
 
 1 

    CITY OF MANHATTAN BEACH 
   DEPARTMENT OF COMMUNITY DEVELOPMENT  
  
TO:  Planning Commission 
   
FROM: Richard Thompson, Director of Community Development Department 
 
BY:  Antonio Gardea, Assistant Planner 
 
DATE: February 13, 2013 
 
SUBJECT: Consideration of Use Permit to allow an Eating and Drinking 

Establishment/restaurant (Leafy Greens) at 308 Manhattan Beach Boulevard. 
. 
RECOMMENDATION 
Staff recommends that the Planning Commission CONDUCT the Public Hearing and APPROVE 
the request to operate an eating and drinking establishment (restaurant) without alcohol. 
 
APPLICANT      OWNER 
Leafy Greens.  LLC (Rich Weber)   Hanif Sarangi 
2615 Pacific Coast Highway, Suite 224  4342 Finley Avenue  
Hermosa Beach, CA 90254    Los Angeles, CA 90027  
 
PROJECT OVERVIEW  
Location 
Location 308 Manhattan Beach Boulevard 
Area District III 
Legal Description  Lot 3 of Block 91 Manhattan Beach Division No. 2, Map Book 1-95-96    
   
Coastal Zone Non-Appealable 
 
Landuse 
General Plan Downtown Commercial  
Zoning  CD – Downtown Commercial  
Existing Land Use Commercial Building with Food and Beverage Sales use  
Neighboring Zoning North CD – Downtown Commercial 
 South CD – Downtown Commercial 
 East CD – Downtown Commercial 
 West CD – Downtown Commercial 
 
The subject business, Leafy Greens, is located at 308 Manhattan Beach Boulevard.  The property is 
located in Area District III and is Zoned CD, Downtown Commercial District.  The Downtown 
Commercial District is a mix of commercial uses that serve visitors and the surrounding 
community. Properties in the vicinity are developed with primarily single-story buildings and 
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several properties are developed with two-story buildings. The immediate land uses consist of 
restaurants, coffee shops, retailers, and offices.   
 
The 2,700-square foot property is developed with a single-story commercial building consisting 
of two tenant spaces. The façade is generally split in half with Leafy Greens occupying the 
westerly, approximately 1,250-square foot, tenant space. The adjacent tenant space to the east 
(310 Manhattan Beach Boulevard) is a 750-square foot retail establishment (Trance Boutique).  
The property has alley access from 11th Place for a parking space, service entries and placement 
of trash receptacles (Attachment B).    
 
ENVIRONMENTAL REVIEW 
The Project is Categorically Exempt from the requirements of the California Environmental Quality 
Act (CEQA), pursuant to Class 1, Section 15301 based on staff’s determination that operation of the 
eating and drinking establishment (restaurant) will be within an existing building with minor interior 
and exterior alterations and thus will not have a significant impact on the environment.  
 
DISCUSSION: 
In May 2012, a building permit was issued to allow reconfiguration of the interior of the building to 
create a salad bar area. The business is classified as Food and Beverage Use and allowed by right 
because the business focuses on self-prepared salads which are consumed off-site. The site had 
previously been occupied by a chocolate store (Rocky Mountain Chocolate Co.) and frozen yogurt 
store (Ce Fiore) which operated in a similar fashion.  The current use was permitted as there was no 
patron seating approved on the premises.  The business owner states that patrons have requested 
having on-premise seating. Adding seating for customers changes the use to an eating 
establishment.  On December 20, 2012, the business owner, Rich Weber, submitted a Use Permit 
application and supporting documentation to allow an eating and drinking establishment 
(Attachment B).   
 
The municipal code requires a use permit for any eating and drinking establishments throughout the 
City.  The floor plans indicate that the storefront would be modified in order to accommodate both 
indoor and outdoor seating (Attachment D).  The entrance would be recessed into the tenant space 
and two patio tables with four chairs would be placed immediately outside the storefront on private 
property. The outdoor seating area would be approximately 50 square feet.  The existing signage, 
window and counter at the building façade would remain.  The customer area on the inside of the 
building would be reduced to approximately 175 square feet.  The self-serve counter and food 
preparation area would remain unchanged and no new cooking facilities are proposed.  Four tables 
with chairs with eight seats are shown on the plans along the north-easterly side wall.  A total of six 
tables and twelve chairs are proposed. The narrowness of the customer service area may further 
limit the number and placement of the proposed seating.  The business would continue to focus on 
providing food for off-site consumption and no entertainment or alcohol service is proposed.  The 
hours of operation would remain as 11:00 a.m. to 9 p.m., Monday through Thursday and 11:00 a.m. 
to 8 p.m., on weekends. Any change to these operational characteristics would require a review by 
staff and determination if an amendment to the use permit is required.   
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Standards for Eating and Drinking Establishments 
The Zoning Code, in accordance with Section 10.56.020, includes three specific requirements for 
eating and drinking establishments: No walk-up service is allowed, meaning that food may not be 
served at a ‘walk-up’ window; a minimum 500 foot separation from schools, parks and playgrounds; 
and use of identifiable containers and napkins for all carry-out food.  The proposed eating 
establishment (Leafy Greens) only serves food from within the building, no walk-up service from 
the sidewalk is proposed. The nearest park is the Veterans Parkway which is located approximately 
550 feet to the east. The nearest school site (Pacific Elementary) is approximately 2,000 linear feet 
away.  The carry-out containers are clearly identifiable because a decal that shows the name of 
business – Leafy Greens- is affixed to the top of the plastic box and the drink containers. Therefore, 
the proposed use complies with the specific provisions applicable to eating and drinking 
establishments.  
 
