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    CITY OF MANHATTAN BEACH 
   DEPARTMENT OF COMMUNITY DEVELOPMENT  
 MEMORANDUM 
 
 
TO:  Planning Commission 
   
FROM: Richard Thompson, Director of Community Development 
 
BY:  Angelica Ochoa, Assistant Planner  
 
DATE:  April 22, 2009 
 
SUBJECT: Consideration of Use Permit to Construct a New Gas Station, “24-Hour” Food Mart with 

Beer and Wine Sales, Drive-Thru Coffee Area and Self-Serve Car Wash and Adoption of a 
Negative Declaration of Environmental Impacts at 2301 North Aviation Boulevard 
(Skeikpour/Chevron). 

  
 
RECOMMENDATION 
 
Staff recommends that the Planning Commission CONDUCT the PUBLIC HEARING, DISCUSS and 
PROVIDE DIRECTION  
 
APPLICANT/OWNER 
 
Freydoun Sheikhpour     Ahmad Ghaderi, Applicant’s Representative 
2301 North Aviation Boulevard    A & S Engineering, Inc. 
Manhattan Beach, CA 90266    207 West Alameda, Suite 203 
       Burbank, CA  91502 
 
PROJECT OVERVIEW 
 
 L O C A T I O N 
 
                                                                
Location    2301 North Aviation at the Northwest corner of Aviation 

Boulevard and Marine Avenue. (Attachment A). 
 
Legal Description  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 surveys  

 
Area District  II 
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L A N D   U S E 

 
General Plan   General Commercial 
 
Zoning    CG, Commercial General  
 
Land Use   Existing        Proposed
    Auto service repair/            Food mart/coffee area   
    mini-mart                       with drive-through and 
    4 gasoline pump islands            self-serve car wash  
    Underground fueling system      4 gasoline pump islands 
             Underground fuel system 
 
Neighboring Zoning/Land Uses
  North     IP/Northrup Grumman    
  South (across Marine)  RS/Low Density Residential 
  East (City of Hawthorne) Office and Residential 
           across Aviation) 
  West                  OS/Marine Sports Park 
 
 
 P R O J E C T   D E T A I L S 
 
    Proposed   Requirement (Staff Rec.)
 
Parcel Size:   39,620 sq. ft.    5,000 sq. ft.  
 
Building Floor Area:  3,800 sq. ft. food mart/  65,343 sq. ft. max. 
                                       coffee area with drive through 
      and 1,980 sq. ft. self-serve car wash 
 
Height:    22’1” (food-mart)   30/22 ft. max. (1)  
    16’ (car wash) 
                                                   20’ (pump islands) 
 
Parking:   29 spaces    27 spaces min. (2) 
 
Hours of Operation:  Food mart and fueling stations – 24 hours 
    Drive-through coffee area – 5 am to 10 pm 
    Self-serve car wash – 6 am to 9 pm 
    Alcohol sales – 7 am to 10 pm 
 
Vehicle Access:   2 Driveways     Per City Traffic Engineer 
    (1 on Marine Ave.    
    and 1 on Aviation Blvd.) 
Signage:   787.11 square feet  418 square feet (3)  
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Landscaping:   7,853 sq. ft. (19%)    8% of entire site (4)   
 
(1)   Height calculated based on Municipal Code Section 10.60.70.  22 feet height limit is allowed if roof  
        pitch is at least 4 in 12, no pitch maximum is 30 feet. 
(2)   Parking based on 39,620 sq. ft./2 = 19,810 sq. ft./2500 sq.ft.; 3,800 s.f. food mart/coffee area  
(3)   Signage based on Municipal Code Section 10.72 050.  Pole sign counts twice per face with a total of 
        704.00 square feet 
(4)   Landscaping based on Municipal Code Section 10.16.030 (I) that requires 8% landscaping of entire  
        site 
 
 
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 after 
conducting an Initial Study (Attachment B), found that the subject project would not have a significant 
effect on the environment and therefore a Negative Declaration is proposed.  At the public hearing for the 
subject project, the Planning Commission can request additional information or studies that they feel are 
necessary to address any outstanding issues in order to adopt the Negative Declaration and make the 
findings that there is not a significant environmental impact. 
 
