to: 
traffic, parking, noise, vibration, odors, resident security and personal safety, 
and aesthetic, or create demands exceeding the capacity of public services and 
facilities which cannot be mitigated, since the existing site is already developed 
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as a gas station, auto repair bays and mini-mart and the proposed new gas 
station, food mart and self-service car wash will not adversely impact nearby 
properties as conditioned, and as analyzed in the applicant’s noise study and the 
City Traffic Engineer’s review.  The new use will comply with all of the City’s 
Code requirements and conditions have been placed in this resolution to ensure 
any impacts do not affect the surrounding residences and neighborhood.  It is not 
anticipated that the proposed new use will exceed the capacity of public services 
and facilities, as conditioned. 

 
  
General Plan 
   
 The General Plan of the City of Manhattan Beach poses certain goals and policies, 

which reflect the expectations and wishes of the City, with respect to land uses.  
Specifically, the project is consistent with the following Goals of the General Plan 
as summarized below: 

 
 Policy LU-1.2: Encourage the design of all new construction to utilize notches or 

other architectural details to reduce building bulk. 
 
 Policy LU-2.1: Develop landscaping standards for commercial areas that unify 

and humanize each district. 
 
 Policy LU-3.1: Continue to encourage quality design in all new construction. 
  
 Policy LU.3.5: Ensure that the sign ordinance provides for commercial signage 

that is attractive, non-intrusive, safe, and consistent with overall City aesthetic 
goals.  

 
 Policy LU-5.1:  Require the separation or buffering of residential areas from 

businesses which produce noise, odors, high traffic volumes, light or glare, and 
parking through the use of landscaping, setbacks, or other techniques. 

 
 Policy LU-5.7:  Recognize the unique qualities of mixed use areas, and balance the 

needs of both the residential and commercial uses. 
 
 Policy LU-6.1: Support and encourage small businesses throughout the City. 
 
 Policy LU-6.2: Encourage a diverse mix of businesses that support the local tax 

base, are beneficial to residents, and support the economic needs of the 
community. 

 
 Policy LU-6.3: Recognize the need for a variety of commercial development types 

and designate areas appropriate for each.  Encourage development proposals that 
meet the intent of these designations.  

 
 Policy I-2.3:  Upgrade all major intersections and arterial streets to keep traffic 

moving efficiently. 
 
 Policy I-2.4:  Required additional traffic lanes and/or other traffic improvements 
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for ingress and egress for new development along arterials where necessary for 
traffic and safety reasons. 

 
 Policy I-2.7:  Monitor and minimize traffic issues associated with construction 

activities. 
 
 Policy I-3.4: Review development proposals to ensure potential adverse parking 

impacts are minimized or avoided.  
 
 Policy I-3.8: Monitor and minimize parking issues associated with construction 

activities. 
 
 Policy I-4.2: Carefully review commercial development proposals with regard to 

planned ingress/egress, and enforce restrictions as approved. 
 
 
Section 2. The Planning Commission of the City of Manhattan Beach hereby APPROVES the 
subject Use Permit application subject to the following conditions (*indicates a site specific 
condition): 
 
Site Preparation / Construction 
 
1.* The project shall be constructed and operated in substantial compliance with the submitted 

project description and plans as approved by the Planning Commission on May 27, 2009. 
Any substantial deviation from the approved plans must be reviewed by the Department of 
Community Development to determine if approval by the Planning Commission is 
required. 

 
2.  A Traffic Management Plan shall be submitted in conjunction with all construction and 

other building plans, to be approved by the Police and Public Works Departments prior to 
issuance of building permits. The plan shall provide for the management of all 
construction related traffic during all phases of construction, including delivery of 
materials and parking of construction related vehicles. 

 
3. All electrical, telephone, cable television system, and similar service wires and cables shall 

be installed underground to the appropriate utility connections in compliance with all 
applicable Building and Electrical Codes, safety regulations, and orders, rules of the Public 
Utilities Commission, the serving utility company, and specifications of the Public Works 
Department. 

