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Ryan Heise, Acting Community Development Director
Adam Finestone, AICP, Planning Manager

Tari Kuvhenguhwa, Associate Planner

Consideration of a Use Permit Amendment and Coastal Development
Permit to allow the expansion of an existing eating and drinking
establishment to include second story outdoor dining in conjunction with
on-site sales and service of alcohol (beer, wine and distilled spirits) and
live entertainment located at 309 Manhattan Beach Boulevard, and
finding the project categorically exempt from further review pursuant to
the California Environmental Quality Act. (Greg Newman) (Planning
Case Nos. PE-23-00121/CDP-24-00098/UP-24-00016)

Staff recommends that the Planning Commission: (1) conduct a public hearing; and (2) adopt

the attached resolution approving the Use Permit Amendment and Coastal Development

Permit, subject to conditions, and finding the project categorically exempt from further review

pursuant to the California Environmental Quality Act.

APPLICANT
Greg Newman

3613" Ct

Hermosa Beach, CA 90254
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BACKGROUND

On June 9, 2023, the Community Development Department received an application
requesting a Use Permit Amendment and Coastal Development Permit to allow for the
expansion of an existing eating and drinking establishment, including second story outdoor
dining, on-site sales and service of alcohol, and live entertainment, in conjunction with food
service (‘Project’) located at 309 Manhattan Beach Boulevard (“Property”).

Prior Actions

On August 14, 1984, the Board of Zoning Adjustment adopted Resolution No. BZA 84-37,
approving a Use Permit for a substantial remodel and renovation to an existing
restaurant/bar on the first floor in conjunction on-site sales and service of alcohol (beer, wine,
and distilled spirits) and live entertainment and hours of operation from 7:00 a.m. to 2:00 a.m.
daily at 309 Manhattan Beach Boulevard. No change was proposed to the existing residential
use on the second floor.

On March 27, 2019, the Planning Commission adopted Resolution No. PC 19-03, amending
and restating the Use Permit and replacing Resolution No. BZA 84-37. Resolution No. PC19-03
currently governs the project site and is included as Attachment C to this report. It approved a
major remodel to the existing restaurant on the ground floor to accommodate the new
commercial tenant (Esperanza). There were no changes proposed to the hours of operation,
alcohol service, live entertainment, or to the residential use on the second floor.

Site Overview and History

The Property is currently permitted with a 3,456 square-foot mixed-use building containing a
restaurant space facing Manhattan Beach Boulevard on the first floor (Esperanza), and one
residential unit on the second floor. The Property is in the Downtown Commercial (CD) zoning
district, Area District lll, and has a General Plan designation of Downtown Commercial. In
addition, the Property is located within the non-appealable portion of the Coastal Zone. The
site is surrounded by restaurant, retail, and office uses to the north, restaurant uses to the west,
restaurant/bar uses to the east, and retail uses to the south (across Manhattan Beach
Boulevard). The Vicinity Map (see Attachment B) demonstrates the site configuration and
surrounding uses.

The current tenant, Esperanza, began operation at the subject site in July 2021. The business
operates under a Type-47 Alcoholic Beverage Control (ABC) license. A Type-47 ABC license
authorizes the on-site sale and consumption of distilled spirits (including beer and wine). The
license holder must operate and maintain the licensed premises as a bona fide eating place,
including maintaining suitable kitchen facilities and making actual and substantial sales of
meals for consumption on the premises, and minors are allowed on the premises.
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On August 10, 2022, staff provided an informational report with a one-year review of the

above Use Permit Amendment to the Planning Commission in order to provide an update on

the applicant’s compliance with the conditions of approval (in accordance with Condition #4

in Resolution No. PC 19-13). Staff concluded that the property was in substantial compliance

with the conditions of approval, but did note the presence of an unpermitted toilet in the closet
of the second-floor residential unit. Staff instructed the applicant to work with the Building

Division to resolve that violation.

Project Overview

A detailed project overview is provided in the following table, and Project plans are included

with this report as Attachment G:

PROJECT OVERVIEW AND COMPARISON

Location:

309 Manhattan Beach Boulevard
(see Vicinity Map - Attachment B)

Legal Description:

Lot 3, Block 92, Manhattan Beach Division No. 2

General Plan Land Use:

Downtown Commercial

Zoning:

CD/Downtown Commercial

Area District:

Existing Land Use:

First Floor: Eating & Drinking Establishment

Second Floor: Residential

Proposed Land Use:

First Floor: No Change

Second Floor: Eating & Drinking Establishment

Neighboring Zoning:

North: CD

East: CD

South: CD

West: CD

Existing

Proposed
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Parking Two” Five

Lot Size 2,692 sq. ft. No Change
Building Size 3,456 sq. ft. 3,393 sq. ft.
Tenant Size 2,077 sq. ft. 3,393 sq. ft.
Space Configuration First Floor: First Floor:

2,077 sq. ft. interior
307 sq. ft. exterior

Second Floor:
1, 388 sq. ft. interior
594 sq. ft. exterior

2,060 sq. ft. interior
307 sq. ft. outdoor

Second Floor:
1,333 sq. ft. interior
594 sq. ft. exterior

Alcohol License

On-Sale Beer, Wine, &
Distilled Spirits
(Type 47 ABC License)

On-Sale Beer, Wine &
Distilled Spirits
(Type 47 ABC License)

Allowable Hours of Operations

First Floor:
7:00 AM - 2:00 AM daily

Second Floor:
None

First Floor:
No Change

Second Floor:
4:00 PM -12:00 AM
daily

"Currently provided through Merchant Parking Permits

Governing Regulations

The Project is reviewed for compliance with applicable regulations, including the City's
General Plan, Manhattan Beach Local Coastal Program (‘“MBLCP”), and Downtown Design

Guidelines.

Manhattan Beach General Plan

The General Plan is a long range policy document that identifies the community’s vision for its
collective future and establishes the fundamental framework to guide decision-making about
development, resource management, public safety, public services, and general community
well-being. This vision is expressed in goals and policies that allow this vision to be
accomplished. All projects are reviewed to ensure the project aligns with the General Plan’s
goals and policies. The City's General Plan was adopted in December 2003. General Plans
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contain required “elements’, or chapters, including a Land Use Element, which is used to guide
the City's development, maintenance, and improvement of land and properties. The subject
project was evaluated for conformance with the Land Use element goals and policies.

The Project was evaluated for conformance with the following applicable Land Use Element
goals and policies:

e Land Use Plan Goal LU-6: Maintain the viability of the commercial areas of Manhattan
Beach.

e Land Use Plan Policy LU-6.1: Support and encourage small businesses throughout the
City.

e Land Use Plan 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.

e Land Use Plan Goal LU-7: Continue to support and encourage the viability of the
Downtown area of Manhattan Beach.

e Land Use Plan 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.

Manhattan Beach Local Coastal Program

A portion of the City is under the jurisdiction of the California Coastal Act. The California
Coastal Act authorizes coastal jurisdictions to create Local Coastal Programs (LCPs) that, as
described by the California Coastal Commission’s website, “specify appropriate location,
type, and scale of new or changed uses of land and water. Each LCP includes a land use plan
and measures to implement the plan (such as zoning ordinances). While each LCP reflects
unique characteristics of individual local coastal communities, regional and Statewide
interests and concerns must also be addressed in conformity with Coastal Act goals and
policies.” The California Coastal Commission certified the City's LCP in 1996. The proposed
project is located in the Coastal Zone; therefore, the project was reviewed for compliance
with the LCP, including but not limited to the following sections:

e LCP Chapter Al6 - governs commercial districts, including the Downtown (CD)
district where the Project is located.
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e LCP Chapter A.64 - governs parking throughout the Coastal Zone, including where
the Project is located.

e LCP Chapter A.84 - governs use permits, which are required for use classifications
typically having unusual site development features or operating characteristics
requiring special consideration so that they may be designed, located, and
operated compatibly with uses on adjoining properties in the surrounding area.

e LCP Chapter A.96 - establishes Coastal Development Permit procedures.

Downtown Design Guidelines

The Downtown Design Guidelines were adopted by the City Council in 2018 and “are intended
to perpetuate quality development that will complement and enhance the project area’s
eclectic style and small-town character.”

PROJECT DESCRIPTION

Greg Newman, the operator of Esperanza, is requesting a Use Permit Amendment and
Coastal Development Permit to allow for the expansion of an existing eating and drinking
establishment, including second-story outdoor dining, on-site sales and service of alcohol, and
live entertainment, located at 309 Manhattan Beach Boulevard. The project scope includes
the removal of the residential unit on the second story, the expansion of the ground floor
restaurant onto the second story, as well as a remodel of the existing second floor deck to
create an outdoor dining patio for the restaurant. Additionally, the applicant is proposing
changes to the first story floor plan in order to accommodate code requirements associated
with their request to expand the existing restaurant onto the second story.

DISCUSSION
Project Analysis

As described above, the Project would expand an existing eating and drinking establishment
onto the second floor of the building. The expansion includes both indoor and outdoor dining
on the second floor (in addition to the existing indoor and outdoor dining on the first floor). As
a result of the expansion, the following aspects of the Project warrant additional consideration
by the Planning Commission.

