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CITY OF MANHATTAN BEACH 
COMMUNITY DEVELOPMENT DEPARTMENT 

 
TO: Planning Commission 
 
THROUGH: Richard Thompson, Director of Community Development 
 
FROM: Laurie B. Jester, Planning Manager 
 
DATE: November 12, 2008 
 
SUBJECT: Consideration of a Master Use Permit Amendment to allow a new 

restaurant (Tin Roof Bistro) with a new outdoor dining patio and on-site 
consumption of alcohol and clarification/acknowledgement that the site is 
part of the Manhattan Village Shopping Center Master Use Permit, at 3500 
Sepulveda Boulevard, Hacienda/Haagen building (Mike Simms and Mark 
Neumann). 

   
RECOMMENDATION 
Staff recommends that the Planning Commission CONDUCT THE CONTINUED PUBLIC 
HEARING AND ADOPT THE ATTACHED RESOLUTION (EXHIBIT A) APPROVING 
THE PROJECT WITH CONDITIONS.    
 
PROPERTY OWNER   APPLICANT 
Mark Neumann- 3500 Sepulveda, LLC Mark Neumann- 3500 Sepulveda, LLC and   
620 Manhattan Beach Boulevard  Mike Simms, Tin Roof Bistro  
Manhattan Beach, CA 90266   121 20th Street, B  

Manhattan Beach, CA 90266 
 
BACKGROUND  
The subject property is a separate legal parcel, known as the Hacienda or Haagen Building, 
located within the Manhattan Village Shopping Center. The property is one of the outlying 
buildings along the perimeter of the Center adjacent to Sepulveda. It is the only parcel with a 
different owner; the rest of the Mall property is owned by RREEF.  Staff and the City Attorney 
met with the property owners attorney and were advised that they are in the process of 
negotiating an agreement with RREEF regarding the existing Master Use Permit entitlements on 
the properties. The applications were continued from the September 24th Planning Commission 
meeting to the October 8th meeting, and then from the October 8th meeting to tonight’s meeting at 
the applicants request.  
 
Staff has been informed that these two property owners have now reached an agreement 
regarding the existing entitlements and therefore a Master Use Permit to allow conversion of a 
portion of the existing office to restaurants or other commercial uses is not be required. 
Clarification and acknowledgment from the Planning Commission that the site is included as part 
of the Manhattan Village Mall and subject to the existing Master Use Permit and related 
entitlements is required. An Amendment to allow on-site consumption of alcohol at the new 
restaurant (Tin Roof Bistro) is also required in accordance with the existing Use Permit for the 
Shopping Center. The Shopping Center is also in the process of preparing an EIR for a three 
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phase renovation and expansion and it is anticipated that 3500 Sepulveda will be included in this 
entitlement. 
 
PROJECT OVERVIEW 
 
 L O C A T I O N 
                                                                
Location    3500 N. Sepulveda Boulevard . 
 
Legal Description   Parcel 12 of Parcel Map No. 12219  
 
Area District    II 
 
 L A N D   U S E 
 
General Plan    Manhattan Village 
 
Zoning     CC, Community Commercial  
 
Land Use     Existing  Proposed 
Tin Roof Bistro Office (vacant) Restaurant 
 
Neighboring Land Uses/Zoning 
North, South and East, Commercial Manhattan Village Shopping Center, West across Sepulveda 
Boulevard (State Highway 1) Commercial, and Veterans Parkway Open Space with Residential 
Senior Citizen and Single Family Residential beyond.   
  
 P R O J E C T   D E T A I L S 
 
Parcel Size:   29,621 sf 
 
Building Height:  Existing    Proposed 
    42’ 2-story (legal non-conforming) No change 
    
Building Areaand Uses: Existing    Proposed 
Tin Roof Bistro  4,250 sf office (vacant)  4,250 sf restaurant 
Total interior   19,840 sf     19,840 sf 
 
Exterior courtyard  3,000 sf approx. common area 2,200 sf approx. 

      common area  
 No restaurant dining   800 sf conversion to outdoor 
       restaurant dining 
Note: Square footage of any outdoor restaurant areas would be counted towards the maximum 

total allowed restaurant area. 
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Parking and Loading:  Existing       Proposed  Required 
3500 Sepulveda  None on site   No change        Per Use Permit 
    
Note: Private Agreements on site- Common Area Agreement/Parking Easement (COREA) with 

Manhattan Village Shopping Center- approximately 2,393 parking stalls provided on 
Shopping Center site as well as loading at rear of Shopping Center. Access provided at 
front of 3500 Sepulveda building via private road on Shopping Center site. Settlement 
Agreement also addresses shared off-site parking and loading.    
        