 
4. During building construction of the site, the soil shall be watered in order to minimize the 

impacts of dust on the surrounding area. 
5. The siting of construction related equipment (job site offices, trailers, materials, etc.) shall 

be subject to the approval from the Director of Community Development prior to the 
issuance of any building permits. 

 
6.* A site landscaping plan, consistent with the project rendering on file with the Community 

Development Department, utilizing drought tolerant plants and mature box sized trees 
shall be submitted for review and approval concurrent with the building permit application. 
The west side of the food mart shall be setback from the adjacent walkway next to Marine 
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Park. Low landscaping, trees and maintenance access shall be installed within this setback.  
All plants shall be identified on the plan by the Latin and common names.  Landscaping 
shall be installed per the approved plans prior to building final.  The landscaping site plan 
shall be to the satisfaction and approval of the Community Development Director. 

 
7.  A low pressure or drip irrigation system shall be installed in the landscaped areas, which 

shall not cause any surface run-off.  Details of the irrigation system shall be noted on the 
landscaping plans. The type and design shall be subject to the approval of the Public 
Works and Community Development Departments and shall be installed per the approved 
plans prior to building final. 

 
8.* Circulation and parking improvement design shall be subject to the review of the City’s 

Traffic Engineer and Director of Community Development. 
 

 9.* Security lighting for the site shall be provided in conformance with Municipal Code 
requirements including applicable height limits, glare prevention design and low pilaster 
lighting only adjacent to Marine Avenue.  The applicant shall submit a lighting and 
photometric plan which shows the location of the proposed low level lights, wall packs 
and light pole standards and maximum foot candles to the Department of Community 
Development prior to the issuance of a building permit.  These plans shall be in 
compliance with all provisions of the parking lot lighting regulations.  All outside site 
lighting shall be directed away from residential on Marine Avenue and the public right-
of-way and shall minimize spill-over onto the sidewalk and street.  Shields and 
directional lighting shall be used where necessary. 

 
10.* Property line clean outs along Marine Avenue, mop sinks, erosion control, and other sewer 

and storm water items shall be installed and maintained as required by the Department of 
Public Works. Oil clarifiers and other post construction SUSMP items shall be required for 
the project. 

 
11. Backflow prevention valves shall be installed as required by the Department of Public 

Works, and the locations of any such valves or similar devices shall be subject to approval 
by the Community Development Department prior to issuance of building permits. 

 
12. Sidewalks shall be replaced or installed around the entire site pursuant to the requirements 

of the Public Works Department. 
 

 13. Deliveries shall be between the hours of 7:00 a.m. and 9:00 p.m. for non-petroleum 
(fuel) deliveries. 

 
 
Operational Restrictions 
 
14.* The facility shall operate as a vehicle service station use with food and beverage sales and 

automobile washing.  Auto maintenance use and vehicle storage shall be prohibited. 
  
15.* Beer and wine sales shall be limited to retail beer and wine sales for off-site consumption 

only.  No singles will be sold, no advertised beer and wine “specials” signs will be 
displayed and there will be no separate displays of beer and wine.  
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16.* Operation of the fueling facility shall be permitted 24 hours daily. Operation of the food 
mart (food and beverage sales) shall be permitted from 6am to 10pm daily, with limited 
sales through window access only between 10pm and 6am.  Operation of the self-serve car 
wash shall be permitted between 7am to 9pm Monday through Friday and 8am to 8pm 
weekends and holidays.  Beer and wine sales shall be permitted from 7am to 10pm daily. 

 
17.* The management of the facility shall police the property and all areas immediately 

adjacent to the businesses during the hours of operation to keep it free of litter. 
 
18. The operators of the facility shall provide adequate management and supervisory 

techniques to prevent loitering and other security concerns inside and outside the subject 
businesses, including but not limited to security cameras and graffiti coating/resistant 
surfaces on the outside of the buildings. 