Noise

One of the most important considerations related to outdoor dining is the potential for noise
impacts on the surrounding area. Music and other forms of entertainment can create noise
impacts, especially when located outdoors. As described throughout this report, the applicant
proposes both indoor and outdoor dining areas on the second floor, so noise impacts were
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analyzed by staff. Live music is proposed for the interior of the second story expansion, but not
the outdoor dining area. To address noise travel concerns, doors between the interior and
outdoor dining areas would be closed during any live entertainment.

The applicants engaged an acoustical consulting firm, Veneklasen Associates, to conduct an
acoustic study for the Project, which analyzed the Project’s potential noise impacts and
proposed a sound attenuation plan (see Attachment E). The attenuation plan provided
recommendations to address potential noise concerns. With the implementation of said
recommendations, noise impacts were determined to be negligible and would not exceed the
ambient noise levels beyond the property line.

The sound attenuation measures identified by the acoustic consultant are summarized below
and have been included as conditions of approval in draft Planning Commission Resolution

No. 24-XX (Attachment A to this report):

e Doors shall be closed on first floor during live entertainment on the first floor

e Doors shall be closed on second floor during live entertainment on the second floor

e Speakers shall be positioned inward towards the dining room, rather than towards the
patio on both floors

e Aglass panel shall be added to the front (south) fagcade on the second floor at a height
of at least six feet

Hours of Operation for Outdoor Dining

Another significant consideration related to outdoor dining is the hours it will operate. The
applicant is not proposing any change to the permitted hours of operation for the existing
outdoor dining area on the first floor, which are 7:00 a.m. to 2:00 a.m. daily. The requested
hours for the proposed second-story outdoor dining area are 400 p.m. to 12:00 midnight
daily, which are the same hours proposed for the second floor's interior dining area.

In 2023, the City Council appointed an Outdoor Dining Task Force to study and provide
recommendations for a long-term outdoor dining program. The task force's
recommendations will be presented to the City Council at a future date for consideration. One
of the task force’s recommendations is to limit the hours of operation for outdoor dining areas
(including second-story outdoor dining) to end no later than 10:00 p.m. daily. In discussing this
limitation, the primary consideration of the task force was potential noise impacts. Taking into
consideration the working recommendations of the Outdoor Dining Task Force and the topics
discussed above in this report, staff's recommendation is to allow the second-story interior
hours of operation from 4:00 p.m. to 12:00 midnight as requested; but to limit the hours of
operation for the second-story outdoor dining area to 4:00 p.m. to 10:00 p.m. daily.
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Alcohol Sales and Service

The on-site sale and consumption of alcoholic beverages is allowed in the CD zone subject to
the approval of a use permit. This privilege is already enjoyed by the existing restaurant. The
applicant proposes no change to the allowable hours of alcohol service within the existing
portion of the restaurant (7:00 a.m. to 2:00 a.m. seven days a week, as described in Resolution
No. PC 19-03).The applicant is requesting to allow for the sale and service of alcohol (beer,
wine, and distilled spirits) on the second floor (proposed expansion area of the restaurant), in
both the indoor and outdoor dining areas. The requested hours for alcohol service on the
second-floor are as 4:00 p.m. to 12:00 midnight seven days a week, which is the same as the
requested hours of operation for the restaurant interior. As described above, staffs
recommendation is to limit the hours of operation for the outdoor dining area to end at10:00
p.m., which would include the sales and service of alcohol in that area.

In addition to the requested Use Permit Amendment and Coastal Development Permit, the
applicant must also modify their existing alcohol license through the California Department of
Alcoholic Beverage Control (ABC). The applicant would be required to abide by all conditions
of the Use Permit for the Property (as amended), as well as all ABC license requirements and
conditions of their ABC license. In instances where there are conflicts between conditions of
the ABC license and the Master Use Permit, the more restrictive conditions would apply.

The existing tenant space currently operates as a restaurant and is currently allowed to serve
alcohol (beer, wine, and distilled spirits) for on-site consumption in conjunction with food
service. The business would continue to operate as a restaurant, not a bar, and food will be
available for sale and service at all times. Expansions of dining areas and associated tenant
improvements have been approved for other Downtown restaurants, including restaurants
with outdoor patios located on private property. As such, the expansion of an existing business
into the existing second story of an existing building is not anticipated to have a significant
impact on the welfare of properties and uses in the project vicinity.

Parking

The applicant contracted with Gibson Transportation Consulting, Inc. (Gibson) to conduct a
Parking Analysis (Attachment F to this report), which evaluates existing parking supply, the
amount of additional parking required for the proposed intensification of use at the project
site, and the appropriateness of a proposed off-site parking location. The existing eating and
drinking establishment currently requires two parking spaces. The Manhattan Beach Local
Coastal Program (MBLCP) allows up to two Merchant Parking Permits to be utilized to satisfy
a site’s parking requirement, which is how the applicant is accommodating their current
parking needs.
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Since the same type of commercial facility at the site is remaining, the analysis compares the
change in intensity of use at the site. The analysis determined that proposed expansion
requires three additional parking spaces. When a site’s configuration cannot accommodate
on-site parking, that parking may be provided off-site at another property through the
collective provision of parking. MBLCP Section A.64.040 allows one site to utilize the parking
facility of another site through the approval of a Use Permit. In accordance with MBLCP Section
A.64.020(F)(1) and A.64.020(G), the parking analysis includes a lease proposed at an off-site
location within the allowed distance of 1,000 feet from the subject establishment’s entrance.

Consistency and Compliance with Governing Regulations

Manhattan Beach General Plan

As noted above, the Project was reviewed for consistency with applicable General Plan goals
and policies. The Project has been determined to be consistent with the following goals and
policies for the reasons described below:

e Land Use Plan Goal LU-6: Maintain the viability of the commercial areas of Manhattan
Beach.

The viability of commercial areas depends on a range of factors, including having
various types of services and restaurants. The proposed eating and drinking
establishment expansion will continue to offer dining options to the community and
visitors to support the Downtown commercial businesses.

e Land Use Plan Policy LU-6.I: Support and encourage small businesses throughout the
City.

Allowing the existing eating and drinking establishment to expand enhances the
viability of the business. Many other existing eating and drinking establishments in the
Downtown have undergone tenantimprovements and expansions over time, including
those with on-site sales and service of alcohol, and those with live entertainment. The
applicant’s request is consistent with such uses.

e Land Use Plan 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.

Downtown Manhattan Beach has a mix of restaurants and services. The expansion of
the existing restaurant could attract more patrons to the eating and drinking
establishment. Eating and drinking establishments are required to collect sales tax, a

portion of which goes back to the City.
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e Land Use Plan Goal LU-7: Continue to support and encourage the viability of the
Downtown area of Manhattan Beach.

Downtown Manhattan Beach has a variety of commercial uses including, but not
limited to, coffee shops, restaurants, and retail stores. As proposed, the expanded
eating and drinking establishment is complimentary to these uses, as patrons may visit
other Downtown businesses, thus contributing to the economic vitality of Downtown
Manhattan Beach.

e Land Use Plan 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.

The existing use is a first-floor eating and drinking establishment use, with the business'’s
facade facing a commercial corridor (Manhattan Beach Boulevard) in the heart of
Downtown Manhattan Beach. The eating and drinking establishment will be open
during daytime and nighttime hours, encouraging pedestrian activity. The applicant is
maintaining the existing ground floor dining area adjacent to the sidewalk, thus
continuing to encourage a lively environment on the street.

Manhattan Beach Local Coastal Program

Pursuant to MBLCP Section A16.020, a use permit amendment is required for any change of
use to, or expansion of, an eating and drinking establishment within the CD zoning district.
Thus, in order to change the use of the second floor of the Property from residential to
restaurant, an amendment to the existing use permit for the site is required. In addition, MBLCP
Section A16.020(L) requires a use permit or use permit amendment for any new or amended
alcohol license. As the request includes expanding the sales and service of alcohol to the
second floor, a modifications to the existing alcohol license will be required. An amendment
to the existing use permit is also required for that reason.

Development standards applicable to the Project site are primarily found in Section A16.030
of the MBLCP. The proposed project scope complies with development standards included in
that section.

Section A.64 of the MBLCP addresses parking requirements in the Coastal Zone. The proposed
change of use from residential to eating and drinking establishment on the second floor
increases the parking requirement for the subject property. Providing the additional required
parking on-site is not feasible for the Project, as the existing building and first floor patio are
built to the edge of the property lines. Pursuant to Section A.64.040 of the MBLCP, a property
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may enter into a shared parking agreement for use of their spaces under certain
circumstances, subject to approval of a Use Permit (or amendment thereto). The collective
provision of parking must be a site of 5,000 square feet or more that serves more than one
use or site, is located in a district in which parking for the uses served is a permitted or
conditional use, and is within 1,000 feet of the Property utilizing said parking spaces. Said
parking spaces must be in excess of those required for other uses on the site where they are
located or must be available for the property requesting use of the spaces because hours of
operation differ from those of the on-site business(es). The applicant proposes to provide the
additional three parking stalls required for the expansion by entering into an agreement for
use of off-site parking spaces at 1140 Highland Avenue, in compliance with the provisions
stated above.