Hours of Operation: Existing   Proposed  Required 
Tin Roof Bistro M-F 8:30am-5:30 pm   11am to 11 pm  Reso PC 01-27 
   (offices)   7 days a week  Condition No 16 
          6:00 am to 2:00 AM 
          7 days a week 
 
Entertainment:  Existing   Proposed 
Tin Roof Bistro None    None 
 
Alcohol:   Existing   Proposed 
Tin Roof Bistro None    Full service on-site consumption restaurant 
 
Note: Some of the square footages and parking numbers provided by the applicant conflict 

slightly with the numbers in the Shopping Center Master Use Permit (Resolution PC 01-
27) and provided by the Shopping Center owner and are subject to verification.  

 
PROJECT DESCRIPTION 
Project Site 
In 2001 the Manhattan Village Shopping Center (3200 Sepulveda) received approval of a Master 
Use Permit (MUP) for the renovation of the existing Shopping Center. This approval replaced 
the 1995 Master Use Permit which governed development on the Center, including the Hacienda 
Building site. Madison Marquette was the Shopping Center owner at the time; RREEF is the 
current owner. This project provided a complete joint parking study that was prepared by a traffic 
engineer and the square footages and mix of uses allowed were based on this detailed parking 
analysis.  The application was approved with Resolution PC 01-27, attached as Exhibit C. 
 
The application description, plans and tenant/building square footage list included the 3500 
Sepulveda (Hacienda Building) property, which was and continues to be a separate legal parcel 
with separate ownership. However, the application was not signed by the Hacienda building 
owner and it appears that they were not notified of the pending application.  
 
The 2001 MUP approval (Conditions 10 and 11-page 5) allows the conversion of up to 13,005 
square feet of vacant, retail, or office space to restaurant use, for a total of 75,000 square feet 
gross leasable area of restaurant uses on the site. The 75,000 square foot maximum is based on 
an overall parking demand and supply of 4.1 parking stall per 1,000 square feet of gross leasable 
area, which was recommended by the traffic engineer and approved with Resolution PC 01-27. 
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Conditions 13 and 14 allow beer and wine at restaurants in the Center without an Amendment. 
Additionally, any restaurants that were in existence in 2001 at the time of the approval of 
Resolution PC 01-27 are allowed to expand from beer and wine service to full alcohol service 
without a public hearing as long as their square footage is not increased and the total 68,000 
square feet of restaurant use with alcohol on the site is not exceeded.  
 
A Master Use Permit to allow all of the uses allowed by the Master Use Permit for the Shopping 
Center Resolution PC 01-22 on the 3500 Sepulveda property is no longer necessary as the 
separate owners have agreed that the 3500 Sepulveda parcel is included within the Shopping 
Center entitlements. The attached draft Resolution (Exhibit A) includes conditions on the 
property (Sepulveda dedication-condition No. 11, page 8 and Theater sign- condition No. 14, 
page 9) to address the City’s requirements for including the property in the Shopping Center 
Master Use Permit. 
 
Tin Roof Bistro 
The proposed restaurant would be located on the first floor of the existing two-story building on 
the south side with the main entry on the east side off of the Mall perimeter road. All parking 
would be off-site to the east of the perimeter road. This parking is governed by the Construction, 
Operation, and Reciprocal Easement Agreement (COREA) which is a private recorded 
agreement between the property owner of the subject site, the Hacienda building, and the 
Shopping Center, RREEF, as well as the Settlement Agreement.  The property owner also 
indicates that all 2,393 parking spaces are available to the building through the COREA, portions 
of which are attached as part of the project application (Exhibit F). 
 
The project would convert 4,250 sf of interior vacant office area previously occupied by Platinum 
Capital Group to restaurant, plus convert 800 sf of common courtyard to outdoor dining area. 
The interior dining area would provide 142 seats, while the outdoor dining area provides 38 
seats. A lounge area towards the rear of the restaurant provides 18 additional seats with ten seats 
at the bar and an additional eight seats at tables.. The dining area is 2,200 square feet in area, the 
kitchen is 1,450 square feet and the balance of the square footage is service and restroom areas. 
A new trash and recycling area is proposed on the south side of the building to the west of the 
existing trash enclosure as shown on the plans, Exhibit H.  
 