 
19.* The facility operator shall prohibit employees from parking personal vehicles on the 

surrounding public streets. Employees must park on-site or be transported to the site from 
other off-street parking facilities subject to Community Development Department 
approval.  

 
20.* All signs shall be in compliance with the City's Sign Code.  The existing pole sign must be 

modified to meet the required signage area and height per the City’s Sign Code.  The pole 
sign must be relocated to private property or removed and replaced at the request of the 
City and at the expense of the applicant when future street dedication is required by the 
City. All new signs shall be subject to Community Development Department approval as 
part of a comprehensive sign program. 

 
21.* Noise emanating from the site shall be in compliance with the Municipal Noise Ordinance.  

The applicant shall mitigate all noise associated with the self-service car wash to the 
satisfaction of the Community Development Director, including potential impacts to 
Marine Sports Complex park to the west of the site. 

 
22.* Any outside sound or amplification system or equipment is prohibited, except speakers 

used exclusively to communicate individually with customers at gasoline pumps, the self-
service car wash and the cashier on an as-needed basis.   

 
23.*  A permit is required for any outdoor display of merchandise. 
 
24.* The self-service car wash shall provide a water recirculation system as part of water 

conservation practices.  Any activity involving the use of water shall include and promote 
sustained efforts of water conservation, consistent with Ordinance No. 2122, and subject to 
the Department of Public Works approval. 

 
25. Plans shall incorporate sustainable building components into the building and site design.  

The plans may include, but not be limited to LEED (Leadership in Energy and 
Environmental Design) and Built-It-Green components, permeable pavement, energy 
efficient plumbing, mechanical and electrical systems, and retention of storm water on the 
site.  Plans shall require review and approval by the Community Development and Public 
Works Departments.  
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Public Works  
 
26.* This is a SUSMP project and an Operating and Maintenance Agreement Form regarding 

on-site storm water pollution BMP’s and mitigation devices must be completed and 
submitted to the City before a building or grading permit is issued.  

27. All landscape irrigation backflow devices must meet current City requirements for 
proper installation. 

 
28. No discharge of construction wastewater, building materials, debris, or sediment from 

the site is permitted. 
 
29. A property line cleanout must be installed on the sanitary sewer lateral. See City 

Standard Plan ST-5. Cleanout must be added to the plumbing plan. 
 
30. A backwater valve is required on the sanitary sewer lateral if the discharges from 

fixtures with flood level rims are located below the next upstream manhole cover of the 
Public sewer.  See City Standard Plan ST-24. Must be shown on the plan if applicable. 

 
31. If any existing sewer lateral is used, it must be televised to check its structural integrity. 

The tape must be made available for review by the Public Works Department. The 
Public Works Department will review the tape and determine at that time if the sanitary 
sewer lateral needs repairing, replaced, or that it is structurally sound and can be used in 
its present condition. The lateral must not be cleaned before it is video taped. 

 
32. A mop sink must be installed and shown on the plumbing plan. 
 
33. Commercial enterprises must comply with the National Pollution Discharge Elimination 

System  (NPDES) clean water requirements. Discharge of mop water, floor mat 
washing, trashcan cleaning and washing out trash enclosures into the street or storm 
drain system is prohibited. M.B.M.C. 5.84.060, 5.84.090. 

34. Any unused water or sanitary sewer laterals must be shown on the plans and abandoned 
at the City main. 

 
35.* A grease interceptor must be installed and placed into a maintenance program with 

regular inspections and removal of grease buildup, if required by the Public Works 
Department. 

 
36. All trash enclosures shall be enclosed, have a roof, built in such a manner that 

stormwater will not enter, and a drain installed that empties into the sanitary sewer 
system. Floor drain or similar traps directly connected to the drainage system shall be 
provided with an approved automatic means of maintaining their water seals. See 
1007.0 Trap seal Protection in the Uniform Plumbing Code. Contact the City’s refuse 
contractor for sizing of the enclosure. Drawings of the trash enclosure must be on the 
plan, and must be approved by the Public Works Department, Community Development 
Department and City’s waste contractor before a permit is issued. See Standard Plan 
ST-25. 

