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CITY OF MANHATTAN BEACH 
DEPARTMENT OF COMMUNITY DEVELOPMENT 

 
 
TO:  Planning Commission 
   
FROM: Richard Thompson, Director of Community Development 
 
BY:  Angelica Ochoa, Assistant Planner 
 
DATE: November 13, 2013 
 
SUBJECT: Amendments to Title 10 Planning and Zoning of the Manhattan Beach Municipal 

Code (MBMC) and the City’s Local Coastal Program to Regulate Offices, Banks 
and Other Similar Uses in the Downtown and North End Commercial Districts 

 
RECOMMENDATION 
Conduct the public hearing, and consider the proposed Resolution recommending approval to the 
City Council. 
 
BACKGROUND 
At its regular meeting of October 8, 2013, the City Council directed staff to review the current 
commercial regulations on office, banks and other uses in the Downtown area.  The 
recommendation to encourage a vibrant and sustainable downtown environment that increases 
retail business and sales tax revenue is also one of the objectives included in the six month (July 
2013 through July 2014) City Council Strategic Plan.   
 
There has been an increase in office uses, specifically real estate and banks, that have moved into 
the Downtown area and a decrease in retail uses.  Additionally, the Chamber of Commerce and 
the Downtown Business Professional Association (DBPA) has concerns that due to the high 
rents in the Downtown and North End areas largely driven by businesses such as large chain 
banks and real estate offices, small retail businesses cannot compete and generate enough 
revenue to afford the increase in rents.  This change has resulted in a loss of sales tax revenue 
and in the loss of the mix of different uses in the Downtown and North End Commercial areas.   
 
For these reasons, and in order to promote a pedestrian oriented environment, staff has proposed 
the following changes to the Commercial regulations of the Zoning Code and Local Coastal 
Program in the Downtown Commercial (CD) and North End Commercial (CNE):  

• Office and bank uses not permitted on Manhattan Beach Boulevard, Highland 
Avenue, and Manhattan Avenue in Downtown Commercial (CD) and Highland 
Avenue and Rosecrans Avenue in North End Commercial (CNE) on the street 
front/sidewalk level. 
 

• Office and bank uses permitted throughout the Downtown Commercial (CD) 
and in the North End Commercial (CNE) above or below the street front/sidewalk 
level. 
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• Other uses not permitted, including Animal Boarding, Animal Hospitals, 

Vehicle Service Stations and Equipment Repair.   
 
DISCUSSION 
The influx of uses such as real estate offices and banks has been on the rise in the Downtown and 
North End of the City.  More specifically, the replacement and loss of retail space for office uses 
impacts the City’s tax base and changes the overall character of these areas.  Prior to 1991(pre-
Zorp), any office use required a Use Permit in the Downtown Commercial (CD) and North End 
Commercial (CNE) areas.  In 1993, the regulation changed to require a Use Permit for office 
uses only over 2,500 square feet per Section 10.16.020 of the Municipal Code Commercial 
Chapter under Additional Regulations applicable to CD and CNE.   
 
Other Cities (Exhibit F) 
Staff researched how other cities regulate uses such as offices and banks.  For the City of El 
Segundo (Downtown Specific Plan), retail and neighborhood uses are encouraged and permitted 
on the ground floor with a minimum building depth of 25 feet, above and behind street-front 
level, and adjacent to alleys.  These uses consist of retail, restaurants, banks (not to exceed 500 
square feet), medical-dental offices, and general offices.  In the City of Pasadena (Central 
District Specific Plan), certain streets are limited to pedestrian oriented uses (retail sales and 
services) on ground floors for at least 50 percent of a buildings street frontage and the remaining 
50 percent may be for offices and accessory uses.   The City of Seal Beach (Main Street Specific 
Plan) allows visitor and resident- serving office, retail, restaurant, and personal service uses on 
the ground floor, with upper floors dedicated to office uses along Main Street.  Office use, 
including, medical is allowed on the ground floor with a Conditional Use Permit, and is 
permitted on side streets.  Overall, office uses and banks are allowed on the ground floor with 
some limitations. 
 
