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RESOLUTION NO. PC 23-__ 

RESOLUTION OF THE MANHATTAN BEACH PLANNING COMMISSION APPROVING A USE 
PERMIT AMENDMENT TO ALLOW FOR ALCOHOL SALES (BEER AND WINE) FOR ON-SITE 
CONSUMPTION AT AN EXISTING EATING AND DRINKING ESTABLISHMENT USE, WITHIN 
AN EXISTING COMMERCIAL BUILDING AT 321 MANHATTAN BEACH BOULEVARD, AND 
MAKING AN ENVIRONMENTAL DETERMINATION IN ACCORDANCE WITH THE CALIFORNIA 
ENVIRONMENTAL QUALITY ACT (BLUESTONE LANE RESTAURANT ‒ BL 321 MANHATTAN 
CA LLC) 

THE MANHATTAN BEACH PLANNING COMMISSION DOES HEREBY RESOLVE AS FOLLOWS: 

SECTION  1. On May 8, 1996, the City’s Planning Commission adopted Resolution No. PC 96-11, establishing a 
coffee/tea restaurant with an outdoor seating area within an existing commercial building located at 321 Manhattan 
Beach Boulevard.  

SECTION  2. On September 9, 2021, BL Manhattan CA LLC (“Applicant”) applied for a Use Permit Amendment to: 
add beer and wine only for on-site consumption to an existing “Eating and Drinking Establishment” use. 

SECTION  3. A Use Permit Amendment is required to add alcohol sales at an “Eating and Drinking Establishments” 
use pursuant to Sections A.16.020 (L) of the City’s Local Coastal Program (LCP), which specifies that a Use Permit or 
Use Permit Amendment is required for any new alcohol license or modification to an existing alcohol license.  

SECTION  4. On February 22, 2023, the Planning Commission conducted a duly noticed public hearing to consider 
the application. The Commission provided an opportunity for the public to provide evidence and testimony at the public 
hearing. 

SECTION  5. The project qualifies for a Categorical Exemption from the California Environmental Quality Act (CEQA) 
Guidelines pursuant to Class 1, Existing Facilities, Section 15301 of the CEQA Guidelines, which exempts changes 
consistent with the operation, repair, maintenance, permitting, leasing, licensing, or minor alteration of existing public or 
private structures, facilities, mechanical equipment, or topographical features, involving negligible or no expansion of 
use beyond that existing at the time of the lead agency's determination; therefore, there are no unusual circumstances. 
Thus, no further environmental review is necessary.  

SECTION  6. The record of the public hearing indicates: 

A. The legal description of the site is: Lots 6 and 7, Block 2, Manhattan Beach Division, in the City of 
Manhattan Beach, County of Los Angeles. The site is located in Area District III and is zoned CD, 
Downtown Commercial. The surrounding properties are zoned CD to the North (across Center Place), 
CD to the South (across Manhattan Beach Boulevard), CD to the East, and CD to the West. 

B. The use is conditionally permitted in the CD zone subject to a Use Permit and is in compliance with the 
City’s General Plan designation of Downtown Commercial. The General Plan designation of Downtown 
Commercial encourages Downtown businesses that offer “services and activities to our residents and 
visitors.” 

C. Bluestone Lane has been in operation since 2021 under a Use Permit (Resolution No. PC 96-11) 
approved by the Planning Commission in 1996. The use is located in the commercial portion of 
Manhattan Beach Boulevard in Downtown Manhattan Beach, with surrounding businesses having 
similar operating characteristics.  

D. The applicant is requesting approval of a Use Permit Amendment to allow the sale of beer and wine only 
for on-site consumption at an existing “Eating and Drinking Establishments” use (Bluestone Lane 
restaurant) located at 321 Manhattan Beach Boulevard. 

E. The Police Department has reviewed the request and voiced no opposition to the proposed application. 

F. The project is specifically consistent with General Plan Policies as follows: 

LU-6: Maintain the viability of the commercial areas of Manhattan Beach. 
LU-7: Continue to support and encourage the viability of the Downtown area of Manhattan Beach. 

SECTION  7. Based upon substantial evidence in the record, and pursuant to the LCP Section A.84.060, the 
Planning Commission hereby finds:  

1. The proposed location of the expanded use is in accord with the objectives of Title A of the LCP
and the purposes of the district in which the site is located.