PROJECT BACKGROUND 
The subject applicant, Frydoun Sheikpour, property owner of a Chevron gas station located at 2301 North 
Aviation Boulevard, constructed in 1969, operates an approximate 300 square foot market, 4 fueling islands 
with 8 gas pumps and an approximate 1,200 square foot auto repair service station with 3 auto bays.  The site 
also includes underground storage fuel tanks and 24 parking spaces.  The attached Resolution (Attachment C, 
BZA 88-28) was granted in 1988 to allow the construction of a 24 hour gasoline station, an automotive repair 
service with operating hours from 7 am to 9 pm, a mini-mart with incidental beer and wine sales with 
operating hours from 6 am to midnight and a changeable copy sign.  According to staff records, the plan check 
expired on March 13, 1991, therefore the approval expired and the project was never implemented.  Also, a 
resolution (PC 97-8) to allow a request for a changeable sign copy at the subject site exceeding the maximum 
allowable square footage for signage was denied by the Planning Commission on January 8, 1997 
(Attachment D). 
 
The applicant would like to expand its current uses on the subject site to meet the demand of the residents and 
businesses in the surrounding community by providing more services.  A use permit is required to allow the 
construction of a new gas station, a new food mart with specialty coffee service and a new self-serve car wash 
per Municipal Code Section 10.16.020.  Also, since the site exceeds 10,000 square feet it also requires a use 
permit authorizing multiple uses per Municipal Code 10.84.105.  In addition, a use permit is also required per 
Municipal Code Section 10.16.030 (L) for any new alcohol license.   
 
The Planning Commission has the authority to review and take two separate actions on the subject application, 
the Use Permit and the Negative Declaration.  The Use Permit findings include specific criteria based on local 
community standards and the Environmental report includes criteria that must comply with State 
requirements.   
 
 
PROJECT PROPOSAL 
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A use permit application and plans were submitted to the City in April 2007 to demolish all improvements on 
the site, and construct a gas station, fast food restaurant, food mart and self-serve car wash. (Attachment E).  
Staff provided comments to the applicant on the proposed project submitted in April 2007 and determined that 
it did not meet the parking requirements per Municipal Code 10.64.030.  Staff also stated that there were too 
many proposed uses for the site that would affect parking and circulation and recommended that the applicant 
take into consideration the impacts to the surrounding neighbors from the project. 
 
Since the original project submittal from April 2007, the subject applicant has worked with staff, the City 
Traffic Engineer, and the City Engineer and made several revisions.  To date, the applicant has reduced the 
scope of the project and has revised the project to include the following:   
 

• Demolish the existing auto service station/mini-mart building, 4 fueling islands with 8 gas 
pumps and existing underground storage fuel tanks. 

• New 3,800 square foot food mart/specialty coffee service area with drive-through  
• New underground storage fuel tanks 
• 4 new fueling islands with 8 gas pumps 
• New 1,980 square foot self-serve car wash  
• Off-site sale of beer and wine  

 
 
The applicant feels that remodeling and upgrading the entire site with the proposed uses will provide a 
mix of services that residents and visitors will benefit from. Specifically, the applicant is proposing to 
operate the new gas station and food mart with 24-hour service, with beer and wine being sold between the 
hours of 7 am to 10 pm.  Specialty coffee service will be sold inside the food mart in a designated area 
between the hours of 5 am to 10 pm. The specialty coffee service will also be provided to customers with a 
drive through service located behind the food mart building towards the west side of the site.  The food mart 
and coffee service area will have no dining or counter seating, no eating on-site, and no food preparation or 
cooking facilities.  The self-serve car wash will be located at the north side of the site in a separate building 
with operating hours from 6 am to 9 pm.   
 
The food mart/coffee service building will be set back from Aviation Boulevard towards the west side of the 
subject site.  A total of four fueling islands with 8 gas pumps are proposed.  The site will have vehicular access 
from Marine Avenue and Aviation Boulevard.  Landscaping will be provided along the entire length of 
Aviation Boulevard and Marine Avenue and within the area of city dedication.  The proposal indicates that 
29 parking spaces will be provided, including one handicap space.  The trash enclosure will be located 
adjacent to the self-serve car wash area.  The attached plans provide in detail the site layout, floor plan and 
elevations of the new canopies for the fueling islands, the car wash building and the food mart building.  
 
If the project is approved, the Conditional Use Permit would include conditions that would mitigate 
significant issues such as reducing the amount of proposed uses and/or hours to reduce parking and 
circulation issues within the subject site. 
 