Chamber of Commerce and 
Downtown Business and Professional Association (DBPA) 
These organizations have stated their concerns for the loss of ground level retail spaces to banks, 
real estate and other office uses.  They are requesting (Exhibits B) that Staff review the current 
Zoning ordinances for the different types of uses that are allowed in the Downtown Commercial 
district. The Chamber of Commerce also suggests that the North End Commercial Areas be 
addressed too, as there are similar goals to create, maintain and enhance a pedestrian oriented 
environment.  Both groups are concerned with the loss of sales tax from the increase in non-retail 
uses.  They feel that the increase in rents can only be afforded by large chain businesses and not 
the small local business.   
 
The Chamber of Commerce and the DBPA would like to see retail businesses reserved for 
ground floor street level in the Downtown.  Regulations need to be introduced that encourage the 
small independent business that make the Downtown unique, provide a small town village 
character and generate sales tax revenue.  The Chamber of Commerce specifically would like to 
see these changes on Highland Avenue in the North End and on Manhattan Beach Boulevard and 
Manhattan Avenue in the Downtown. Staff notified the North End BID regarding the proposed 
commercial code changes but did not receive any comments.  Staff has proposed zoning changes 
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to support these organizations request.  Recently approved use permit applications for 1300 
Highland Avenue (corner of Highland Avenue and 13th Street) and Metlox (451 Manhattan 
Beach Boulevard) includes restrictions of office uses on the ground floor.  The use permit for 
1300 Highland Avenue specifically allows uses such as retail and personal services on the 
ground floor street front but does not permit office use. 
 
General Plan/Downtown Design Guidelines  
The proposed commercial code changes are consistent with the General Plan policies in the Land 
Use Element, which include: 
 
Downtown General Plan Goals and Polices (Exhibit E) 
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-7.4:   Encourage first floor street front businesses with retail, restaurants,   
service/commercial, and similar uses to promote lively pedestrian activity on Downtown  streets, 
and consider providing zoning regulations that support these uses. 
 
North End General Plan Goals and Policies 
Goal LU-9:   Preserve the low-intensity, pedestrian-oriented character of commercial areas in the 
North End and El Porto.  
Policy LU-9.2:  Encourage and support ground floor retail and service uses on properties 
designated for commercial use. 
 
Also, the following goals stated in the Downtown Design Guidelines are consistent with the 
proposed commercial code changes:   
 
1)  To preserve the small town village character of Downtown. 
2)  Preserve and enhance the pedestrian orientation of Downtown. 
3)  Protect and encourage streetscape amenities.   
 
Coastal Policy 
Policy II.A-3:  Encourage the maintenance of commercial area orientation to the pedestrian. 
 
The specific General Plan, Downtown Design Guidelines and Coastal Policies are included in the 
attached Resolution.   
 
Nonconforming Use 
If the proposed code changes are approved, the existing offices and banks will become non-
conforming uses.  Per Section 10.68.040 of the Municipal Code, a non-conforming use that is 
discontinued or changed to a conforming use for a continuous period of 180 days or more shall 
not be reestablished and therefore the use should be in conformance for the district it is located.  
For this reason, a non-conforming office or bank use could return to the existing space unless it 
has been more than 180 days.  
 
Commercial Code Changes 
Staff is proposing to restrict offices and banks on ground floor street level for Manhattan Beach 
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Boulevard, Highland Avenue and Manhattan Avenue in the Downtown Commercial (CD) 
district and Highland Avenue and Rosecrans Avenue in the North End Commercial (CNE) 
district in order to encourage retail and other pedestrian uses on these streets.  However, offices 
and banks will be allowed above street sidewalk level, on the upper floors or below street 
sidewalk level.  Other uses, such as Animal Boarding, Animal Hospitals, Service Stations and 
Vehicle Equipment Repair, which currently are permitted in the CD and CNE districts, are 
proposed to not be permitted at all.  The changes are highlighted and underlined in red and are 
included in the attached draft Resolution.     
 
Staff researched the number of businesses by categories and the number fronting the main 
streets.  In the North End, there are a total of 85 businesses/addresses with 19 offices.  Seven of 
the 19 offices front Highland Avenue and Rosecrans Avenue, 1 is on a side street and 11 are 
located on the second floor.  There no banks located in the North End.   In the Downtown, there 
are a total of 131 businesses/addresses with 45 offices.  Sixteen of the 45 offices front Highland 
Avenue, Manhattan Avenue and Manhattan Beach Boulevard, 2 are on side streets and 27 are 
located on the second story.  There are 4 banks located in Downtown fronting the above 
mentioned streets.   
 