The restaurant is proposed to be open seven days a week from 11:00 am to 11:00 pm, with peak 
hours anticipated to be lunch and dinner between 12:00 pm to 2:00 pm and 6:00 pm to 8:00 pm. 
The restaurant would employee approximately 20 people, while the previous tenant had 
approximately 45 employees. No new signage is shown on the plans, however staff would 
condition that any new signage would be required to be consistent with the Shopping Center 
signs. The existing large Theater sign is an off-site sign and a schedule for future removal of this 
sign will be required. 
 
The applicant has indicated verbally to staff that they would also like to have to flexibility to add 
valet parking for the restaurant on the adjacent bank site in the future. This will require approval 
of the property owner as well as review and approval by the City Traffic Engineer. Minor site and 
landscaping revisions may be contemplated also which staff will review through the plan check 
process.  
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ENVIRONMENTAL DETERMINATION 
In accordance with the provisions of the California Environmental Quality Act (CEQA) as 
amended by the City of Manhattan Beach CEQA Guidelines, the Community Development 
Department found that the subject project is exempt from CEQA as a Class 32 In-fill 
Development project. 
 
DISCUSSION 
Parking and Loading 
Although the project site is a legal separate parcel with separate ownership it was built as part of 
the original Shopping Center. The property was designed, built and used by the original Center 
owner, Haagen, for their offices. Over the years the parcel was split off and the joint parking, 
access and maintenance agreement (COREA) was recorded. The building, patios and landscaping 
take up the entire site; all access is from surrounding properties. The draft conditions of approval 
(conditions 8, 13 and 15) would require the applicant to ensure to the satisfaction of the Director 
of Community Development that adequate parking and loading facilities are provided. 
 
 
Use Permit 
The Master Use Permit Amendment is required since conditions 10-17 of Resolution PC 01-27 
allows the conversion from office to restaurant, as well as beer and wine at the restaurants, but 
only restaurants existing at the time of the 2001 Use Permit approval that already have beer and 
wine service may convert to full alcohol service without an Amendment.  
 
The Planning Commission must make the following findings in accordance with Section 
10.84.060 for the Use Permit, if the project is approved: 
 

1. The proposed location of the use is in accord with the objectives of this title and the 
purposes of the district in which the site is located; 

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 the public heath, safety or welfare of persons residing or working on the proposed 
project site or in 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; 

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; and 

     4. The proposed use will not adversely impact or 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 aesthetics, or create 
demands exceeding the capacity of public services and facilities which cannot be 
mitigated. 

 
The Planning Commission, as part of approving the use permit for the subject project, in 
accordance with Section 10.84.070 can impose reasonable conditions as necessary to: 
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A.  Achieve the general purposes of this ordinance or the specific purposes of the zoning 

district in which the site is located, or to make it consistent with the General Plan;  
B. Protect the public health, safety, and general welfare, or 
C. Ensure operation and maintenance of the use in a manner compatible with existing and 

potential uses on adjoining properties or in the surrounding area. 
D. Provide for periodic review of the use to determine compliance with conditions imposed, 

and Municipal Code requirements. 
    
Staff believes that all of the findings to approve the Master Use Permit Amendment can be met 
with conditions. The proposed use is compatible with the surrounding area and the original 
Master Use Permit for the Shopping Center, is consistent with the Zoning and General Plan 
designations and there would be no anticipated impacts from the proposed uses as conditioned. 
The attached Draft Resolution details the required findings and conditions.  
 
Public input and Commission comments 
As of the writing of this report staff has not received any written comments from the public. One 
residential neighbor to the west called and expressed concerns with any new proposed exterior 
lighting. Any new lighting would need to be oriented downwards and shielded to prevent off-site 
illumination (Section 10.60.120) and would be reviewed through plan check.  
 
At the October 8th meeting the Planning Commission requested information on the hours of the 
existing restaurants on the site. Attached as Exhibit C is a chart that lists the restaurant uses with 
and without alcohol and their hours of operation. Condition No 16 of the Shopping Center 
Master Use Permit allows restaurants to operate from 6:00 am to 2:00 PM seven days a week. 
This same condition would apply to the Tin Roof Bistro unless the Commission conditions the 
application. 
 