A Coastal Development Permit (CDP) is required for the Project because the Project is a
“development” as defined in MBLCP Section A.96.030(l). Unless exempted pursuant to Section
A.96.050, all developments are required to obtain a CDP pursuant to Section A.96.040.

Furthermore, pursuant to Section A.84.020 of the MBLCP, the Planning Commission is the
decision-making authority for Use Permits and Use Permit Amendments and shall consider the
request at a public hearing, prior to rendering a decision on the application. Pursuant to
MBLCP Section A.96.080(B), the Coastal Development Permit shall be considered along with
any other associated entitlements, which in this case is the Use Permit Amendment.

Downtown Design Guidelines

The Downtown Design Guidelines were adopted by the City Council in 2018 and “are intended
to perpetuate quality development that will complement and enhance the project area’s
eclectic style and small-town character.” The proposed building complies with the applicable
Downtown Design Guidelines including the following:

e Site Layout and Building Orientation: The building’s existing main pedestrian entry is

oriented along Manhattan Beach Boulevard and the existing first floor outdoor dining
area and proposed second-story outdoor dining area are both located at the front of
the property. The overall site layout and building orientation proposed for the
expansion is consistent with the existing conditions, thus continuing to conform to the
Downtown Design Guidelines.

e Outdoor Spaces: The Project’s proposed second-floor outdoor dining patio is located
between the front of the structure and the sidewalk, facing Manhattan Beach
Boulevard. The outdoor patio provides visual interest to the surrounding areas.
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Interdepartmental Review
The Building and Traffic Divisions, along with the Public Works, Fire, and Police Departments,

reviewed the request. The Police Department stated that there were 38 documented “calls for
service” at the subject address between July 1, 2021, and October1, 2024, however a majority
were not related to the operation of the existing restaurant. Twenty-six of the calls were
pertaining to parking meter malfunction, unpermitted parking, sounding alarms, transient
disturbances, and personal property theft, and were unrelated/not attributed to the subject
operator. The remaining calls for service related to noise (such as loud music), physical
altercations, intoxicated individuals, and requests for police and fire response.

Additionally, Staff reviewed City records and found no outstanding Code Enforcement cases
for the Property. Conditions of approval have been included with draft Planning Commission
Resolution No. 24-XX (included as Attachment A to this report) to address any potential
impacts resulting from operation of the Project.

Required Findings
Pursuant to MBLCP Section A.84.060, in order to approve a use permit or an amendment

thereto, the decision-making authority must make certain findings in order to ensure that the
use operates in a manner that is compatible with uses on adjacent properties and in the
surrounding area. MBLCP Section A.96.150 requires findings to be made prior to the issuance

of a CDP as well.
The required findings are addressed below:

Use Permit
I.  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 subject site is currently permitted as a restaurant on the first floor and residential
use on the second floor at an existing mixed-use building in the CD zoning district. The
applicant is proposing to expand the existing restaurant onto the second floor, which
would change the use from residential to eating and drinking establishment. In
association with the proposed restaurant expansion, the project scope also includes
extending the sales and service of alcohol for on-site consumption to the second story
as well as the ability to have live entertainment upstairs. As a result, the subject site
would undergo a change of use, by removing the residential use and maintaining only
a restaurant use at the site. As stated in the MBLCP Section 10.16.020, an “Eating and
Drinking Establishment” use is permitted through a Use Permit in the CD zoning district.
The first entitlement approved for this type of use at the subject site was on August 14,

1984, through adoption of Board of Zoning Adjustment Resolution No. BZA 84-37. The
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applicant proposes to maintain an eating and drinking establishment use at the site,
with more limited hours of operation for the proposed expansion area on the second
floor. The subject request does not alter the primary use of this commercially-zoned

property.

The proposed location of the use and the proposed conditions under which the uses
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 uses; and will not
be detrimental to properties or improvements in the vicinity or to the general welfare
of the city.

The General Plan encourages a “vibrant downtown” that offers “services and activities
for residents and visitors.” The Property’'s General Plan land use designation is
Downtown Commercial. Eating and drinking establishment uses are consistent with the
intended mix of uses in the Downtown District. The Project is compatible with
neighboring uses, as neighboring lots to the north, south, west, and east are all
developed with commercial uses. Furthermore, the Project was reviewed by the
Building & Safety and Traffic divisions, the Public Works, Police, and Fire Departments,
and Waste Management, none of which raised concerns or objections. Therefore, the
Project will not be detrimental to the public health, safety or welfare of persons residing
or 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.

When taken together, the requested physical and operational changes described
above (expansion of restaurant use to the second floor with an outdoor dining area,
with the sales and service of alcohol and indoor live entertainment) do not result in @
significant intensification of use because the site will continue operating as an eating
and drinking establishment. Additionally, the building is on a commercial street, is not
adjacent to any residential uses, and would operate in a similar manner to other eating
and drinking establishments in the vicinity, and conditions of approval, including
conditions regarding hours of operation and operational standards related to
entertainment and noise have been proposed to address any potentially adverse
impacts.

The proposed use will comply with the provisions of this title, including any specific
condition required for the proposed uses in the district in which they would be located.
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The Project proposes to change the use of the second floor of the existing building from
a residential use to an eating and drinking establishment, which is the same use
already permitted on the first floor through the existing Use Permit. Per MBLCP Section
Al16.020, the CD zoning district allows “Eating and Drinking Establishment” uses, which
includes sit-down restaurants, through the approval of a use permit. A Use Permit
Amendment is also required when a proposed project requires changes to the original
Use Permit’s conditions of approval.

The restaurant is a commercial use that is existing-to-remain at the site. The project
scope is limited to expanding the first floor restaurant use to also occupy the second
floor. Conditions of approval have been proposed which will ensure compliance with
the required findings for a Use Permit and serve as an additional governing entitlement
(in conjunction with the existing Resolution No. PC 19-03) for the development and
operation of the subject site.

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 proposed use is located on a previously-developed site along Manhattan Beach
Boulevard and is consistent with uses surrounding the site, which include commercial
uses. Project characteristics related to parking, noise, vibration, odors, security,
personal safety, and aesthetics are addressed in the project design, Municipal Code
requirements, and conditions of approval. Furthermore, the use will not create

demands exceeding the capacity of public services and facilities.

The applicant contracted a transportation consultant to prepare a parking analysis,
which analyzed the amount of additional parking required by the code based on the
project request, provided an explanation and copy of the required off-site parking
lease because the site cannot accommodate the additional parking required for the
expansion, and analyzed the appropriateness of the proposed off-site parking
location. The applicant also contracted an acoustic consultant to prepare an acoustic
analysis for the proposed expansion. This study analyzed the project’s potential noise
impacts and proposed a sound attenuation plan. Measures outlined in the sound
attenuation plan are included as conditions of approval for the Project in order to

address potential adverse impacts.
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Coastal Development Permit
A. The project, as described in the application and accompanying material, or as

modified by any conditions of approval, conforms with the certified LCP.

The subject site is located within Area District Ill and zoned Downtown Commercial
(CD). The General Plan and Local Coastal Program/Land Use Plan designation for
the property is Downtown Commercial, which “provides locations for a mix of
commercial businesses, residential uses with discretionary review, and public uses,
with a focus on pedestrian-oriented commercial businesses that serve Manhattan
Beach residents.” The proposed eating and drinking establishment use for the
second floor is allowed through a Use Permit in the CD zoning district and is
consistent with the City's General Plan land use designation. As such, the project as
conditioned conforms with the City's certified LCP.

B. Ifthe projectis located between the first public road and the sea, that the project s
in conformity with the public access and recreation policies of Chapter 3 of the
Coastal Act of 1976 (Commencing with Section 30200 of the Public Resources
Code).

As the project site is located east of Ocean Drive, it is not located between the first
public road and the sea; therefore, it is not subject to this finding. Further, the
structure does not impact public access to the shoreline. Adequate public access is
provided and shall be maintained along Manhattan Beach Boulevard, Morningside
Drive, Highland Avenue, and Center Place. Furthermore, the project does not create
any barriers along Manhattan Beach Boulevard, Morningside Drive, Highland

Avenue, and Center Place that prevent public access to the coast.

ENVIRONMENTAL DETERMINATION

The City has reviewed the Project for compliance with the California Environmental Quality
Act (“CEQA") and has determined that the Project qualifies for a Class | categorical exemption
pursuant to Section 15301 (Existing Facilities) and Class 3 categorical exemption pursuant to
Section 15303 (New Construction or Conversion of Small Structures) of the State CEQA
Guidelines. Class 1 exemptions include the operation, repair, maintenance, permitting, leasing,
licensing, or minor alternation of existing private structures or facilities, involving negligible
expansion of an existing or former use. The request consists of expanding an existing eating
and drinking establishment into the existing second story of the building, including the sales
and service of alcoholic beverages, and live entertainment. Hours of operation for the second
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floor would be less than those for the ground floor, and no expansion of the structure is
proposed. Therefore, the Project would represent a negligible expansion of use at the site.