A map showing the location of offices and banks will be provided at the Planning Commission 
meeting.   
 
The following is the proposed language to amend the land use regulations for CL (Local 
Commercial) and CNE (North End Commercial) of the Chapter Section 10.16.020 of the 
Municipal Code and Section A.16.020 of the Manhattan Beach Local Coastal Program as 
follows: 
 
 CD CNE 

Commercial Uses    

Adult Businesses - - 

Ambulance Services - - 

Animal Sales & Services   

Animal Boarding U  - - 

Animal Grooming P P 

Animal Hospitals U  - - 

Animals   

Retail Sales P P 

Artists’ Studios P P 

Banks and Savings & Loans P   L-24 P   L-24 

With Drive-Up Service U - 

Body Art Studios - - 

Building Materials and Services - - 

Catering Services P P 

Commercial Filming U U 
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 CD CNE 

Commercial Recreation and Entertainment L-7 L-7 

Communication Facilities  P  L-24 P L-24 

Eating and Drinking Establishments U U 

w/ Fast-Food or Take-Out Service L-7 L-7 

Drive-Through - - 

Food and Beverage Sales L-9 L-9 

Funeral and Interment Services - - 

Laboratories - - 

Maintenance and Repair Services P P 

Nurseries - - 

Offices, Business and Professional L-24   
 

L-24   

Pawn Shops - - 

Personal Improvement Services P P 

Personal Services P P 

Psychic Advisor - - 

Research and Development Services - - 

Retail Sales P P 

Secondhand Appliances/Clothing U U 

Swap Meets, Recurring Travel Services P P 

Vehicle Equipment/Sales and Services   

 Automobile Rentals - - 

 Automobile Washing - - 

 Commercial Parking U U 

 Service Stations U    - - 

 Vehicle Equip. Repair L-6  - - 

 Vehicle Equip. Sales and Rentals - - 

 Vehicle Storage - - 

Visitor Accommodations   

Hotels and Motels and Time Shares U U 

Residential Hotels - - 

Warehousing and Storage, Ltd. - - 

Industrial    

Industry, Custom L-7 L-7 

Industry, Limited - - 

Wholesaling, Distribution and Storage - - 
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And amend Additional Land Use Regulations for CL (Local Commercial) and CNE (North End 
Commercial) of Section 10.16.020 of the Municipal Code and Section A.16.020 of the 
Manhattan Beach Local Coastal Program as follows: 
 

 L-24 A Use Permit is required for a project with more than 2,500 square feet of Buildable Floor 
Area.  Offices, banks, including savings and loans, and communication facilities uses are not 
permitted abutting 1) Manhattan Beach Boulevard, Highland Avenue or Manhattan Avenue in 
the Downtown Commercial (CD) zone, or 2) abutting Highland Avenue or Rosecrans Avenue in 
the  North End Commercial (CNE) zone.   

 Exception.  These uses are permitted if located on the second floor above or below the street 
front sidewalk level on the above mentioned streets.  
 
Public Comments (Exhibit C) 
A public notice was published in the Beach Reporter newspaper on October 31, 2013 and mailed 
to all property owners in the Commercial Downtown (CD) and North End Commercial (CNE) 
districts.  Staff received 4 comments from interested parties.  The following summarizes their 
comments and overall concerns: 
 

• Provide balance between amount of retail and other uses, do not totally eliminate non-
retail 

• Store front offices are historically important in Downtown 
• Retail businesses cannot survive alone 
• Provide mix of diversity of uses and choices for the public 
• Rights of property ownership and flexibility important 
• First floor retail and second story offices: relief from parking requirements needed  
• Does more retail lead to more consumers and therefore success? 
• Retail losses leads to undesirable tenants  
• Higher property values leads to attractive buildings  
• Property values will decline due to limitation of allowed uses 
• Limiting uses decreases flexibility 
• Support options of sidewalk events, fashion shows, etc. to support retail tenants 
• Market dictates best tenants, not regulations 
• Real estate uses provide neighborhood services to new property owners 