 
37. Commercial establishments are required, by municipal code 5.24.030 (C)(2) to have a 

sufficient refuse and recycling storage space to enclose a commercial lift container(s).  The 
refuse storage space or facility must be screened from public view and be either 
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constructed within the building structure or in a screened enclosure on private property.  
 
38. Sidewalk, driveway, curb, and gutter repairs or replacement must be completed per 

Public Works Specifications.  See City Standard Plans ST-1, ST-2, and ST-3.  The plans 
must have a profile of the driveway, % of slope on driveway, and driveway elevations.  
The combined slope of public and private approach shall not exceed 15%. 

 
39.* A disabled access ramp must be installed on the public sidewalk.  A triangular 25 feet 

corner cut-off dedication shall be provided to the City at the southwest corner of 
Aviation Boulevard and Marine Avenue as formed by the location of the future property 
lines after the required dedication.  Proposed right of way dedication for disabled access 
ramp must be shown on all plans.  When the City accepts the dedication, the applicant 
shall submit a metes and bounds description and a current appraisal of the dedication 
area subject to the approval of the Public Works Department. 

 
40.* The sidewalk must be replaced as necessary from the north property line to the south 

property line on Aviation Boulevard and from the west property line to the east property 
line on Marine Avenue and shown on the plans.  All work must be to the satisfaction 
and approval of the Public Works Director. A continuous accessible sidewalk shall be 
provided behind the driveway approaches.  The property owner shall execute a 
pedestrian access easement for any sidewalk areas to be constructed in areas that will 
become private property after the street dedication,( i.e. inside the future property line).   

 
41. It is the contractor’s responsibility to protect all of the street signs surrounding the 

premises. If any sign is damaged, lost or removed it is the responsibility of the 
contractor to replace and/or repair and/or relocate the sign at the contractor’s expense. 
The contractor is also responsible for any street markings that are removed due to 
excavation of other work in the street.  
 

42. Water meters shall be placed near the property line and out of the driveway approach 
whenever possible. Water meter placement must be shown on the plans. 

 
43. If the water meter box is replaced, it must be purchased from the City, and must have a 

traffic rated lid if the box is placed in the driveway, or other vehicle access areas. 
 
44. Backflow preventers for fire and domestic water services must be installed per Public 

Works Department requirements.  
 
45.* Erosion and sediment control devices BMPs (Best Management Practices) must be 

implemented around the construction site to prevent discharges to the street and 
adjacent properties. BMPs must be identified and shown on the plan. Control measures 
must also be taken to prevent street surface water entering the site. 

 
46.* All new storm water, nuisance water, etc. drain lines installed within the street right of 

way must be constructed of ductile iron pipe. Drains must be shown on plans. 
 
47.* Water from the car wash must be contained on site and not allowed to enter the storm 

drain system. 
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48.* A clarifier or catch basin filtration system (Fossil Filter or equal) drop-in catch basin 
insert must be installed subject to Public Works approval. 

 
49.* Before the utility pole or street lights can be relocated, approval from PPIC and City 

Council and a building permit must be obtained. 
 
Traffic Engineering  
 
50. All raised landscaping planters along the property frontages shall begin or end 

perpendicular to the lower portion of the driveway wings.  
 
51. An accessible walkway shall be provided between the public sidewalk on Marine 

Avenue and the main entrance along the front of the building.  Four-foot wide clearance 
must be maintained around any outward swinging doors.  

 
52. All unused driveways and undeveloped property frontages shall be reconstructed with 

curb, gutter and sidewalk.   
 
53. Provide and identify commercial loading area on site plan. 
 
54. Parking stalls may encroach up to 2.5 feet into the adjacent landscaping planter, 

provided the planter curb is low and the planter is landscaped with low groundcover 
within the encroaching area.   