The Project also qualifies for a Class 3 categorical exemption pursuant to Section 15303 of the
State CEQA Guidelines. Class 3 exemptions include the conversion of existing small structures
from one use to another where only minor modifications are made in the exterior of the
structure. The request includes a change of use from residential to commercial on the second
story, in order to expand the existing restaurant to include both stories of the existing building.
There are no features that distinguish this project from others in the exempt class, and
therefore, there are no unusual circumstances. Thus, no further environmental review is
necessary.

PUBLIC NOTIFICATION AND COMMENT

A public notice for the October 9, 2024, public hearing was published in The Beach Reporter,
mailed to all property owners within a 500-foot radius of the Property, and posted at City
Hall, on August 26, 2024. As of the writing of this report, staff has not received any public
comments.

CONCLUSION AND RECOMMENDATION

The requested physical and operational changes described in this report do not result in
significant intensification of use because the site will continue to operate as an eating and
drinking establishment. The Property is in the heart of Downtown Manhattan Beach, the tenant
space is not adjacent to any residential uses, and the tenant would operate in a similar manner
to other eating and drinking establishments in the vicinity. Further, conditions of approval have
been proposed to address potential impacts related to noise and parking resulting from the
Project.

In consideration of the information contained in this report, staff recommends that the
Planning Commission conduct a public hearing and adopt the attached draft resolution
approving the Use Permit Amendment and Coastal Development Permit, subject to conditions,
and finding the project exempt from further review pursuant to Sections 15301 and 15303 of

the State CEQA Guidelines.

ATTACHMENTS:
A. Draft Resolution No. PC 24-XX
Vicinity Map
Resolution No. PC19-03
Applicant's Written Materials
Acoustic Analysis (Dated April 3, 2024)
Parking Analysis (Dated July 31, 2024)
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G. Architectural Plans

H. Downtown Establishments List - Alcohol and Hours of Operation
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ATTACHMENT A

RESOLUTION NO. PC 24-XX

A RESOLUTION OF THE MANHATTAN BEACH PLANNING COMMISSION
APPROVING A USE PERMIT AMENDMENT TO ALLOW THE EXPANSION
OF AN EXISTING EATING AND DRINKING ESTABLISHMENT TO
INCLUDE SECOND STORY OUTDOOR DINING IN CONJUNCTION
WITH ON-SITE SALES AND SERVICE OF ALCOHOL (BEER, WINE,
AND DISTILLED SPIRITS) AND LIVE ENTERTAINMENT LOCATED AT
309 MANHATTAN BEACH BOULEVARD, AND FINDING THE PROJECT
EXEMPT FROM THE CALIFORNIA ENVIRONMENTAL QUALITY ACT

THE MANHATTAN BEACH PLANNING COMMISSION DOES HEREBY RESOLVE AS FOLLOWS:

SECTION 1. On March 17, 2019, the Planning Commission adopted Resolution No. PC 19-03,
approving a Use Permit Amendment (amending and superseding the previous Use Permit) to allow a
major remodel of the existing restaurant on the ground floor at an existing two-story, mixed-use
building located at 309 Manhattan Beach Boulevard (“Property”).

SECTION 2. On June 9, 2023, Greg Newman (“Applicant”) applied for a Use Permit Amendment and
Coastal Development Permit to allow for the expansion of an existing eating and drinking
establishment, including second story outdoor dining, on-site sales and service of alcohol, and live
entertainment in conjunction with food service (“Project’). Pursuant to the Manhattan Beach Local
Coastal Program (“LCP”), the existing first story use and proposed use for both the first and
second stories are classified as eating and drinking establishments.

SECTION 3. Use permits and amendments thereto are governed by Chapter A.84 of the LCP. Section
A.84.010 specifies that, “[U]se permits are required for use classifications typically having unusual
site development features or operating characteristics requiring special consideration so that they
may be designed, located, and operated compatibly with uses on adjoining properties and in the
surrounding area.” The Applicant’s request includes modifications to existing conditions of approval,
specifically that the business wishes to expand the restaurant use to the second story of the existing
building, including a second-story outdoor dining area, alcohol service and sales and live entertainment,
thus a use permit amendment is required.

SECTION 4. Coastal development permits thereto are governed by Chapter A.96 of the LCP. Section
A.96.040 specifies that, “Except as provided by Section A.96.050, any person, partnership, or
corporation, or state or local government agency wishing to undertake any development, as defined
in Section A.96.030, in the CZ District, shall obtain a Coastal Development Permit in accordance
with the provisions of this chapter, in addition to any other permit required by law.” The subject
request includes an intensification of the existing restaurant use by expanding it from the first floor to
also occupy the second story as proposed.

SECTION 5. On October 9, 2024, the Planning Commission conducted a duly noticed public hearing
to consider the Project, during which the Planning Commission received a presentation by staff and
testimony from the Applicant, and provided an opportunity for the public to provide evidence and
testimony. The Planning Commission also received and reviewed written testimony received by the
City prior to the public hearing.

SECTION 6. The Planning Commission finds that the Project qualifies for a Categorical Exemption from
the California Environmental Quality Act (CEQA) pursuant to CEQA Guidelines Section 15301 (Existing
Facilities), a Class 1 exemption, as well as Section 15303 (New Construction or Conversion of Small
Structures), a Class 3 exemption. The request, which consists of a negligible expansion of an existing
restaurant use at an existing building and a change of use from residential to commercial, in order
to expand that use, (with minor exterior changes to the existing structure) it is consistent with both the
definition of existing facilities and the conversion of small structures. There are no features that
distinguish this project from others in the exempt class; therefore, there are no unusual circumstances.
Thus, no further environment review is necessary.

SECTION 7. The record of the public hearing indicates:

A. The legal description of the Property is: Lot 3, in Block 92 of Manhattan Beach Division
No. 2, in the City of Manhattan Beach. The Property is located in Area District Il and is
zoned Downtown Commercial (CD), with a General Plan land use designation of
Downtown Commercial. The Property is within the appealable portion of the City’s
Coastal Zone, and surrounding properties are zoned CD on all sides.
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RESOLUTION NO. PC 24-XX

B. The use is conditionally permitted in the CD zoning district subject to a use permit and is
in compliance with the City’s General Plan designation of Downtown Commercial. The
General Plan designation encourages the Downtown Commercial land use category to
“provide locations for a mix of commercial businesses, residential uses with
discretionary review, and public uses, with a focus on pedestrian-oriented commercial
businesses that serve Manhattan Beach residents.”

C. A Coastal Development Permit is required for the proposed project because it involves
an intensification of the existing restaurant use within the City’s Coastal Zone.

D. The Property is currently governed by a Use Permit Amendment approved by the
Planning Commission in 2019 (Resolution No. PC 19-03).

E. The Project is consistent with following General Plan goals and policies, as described in the
staff report prepared for the Project:

Land Use Plan Goal LU-6: Maintain the viability of the commercial areas of Manhattan
Beach.

The viability of commercial areas depends on a range of factors, including having
various types of services and restaurants. The proposed eating and drinking
establishment expansion will continue to offer dining options to the community and
visitors to support the Downtown commercial businesses.

Land Use Plan Policy LU-6.1: Support and encourage small businesses throughout the
City.

Allowing the existing eating and drinking establishment to expand enhances the
viability of the business. Many other existing eating and drinking establishments in the
Downtown have undergone tenant improvements and expansions over time, including
those with on-site sales and service of alcohol, and those with live entertainment. The
applicant’s request is consistent with such uses.

Land Use Plan 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.

Downtown Manhattan Beach has a mix of restaurants and services. The expansion of
the existing restaurant could attract more patrons to the eating and drinking
establishment. Eating and drinking establishments are required to collect sales tax, a
portion of which goes back to the City.

Land Use Plan Goal LU-7: Continue to support and encourage the viability of the
Downtown area of Manhattan Beach.

Downtown Manhattan Beach has a variety of commercial uses including, but not limited
to, coffee shops, restaurants, and retail stores. As proposed, the expanded eating and
drinking establishment is complimentary to these uses, as patrons may visit other
Downtown businesses, thus contributing to the economic vitality of Downtown
Manhattan Beach.

Land Use Plan 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.

The existing use is a first-floor eating and drinking establishment use, with the
business’s fagade facing a commercial corridor (Manhattan Beach Boulevard) in the
heart of Downtown Manhattan Beach. The eating and drinking establishment will be
open during daytime and nighttime hours, encouraging pedestrian activity. The
applicant is maintaining the existing ground floor dining area adjacent to the sidewalk,
thus continuing to encourage a lively environment on the street.

SECTION 8. Based upon substantial evidence in the record, and pursuant to Section 10.84.060 of
the MBMC, the Planning Commission hereby makes the following findings related to the Use
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Permit Amendment:

A. 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 for the following reasons:

The subject site is currently permitted as a restaurant on the first floor and residential use on the
second floor at an existing mixed-use building in the CD zoning district. The applicant is
proposing to expand the existing restaurant onto the second floor, which would change the use
from residential to eating and drinking establishment. In association with the proposed
restaurant expansion, the project scope also includes extending the sales and service of alcohol
for on-site consumption to the second story as well as the ability to have live entertainment
upstairs. As a result, the subject site would undergo a change of use, by removing the
residential use and maintaining only a restaurant use at the site. As stated in the MBLCP
Section 10.16.020, an “Eating and Drinking Establishment” use is permitted through a Use
Permit in the CD zoning district. The first entitlement approved for this type of use at the subject
site was on August 14, 1984, through adoption of Board of Zoning Adjustment Resolution No.
BZA 84-37. The applicant proposes to maintain an eating and drinking establishment use at the
site, with more limited hours of operation for the proposed expansion area on the second floor.
The subject request does not alter the primary use of this commercially-zoned property.