The applicant is requesting alcohol sales in conjunction with the operation of an existing “Eating and
Drinking Establishment” use in the City’s CD zoning district, within which alcohol sales are allowed,
contingent upon the approval of Use Permit. The LCP’s stated purpose for the CD zone is to provide
opportunities for residential, commercial, public and semipublic uses that are appropriate for the downtown
area. This district is intended to accommodate a broad range of community businesses and to serve beach
visitors. The proposed addition of beer and wine sales only for on-site consumption at the existing
Bluestone Lane restaurant is consistent with the commercial land use regulations in LCP Section A.16.020
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and provides a commercial service for the community. 
 

2. The proposed location of the expanded 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 project is consistent with the General Plan’s Downtown Commercial land use designation for the 
subject property. The General Plan encourages a “vibrant downtown” that offers “services and activities for 
residents and visitors”, and Bluestone Lane is part of the mix of services that provides the services for 
residents and visitors in Downtown. The project proposes a conditionally permitted use, fully contained 
within an existing tenant space in the commercial building. The proposed project is compatible with 
neighboring uses, as neighboring lots to the north, south and east are also developed with similar 
commercial uses. Furthermore, the project was reviewed by various City divisions and Departments, which 
raised no concerns or objections. Therefore, the project will not be detrimental to the public health, safety 
or welfare of persons working on the 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 Title A of the LCP, including any specific 

condition required for the proposed use in the district in which it would be located. 
 

The proposed alcohol sales at the existing Eating and Drinking Establishment use is permitted with the 
approval of a Use Permit (or corresponding amendment) within the subject property’s zoning district (CD) 
per LCP Section A.16.020. If the Use Permit Amendment is approved, the proposed alcohol sales would 
be in compliance with all provisions of Title A of the LCP. Furthermore, operating characteristics and 
conditions of approval serve to minimize the potential for adverse impacts. Additionally, no additional 
square-footage is proposed beyond the existing building footprint as a part of this project. 
 

4.  The expansion of the use will not adversely impact or be adversely impacted by nearby 
properties.  

 
The proposed amendment to add beer and wine sales only for on-site consumption, as conditioned, will 
not adversely impact ‒ nor be adversely impacted by ‒ nearby properties. Bluestone Lane has been 
operating at their current location (321 Manhattan Beach Boulevard) since 2021 and the added use is 
located in the commercial portion of Downtown Manhattan Beach, with most of the surrounding businesses 
having similar operating characteristics. The use permit amendment will not create demands exceeding 
the capacity of public services and facilities, considering that current use at 321 Manhattan Beach 
Boulevard is already operating in a commercial capacity and no new square-footage is proposed as part 
of this project. Therefore, the operating characteristics of the proposed use, in conjunction with the existing 
conditions of approval, minimize the potential for any adverse impacts to surrounding uses. 

 
SECTION 8. Based upon the foregoing, the Planning Commission hereby APPROVES the Use Permit Amendment to 
allow the addition of Beer and Wine only for on-site consumption at an existing “Eating and Drinking Establishments” 
use (Bluestone Lane Restaurant - 321 Manhattan Beach Boulevard) subject to the following conditions: 
 
1. The project shall be in substantial conformance with the plans and project description submitted to, and 

approved by the Planning Commission on February 22, 2023 as amended and conditioned.  Any substantial 
deviation from the approved plans and project description, as conditioned, shall require review by the 
Community Development Director to determine if approval from the Planning Commission is required.  This 
condition replaces number 1 in Resolution No. PC 96-11.   
 

2. Operations for 321 Manhattan Beach Boulevard shall be governed by this resolution and Resolution No. 
PC 96-11. Condition Number 1 in Resolution No. PC 96-11 will be replaced by Condition Number 1 of 
Resolution No. PC 23-01 and Condition Number 12 in Resolution No. PC 96-11 will be replaced by 
Condition Number 9 of Resolution No. PC 23-01. 

 
3. Any questions of intent or interpretation of any condition will be reviewed by the Community Development 

Director to determine if Planning Commission review and action is required. 
 
4. Modifications and improvements to the tenant space shall be in compliance with applicable Building Division 

and Health Department regulations when applicable.  
 
Operation 
 
5. The operators of the business shall police the property and all areas adjacent to the business during the 

hours of operation to keep it free of litter and food debris. 
 

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

   
7. The subject business shall obtain approval from the California Department of Alcoholic Beverage Control. 
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8. The business shall be in substantial compliance with all restrictions imposed by the Alcohol Beverage 

Control Board (ABC) prior to service of beer and wine. 
 

9. Alcohol service for beer and wine shall be conducted only in conjunction with food service during all hours 
of operation.  This condition shall replace condition number 12 in Resolution No. PC 96-11.   