Other Departments Input 
The plans and applications were distributed to other departments for their review and comments 
and are attached as Exhibit F. The City Engineer commented that Sepulveda and the bridge will 
be widened in the future. He recommends that right-of-way be dedicated at no cost to the City to 
accommodate the widening and that an appropriate cash contribution also be required. Fire and 
Building Safety indicated that plans would be reviewed through plan check and handicapped, 
disabled access, and fire requirements would need to be met. The Police Department had no 
comments. The Department of Public Works had standard comments. All specific Department 
conditions are included in the attached draft resolution as appropriate and requirements will be 
addressed during the plan check process.  
 
CONCLUSION 
Staff recommends that the Planning Commission conduct the continued public hearing and adopt 
the attached draft Resolution approving the project with conditions.  

 
ALTERNATIVES 
Other than the stated recommendation, the Planning Commission may: 
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1. DENY the project subject to public testimony received, based upon appropriate findings, and 
DIRECT Staff to return with a draft Resolution. 

 
 
EXHIBITS: 

A.  Draft Resolution PC 08-XX 
 B.  Chart of restaurants in the Manhattan Village Mall 
 C.  Resolution PC 01-27 and Manhattan Village Shopping Center Area Analysis 9-23-

2003 
 D.  Project applications 
 E.  Other Department Comments 
 F. Plans  



RESOLUTION PC 08–XX 
 

RESOLUTION OF THE PLANNING COMMISSION OF THE 
CITY OF MANHATTAN BEACH APPROVING A MASTER USE 
PERMIT AMENDMENT TO ALLOW A NEW RESTAURANT 
WITH OUTDOOR DINING AND ON-SITE CONSUMPTION OF 
ALCOHOL IN AN EXISTING OFFICE BUILDING (HACIENDA 
OR HAAGEN BUILDING) AND CONFIRMING THAT THE SITE 
IS PART OF THE MANHATTAN VILLAGE SHOPPING CENTER 
MASTER USE PERMIT AND ASSOCIATED ENTITLEMENTS AT 
3500 SEPULVEDA BOULEVARD AVENUE (MARK NEUMANN 
AND MIKE SIMMS) 

 
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 September 24, October 8 and 22, and November 12, 2008 to consider a 
applications for Master Use Permits on the property. Said hearings were advertised 
pursuant to applicable law, testimony was invited and received. 

 
B.  The subject property is legally described as Lot 12, of Parcel Map 12219, Map Book 

122, pages 33-35 and is addressed as 3500 Sepulveda Boulevard, in the City of 
Manhattan Beach. The project property owner is Mark Neumann, 3500 Sepulveda 
LLC and the applicant is Mike Simms, Tin Roof Bistro. 

 
C. The subject site is 29,621 square feet in area, with a 2-story building approximately 

42 feet in height and 19,840 square feet in area. The building has a central courtyard, 
mature landscaping and no access or parking on the site. All access, parking and 
loading and other shared uses are on the adjacent Manhattan Village Mall property. 

 
D.  The project consists of the following: 1) clarification that the site is included as part 

of the Master Use Permit (Resolution PC 01-27), and all other related entitlements, 
for the Manhattan Village Shopping Center, and 2) allow on-site alcohol consumption 
for a new restaurant, Tin Roof Bistro, which requires the Master Use Permit 
Amendment.   

 
E.  The Master Use Permit Amendment is required since Conditions 10-17 of Resolution 

PC 01-27 allows the conversion from office to restaurant, as well as beer and wine at 
the restaurants, but only restaurants existing at the time of the 2001 Use Permit 
approval that already have beer and wine service may convert to full alcohol service 
without an Amendment.  

 
F.  The Manhattan Village Shopping Center planning/zoning entitlement history is as 

follows: 
1. On March 6, 1979 the Manhattan Beach City Council adopted Resolution 3685, 

establishing the Commercial Planned Development (CPD) District for the First 
Phase construction and operation of a community shopping center (Manhattan 
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Village Mall) consisting of approximately 150,000 square feet of retail 
establishments providing community convenience goods and services, and 
approximately 300,000 square feet of retail establishments providing goods and 
services customarily found in malls associated with department stores. 