B. The proposed location of the use and the proposed conditions under which the uses
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 uses; and will not
be detrimental to properties or improvements in the vicinity or to the general welfare of the
city for the following reasons:

The General Plan encourages a “vibrant downtown” that offers “services and activities for
residents and visitors.” The Property’s General Plan land use designation is Downtown
Commercial. Eating and drinking establishment uses are consistent with the intended mix of
uses in the Downtown District. The Project is compatible with neighboring uses, as neighboring
lots to the north, south, west, and east are all developed with commercial uses. Furthermore,
the Project was reviewed by the Building & Safety and Traffic divisions, the Public Works,
Police, and Fire Departments, and Waste Management, none of which raised concerns or
objections. Therefore, the Project will not be detrimental to the public health, safety or welfare of
persons residing or 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.

When taken together, the requested physical and operational changes described above
(expansion of restaurant use to the second floor with an outdoor dining area, with the sales and
service of alcohol and indoor live entertainment) do not result in a significant intensification of
use because the site will continue operating as an eating and drinking establishment.
Additionally, the building is on a commercial street, is not adjacent to any residential uses, and
would operate in a similar manner to other eating and drinking establishments in the vicinity, and
conditions of approval, including conditions regarding hours of operation and operational
standards related to entertainment and noise have been proposed to address any potentially
adverse impacts.

C. The proposed use will comply with the provisions of this title, including any specific
condition required for the proposed uses in the district in which they would be located
for the following reasons:

The Project proposes to change the use of the second floor of the existing building from a
residential use to an eating and drinking establishment, which is the same use already permitted
on the first floor through the existing Use Permit. Per MBLCP Section A.16.020, the CD zoning
district allows “Eating and Drinking Establishment” uses, which includes sit-down restaurants,
through the approval of a use permit. A Use Permit Amendment is also required when a
proposed project requires changes to the original Use Permit’s conditions of approval.

The restaurant is a commercial use that is existing-to-remain at the site. The project scope is
limited to expanding the first floor restaurant use to also occupy the second floor. Conditions of
approval have been proposed which will ensure compliance with the required findings for a Use
Permit and serve as an additional governing entittement (in conjunction with the existing
Resolution No. PC 19-03) for the development and operation of the subject site.
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RESOLUTION NO. PC 24-XX

D. 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 for the
following reasons:

The proposed use is located on a previously developed site along Manhattan Beach Boulevard
and is consistent with uses surrounding the site, which include commercial uses. Project
characteristics related to parking, noise, vibration, odors, security, personal safety, and
aesthetics are addressed in the project design, Municipal Code requirements, and conditions of
approval. Furthermore, the use will not create demands exceeding the capacity of public
services and facilities.

The applicant contracted a transportation consultant to prepare a parking analysis, which
analyzed the amount of additional parking required by the code based on the project request,
provided an explanation and copy of the required off-site parking lease because the site cannot
accommodate the additional parking required for the expansion, and analyzed the
appropriateness of the proposed off-site parking location. The applicant also contracted an
acoustic consultant to prepare an acoustic analysis for the proposed expansion. This study
analyzed the project's potential noise impacts and proposed a sound attenuation plan.
Measures outlined in the sound attenuation plan are included as conditions of approval for the
Project in order to address potential adverse impacts.

SECTION 9. Based upon substantial evidence in the record, and pursuant to Section A.96.150 of
the LCP, the Planning Commission hereby makes the following findings related to the Coastal
Development Permit:

A. The project, as described in the application and accompanying material, or as modified by
any conditions of approval, conforms with the certified LCP.

The subject site is located within Area District Il and zoned Downtown Commercial (CD). The
General Plan and Local Coastal Program/Land Use Plan designation for the property is
Downtown Commercial, which “provides locations for a mix of commercial businesses,
residential uses with discretionary review, and public uses, with a focus on pedestrian-oriented
commercial businesses that serve Manhattan Beach residents.” The proposed eating and
drinking establishment use for the second floor is allowed through a Use Permit in the CD
zoning district and is consistent with the City’s General Plan land use designation. As such, the
project as conditioned conforms with the City’s certified LCP.

B. If the project is located between the first public road and the sea, that the project is in
conformity with the public access and recreation policies of Chapter 3 of the Coastal Act of
1976 (Commencing with Section 30200 of the Public Resources Code).

As the project site is located east of Ocean Drive, it is not located between the first public road
and the sea; therefore, it is not subject to this finding. Further, the structure does not impact
public access to the shoreline. Adequate public access is provided and shall be maintained
along Manhattan Beach Boulevard, Morningside Drive, Highland Avenue, and Center Place.
Furthermore, the project does not create any barriers along Manhattan Beach Boulevard,
Morningside Drive, Highland Avenue, and Center Place that prevent public access to the coast.

SECTION10. Based upon the foregoing, the Planning Commission hereby APPROVES the
Project, subject to the conditions below.
General

1. All conditions applied to Planning Commission Resolution No. PC 19-03 remain in full effect
unless expressly modified by the conditions contained herein.

2. The Project shall be in substantial conformance with the plans and project description
submitted to, and approved by, the Planning Commission on October 9, 2024, as
amended by these conditions. Any substantial deviation from the approved plans and
project description, as conditioned, shall require review by the Community Development
Director to determine if further approval from the Planning Commission is required.

3. Any questions of intent or interpretation of any condition will be reviewed by the
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Community Development Director to determine if further Planning Commission review and
action is required.

4. At any time in the future, the Planning Commission or City Council may review the Use
Permit for the purpose of revocation or modification in accordance with the requirements of
the Manhattan Beach Municipal Code (“MBMC”) Chapter 10.104. Modification may
consist of conditions deemed reasonable to mitigate or alleviate impacts to adjacent land
uses.

5. Community Development Department staff shall be allowed to inspect the Property at any
time to determine compliance with the conditions imposed and Local Coastal Program
requirements.

6. Modifications and improvements to the Tenant Space shall be in compliance with
applicable Planning Division, Building Division, Public Works, Waste Management, Fire
Department, and Health Department regulations, when applicable, and all other applicable
codes and regulations (California Building Code, MBMC, etc.).

Operational

7. The Project shall be operated in conformance with all applicable provisions of the
MBMC, MBLCP, and this Use Permit Amendment and Coastal Development Permit.

8. The first and second floors shall operate as one restaurant.
9. Hours of operation for the second story shall be limited to:

Indoor: 4:00 p.m. — 12:00 a.m. midnight daily
Outdoor: 4:00 p.m. — 10:00 p.m. daily

Hours of operation may be amended without a use permit amendment pursuant to
Condition 18.

10. Live entertainment on the second story shall be permitted indoor only and limited to no more
than five musicians and/or vocalists. The patio doors and windows shall be closed when live
entertainment is occurring. The windows and doors shall have Sound Transmission Class
(STC) rating of at least 30.

11. Live entertainment, amplified sound, and speakers are prohibited at the outdoor dining area.

12. Speakers inside the restaurant shall face inward towards the dining room, rather than
towards the outdoor dining area. This condition applies to both the first and second stories.

13. A minimum 6-foot high glass panel shall be installed immediately adjacent to the wooden
slats on the south-facing (front) side of the building. The panel shall have a minimum STC as
prescribed by an acoustic engineer.

14. Noise emanating from the Property shall be within the limitations prescribed by the City’s
Noise Ordinance at all times, as specified in Chapter 5.48 of the MBMC, and shall not
create a nuisance to nearby residents and property owners.

15. The kitchen shall remain open, and food shall be available for purchase, at all times when
alcohol is available for purchase.

Parking

16. Three parking stalls are required for the second-floor expansion of the existing eating and
drinking establishment use.

17. A minimum of three parking stalls shall be provided and maintained off-site in accordance
with the provisions of LCP Chapter A.64. Should any of the parking spaces provided for
compliance with this condition become inaccessible or unusable during the life of the use,
the Community Development Department shall be notified in writing immediately and this
Use Permit and Coastal Development Permit shall become subject to
revocation/modification action within 30 days if replacement parking is not obtained.
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18. This Use Permit Amendment and Coastal Development Permit shall not become effective
until an executed copy of the off-site parking lease demonstrating compliance with the
conditions above is submitted to the Community Development Department.

19. Should the operator obtain additional off-site parking stalls that are available prior to 4:00
p.m., then the operator may extend their hours of operation to allow daytime use prior to
4:00 p.m., subject to review and approval by the Community Development Director. Prior to
extending the daytime operating hours, the operator shall submit an executed parking
lease and parking plan (in accordance with the provisions of LCP Chapter 10.64) to the
Community Development Department for review and approval.