The use is proposed to change from food and beverage sales to an eating and drinking 
establishment. A food and beverage sales use is defined as retail sales for off-site preparation and 
consumption, which is expected to generate small volumes of trash.  The change to an eating 
establishment allows consumption either on or off the premises and thereby expected to generate 
more refuse.  Although the applicant has indicated that the establishment will continue to focus on 
carry out items, any subsequent businesses could operate as a bona-fide restaurant once the use 
permit is established, unless the Commission places limitations on the Use Permit as proposed by 
staff in the Draft Resolution. If the operational characteristics of the business change, including the 
layout of the floor plan to change the limited amount of seating, an amendment to the Use Permit 
will be required. The size of the restaurant is restricted with the conditions specifying the maximum 
size of the customer service area as well as the number of tables and chairs (Conditions 1-3).  
 
Parking Exception in the Downtown Commercial District 
In the CD district, no parking is required for non-residential uses in building site less than 10,000 
square feet and if the Floor Area Factor is equal to or less than 1.1. The 2,700-square foot property 
is developed with two commercial tenant spaces of approximately 2,000 square feet.  In 1960, a 
request was submitted to construct a block wall to conceal a trash storage area and provide an 
outdoor seating area at the rear of the property. The project was denied because it would have 
resulted in the loss of the only parking space on the property. The Zoning Code was revised since 
then to include a reduced parking requirement for sites in the Downtown Commercial District 
(MBMC Section 10.64.050).  
 
Coastal Development Permit 
A Coastal Development permit is not required since the proposal is only a change from one 
commercial use to another in use in an existing commercial building and there are no relevant 
coastal issues related to the subject application.  
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Use Permit Findings 
In order to approve a Use Permit, the Planning Commission must make the findings in accordance 
with MBMC Section 10.84.060. The draft Resolution (Attachment A) includes the facts to support 
the following required findings: 

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 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; 

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 
aesthetics, or create demands exceeding the capacity of public services and 
facilities which cannot be mitigated. 

 
Planning Commission Authority 
In accordance with Chapter 10.84 of the MBMC, the Planning Commission conducts a public 
hearing and has the authority to approve, approve with conditions or deny the Use Permit. With any 
action the Use Permit findings must be considered (10.84.060 A), and conditions (10.84.070) may 
be placed on an application. The Commission has the ability to approve only portions of the request 
and modify the proposal to meet the Use Permit purpose, findings, and criteria. 
 
Public Input 
A public notice for the project was mailed to the property owners within 500 feet of the site and 
published in the Beach Reporter newspaper.  Staff did not receive any comments at the writing of 
this report. 
 
Department Comments  
The Use Permit application was routed to the Public Works Department, Fire Department, and 
Building and Safety Division.  The City Engineer comments included a condition of approval 
requiring that a trash enclosure, or equivalent facilities, be provided on site. Currently, an 
uncovered trash bin is located at the rear of the building adjacent to the alley. If an enclosure is 
required to be constructed, the appropriate space would be at the rear of building parallel to the 
alley which may result in the loss of one, non-required parking space. The standard Fire 
Department and Building and Safety requirements are applicable for this change of use 
(Attachment C). 
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CONCLUSION 
The project before the Planning Commission is a Use Permit to operate an eating and drinking 
establishment (Leafy Greens). Staff recommends that the Planning Commission review the 
information presented in the report, open the public hearing, discuss the project, close the public 
hearing, and adopt the draft resolution approving the project with conditions.  
 
 
Attachments: 

A. Draft Resolution No. PC 13-XX 
B. Application Materials 
C. Department Comments  
D. Plans 
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RESOLUTION NO. PC 13-XX 
 

RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF 
MANHATTAN BEACH APPROVING A USE PERMIT TO ALLOW AN 
EATING AND DRINKING ESTABLISHMENT LOCATED AT 308 
MANHATTAN BEACH BOULEVARD (LEAFY GREENS, LLC)  
 

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. Pursuant to applicable law, the Planning Commission of the City of Manhattan Beach 
conducted a public hearing on February 13, 2013, to consider a request submitted by 
Leafy Greens, LLC. (Rich Weber), for an eating and drinking establishment.   
 