 
2. On December 18, 1979 the Manhattan Beach City Council adopted Resolution 

3757, approving the Second Phase construction and operation of a community 
shopping center (Manhattan Village Mall). 

 
3. Subsequent use permits were approved for individual uses within the shopping 

center. 
 
4. On December 18, 1990 the Manhattan Beach City Council adopted Ordinance 

1832, repealing the CPD zoning District and establishing the CC (Community 
Commercial) zoning district for the Shopping Center and subject property. 

 
5. On April 5, 1994 the Manhattan Beach City Council adopted Ordinance 1902, 

establishing a provision for a Master Use Permit for multiple tenant projects to 
replace obsolete Commercial Planned Development (CPD) Permits. 

 
6. On January 3, 1995 the Manhattan Beach City Council adopted Resolution 5142, 

approving the conversion of all previous Commercial Planned Development and 
individual Use Permit entitlements for the Shopping Center and subject property 
to a Master Use Permit consistent with provisions of Ordinance 1902. 

 
7. On December 12, 2001 the Planning Commission adopted Resolution No. PC 01-

27 which superseded and replaced all the previous approvals on the Manhattan 
Village Shopping Center site. Although the project description, plans and 
tenant/building square footages list submitted by the Shopping Center owner at 
the time (Madison Marquette) included the subject site (Hacienda or Haagen 
building) the property owner at the time did not sign the application and it is not 
clear if they were notified or aware of the pending application. The property 
owner at the time did not participate in the public hearing process. The current 
owner of the subject property (3500 Sepulveda LLC) purchased the property in 
2005. 

 
8.  On February 27, 2002 the Planning Commission adopted Resolution No. PC 02-

07 approving a Master Sign Program and Sign Exception for the Manhattan 
Village Shopping Center. The Resolution includes conditions for removal of the 
theater sign that is located on the subject site as well as standards and conditions 
for signage throughout the Shopping Center and subject site.  

 
9. The subject Master Use Permit application was submitted in April 2008 to request 

the approvals described in D. above. 
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10. The subject property owner recently entered into a Settlement Agreement with 
RREEF (current owner of the Manhattan Village Shopping Center) in October 
2008 regarding the existing Master Use Permit entitlements on the properties, as 
well as other private issues, and therefore a Master Use Permit to allow 
conversion of a portion of the existing office to restaurants or other commercial 
uses is not be required. Confirmation, acknowledgement and clarification that the 
Master Use Permit applies to the site is required as well as an Amendment to 
allow on-site consumption of alcohol at the new restaurant (Tin Roof Bistro) is 
required in accordance with the existing Master Use Permit for the Shopping 
Center.  

 
11. The Shopping Center is also in the process of preparing an EIR for a three phase 

renovation and expansion and it is anticipated that 3500 Sepulveda will be 
included in this entitlement. 

  
G.  An Environmental Impact Report (EIR) was prepared (1978) and certified for a 

phased project, of which Manhattan Village Shopping Center and the subject property 
was a part. Mitigation measures were identified and adopted in several issue areas.  

 
H.  In accordance with the provisions of the California Environmental Quality Act 

(CEQA) as amended by the City of Manhattan Beach CEQA Guidelines, the 
Community Development Department found that the subject project is exempt from 
CEQA as a Class 32 In-fill Development project. 

 
I.  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. 
 
J.  This Resolution, upon its effectiveness, confirms, clarifies and acknowledges that the 

Master Use Permit and other entitlements for the Shopping Center applies to the site 
as well as provides an Amendment to allow on-site consumption of alcohol at the new 
restaurant (Tin Roof Bistro), as required in accordance with the existing Master Use 
Permit for the Shopping Center.  

 
K.  Pursuant to Section 10.84.060 A. of the Manhattan Beach Zoning Ordinance, the 

following findings are made regarding the Master Use Permit application: 
 

1. The property is located within Area District II and is zoned CC, Community 
Commercial. The proposed location is in accord with the purpose of this zoning 
district, which is to provide sites for planned commercial centers which contain a 
wide variety of commercial establishments, including businesses selling home 
furnishings, apparel, durable goods and specialty items generally having a 
citywide market area. Support facilities such as entertainment and eating and 
dining establishments are permitted, subject to certain limitations to avoid adverse 
effects on adjacent uses. A portion of the building and outdoor common courtyard 
and patio areas will be converted to restaurant use with service of alcohol for on-
site consumption which is consistent with other uses within the Shopping Center. 
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The use is allowed with an Amendment to the Master Use Permit and is permitted 
by the underlying Community Commercial zoning district with a Use Permit. 
Confirming, clarifying and acknowledging that the parcel is part of the Master 
Use Permit for the Shopping Center also requires that broader conditions related 
to street dedication, signage and parking/loading be required to ensure the 
objectives of the code are satisfied. With these conditions the application is 
consistent with the purpose of the district and zone. The proposed location of the 
use is in accord with the objectives of this title and the purposes of the district in 
which the site is located, as conditioned. 