Alcohol

20. The existing Type 47 ABC license must be modified through the California Department of
Alcoholic Beverage Control (“ABC”) to expand the licensed premises to include the second
story (including the outdoor dining area) prior to commencement of sales and service of
distilled spirits on the second story.

21. The operation shall abide by all ABC license requirements and conditions at all times. If
conflicts exist between conditions contained in the ABC license and those contained in
this Use Permit Amendment, the more stringent conditions shall govern.

22. Alcohol service shall only be allowed within the enclosed building and in outdoor dining
areas located on private property unless amendments to the LCP allow for alcohol service
in the public right-of-way adjacent to the Tenant Space.

Procedural

23. 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 Community Development
Department within 45 calendar days of receipt of a signed copy of this Resolution.
Notwithstanding the foregoing, the Director may, upon a request by owner, grant an
extension to the 45-day time limit. The Project approval shall not become effective until the
covenant is recorded.

SECTION 11. Indemnity, Duty to Defend and Obligation to Pay Judgments and Defense Costs,
Including Attorneys’ Fees, Incurred by the City. The operator and owner (operator/owner) 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/owner 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 operator/owner of any claim, action, or proceeding
and the City shall reasonably cooperate in the defense. If the City fails to promptly notify the
operator/owner of any claim, action, or proceeding, or if the City fails to reasonably cooperate in the
defense, the operator/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
operator/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 operator/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 operator/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 12. 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.
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SECTION 13. This Resolution shall become effective when all time limits for appeal as set forth in
MBMC Chapter 10.100 have expired.

SECTION 14. 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.

SECTION 15. These entitlements shall lapse two years after its date of approval, unless

implemented or extended pursuant to Section A.84.090 of the LCP.

October 9, 2024

Kristin Sistos
Planning Commission Chair

| 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 October
9, 2024, and that said Resolution was adopted by the
following vote:

AYES:

NOES:

ABSTAIN:

ABSENT:

Adam Finestone, AICP
Secretary to the Planning Commission

Tatiana Maury
Recording Secretary
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ATTACHMENT B

VICINITY MAP
309 MANHATTAN BEACH BOULEVARD
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ATTACHMENT C

RESOLUTION NO. PC 19-03

RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF MANHATTAN
BEACH APPROVING A USE PERMIT AMENDMENT TO ALLOW A MAJOR REMODEL
OF AN EXISTING RESTAURANT WITH FULL LIQUOR SERVICE AND LIVE
ENTERTAINMENT, AND ACKNOWLEDGE NO MORE THAN TWO EXISTING
UPSTAIRS RESIDENTIAL UNITS AT 309 MANHATTAN BEACH BOULEVARD
(ESPERANZA/NEWMAN)

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

On August 14, 1984, the Board of Zoning Adjustment of the City of Manhattan Beach adopted Board of
Zoning Adjustment Resolution No. BZA 84-37, approving a Use Permit for a substantial remodel and
renovation to an existing restaurant at the property located at 309 Manhattan Beach Boulevard, subject
to a number of conditions.

Under the entitlements conferred by Board of Zoning Adjustment Resolution No. BZA 84-37, the
restaurant operators were granted the ability to substantially remodel and renovate the restaurant and
bar while still being able have full alcohol service and live music.

The Planning Commission of the City of Manhattan Beach opened a public hearing on January 23, 2019
and continued the public hearing to March 27, 2019 without discussion. At the March 27, 2019 meeting,
the Commission conducted the continued public hearing, received testimony, and considered an
application for a Use Permit Amendment to allow a major remodel of the existing restaurant (Shark’s
Cove) located at 309 Manhattan Beach Boulevard. The applicant did not request to change the operating
hours, full alcohol service, or live entertainment hours.

The subject property is legally described as Lot 3, Block 92, Manhattan Beach Division #2 in the City of
Manhattan Beach, County of Los Angeles.

The applicant for the subject project is Greg Newman, the owner of the business (hereafter referred to
as “the owner”).

The Project is Categorically Exempt from the requirements of the California Environmental Quality Act
(CEQA), pursuant to Existing Facilities Section 15301 based on Staff's determination that there is no
expansion of use associated with the Project.

The project will not individually nor cumulatively have an adverse effect on wildiife resources, as defined
in Section 711.2 of the Fish and Game Code.

The existing building maintains an eating and drinking establishment use at the first story. The original
permitted use for the second story was two residential units, but it appears that the second story has not
been used as a residential use for some time, and is currently being used as an unpermitted office/storage
use.

The subject property is located in Area District lll and is zoned CD, Downtown Commercial. The
surrounding properties are zoned CD to the North (across Center Place), South (across Manhattan
Beach Boulevard), East, and West.

The use is 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 for the property is Downtown Commercial. The General Plan encourages

Downtown businesses that offer “services and activities to our residents and visitors”. The project is
specifically consistent with General Plan Policies as follows:
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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.

L. The Planning Commission makes the following findings required to approve the Use Permit pursuant to
MBMC Section 10.84.060:

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.

Esperanza will continue to be a commercial use located in the CD Downtown Commercial
zone.

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.

Esperanza will be a commercial use consistent with the General Plan's Downtown
Commercial land use designation assigned to the project lot and the neighboring lots. The
proposed use is consistent with neighboring uses, as the neighboring lots have also been
developed with commercial uses, many of which are eating and drinking establishments that
serve alcohol. The General Plan encourages a “vibrant downtown” that offers “services and
activities for residents and visitors”, and Esperanza can be part of the Downtown commercial
mix of businesses that helps create a dynamic and interesting Downtown.

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.

Esperanza will be an eating and drinking establishment use that complies with all provisions
of the Municipal Code’s Title 10 Planning and Zoning. Requiring permits for the
reestablishment of two upstairs residential units will make the area in conformance with
Planning, Building & Safety, Fire, Health Department, and Department of Alcoholic Beverage
Control (ABC) regulations.

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 existing tenant on the site, Shark’s Cove, has been operating at the location for several
years, serving full alcohol in conjunction with food service. The proposed tenant, Esperanza,
will also be an eating and drinking establishment located on the busy Manhattan Beach
Boulevard commercial corridor in the heart of Downtown Manhattan Beach, with some of the
surrounded businesses having similar operating characteristics. Significant buffers between
Esperanza and surrounding residences exist, with Manhattan Beach Boulevard, Center
Place, City Parking Lot 3 (between Center Place and 12th Street), and other businesses
providing sound barriers that help minimize any impacts associated with the use. Additionally,
the conditions to limit the hours of entertainment, further define what type of entertainment is
allowed, and other conditions will serve to mitigate impacts of the use.

M. The project shall comply with all applicable provisions of the Manhattan Beach Municipal Code.

N. This Resolution, upon its effectiveness, constitutes the Use Permit Amendment for the subject project.
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ATTACHMENT D

MASTER APPLICATION FORM

CITY OF MANHATTAN BEACH
COMMUNITY DEVELOPMENT DEPARTMENT

Office Use Onl
Date Submitted:
Received By:
F&G Check Submitted:

309 Manhallan Beach Blvd

Project Address

Lol 3, Block 92_Manhattan Beach Divisions 52 At 309 Manhatian Beach Boulevard in the Cily of Marhatian Beach

Legal Description

General Plan Designation Zoning Designation Area District

For projects requiring a Coastal Development Permit, select one of the following determinations':

Project located in Appeal Jurisdiction Project not located in Appeal Jurisdiction

D Major Development (Public Hearing required) D Public Hearing Required (due to UP, Var, ME, etc.)
EI Minor Development (Public Hearing, if requested) [:] No Public Hearing Required

Submitted Application (check all that apply)

( )Appeal to PC/PPIC/BBA/CC 4225 ( ) Use Permit (Residential) 4330

( ) Coastal Development Permit 4341 ( ) Use Permit (Commercial) 4330
( ) Continuance 4343 ( ) Use Permit Amendment 4332 =
( ) Cultural Landmark 4336 ( ) Variance 4331
( ) Environmental Assessment 4225 ( ) Park/Rec Quimby Fee 4425
{ ) Minor Exception 4333 ( ) Pre-application meeting 4425

( ) Subdivision (Map Deposit) 4300 ( ) Public Hearing Notice 4339 *
( ) Subdivision (Tentative Map) 4334 { ) Lot Merger/Adjust./$15 rec. 4225

( ) Subdivision (Final) 4334 ( ) Zoning Business Review 4337
{ ) Subdivision (Lot Line Adjust.) 4335 ( ) Zoning Report 4340

( ) Telecom (New or Renewed) 4338 ( ) Other

Fee Summary: (See fees on reverse side)
Total Amount: $ (less Pre-Application Fee if applied within past 3 months)
Receipt Number: Date Paid: Cashier:

Applicant(s)/Appellant(s) Information

Greg Newman

Name

36 13th CI Hermosa Beach, CA 20254

Mailing Address

Owner

Applicant(s)/Appellant(s) Relationship to Property

Mana Hallimore - Robinson Hill Archilecture < Cienl 951 337 7012 < halimore@rhainc nel

Contact Person (include relation to applicant/appellant) Phone number / email
3195 B- Arrpart Loop, Cosla Mesa CA 92626

Address

Applicant(s)/Appellant(s) Signature Phone number / email

Complete Project Description- including any demolition (attach additional pages

as necessary)  goe attach page for additional information.