 
Use Permit 
The Planning Commission must make the following findings in accordance with Section 10.84.060 for 
the use permit, if the project is approved: 
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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 a use permit, in accordance with Section 10.84.070 can 
impose reasonable conditions as necessary to: 

 
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. 
 
 
DISCUSSION 
 
The current use of this site is an existing Chevron gas station with 2 fueling islands, 3 auto repair bays and a 
mini-mart.  The site also includes 24 parking spaces with landscaping located along Marine Avenue and 
Aviation Boulevard.   The site currently operates under no use permit and is non-conforming for signage.  The 
applicant is proposing to demolish the entire site and build a new gas station with a mix of uses.   
 
Staff has worked with the applicant since 2007 to try to resolve issues such as: 
 

• Meeting the required number of parking spaces based on the proposed uses  
• Providing a Survey to verify property lines and easements 
• Lighting plan and report to ensure impact to nearby residents is minimized 
• Signage to meet the required sign area for the site 
• Landscaping plan to provide planting types and sizes and irrigation   
• Reducing the scope of the project and number of uses to address circulation, parking and traffic  
• Traffic study required by the City Traffic Engineer 

 
The current proposal submitted by the applicant addresses parking by providing 29 parking spaces; 27 are 
required   An updated survey was submitted to staff and property lines were verified to provide the correct 
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dedication area required by the City Engineer for street improvements.  A signage proposal was submitted and 
is attached to the plans.  A landscaping and lighting plan was not submitted to staff, but could be addressed 
during the plan check process and include it as a condition in the resolution.  The applicant has reduced the 
scope of the work to include 4 fuel islands, a food mart with coffee area and drive-through service, with no 
seating and a self-serve car wash.  The original project submittal of April 2007 included 5 fuel islands, a fast 
food restaurant with drive-through and outdoor seating and a self-serve car wash.     
 
Traffic/Circulation 
The City Traffic Engineer originally required (Attachment F, comments dated June 5, 2007 and March 3, 
2009) a Traffic Impact Analysis study to determine the potential traffic impacts of the development based on 
the original project submittal in April 2007 that included a fast food restaurant with drive through service.  
The gas station, food mart and self-serve car wash did not generate a substantial amount of new trips to require 
a traffic report, according to the Traffic Engineer.  Since the applicant revised the project to only provide a 
coffee area with drive-through and no seating instead of the fast food restaurant, the City Traffic Engineer felt 
that this type of use would not require a traffic study.  The City Traffic Engineer stated that if the drive 
through service for the coffee area offered the same limited products as inside the food mart then the number 
of new trips generated would be under that required for a traffic study. (Attachment G comments dated April 
3, 2009)  The applicant provided a floor plan of the coffee area that was to the satisfaction of the City Traffic 
Engineer to comply with the above condition.    
 
In terms of circulation, the City Traffic Engineer recommended reducing the number of driveways and 
restricting the entering and exiting to right turns only in order to reduce traffic impacts onto Aviation 
Boulevard and Marine Avenue.  Two driveways will be provided, one on Marine Avenue and one on 
Aviation Boulevard to meet this requirement.  Currently, there are four driveways on the subject site, two on 
Marine Avenue and two on Aviation Boulevard.  The City Traffic Engineer also recommended that the drive- 
through aisle be at least 100 feet long to not interfere with cars moving in and out of parking spaces.  The 
applicant has provided a 6 car queue for the drive-through area and a 5 car queue for the self-serve car wash.  
The applicant is also providing more than the required turning radius of 24 feet from the parking spaces which 
will also reduce traffic and circulation impacts.  Based on the submitted plans, the applicant is providing 30 
feet from the parking spaces fronting Aviation Boulevard, 45 feet from the parking spaces at the north side of 
the lot, and 41 feet from the parking spaces directly in front of the proposed food mart. 
 
Walkways along Marine Avenue and Aviation Boulevard have also been incorporated into the site design for 
pedestrian access to the food mart and across parking areas.   
 