 
55.* Inbound and outbound movements at the driveways on Aviation Boulevard and Marine 

Avenue shall be restricted to Right Turns only and posted with signs as directed by the 
City Traffic Engineer. 

 
56.* The developer shall submit an Irrevocable Offer to Dedicate up to 16-feet along the 

entire Aviation Boulevard frontage to the City for a future southbound right-turn pocket 
and public sidewalk to the satisfaction of the City Traffic Engineer and Director of 
Public Works.  In the future, when the City accepts the dedication, the applicant shall 
submit a metes and bounds description and a current appraisal of the dedication area 
subject to the approval of the Public Works Department. 

 

57.* The developer shall dedicate all property under its ownership currently used as street 
and sidewalk along the entire Marine Avenue frontage to the City.  When the City 
accepts the dedication, the applicant shall submit a metes and bounds description and a 
current appraisal of the dedication area subject to the approval of the Public Works 
Department. 

 

58.* A four-foot wide public pedestrian easement shall be granted to the City for an 
accessible walkway along the Marine Avenue frontage.  The developer shall construct 
additional sidewalk within this easement where necessary to provide a four-foot wide 
continuous sidewalk along the entire Marine Avenue frontage. 

 

59.* A continuous accessible sidewalk shall be provided behind the driveway approaches 
both on Aviation Boulevard and Marine Avenue.  The property owner shall execute a 
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pedestrian access easement for any sidewalk areas to be constructed inside the future 
property line. 

 

60. The parking lot shall be signed and marked to the satisfaction of the City Traffic 
Engineer. 

 

Building 

 

61. The project must comply with all 2007 California Codes, State codes and ADA disabled 
access requirements. 

 
Procedural 
 
62. All provisions of the Use Permit are subject to review by the Community Development 

Department 6 months after occupancy and yearly thereafter. 
 
63.  This Use Permit shall lapse two years after its date of approval, unless implemented or 

extended pursuant to 10.84.090 of the Municipal Code. 
 
64. Pursuant to Public Resources Code section 21089(b) and Fish and Game Code section 

711.4(c), the project is not operative, vested or final until the required filing fees are paid. 
 

65. The applicant agrees, as a condition of approval of this project, to pay for all reasonable 
legal and expert fees and expenses of the City of Manhattan Beach, in defending any 
legal actions associated with the approval of this project brought against the City.  In the 
event such a legal action is filed against the project, the City shall estimate its expenses 
for the litigation. Applicant shall deposit said amount with the City or enter into an 
agreement with the City to pay such expenses as they become due. 

 
 

SECTION 3.  Pursuant to Government Code Section 65009 and Code of Civil Procedure 
Section 1094.6, any action or proceeding to attack, review, set aside, void or annul this 
decision, or concerning any of the proceedings, acts, or determinations taken, done or made 
prior to such decision or to determine the reasonableness, legality or validity of any condition 
attached to this decision shall not be maintained by any person unless the action or proceeding 
is commenced within 90 days of the date of this resolution and the City Council is served 
within 120 days of the date of this resolution.  The City Clerk shall send a certified copy of this 
resolution to the applicant, and if any, the appellant at the address of said person set forth in the 
record of the proceedings and such mailing shall constitute the notice required by Code of Civil 
Procedure Section 1094.6. 

 
I hereby certify that the foregoing is a full, true, and 
correct copy of the Resolution as adopted by the 
Planning Commission at its regular meeting of May 
27, 2009 and that said Resolution was adopted by 
the following vote: 
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AYES: Chairperson Seville-Jones, Paralusz,                  
Lesser and Fasola 

NOES:  
ABSTAIN:  
ABSENT:  
 
 
 
_______________________________                      
RICHARD THOMPSON, 
Secretary to the Planning Commission 
 
 
 
_______________________________                         
Sarah Boeschen, 
Recording Secretary 
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