' An Application for a Coastal Development Permit shall be made prior to, or concurrent with, an
application for any other permit or approvals required for the project by the City of Manhattan
Beach Municipail Code. (Continued on reverse} L 4
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OWNER'S AFFIDAVIT

A notary public or other officer completing this certificate verifies only the
identity of the individual who signed the document to which this certificate is
attached, and not the truthfulness, accuracy, or validity of that document.

STATE OF CALIFORNIA
COUNTY OF LOS ANGELES
IWe C{:)\\JTA SKEEAL being duly sworn, depose

and say that | am/we are the owner(s) of the property involved in this application and that the
foregoing statements and answers herein contained and the information herewith submiited are in

Print Name -

OO *\NQB)E VUDW AN BEDRO CA aUTt32

Mailing Address

2\

Telephone/email
Subscribed and sworn to (or affirmed) before me this 5 \__day of M 'ﬁ\{ 202

by Kﬂ"f\’—\‘(\r‘ﬂ W)\ \’C‘E’, , proved to me on

the basis of satlsfac vidence to be the person(s}rhann.MAT
KATHRYN PEIRCE
Slgnature ? Notary Public - California

L Los Angeles County
Nma'y Ruphe -' Commission # 2416797

FrraEEAATERREEANERRATASARANARA R T AT T a R r b d bR A D e ]

Fee Schedule Summary
Below are the fees typically associated with the corresponding applications. Additional fees not
shown on this sheet may apply — refer to current City Fee Resolution (contact the Planning Division
for assistance.) Fees are subject to annual adjustment.

Submitted Application (circle applicable fees, apply total to Fee Summary on application
Coastal Development Permit

Public hearing — no other discretionary approval required: $ 3,948 X3
Public hearing — other discretionary approvals required: 1,940 &9
No public hearing required — administrative: . 1,509 &9
Transfer: 155
Use Permit
Use Permit: $ 8,393 &9
Master Use Permit: 10,908 &%
Master Use Permit Amendment: 7414 2
Master Use Permit Conversion: 5,035 &%
Variance
Filing Fee: $ 8,421 X9
Minor Exception
Without notice: $ 353
With notice: 1,575 &2
Subdivision
Certificate of Compliance: $ 1,652
Final Parcel Map + mapping deposit: 601
Final Tract Map + mapping deposit: 601
Mapping Deposit (paid with Final Map application): 500
Merger of Parcels or Lot Line Adjustment: 1,184
Quimby (Parks & Recreation) fee (per unit/lot): 1,817
Tentative Parcel Map (4 or less lots / units) No Public Hearing: 1,397
Tentative Parcel Map (4 or less lots / units) Public Hearing: 3,546 &3
Tentative Tract Map (5 or more lots / units) No Public Hearing: 4,074 &=
Environmental Review (contact Planning Division for applicable fee)
Environmental Assessment (no Initial Study prepared): $ 215
Environmental Assessment (if Initial Study is prepared): 3,133

&3 Public Hearing Notice applies to all projects with public hearings and
covers the City's costs of envelopes, postage and handling the
mailing of public notices. Add this to filing fees above, as applicable:

Coastal Permit — 100 ft. Radius $ 182
Large Family Daycare — 100 ft. Radius 56
Minor Exception — 300 ft. Radius 129
Other Permits — 300 to 500 ft. Radius 263 ®
Code, General Plan, Zoning Amendments 588
Effective 07/01/2020
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Project Description

Esperanza Cocina de la Playa has become a staple in Downtown Manhattan Beach. The exquisite décor,
chef driven cuisine, and elaborate cocktails drive in crowds daily that the small dining room simply
cannot accommodate. As a result of this demand, ownership wishes to repurpose the residential second
floor as an extension of the restaurant allowing more guests, local and visiting alike, to bask in the
Esperanza experience. The use of the second floor will not only allow an increase in walk-in availability
but allow for a private dining space the local community is desperately seeking. The building footprint
will remain as is.

We are proposing approximately 903 SF of a net public area on the second floor. The dining experience
will hold an approximate net SF of 197 for the service/bar area, back of house 263 SF, and interior/patio
dining of 569 SF. The existing first floor restaurant dining, kitchen, bar, and patio will remain as is, except
for a new elevator lift for accessible access to the second floor.

The seating square footage for the first floor will remain at 655 SF, with no changes to seating. The
proposed second floor dining seating will have 706 SF. Most of the seating will be loose, with two booth
banquet seats on the patio.

We would like to continue with our permitted hours of operation downstairs of 7 am — 2 am daily. The
proposed second floor restaurant’s hours of operation 4 pm-12 am daily. The restaurant employs 60
staff members.

The ground floor live entertainment operational characteristics will remain as is, with doors closed
during live entertainment and the hours of Monday-Sunday 7 am — 1:30 am. For the Second Floor we
propose using the dining room speakers at low ambient levels with doors open. The Second Floor use
may include live entertainment with the dining room doors closed.

The existing first floor restaurant parking requires 2 parking spaces at a ratio of 1/50 SF. The second
floor restaurant parking requires 6 parking spaces at a ratio of 1/50 SF. Total parking provided 6 stalls.
Please refer to the parking analysis for additional information.
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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: Greg Newman Contact Person: _Maria Hallimore

Address: 36 13th Ct. Hermosa, CA. 90254 Address:3195-B Airport Loop,Costa Mesa, CA. 92626
Phone number: 310.666.3994 Phone number: 951.337.7012

Relationship to property: Owner Association to applicant: Client

PROJECT LOCATION AND LAND USE
Project Address: 309 Manhattan Beach Blvd.
Assessor’s Parcel Number: 4179005002

o Lot 3, Block 92, Manhattan Beach Divisions #2, At 309 Manhattan Beach Boulevard in the City of Manhattan
Legal Description: each
Area District, Zoning, General Plan
Designation: Surrounding Land Uses:

North Commercial build. (Cafe) West _Commercial build. (Restaurant)
South Commercial build. (Juicery) East Commercial build. (Restaurant)

Existing Land Use: Commercial (A2/B) & Residential (R3)

Area District Ill CD - Downtown Commercial

PROJECT DESCRIPTION
Type of Project: Commercial __ X 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:

See attachment for project description

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

L 4
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Removed/

Existing Proposed Required Demolished
Project Site Area: 2,692 sf No change
Building Floor Area: 3,522 sf(gross) 3,581 sf(gross)
Height of Structure(s) 30'-10" 33-1"
Number of Floors/Stories: 2.5 No change
Percent Lot Coverage: 77 % No change
Off-Street Parking: 2 ¢ 6 § 6
Vehicle Loading Space: 0 No change
Open Space/Landscaping: 0] No change
Proposed Grading: N/A
Cut Fill Balance Imported Exported
Will the proposed project result in the following (check all that apply):
Yes No
_ X Changes in existing features or any bays, tidelands, beaches, lakes, or
hills, or substantial alteration of ground contours?
X Changes to a scenic vista or scenic highway?
X A change in pattern, scale or character of a general area?
X A generation of significant amount of solid waste or litter?
X A violation of air quality regulations/requirements, or the creation of
objectionable odors?
X Water quality impacts (surface or ground), or affect drainage patters?
X An increase in existing noise levels?
X A site on filled land, or on a slope of 10% or more?
X The use of potentially hazardous chemicals?
X An increased demand for municipal services?
X An increase in fuel consumption?
X A relationship to a larger project, or series of projects?

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

CERTIFICATION: | 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: _ Ylzrve Nelimere Prepared For: _Greg Newman

Date Prepared: _ 06.08.23

Revised 07/01/18
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RESOLUTION NO. PC 19-03

SECTION 2, The Planning Commission of the City of Manhattan Beach hereby APPROVES the Use Permit
Amendment 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 March 27, 2019 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.

2. 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.

3. The applicant shall be required to obtain permits for any work necessary to bring the second floor
into compliance with the Building Code and Fire Code, as determined the Building & Safety
Division and Fire Department, respectively for no more than two residential units. The proposed
work for the first and second stories will be under a single building permit submittal to ensure that
the necessary upgrades to the residential unit(s) on the second story occur in conjunction with
the renovation of the lower level restaurant space. The restaurant will not be allowed to start
operations until all of the required improvements to the upstairs residential units have been
completed and the permits finaled.

4. One year from the date of opening, Planning staff shall prepare and submit an informational report
to the Planning Commission giving an update on the applicant's compliance with all conditions in
the Use Permit Amendment.

Operation

5. The management of the property 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. All rooftop mechanical equipment shall be screened from the public right-of-way.

8. All mats shall be cleaned on the premises with no outside cleaning of mats permitted. If any floor
mats cannot be cleaned within the premises, a service company must be contracted.

9. Hours of operation for the establishment shall be permitted as follows:

Monday - Sunday 7:00am — 2:00am

10. Alcohol service shall be conducted only in conjunction with food service during all hours of
operation.

11. Sale of alcoholic beverages for consumption off-premise is prohibited.

12. Food service shall be available at all seats, and no specific bar area serving exclusively alcohol
shall be permitted.