 
 
CONCLUSION 
Staff recommends that the Planning Commission conduct the public hearing, accept public 
testimony, discuss the proposed Code Amendments, and adopt the attached Draft Resolution 
recommending to the City Council approval of the Zoning Code and Local Coastal Program 
Amendments. 
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Attachments: 
A. Draft Resolution No. PC 13-14 
B. Chamber of Commerce and DBPA letters dated 10/08/13 (two separate letters) 
C. Public Comments 
D. Zoning/Vicinity Map of Downtown and North End  
E. Downtown Design Guidelines 
F. Codes from Pasadena, El Segundo and Seal Beach 
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RESOLUTION NO. PC 13-14 
 

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF MANHATTAN 
BEACH, CALIFORNIA RECOMMENDING AMENDMENTS TO SECTION 10.16.020, OF 
THE MANHATTAN MUNICIPAL CODE TITLE 10 (ZONING ORDINANCE) AND 
SECTION A.16.020 OF THE IMPLEMENTATION PROGRAM OF THE LOCAL 
COASTAL PROGRAM  

 
THE PLANNING COMMISSION OF THE CITY OF MANHATTAN BEACH DOES HEREBY RESOLVE 
AS FOLLOWS: 
 
 
SECTION 1.  The Planning Commission hereby makes the following findings: 
 
A.  The Planning Commission conducted a public hearing pursuant to applicable law to consider 

amendments to Title 10, the zoning ordinance, of the Manhattan Beach Municipal Code and the 
Implementation Program of the Local Coastal Program pertaining to uses that encourage street 
front ground floor pedestrian oriented uses and prohibit other uses, such as offices and banks. 

B.  The public hearing was advertised in the Beach Reporter, pursuant to applicable law, testimony 
was invited and received on November 13, 2013.  

C.  The proposal is exempt from the requirements of the California Environmental Quality Act due 
to determination that it has no potential for causing a significant effect on the environment. The 
proposed zoning ordinance amendments moderately modify development regulations by 
restricting certain uses. 

D.  The proposed amendments are consistent with the policies of Chapter 3 of the Coastal Act, will 
not have an impact either individually or cumulatively on coastal resources, and do not involve 
any change in existing or proposed use of land or water. 

E.  The proposed amendments are consistent with the goals and policies of the City’s General Plan 
and Local Coastal Program, and with the purposes of the Zoning Codes of the Manhattan 
Beach Municipal Code and Local Coastal Program, as detailed in the Planning Commission 
Staff Reports and below: 

 
 Land Use Element  

Goal LU-1:  Maintain the low-profile development and small town atmosphere of Manhattan 
Beach.   
 
Goal LU-3: Achieve a strong, positive community aesthetic. 
 
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.   
 
Goal LU-6:  Maintain the viability of the commercial areas of Manhattan Beach. 
 
Policy LU-6.1:  Support and encourage small businesses throughout the City. 
 
Policy LU-6.2:  Encourage a diverse mix of businesses that support the local tax base, are 
beneficial to residents, and support the economic needs of the community. 

ATTACHMENT A
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Policy LU-6.3: Recognize the need for a variety of commercial development types and 
designate areas appropriate for each.  Encourage development proposals that meet the intent 
of these designations. 
 
Goal LU-7: Continue to support and encourage the viability of the Downtown area of Manhattan 
Beach. 
 
Policy 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. 
 
Policy LU-7.3: Support pedestrian-oriented improvements to increase accessibility in and 
around Downtown.   
 
Policy LU-7.4: Encourage first floor street front businesses with retail, restaurants, 
service/commercial, and similar uses to promote lively pedestrian activity on Downtown streets, 
and consider providing zoning regulations that support these uses.   
 
Policy LU-7.5: Support the efforts of business improvements districts (BIDs) to enhance and 
improve Downtown. 
 
Goal LU-9: Preserve the low-intensity, pedestrian-oriented character of commercial areas in the 
North End and El Porto.   
 
Policy LU-9.1: Provide zoning regulations that encourage neighborhood-oriented businesses 
within these areas.   
 
Policy LU-9.2: Encourage and support ground floor retail and service uses on properties 
designated for commercial use. 
 
Policy LU-9.3: Continue to improve the aesthetic quality of businesses within the North End and 
El Porto.   
 