 
2. The General Plan designation for the property is Manhattan Village Commercial. 

This designation reflects the unique nature of the subject property as a portion of 
the largest retail development in the City. The modifications, as conditioned, are 
consistent with the following General Plan Goals and Policies: 
 
Goal Lu-2: Encourage the provision and retention of private landscaped open 
space. 
 
Policy LU-2.4: Support appropriate stormwater pollution mitigation measures. 
 
Policy LU-3.2:Promote the use of adopted design guidelines for new construction 
in Downtown, along Sepulveda Boulevard, and other areas to which guidelines 
apply. 
 
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-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-  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. 
 
Goal LU-8: Maintain Sepulveda Boulevard, Rosecrans Avenue, and the 
commercial areas of Manhattan Village as regional-serving commercial districts. 
 
Policy LU- 8.2: Support the remodeling and upgrading needs of businesses 
as appropriate within these regional-serving commercial districts. 
 
Policy I-1.8 Require property owners, at the time new construction is proposed, 
to either improve abutting public right-of-way to its full required width or to pay 
in-lieu fees for improvements, as appropriate.   
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Policy I-1.9 Require property owners, at the time of new construction or 
substantial remodeling, dedicate land for roadway or other public improvements, 
as appropriate and warranted by the project.    
 
Policy I-3.5 Encourage joint-use and off-site parking where appropriate. 
 
The new use will be within the existing floor area and outdoor areas and is 
consistent with the existing uses on the site and other nearby commercial 
properties.  The proposed project is an upgrade of an existing commercial 
building.  The proposed restaurant increases traffic, and is a more intense use of 
site since it is a conversion from office to a destination-type restaurant use. The 
restaurant site is physically separated from mall, more than 380 feet from the 
main mall, and 260 feet from any retail/restaurant uses, so there is not as much 
joint or shared traffic as other uses on site. Shared parking with the Manhattan 
Village mall site is compatible due to the remote location of the subject site, it 
does not conflict with the main Mall parking demand. However, this new use 
increases traffic on Sepulveda. If the subject parcel was included as part of the 
original 2001 Mall master Use Permit then dedication on Sepulveda would have 
been required at that time. Due to all these factors, confirming that the parcel is 
part of the Master Use Permit for the Shopping Center also requires that broader 
conditions related to Sepulveda Boulevard street dedication, signage and 
parking/loading be required to ensure consistency with the General Plan, as 
indicated above, and so the use of the site will not be detrimental to the public 
health, safety or welfare of persons residing or working 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.  Therefore the 
project, as conditioned, the project will meet these findings.  

 
3. The conversion to restaurant with on-site sale and consumption of alcohol is 

permitted by the underlying zoning district and Master Use Permit, with the 
clarification that the subject site is part of the Master Use Permit, and with a Use 
Permit Amendment for the alcohol. The proposed renovation will comply with 
applicable performance and development standards. Therefore the proposed use 
will comply with the provisions of Title 10 of the Municipal Code (Zoning 
Ordinance), including any specific condition required for the proposed use in the 
CC zoning district in which it is located. Standards including but not limited to 
containment of glare and noise in that the conversion will be within an existing 
building and the outdoor courtyard is the center and the east side shielded from 
residential to the west across Sepulveda, State Highway 1. The subject site is at an 
elevation significantly lower (approximately 20-30 feet) than Sepulveda and the 
single family residential properties to the west, and these residential uses are over 
450 feet to the west of the site. Additionally, confirming that the parcel is part of 
the Master Use Permit for the Shopping Center also requires that specific 
conditions related to Sepulveda Boulevard street dedication, signage and 
parking/loading be required to comply with the provisions of the Code. 
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4. The proposed use, as conditioned, will not adversely impact nor be adversely 
impacted by nearby properties, which are a mix of commercial and residential 
uses. The additional proposed area with alcohol sales will largely be located 
within the existing building footprint, and out of line-of-sight of the nearest 
residential use and therefore, as conditioned, is not expected to cause any noise, 
glare, vibration, security and safety, odors or aesthetic visual impacts. The 
proposed conversion from office to a destination type restaurant with alcohol will 
result in an increase in traffic, and therefore dedication along Sepulveda is 
required. Since the building is located on the perimeter away from the main Mall 
and any other restaurant or retail uses, the project will provide adequate parking 
off-site, subject to City verification, to serve the new use. The restaurant use will 
have increased demands for trash and loading that the office tenant did not have, 
and conditions will be required to ensure these facilities are adequate. Clarifying 
and confirming that the parcel is part of the Master Use Permit for the Shopping 
Center also requires that broader conditions related to street dedication, signage 
and parking/loading be required to ensure that any potential impacts related to 
traffic, parking, and aesthetics be mitigated.   