B. The property is legally described as Lots 3, Block 91, Manhattan Beach Division No. 2, 
located at 308 Manhattan Beach Boulevard in the City of Manhattan Beach. 

 
C. The project site is located in Area District III and is developed with a one-story building 

with two commercial tenant spaces located in the Downtown Commercial District.  The 
properties to the south, along Manhattan Avenue, and to the north across as well as to the 
east and west along Manhattan Beach Boulevard, are located in the Downtown 
Commercial District. 
 

D. In 2012, a Food and Beverage Sales use was established in the 1,250-square foot, tenant 
space located at 308 Manhattan Beach Boulevard. The applicant proposes to add seating 
which thereby changes the use to an Eating and Drinking Establishment. Eating and 
Drinking Establishments require a use permit approval in the Downtown Commercial 
District. 
 

E. The proposed project is Categorically Exempt from the provisions of the California 
Environmental Quality Act (CEQA) pursuant to Section 15302 (Class 1) as existing 
facilities.  

 
F. 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. 
 

G. A Coastal Development permit is not necessary since there are no relevant coastal issues 
related to the subject application. 
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H. Pursuant to Section 10.84.060 of the Manhattan Beach Municipal Code, the following 
findings with respect to this application: 
 
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. The building is located within the 
Downtown Commercial district. The proposed change of use from Food and 
Beverage Sales to Eating and Drinking Establishment is consistent with MBMC 
Section 10.16.010 which states that the district is intended to provide a full range of 
commercial uses needed to serve residents of, and visitors to, the City and region.  
The proposed eating establishment offers unique food items, self-prepared salads, to 
shoppers and beach visitors.   

 
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.  The proposed eating establishment poses no detrimental effects to 
the public health, safety, or welfare of persons working on the proposed project site or 
on the adjacent properties. The proposed eating establishment will not be detrimental 
to properties or improvements in the vicinity or to the general welfare of the City.  
The change of use from food and beverage sales to an eating establishment is due to 
the addition of a limited amount of customer seating.  The establishment will continue 
to focus on providing food for consumption off site. The eating establishment is a use 
that enhances the pedestrian activity in the downtown. The eating establishment is 
consistent with the following General Plan Goals and Policies: 
 
Goal LU-6.1: Support and encourage small businesses throughout the City. 
 
Goal 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. 
 
Goal 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. 
 
Goal LU-7.1: Encourage the upgrading and growth of businesses in the 
downtown area to serve as a center for the community and to meet the needs of 
local residents and visitors.  
 
Goal LU-7.4: Encourage first-floor street front businesses with retail, 
restaurants, service/commercial, and similar uses to promote lively pedestrian 
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activity on Downtown streets, and consider providing zoning regulations that 
support these uses.   

 
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. 
The proposed eating establishment will comply with the provisions of the Zoning 
Code, including any specific condition required for the proposed eating and drinking 
establishment with fast food or take out service use.  Eating establishments with fast-
food or take-out service, other than limited take out service have the following three 
specific requirements: are required to serve food within the building, or enclosed or 
covered outdoor eating area; the establishment shall be no closer than 500 feet from a 
school, park or playground; and identifiable containers shall be used for carry-out 
food.   The proposed eating establishment (Leafy Greens) only serves food from 
inside the building. Patrons select their individual food items and pay at the register. 
The nearest park to the subject site is the Veterans Parkway which is located 
approximately 550 feet to the east.  A decal with the Leafy Greens logo is applied to 
the salad containers and cups that customers purchase for consumption off site. 
Therefore, the proposed use complies with the specific provisions applicable to eating 
and drinking establishments.  

 
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 aesthetics, 
or create demands exceeding the capacity of public services and facilities which 
cannot be mitigated.  The change of use from food and beverage sales to an eating 
establishment would not adversely impact nearby resident or commercial properties 
as they are related to traffic, parking, noise, vibration, odors, personal safety, or 
aesthetics, or create demands exceeding the capacity of public services and facilities. 
The subject business, Leafy Greens, is a small establishment that specializes in salads 
for off-site consumption which will continue to be the main focus of the use. The 
project consists of minor alterations to the interior of the building to add a limited 
number of customer seats. The proposed use will not create an additional traffic, or 
demand for public services and facilities which cannot be mitigated. No parking is 
required for businesses that occupy sites with less than 10,000 square feet and a floor 
area factor of less than 1.1.  No cooking facilities are proposed which would generate 
odors from the site.   The hours of operation are from 11:00 a.m. to 9 p.m., Monday 
through Thursday and 11:00 a.m. to 8 p.m., on weekends.  The hours of operation are 
typical of most restaurants that serve lunch and dinner and are not anticipated to 
adversely affect any of the neighboring properties because no alcoholic beverage 
service nor entertainment is proposed.  The modifications to the façade are minimal 
and the building aesthetics will remain largely intact.  The proposed use will comply 
with the conditions required for the district, specifically with provisions applicable to 
eating and drinking establishments. 
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SECTION 2. The Planning Commission of the City of Manhattan Beach hereby APPROVES the 
subject Use Permit subject to the following conditions: 
 