 
10. At all times the business shall identify itself as a “restaurant” and will not identify itself as a “bar” in public 

advertisements. 
 
11. Noise emanating from the property shall be within the limitations prescribed by the City Noise Ordinance 

and shall not create a nuisance to nearby property owners.   
 
12. The operator of the business shall control the volume of any background music.  No amplified live 

entertainment or live amplified music is allowed.   
 

13. Upon determination that there are reasonable grounds for revocation or modification of the Use Permit, 
the Planning Commission or City Council may review the Use Permit in accordance with the requirements 
of MBMC Chapter 10.104. Modification may consist of conditions deemed reasonable to mitigate or 
alleviate impacts to adjacent land uses. 

 
Refuse 
 
14. Plans approved through the plan check process for building permits must demonstrate a proposed trash 

enclosure that meets the full satisfaction of the City, as approved by the Public Works Director. Capacity 
requirements to be reviewed and approved by Public Works and Waste Management.     
 

15. No refuse generated at the subject site shall be located in the non-alley Public Right-of-Way for storage or 
pickup, including the disposal of refuse in any refuse container established for public use. All refuse shall 
be stored within the trash enclosure.  

 
Procedural 

16. Terms and Conditions are Perpetual; Recordation of Covenant. The provisions, terms and conditions set forth 
herein are perpetual, and are binding on the owner, its successors-in-interest, and, where applicable, all tenants 
and lessees of the site. Further, the owner shall submit the covenant, prepared and approved by the City, 
indicating its consent to the conditions of approval of this Resolution, and the City shall record the covenant 
with the Office of the County Clerk/Recorder of Los Angeles. Owner shall deliver the executed covenant, and 
all required recording and related fees, to the Department of Community Development within 30 days of the 
adoption of this Resolution.  Notwithstanding the foregoing, the Director may, upon a request by owner, grant 
an extension to the 30-day time limit. The project approval shall not become effective until recordation of the 
covenant. 

 
17. Indemnity, Duty to Defend and Obligation to Pay Judgments and Defense Costs, Including Attorneys’ Fees, 

Incurred by the City. The operator shall defend, indemnify, and hold harmless the City, its elected officials, 
officers, employees, volunteers, agents, and those City agents serving as independent contractors in the role 
of City officials (collectively “Indemnitees”) from and against any claims, damages, actions, causes of actions, 
lawsuits, suits, proceedings, losses, judgments, costs, and expenses (including, without limitation, attorneys’ 
fees or court costs) in any manner arising out of or incident to this approval, related entitlements, or the City’s 
environmental review thereof. The operator shall pay and satisfy any judgment, award or decree that may be 
rendered against City or the other Indemnitees in any such suit, action, or other legal proceeding. The City shall 
promptly notify the owner of any claim, action, or proceeding and the City shall reasonably cooperate in the 
defense. If the City fails to promptly notify the owner of any claim, action, or proceeding, or if the City fails to 
reasonably cooperate in the defense, the owner shall not thereafter be responsible to defend, indemnify, or 
hold harmless the City or the Indemnitees. The City shall have the right to select counsel of its choice. The 
owner shall reimburse the City, and the other Indemnitees, for any and all legal expenses and costs incurred 
by each of them in connection therewith or in enforcing the indemnity herein provided. Nothing in this Section 
shall be construed to require the owner to indemnify Indemnitees for any Claim arising from the sole negligence 
or willful misconduct of the Indemnitees. In the event such a legal action is filed challenging the City’s 
determinations herein or the issuance of the approval, the City shall estimate its expenses for the litigation. The 
owner shall deposit said amount with the City or enter into an agreement with the City to pay such expenses 
as they become due. 

 
SECTION  9. The Planning Commission’s decision is based upon each of the totally independent and separate 
grounds stated herein, each of which stands alone as a sufficient basis for its decision. 

 
SECTION  10. This Resolution shall become effective when all time limits for appeal as set forth in LCP Section 
A.84.080 have expired. 
 
SECTION  11. The Secretary of the Planning Commission shall certify to the adoption of this Resolution and shall 
forward a copy of this Resolution to the Applicant. The Secretary shall make this resolution readily available for 
public inspection. 
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SECTION  12. This Use Permit Amendment shall lapse two years after its date of approval, unless implemented or 
extended pursuant to A.84.090 of the Local Coastal Program. 