 
L. A determination of public convenience and necessity is made for the proposed Type 42 

alcohol license (as conditioned below), which shall be forwarded to the California 
Department of Alcohol Beverage Control upon City Council acceptance of this project 
approval. 

 
M. A de minimis impact finding is hereby made that the project will not individually or 

cumulatively have an adverse effect on wildlife resources, as defined in Section 711.2 of 
the Fish and Game Code. 

 
N. This Resolution, upon its effectiveness, together with existing Master Use Permit 

(Resolution PC 01-27) approved December 12, 2001, and the Master Sign Program 
and Sign Exception (Resolution PC 02-07), approved February 27, constitutes the 
entitlements for the subject site, and the State required Determination of Public 
Convenience and Necessity for the currently proposed Type 42 alcohol licenses. 
 

Section 2. The Planning Commission of the City of Manhattan Beach hereby 
APPROVES the subject Master Use Permit Amendment, and CONFIRMS and 
CLARIFIES that the subject parcel is included as part of the Manhattan Village 
Shopping Center Master Use Permit and related entitlements, subject to the following 
conditions: 
 
General/procedural Conditions 
1. Compliance. The project shall be in compliance with the plans and project description 

submitted to and approved by the Planning Commission on November 12, 2008. All 
development must occur in compliance with the proposal as set forth in the 
application for said permit, subject to any special conditions set forth below. Any 
substantial deviation from the approved plans and project description, except as 
provided in this approval, shall require review by the Director of Community 
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Development and a determination if Planning Commission review and an amendment 
to the Master Use Permit is required. 

 
2. Lapse of Approval. The Use Permit shall lapse two (2) years after its date of approval 

unless implemented or extended in accordance with Manhattan Beach Municipal 
Code (MBMC) Section 10.84.090. 

 
3. Terms and Conditions are Perpetual. These terms and conditions shall be perpetual, 

and it is the intention of the Director of Community Development and the permittee 
to bind all future owners and possessors of the subject property to the terms and 
conditions. Further, the applicant shall record the conditions of approval of this 
Resolution with the Office of the County Clerk/Recorder of Los Angeles. The format 
of the recording instrument shall be reviewed and approved by the City Attorney. 

 
4. Effective Date. Unless appealed to the City Council, the subject Use Permit shall 

become effective when all time limits for appeal as set forth in MBMC Section 
10.100.030 have expired. 

 
5. Legal Fees.  The applicant agrees, as a condition of approval of this project, to pay all 

reasonable legal and expert fees and expenses of the City of Manhattan Beach in 
defending any legal action 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. The Applicant shall deposit said amount with 
the City or enter into an agreement with the City to pay such expenses as they become 
due. 

 
6. The project shall comply with all conditions, standards and other requirements of the 

existing Master Use Permit (Resolution PC 01-27) approved December 12, 2001, and 
the Master Sign Program and Sign Exception (Resolution PC 02-07), approved 
February 27, 2002. 

 
7. The property owners request for a new Master Use Permit is administratively 

withdrawn as it is no longer necessary with the approval of this clarification that the 
subject site is include with the Manhattan Village Mall entitlements. The property 
owner shall also be required to be an applicant in any future entitlements that affect 
shared/joint uses on the sites including but not limited to the EIR for the three-phase 
expansion plan that is currently being processed.  