Site Preparation / Construction 
 

1. The project shall be in substantial compliance with the submitted plans and project 
description as approved by the Planning Commission on February 13, 2013. Any deviation 
from the approved plans and project description shall be reviewed by the Director of 
Community Development to determine if the revision requires Planning Commission review 
and amendment to the Use Permit. 
 

 
Operational Restrictions 
 

2. The eating and drinking establishment shall primarily operate as a Food and Beverage sales, 
sales of food and beverages for off-site consumption, with limited on-site consumption.  The 
service of food and beverages shall be primarily by employee service to customers within 
the building and the establishment shall have no take-out window.  Any changes to the 
operating conditions shall require an amendment to the Use Permit. 
 

3. The customer service area shall be a maximum of 225 square feet (175 square feet of 
indoors and 50 square feet of outdoor seating area).  
 

4. A maximum of six tables and twelve chairs shall be provided on site.  
 

5. Hours of operation shall be limited to 11 a.m. to 9 p.m. Monday through Thursday and 11 
a.m. to 8 p.m. Friday through Sunday. 
 

6. Sale of alcoholic beverages shall be prohibited. 
 

7. Entertainment other than background music or television is prohibited. Any outside sound or 
amplification system or equipment is prohibited. Noise emanating from the establishment 
shall be in compliance with the Municipal Noise Ordinance.  
 

8. The management of the property shall monitor the property and all areas adjacent to the 
business during hours of operation to keep it free of litter and debris. 
 

9. The operator of the facility shall provide adequate management and supervisory techniques 
to prevent loitering and other security concerns outside the subject business.   

 
10. The operation shall remain in compliance with all Fire and Building occupancy 

requirements at all times. 
 
Building Division 
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11. All work shall comply with the 2010 California Codes and City amendments. 

 
Public Works Department 
 

12. No discharge of construction wastewater, building materials, debris, or sediment from the 
site shall be permitted.  

13. A mop sink shall be installed and shown on the plumbing plan. 

14. Commercial enterprises must comply with the National Pollution Discharge Elimination 
System (NPDES) clean water requirements.  Discharge of mop water, floor mat washing, 
trash can cleaning and washing out of trash enclosures into the street or storm drain 
system is prohibited (MBMC 5.84.060, 5.84.090).  
 

15. An adequate trash enclosure, or equivalent facility, subject to review and approval by the 
Director of the Public Works Department, shall be provided on the site for trash disposal and 
City pick-up.  All trash enclosures shall be enclosed, have a roof, built in such a manner that 
storm water will not enter, and a drain shall be 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 the enclosure.  Drawings for the trash enclosure must be on the plan and must be 
approved by the Public Works Department before a permit is issued.  See Standard Plan ST-
25.  
 

16. 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 constructed 
within the building structure or in a screened enclosure on private property. Please read the 
code section for further clarification. 
 

17. Sidewalk, driveway, curb, and gutter repairs or replacement will be completed per Public 
Works Specifications.  See City Standard Plans ST-1, ST-2, and ST-3.  
 

18. 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 located in the driveway. 
 

19. Erosion and sediment devices Best Management Practices (BMPs) 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.  
 

20. All 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 the plans. 
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21. Plan holder must have the plans checked and stamped for approval by the Public Works 

Department prior to the issuance of a building permit.  All of the Public Works notes and 
conditions must be printed on the plans.   

 
Procedural 

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

Department six months after occupancy and yearly thereafter.  
 

23. At any time in the future, the Planning Commission or City Council may review the Use 
Permit for the purposes of revocation or modification. Modification may consist of 
conditions deemed reasonable to mitigate or alleviate impacts to adjacent land uses. 
 

24. 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.  
 

25. 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. 
 

26. Interpretation.  Any questions of intent or interpretation of any condition will be resolved 
by the Planning Commission. 
 

27. This Resolution shall become effective when all time limits for appeals have been 
exhausted as provided in MBMC Section 10.100.030, have expired. 
 

28. 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. 
 

29. 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 
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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 
February 13, 2013 and that said Resolution was 
adopted by the following vote: 
 
 
 
AYES:  
 
NOES:   
 
ABSTAIN:      
   
ABSENT:  
 
 
 
            
RICHARD THOMPSON, 
Secretary to the Planning Commission 
 
 
 
 
              
Rosie Lackow 
Recording Secretary 
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