February 22, 2023 

Joseph Ungoco 
Planning Commission Chair 

I hereby certify that the following is a full, true, and correct copy of 
the Resolution as ADOPTED by the Planning Commission at its 
regular meeting on February 22, 2023 and that said Resolution was 
adopted by the following vote: 

AYES: 

NOES:  

ABSTAIN:  

ABSENT:  

Talyn Mirzakhanian  
Secretary to the Planning Commission 

Rosemary Lackow  
Recording Secretary 
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VICINITY MAP 
321 MANHATTAN BEACH BOULEVARD 

321 

321 Manhattan 
Beach Boulevard 
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CSLB CONTRACTOR CLASS B #969373 
EXPIRATION DATE: 01/31/2022 
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CSLB CONTRACTOR CLASS B #969373 
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ANDREW  HERNANDEZ 
CSLB CONTRACTOR CLASS B #969373 
EXPIRATION DATE: 01/31/2022 

post international
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accessibility at this
main entrance door

FOR
REFERENCE

ONLY

Page 25 of 37 
PC MTG 02-22-23



ANDREW  HERNANDEZ 
CSLB CONTRACTOR CLASS B #969373 
EXPIRATION DATE: 01/31/2022 

copper type "L" or same as (E)

copper type "L" or same as (E)

cast iron or ABS, same as (E)

FOR
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ONLY
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ANDREW  HERNANDEZ 
CSLB CONTRACTOR CLASS B #969373 
EXPIRATION DATE: 01/31/2022 

locate/provide required shelves per sec 11B-604.8
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ENVIRONMENTAL ASSESSMENT FORM
(to be completed by applicant)

CITY OF MANHATTAN BEACH
COMMUNITY DEVELOPMENT DEPARTMENT 

1400 HIGHLAND AVENUE, MANHATTAN BEACH, CA  90266
Telephone: (310) 802-5500    Fax: (310) 802-5501    TDD: (310) 546-3501

Date Filed:

APPLICANT INFORMATION 
Name:  

Address:  

Phone number:

Relationship to property:  

Contact Person:   

Address:   

Phone number:

Association to applicant:

PROJECT LOCATION AND LAND USE 
Project Address:   

Assessor’s Parcel Number:  

Legal Description:

Area District, Zoning, General Plan Designation:  

Surrounding Land Uses:

North  

South  

West  

East  

Existing Land Use:   

PROJECT DESCRIPTION 
Type of Project: Commercial       Residential       Other

If Residential, indicate type of development (i.e.; single family, apartment,
condominium, etc.) and number of units:

If Commercial, indicate orientation (neighborhood, citywide, or regional), type of
use anticipated, hours of operation, number of employees, number of fixed seats,
square footage of kitchen, seating, sales, and storage areas:   

 

 

If use is other than above, provide detailed operational characteristics and
anticipated intensity of the development:

BL 321 Manhattan CA LLC

917.653.0633

321 Manhattan Beach Blvd,
Manhattan Beach, 90266

Manny Diaz, FE Design & Consulting

327 E 2nd Street #222 Los Angeles, 90012

(213)687-6963 x201

RepresentativeTenant

321 Manhattan Beach Boulevard

Manhattan Beach Div # 2, Lots 6 and 7, Block 92
3, CD, Downtown Commercial

X

4179‐005‐005

Commercial Commercial
Commercial Commercial

Commercial

Downtown commercial
area, proposed hours from 7 a.m. to 9 p.m. daily, 10 employees on-site, 43 interior seats,
11 patio seats, XXXX total square footage.

ATTACHMENT E
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 Removed/ 

Existing Proposed Required Demolished  

Project Site Area:             

Building Floor Area:             

Height of Structure(s)             

Number of Floors/Stories:             

Percent Lot Coverage:             

Off-Street Parking:             

Vehicle Loading Space:             

Open Space/Landscaping:             
 

Proposed Grading: 
 Cut           Fill           Balance           Imported           Exported                
 

Will the proposed project result in the following (check all that apply): 
Yes No 

            Changes in existing features or any bays, tidelands, beaches, lakes, or 
hills, or substantial alteration of ground contours? 

            Changes to a scenic vista or scenic highway? 

            A change in pattern, scale or character of a general area? 

            A generation of significant amount of solid waste or litter? 

            A violation of air quality regulations/requirements, or the creation of 
objectionable odors? 

            Water quality impacts (surface or ground), or affect drainage patters? 

            An increase in existing noise levels? 

            A site on filled land, or on a slope of 10% or more? 

            The use of potentially hazardous chemicals? 

            An increased demand for municipal services? 

            An increase in fuel consumption? 