Staff Concerns 
Staff has concerns regarding the following issues on the subject proposal: 
  
 1)    Parking  

2) Traffic and circulation 
3) Number and scale of uses, and  
4) Signage 
5) Hours of operation 
6) Alcohol sales 
7) Noise – Acoustical study 
 

Staff feels that although the applicant has revised the project to reduce the intensity of the uses, there are still 
outstanding issues that need to be addressed.  In terms of parking and circulation on the site, cars entering and 
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exiting the site may create traffic impacts with cars moving in and out parking spaces, the drive-through, the 
self-serve car wash and the fueling islands.  Also, since Marine Avenue and Aviation Boulevard are major 
arterial streets, this may create traffic impacts from cars leaving and entering the subject site during high peak 
traffic times.  Staff feels that parking, traffic and circulation issues can be addressed by reducing the number of 
uses on the site.  By eliminating one use, these impacts will be minimal.  The signage proposal submitted by 
the applicant, on the attached plans, exceeds the maximum signage allowed for the site, since there is an 
existing pole sign at the northwest corner of Aviation Boulevard and Marine Avenue.  Therefore, the signage 
proposal requires a sign exception or the applicant must comply with the sign code (MBMC Section 10.72). 
 
Other Departments Input 
The Public Works/Engineering Departments are requiring dedications for future street improvements on 
Aviation Boulevard and Marine Avenue.  Also, these departments are also requiring improvements for 
handicap access and pedestrian walkway easements that will be required to be completed during construction 
of the project.  The Police and Fire Departments had no specific conditions for the project.  The Building 
Department will require that the project comply with SUSMP (Standard Urban Storm Water Mitigation Plan) 
requirements.  All specific department conditions will be included in the resolution and  department 
requirements will be addressed during the plan check process if the Planning Commission approves the 
project.  
 
Public Input 
Staff received one correspondence (Attachment H) opposing the project from a resident who lives on Marine 
Avenue, south of the subject site.  The main issues of concern are the 24 hour operation for the gas station and 
food mart, lighting impacts, noise and hours of operation from the self-serve car wash, enforcement of 
operational standard, and an increase in traffic onto Marine Avenue and Aviation Boulevard.  Potential issues 
regarding noise, lighting, traffic/circulation, hours of operation, and public services have been addressed by 
staff in the initial study.  The applicant can also respond to any remaining issues at the time of the public 
hearing.   
 
In terms of code enforcement, staff has received ongoing complaints from one neighbor on Marine Avenue 
regarding the 24 hour operation of the current use.  Staff notified the property owner of the use permit and 
public hearing process to allow a 24 hour operation since the current site has no use permit.  If the project is 
approved, the use permit will state specific conditions as to the hours of operation for all proposed uses as well 
the hours of alcohol sales. 
 
CONCLUSION 
The applicant at this point feels that they have scaled down the project to the City’s satisfaction and would like 
the opportunity to present their project to the Planning Commission in order to move forward.  Although, the 
applicant has made several revisions since the original submittal to address staff’s concerns, there are still a 
number of issues that staff feels the applicant has not resolved.   

  
The key issues that staff would ask the Planning Commission to focus their discussion on include: 
 
 1)    Parking  

2)    Traffic and circulation 
3)    Number and scale of uses, and  
4)    Signage 
5)    Hours of operation 
6)    Alcohol sales 
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7)    Noise – Acoustical study 
 

 
Based on the above discussion, the Planning Commission has the authority to review and take two separate 
actions on the subject application, the Use Permit and the Negative Declaration.  The Use Permit findings 
include specific criteria based on local community standards and the Environmental report includes criteria 
that must comply with State requirements.   
 
 
ALTERNATIVES 
The alternatives to the staff recommendation available to the Planning Commission include: 
 
1. DENY the project subject to public testimony received, based upon appropriate findings, and 

DIRECT Staff to return with a draft Resolution. 
 
2. APPROVE the project subject to public testimony received, based upon appropriate findings, and 

DIRECT staff to return with a draft Resolution. 
  
Attachments: 

A. Site Location Map 
B. Environmental Impact Report 
C. Board of Zoning Resolution (BZA 88-28) 
D. PC Resolution (PC 97-8) 
E. Project Applications and Applicant’s Correspondence  
F. City Traffic Engineer comments dated June 5, 2007 and March 3, 2009 
G. City Traffic Engineer comments dated April 3, 2009 
H. Neighbor’s correspondence dated April 14, 2009 
Plans/photos (separate) 
 
 

c: Frydoun Sheikpour, property owner 
 Ahmad Ghaderi, Applicant’s Representative/Engineer 
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