
		
CITY	OF	MANHATTAN	BEACH	

DEPARTMENT	OF	COMMUNITY	DEVELOPMENT	
		
TO:																	 Planning	Commission	
		
FROM:									 Anne	McIntosh,	Director	of	Community	Development	
		
BY:																		 Angela	Reynolds,	Contract	Planner	
			
DATE:											 June	13,	2018													
		
SUBJECT:		 Appeal	 of	 the	 Community	 Development	 Director’s	 Residential	 Land	 Use	

Determination	 That	 a	 Proposed	 Senior	 Citizens	 Facility	 at	 250‐400	 North	
Sepulveda	Boulevard	is	a	Residential	Use	and	Not	a	Commercial	Use	(Sunrise	
Senior	Living)	

	
RECOMMENDATION	
Staff	 recommends	 that	 the	 Planning	 Commission	 uphold	 the	 Community	 Development	
Director's	decision,	thereby	DENYING	the	subject	appeal.	
		
APPELLANT	/	APPLICANT																																																									
Sunrise	Senior	Living	
c/o	Ellen	Berkowitz	 	 	 	 	
1840	Century	Park	East	 	 	 	
LA	CA	90067	

								
PROJECT	OVERVIEW		 	
Location	
250‐400	North	Sepulveda	Blvd.	
Manhattan	Beach	
	
Site	
53,283	square	feet	(3	commonly	owned	parcels)	
	
Existing	Development	
12,582 square feet total (3 buildings) of restaurant, retail, and office uses 
 
Project	Description	
80,800 square feet of senior facilities  
(111-unit community with elderly care) 
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BACKGROUND	
History	
	
The	proposed	project	was	submitted	on	December	21,	2017.			The	application	was	for	a	
senior	residential	care,	general	use	facility	with	111	for	rent	residential	units	at	250‐400	
North	Sepulveda	Boulevard	in	the	General	Commercial	(CG)	zone.		(Exhibit	A)	At	that	time	
the	application	was	found	to	be	incomplete	and	a	letter	was	issued	to	the	applicant,	on	
January	12,	2018.		In	response	to	this	letter	the	applicant	submitted	additional	information	
and	the	application	was	deemed	complete	on	April	17,	2018.		
	
DISCUSSION		
Zoning	Determination	(Exhibit	B)	
Based	on	a	tour	of	a	Sunrise	Senior	facility	in	Torrance	on	March	15,	2018	and	a	review	of	
the	complete	application	mentioned	above,	the	Community	Development	Director	
determined,	per	Manhattan	Beach	Municipal	Code	(MBMC)	section	10.08.010,	that	the		
primary	land	use	for	the	proposed	Sunrise	Senior	Living	facility	is	Residential	and	thus	
issued	a	zoning	determination	letter	that	informed	the	applicant	that	the	proposed	project	
was	found	to	be	residential	in	nature,	with	ancillary	non‐medical	care.	The	tour	of	a	Sunrise	
Senior	facility	in	Torrance	with	the	following	analysis	of	the	proposed	project	location	
aided	in	making	the	residential	land	use	determination.	
	
MBMC	section	10.08.010	allows	that…”The	Community	Development	Director	may	
determine	that	a	specific	use	shall	not	be	deemed	to	be	within	a	classification,	whether	or	
not	named	within	the	classification,	if	its	characteristics	are	substantially	incompatible	
with	those	typical	of	uses	named	within	the	classification.”		The	Community	Development	
Director’s	decision	may	be	appealed	to	the	Planning	Commission.	
	
ZONING:		The	purpose	of	the	General	Commercial	district	is		“To	provide	opportunities	for	
the	full	range	of	retail	and	service	businesses	deemed	suitable	for	location	in	Manhattan	
Beach,	including	businesses	not	permitted	in	other	commercial	districts	because	they	
attract	heavy	vehicular	traffic	or	have	certain	adverse	impacts;	and	to	provide	
opportunities	for	offices	and	certain	limited	industrial	uses	that	have	impacts	comparable	
to	those	of		permitted	retail	and	service	uses	to	occupy	space	not	in	demand	for	retailing	or	
services.”		This	zone	is	a	heavy	automobile‐oriented	zone	which	allows	for	larger	
commercial	retail	and	office	uses.			
		