Policy LU-9.8:  Support the efforts of business improvement districts (BIDs) to enhance and 
improve the North End and El Porto. 
 
Coastal Policy II.A-3: Encourage the maintenance of commercial area orientation to the 
pedestrian. 
 
Downtown Design Guidelines 
Goal 1:  Preserve the small-town village character of downtown Manhattan Beach. 
 
Goal 2:  Preserve and enhance the pedestrian orientation of downtown Manhattan Beach. 
 

 Goal 3:  Protect and encourage streetscape amenities.   
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SECTION 2.  The Planning Commission of the City of Manhattan Beach hereby recommends approval of 
the subject amendments to Chapter 10.16.020 of the Manhattan Beach Municipal Code and A.16.020 of the 
Local Coastal Program as follows: 

 
Amend the land use regulations for CL (Local Commercial) and CNE (North End Commercial) of 
the Chapter Section 10.16.020 of the Municipal Code and Section A.16.020 of the Manhattan 
Beach Local Coastal Program as follows: 
 
 
 CD CNE 

Commercial Uses    

Adult Businesses - - 

Ambulance Services - - 

Animal Sales & Services   

Animal Boarding U  - - 

Animal Grooming P P 

Animal Hospitals U  - - 

Animals   

Retail Sales P P 

Artists’ Studios P P 

Banks and Savings & Loans P   L-24 P   L-24 

With Drive-Up Service U - 

Body Art Studios - - 

Building Materials and Services - - 

Catering Services P P 

Commercial Filming U U 

Commercial Recreation and Entertainment L-7 L-7 

Communication Facilities  P  L-24 P L-24 

Eating and Drinking Establishments U U 

w/ Fast-Food or Take-Out Service L-7 L-7 

Drive-Through - - 

Food and Beverage Sales L-9 L-9 

Funeral and Interment Services - - 

Laboratories - - 
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 CD CNE 

Maintenance and Repair Services P P 

Nurseries - - 

Offices, Business and Professional L-24   
 

L-24   

Pawn Shops - - 

Personal Improvement Services P P 

Personal Services P P 

Psychic Advisor - - 

Research and Development Services - - 

Retail Sales P P 

Secondhand Appliances/Clothing U U 

Swap Meets, Recurring Travel Services P P 

Vehicle Equipment/Sales and Services   

 Automobile Rentals - - 

 Automobile Washing - - 

 Commercial Parking U U 

 Service Stations U    - - 

 Vehicle Equip. Repair L-6  - - 

 Vehicle Equip. Sales and Rentals - - 

 Vehicle Storage - - 

Visitor Accommodations   

Hotels and Motels and Time Shares U U 

Residential Hotels - - 

Warehousing and Storage, Ltd. - - 

Industrial    

Industry, Custom L-7 L-7 

Industry, Limited - - 

Wholesaling, Distribution and Storage - - 
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Amend Additional Land Use Regulations for CL (Local Commercial) and CNE (North End 
Commercial) of Section 10.16.020 of the Municipal Code and Section A.16.020 of the Manhattan 
Beach Local Coastal Program as follows: 
 

 L-24 A Use Permit is required for a project with more than 2,500 square feet of Buildable Floor 
Area.  Offices, banks including savings and loans, and communication facilities uses are not 
permitted abutting 1) Manhattan Beach Boulevard, Highland Avenue or Manhattan Avenue in 
the Downtown Commercial (CD) zone or 2) abutting Highland Avenue or Rosecrans Avenue 
in the North End Commercial (CNE) zone.   

 Exception.  These uses are permitted if located second floor above or below the street front 
sidewalk level on the above mentioned streets.  
 
 
SECTION 3.  The Secretary to the Planning Commission shall certify to the adoption of this Resolution 
and thenceforth and thereafter the same shall be in full force and effect. 
 
SECTION 4.  Pursuant to Government Code Section 66499.37, 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 
13, 2013 and that said Resolution was adopted by the 
following vote: 

 
AYES:   
 

 NOES:   
 

ABSENT:  
 

ABSTAIN:  
 
 
 
 
___________________________________ 
Richard Thompson, 
Secretary to the Planning Commission 
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__________________________________ 
Recording Secretary 
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