            A relationship to a larger project, or series of projects? 

 

Explain all “Yes” responses (attach additional sheets or attachments as necessary): 
   

   

   

 

CERTIFICATION: I hereby certify that the statements furnished above and in attached 
exhibits present the data and information required for this initial evaluation to the best of 
my ability, and that the facts, statements, and information presented are true and 
correct to the best of my knowledge and belief. 

Signature:    Prepared For:    

Date Prepared:    
Revised 07/01/18 

 
 

None None None None
None None None None
1 ADA 1 ADA 1 ADA None

1 1 N/A None

0 0 0 0 0

X

X
X
X
X

X
X
X
X
X
X
X
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Use Permit
Additional Information/Findings
321 Manhattan Beach Boulevard

REQUEST

A Use Permit to allow the sale of beer and wine only for on-site consumption at a restaurant.

BACKGROUND

The subject request is for a new restaurant tenant in an existing restaurant space at 321 
Manhattan Beach Boulevard in downtown Manhattan Beach. The space was most recently a
“Coffee Beach and Tea Leaf” outlet. The new tenants will be “Bluestone Lane”, an
Australian-style café with a focus on health food and premium coffee. The founder, Australian 
Nick Stone, got his start in banking, where he realized that coffee shops are an important part of 
the workday - not just for caffeine but as a place to relax, recharge, and meet up with friends 
and colleagues. He left his banking job to focus on Bluestone Lane, and has overseen a rapid 
expansion of his concept. The company is headquartered in New York City, but now has 
locations across the country. The locations are not franchises, and they want to be the first 
premium, independent coffee brand that achieves a global scale. Bluestone Lane coffee shops 
focus on aesthetics, giving people a sanctuary away from the workday. The menu has a wide 
selection of coffees, teas, as well as health options such as matcha or beet lattes. Their food 
menu has breakfast and lunch staples like toasts and cold-cut sandwiches, including an array of 
gluten-free and vegan options. Many customers like to have an alcoholic beverage with their 
light meal. The beer and wine service is meant to accompany the foodstuffs that are otherwise 
accented by coffee drinks. 
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A. USE PERMIT FINDINGS

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

The property is located within the Downtown Commercial area of Manhattan Beach. The area is
planned and zoned for small-scale, neighborhood-serving commercial businesses such as small
restaurants. The project is located within an existing one-story building which is an existing
restaurant space. It is therefore a perfect fit for the existing urban fabric. The General Plan’s
Land Use Element goal number 6 is to “Maintain the viability of the commercial areas of
Manhattan Beach.” Restaurants are an important part of a vibrant commercial area. Visitors who
come to the area to shop will inevitably look for a place to eat, and those who come to eat are
likely to also frequent the local shops. A restaurant therefore helps maintain the viability of the
downtown commercial area. Land Use Policy 7-1 is to “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.” This space is an existing restaurant space, and the new tenants
are requesting an alcohol license in order to better serve the needs of both the business and
restaurant patrons. Alcohol is a desired amenity in restaurants and often is the difference
between a successful business and one that does not last. The requested Use Permit is in
accordance with the purposes of the district in which the site is located, and will help both the
business and the overall Downtown district be viable in the long-term.

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 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.

As was mentioned, this is an existing restaurant space so no change of use is proposed, just
the addition of alcohol service. The surrounding uses are all commercial, and the area is
planned and zoned for small-scale commercial activity. Although there are residential uses in
the Downtown area, they are far enough away from the restaurant to avoid being impacted. The
business is also proposing modest hours of operation, with closing hours of 9 p.m. daily. When
all this is taken into consideration, it can be seen that the location and proposed conditions will
be consistent with the General Plan and will not be detrimental to those working or residing in
the neighborhood, or to the general welfare of the city.
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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 use is existing and is in compliance with all city codes. The applicants are
reputable operators with operations in many cities around the world. Bluestone Lane is not a
franchise so all locations are overseen by the main corporate office. This Conditional Use Permit
will have conditions and they intend to adhere to any and all conditions on their operation.

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 property is an existing restaurant and no change of use or expansion is proposed. The
proposed use will therefore have a negligible impact on traffic, parking, noise, and odors
because there will be no change to these. The Bluestone Lane team want to be good neighbors
and will always ensure that they maintain a safe and aesthetically pleasing business that
contributes to resident security, personal safety, and the overall aesthetics of downtown. Given
all this, it can be seen that the proposed use will not adversely impact nor be adversely
impacted by nearby properties.

7/7/2021 DG
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