GENERAL	PLAN:		The	General	Plan	states	“General	Commercial	(CG)	category	provides	
opportunities	for	a	broad	range	of	retail	and	service	commercial	and	professional	office	
uses…limited	industrial	uses	are	also	permitted	consistent	with	zoning	regulations.”	
Based	on	a	reading	of	the	zoning	code	and	the	General	Plan,	it	is	determined	that	uses	in	
the	CG	zone	are	heavy	commercial	in	nature	and	that	residential	uses	are	incompatible	and	
not	allowed	on	Sepulveda.	
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The	Housing	Element	distinguishes	between	Residential	Care,	General,	and	Senior	Housing	
in	that	parking	requirements	for	Residential	Care	are	measured	by	bed	quantities,	whereas	
Senior	Housing	is	measured	by	unit	quantities.		This	supports	the	determination	that	the	
proposed	project	is	residential.	
	
The	Community	Development	Director’s	decision	may	be	appealed	to	the	Planning	
Commission.	
	
Appeal	(Exhibit	C)	
	
On	May	23,	2018	via	e‐mail	and	hand	delivery	the	applicant,	Ellen	Berkowitz,	delivered	an	
appeal	of	the	Community	Development	Director’s	determination	that	the	Sunrise	Senior	
Living	project	falls	into	a	residential	land	use	category.	
	
In	this	appeal,	there	are	three	(3)	main	points	of	contention	cited	to	the	Community	
Development	Director’s	determination.		These	are	referred	to	as	“City	Statements”	in	
Exhibit	C.	Those	points	are	listed	below,	each	followed	by	explanations	supporting	the	
Community	Development	Director’s	determination.	
	

1. City	Statement:		Under	the	“Residential	Care,	General”	classification,	the	residential	
component	is	secondary	to	the	care	component	of	the	use.	
	
The	City	maintains	that	the	CG	use	classification	is	meant	to	be	a	residential	care	
facility	that	is	a	commercial	use	with	residency	as	a	secondary	part	of	the	use.   
In	this	case	the	proposed	project	is	primarily	residential	senior	housing	with	an	
ancillary	use	of	non‐medical	care.	
	

2. 	City	Statement:		Participants	in	residential	care	facilities	typically	have	other	
residences	that	serve	as	their	primary	residence.	

	
The	City	maintains	that	the	Residential	Care,	General	zoning	category	on	Sepulveda	
is	meant	to	be	commercial,	in	the	sense	that	patients	that	need	non‐medical	care	
would	come	to	this	use	for	the	care	they	need,	and	maintain	a	primary	residence	
elsewhere.			
	
The	proposed	project	does	not	fit	this	interpretation,	as	it	offers	for‐rent	
apartments.	
	

3. City	Statement:		The	project	is	a	primary	residence	for	occupants,	and	thus,	it	is	
considered	a	residential	senior	housing	project.		The	definition	of	“Residential	Care	
General”	does	not,	and	is	not	intended	to,	cover	residential	senior	housing	project	
like	the	proposed	Project.	

	
The	City	believes	that	the	proposed	project	is	primarily	residential	project.		This	
determination	is	made	by	the	factors	described	above	in	the	discussion	section	of	
this	report.	
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In	the	project	description	provided	by	the	appellant,	it	is	clear	that	there	are	111	
permanent	apartments	for	the	seniors	to	reside	in.		Also,	stated	is	that	some	of	the	
seniors	that	would	reside	there	would	not	need	the	ancillary	non‐medical	serves	
provided.		This	establishes	a	pattern	of	residential	use	which	in	contrast	of	a	
commercial	use	established	for	the	CG	zone.	
	

CONCLUSION	
	
The	City	supports	multi‐unit	senior	housing	with	ancillary	non‐medical	services.		There	are	
several	 zoning	 categories	where	 this	 use	 is	 supported.	 	 This	 use	 is	 permitted	 in	 the	 RM	
Medium‐Density	 Residential	 District	 and	 the	 RH	High‐Density	 Residential	 District.	 	 Also,	
the	MBMC	has	designated	a	Residential	Senior	Citizen	district	with	development	standards	
designed	specifically	for	this	type	of	land	use.			
	
Staff	 recommends	 that	 the	 Planning	 Commission	 uphold	 the	 Community	 Development	
Director's	decision	that	the	proposed	project	be	designated	residential,	thereby	DENYING	
the	subject	appeal	
	
Attachments:	

Exhibit	A	–	Initial	Application	
Exhibit	B	–	Zoning	Determination	
Exhibit	C	–	Appeal	
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            EXHIBIT A
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        EXHIBIT B
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EXHIBIT C 
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