 
8. Upon submittal of any request for business license, or application for building permit, 

which involves the alteration or enlargement of any tenant space, or the introduction 
of any new business within an existing tenant space, including but not limited to the 
proposed subject application for Tin Roof Bistro, the applicant shall provide an up to 
date site-wide tenant space study which includes the subject site as well as all of the 
tenants and properties within the Manhattan Village Shopping Center. The space 
study shall include detailed area breakdowns subject to the review and approval of the 
Director of Community Development. The required space study shall be consistent in 
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format, and information provided with Exhibit A (Manhattan Village Shopping 
Center Area Analysis dated 9-23-03) attached hereto. The space study shall also 
include any outdoor dining areas. The information shall include tenant street 
addresses, existing and proposed tenants, and evidence that the proposed alteration / 
tenant will provide adequate parking and loading as required by applicable parking 
standard.  

 
Fire Department and Public Works 
9. Commercial establishments are required (MBMC 5.24.030 (C)(2) to have sufficient 

refuse storage space to enclose a commercial lift container(s). Refuse storage spaces 
or facilities must be screened from public view and be either constructed within the 
building structure or in a screened enclosure.  Trash areas shall subject to review and 
approval of the Departments of Public Works, Community Development and Fire, 
and shall include, but not be limited to, a roof enclosure, drainage to the sanitary 
sewer, adequate room for recyclables, and adequate vehicular access which does not 
impact adjacent property access or Fire lanes. 

 
10. Erosion and sediment control devices BMP’s (Best Management Practices) must be 

implemented as required by the Department of Public Works. Control measures shall 
be taken to prevent erosion from the site and street surface water from entering the 
site. 

 
11. The applicant shall submit an irrevocable offer to dedicate right-of-way at no cost to 

the City for future street and bridge widening, and associated construction, as 
required by and subject to approval of the Director of Public Works, for future road 
widening along Sepulveda Boulevard. Said dedication shall provide a minimum 3 
foot distance from the west wall of the existing building. The applicant shall also pay 
a fair share contribution for the future widening as determined by the Director of 
Public Works. The irrevocable offer to dedicate shall be submitted prior to the 
issuance of a building permit on the site. The approved irrevocable offer to dedicate 
shall be recorded and fair share contribution paid in full prior to issuance of a 
Certificate of Occupancy, or building final. The applicant shall cooperate fully with 
the City in the future roadway widening. 

 
12. A mop sink will be required to be installed in accordance with Public Works 

standards. 
 
Parking and Circulation 
13. The minimum amount of parking and loading required for the project shall be located 

on the subject site and/or the Shopping Center site. A parking and loading covenant 
or other agreement to maintain required parking on any off-premise lot, including but 
not limited the Shopping Center site, shall be required subject to review and approval 
of the Director of Community Development. Any proposed valet parking shall require 
review and approval by the City Traffic Engineer, as well as written approval from 
any other property owners where the parking is located. 
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Signage 
14. A schedule for removal of the off-premise theater sign shall be submitted to the 

Director of Community Development for review and approval and the sign shall be 
removed in accordance with the approved schedule. The City shall bear none of the 
cost of the removal of the existing Theater sign. Any new site signage shall be 
consistent with the Master Sign Program and Sign Exception (Resolution PC 02-07), 
approved February 27, 2002, or an Amendment shall be required. 

 
Special Conditions 
15. Any off-site improvements (including but not limited to those on the Shopping Center 

site) shall require written approval of the property owner whose property the 
improvement is located upon prior to the issue of a permit or approval for the 
improvement. 

 
16. Prior to the issuance of a Certificate of Occupancy or a building final the applicant 

shall obtain approval from the State Department of Alcoholic Beverage Control 
(ABC) for the sale and on-site consumption of alcohol at the restaurant. The applicant 
shall comply with all conditions of the approval. 

 
17. The applicant shall provide the City with a signed final copy of the Settlement 

Agreement between the property owner and RREEF. Staff shall determine if the 
agreement if is adequate to address certain off-site and other conditions of the site 
entitlements, or if further agreements or Amendments are required. 
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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.   
 

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 November 12, 2008 and that said 
Resolution was adopted by the following vote: 
 
AYES:  
NOES: 
ABSTAIN:  
ABSENT:  
 
______________________________ 
RICHARD THOMPSON 
Secretary to the Planning Commission 
 
 
______________________________ 
Sarah Boeschen 
Recording Secretary 
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