13. The owner shall be in substantial compliance with all restrictions imposed by the Alcohol
Beverage Control Board (ABC) prior to service of liquor.

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

15. The hours of live entertainment shall be limited as follows:

Monday — Sunday 7am — 1:30am

Page 3 of 6
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RESOLUTION NO. PC 18-03

16. 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. Noise shall not be audible
beyond the premises.

17. The restaurant management shall control the volume of any music. Exterior music and amplified
sound associated with the commercial use is prohibited on any decks and patios.

18. The management shall ensure that all exterior doors and windows are kept closed during live
entertainment performances. The exterior doors and windows facing Manhattan Beach Boulevard
shall have a Sound Transmission Class (STC) rating of at least 30.

19. Live entertainment is limited to no more than five musicians and/or vocalists. Live entertainment
shall only use the restaurant’s speaker system, no extra speakers and/or amplifiers from an
outside source is permitted. The sound system will be managed and controlled by the restaurant
management staff.

20. An acoustic engineer or similarly qualified professional shall be hired by the applicant to review
the restaurant's layout, materials, finishes, and operating characteristics; and will make
recommendations on how to mitigate the noise generated by the business’ operations. The
applicant will share the acoustic engineer’s recommendations and observations with Community
Development Staff, and modifications shall be implemented as determined to be appropriate by
the Director of Community Development.

21. At any time in the future, the Planning Commission or City Council may review the Use Permit
for the purpose of revocation or modification in accordance with the requirements of the MBMC
Chapter 10.104. Modification may consist of conditions deemed reasonable to mitigate or
alleviate impacts to adjacent land uses.

22, There shall be no restaurant or commercial uses allowed on the second floor area including the
deck. The second-floor interior and exterior deck shall not be rented out for events or private
parties.

283. The Community Development Department staff shall be allowed to inspect the site at any time.

Refuse

24. The management shall arrange for special on-site pickup as often as necessary to ensure that
the refuse area has adequate space to accommodate the needs of the subject business.

25, 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.

Signage

26. All new signs and alterations to existing signs shall receive permits, and shall be in compliance
with the City's sign code.

27. A-frame or other sidewalk signs in the public right-of-way shall be prohibited.

28. No temporary banner or other signs shall be placed on the site without City permit and approval.

Procedural

29. The owner shall be required to obtain a City of Manhattan Beach right-of-way encroachment
permit for any projections into the public right-of-way.

30. This Resolution shall become effective when all time limits for appeal as set forth in MBMC Section

10.100.030 have expired

Page 4 of 6
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RESOLUTION NO. PC 19-03

This Use Permit shall lapse two years after its date of approval, unless implemented or extended
pursuant to 10.84.080 of the Municipal Code.

This Resolution shall serve as the amended and restated Use Permit for the subject property.
Board of Zoning Adjustment Resolution No. BZA 84-37 is rescinded and no longer in effect.

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.

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.

The Secretary of the Planning Commission shall certify to the adoption of this Resolution and
shall forward a copy of this Resolution to the owner. The Secretary shall make this resolution
readily available for public inspection.

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.

Indemnity, Duty to Defend and Obligation to Pay Judgments and Defense Costs, Including Attorneys’
Fees, Incurred by the City. The owner shall defend, indemnify, and hold harmiess 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 fimitation, 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 owner
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 Gity or enter into an agreement with the City to pay such expenses as they become
due.

Page 5 of 6

Page 38 of 83
PC MTG 10/09/2024



RESOLUTION NO. PC 19-03

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 March 27,2019 and
that said Resolution was adopted by the following vote:

AYES: Morton, Thompson, Fournier,
Chair Burkhalter
NOES: None

ABSTAIN: None M

ABSENT: None

-t

Anne Mcintosh
S ary to the Planning Commission

7
Rosémary Lackow
Recording Secretary
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ATTACHMENT E

W Veneklasen Associates
Consultants in Acoustics | Noise | Vibration | AV | IT

April 03, 2024

Robinson Hill Architecture, Inc.
3195 B Airport Loop Drive
Costa Mesa, California 92626

Attention: Maria Hallimore | Project Manager

Subject: Esperanza Restaurant — 2nd Floor
Manhattan Beach, California
Interior to Exterior Acoustical Analysis
Veneklasen Project No. 8296-001

Dear Maria:

Veneklasen Associates, Inc. (Veneklasen) has completed the review of the Esperanza Restaurant — 2nd Floor project
located in Manhattan Beach, California. This report predicts the expected sound level on the site if 2nd floor seating
were added at the site. This level was calculated using measurements and computer modeling. Using this information,
noise level at sensitive receivers was calculated. From this, code compliance was determined, and mitigation methods
were determined. This report discusses the results of the analysis.

1.0 INTRODUCTION

This study was conducted to determine the impact of Esperanza Restaurant — 2nd Floor on surrounding
receivers. Veneklasen’s scope of work included evaluating the existing exterior noise conditions around the
site, calculating the impact of a potential 2nd floor addition, and determining the method, if any, required to
reduce the acoustical impact to meet applicable code requirements of the State of California and the City of
Manhattan Beach.

The project consists of a 2-level dining establishment with weekly DJ performances. The surrounding site is a
busy downtown area with other such dining, live music, and commercial spaces. Currently the 2nd level of
Esperanza is considered a residential space. Esperanza desires to remodel this space to be an extension of
Esperanza Restaurant on the 1st floor.

The project is bounded by adjacent restaurants to the east and west, Center Pl to the north, and Manhattan
Beach Blvd to the south.

2.0 NOISE CRITERIA

Leq (equivalent continuous sound level) is defined as the steady sound pressure level which, over a given
period of time, has the same total energy as the actual fluctuating noise.

All reported noise levels are A-weighted.
2.1 Applicable Noise Ordinances and Codes

Manhattan Beach Municipal Code

Section 5.48.120 of the Code states:

It is prohibited for any person to permit the transmission of, or cause to be transmitted, any amplified
sound on any public street, sidewalk, alley, right-of-way, park, or any other public place or property
which sound is audible at fifty feet (50°). This section shall not apply to any noncommercial public
speaking, public assembly, or other activity for which a permit has been issued.
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Esperanza Restaurant — 2nd Floor; Manhattan Beach, California

W Veneklasen Associates Interior to Exterior Acoustical Analysis

3.0

3.1

Veneklasen Project No. 8296-001
November 14, 2023 — Page 2

Section 5.48.160 of the Code states that noise emanating from commercial spaces must not exceed 70 dBA
for any 5-minute period in any hour from 10:00 pm to 7:00 am. The standard also states that if the ambient
level exceeds this value, then the ambient level becomes the exterior noise standard which may not be
exceeded. The loudest 5-minute continuous measurement period within a given hour is referred to in the
Code as L8.

Conditional Use Permit No. PC 19-03
Resolution No. PC 19-03, section 16 states that:

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. Noise shall not be audible
beyond the premises.

Veneklasen considered both documents and will use 5 dB lower level than the existing ambient noise level at
property line of the proposed project site and an L8 of 70 dBA maximum ambient noise level at adjacent
premises of project site as the noise limit criteria for the project, which is consistent with Section 5.48.120.
Measurements proved that some locations have higher maximum ambient noise levels than 70 dBA, in that
case Veneklasen considers a level 5 dB below from the L8 ambient noise level as maximum permissible noise
level.

The L8 is a metric that uses as a 5-minute averaging period. This period only includes 5 minutes of the loudest
data in the period so the metric is more sensitive to louder short-duration events than a longer averaging
period. The strictness of this metric is further increase by requiring selection of the loudest 5-minute period,
which in turn requires compliance with the sound level limit for every 5-minute period of operation. With a
varying noise source level, we would expect that the average level for any longer averaging period to be
lower than the level for the L8. Additionally, with music or amplified entertainment, this metric better
delineates and defines the noise that affects the receptors (music beats, rhythm, etc.).

As the L8 is more sensitive to loud short-duration events that are combined in its calculation and definition,
the source of the measurement can be determined easier than in a longer duration measurement. Combining
this with on-site observation allows for direct determination of the source(s) that are influencing the final
measurements; these sources can be defined because of the nature of the L8 metric.

EXTERIOR NOISE ENVIRONMENT

Noise Measurements

Veneklasen visited the site on Friday, April 14, 2023 and placed meters within the main dining area of
Esperanza, Along Manhattan Beach Blvd and along Center PI. to capture the sound levels between 7:15 PM
and 11:15 PM. Figure 1 shows the location of the noise measurements.

Note that S1’ is an indoor measurement within Esperanza’s main dining area, located on the main floor of the
building, with the omnidirectional microphone pointing up, capturing sound from all directions. S4 and S5 are
at similar restaurants to Esperanza and S1 is just outside Esperanza. S4 and S3 are about 50 ft away from
Esperanza. S2 is located at ground level, behind Esperanza on Center PI. Figure 1 shows the location of these
measurement positions.
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Esperanza Restaurant — 2nd Floor; Manhattan Beach, California

W Veneklasen Associates Interior to Exterior Acoustical Analysis
Veneklasen Project No. 8296-001

November 14, 2023 — Page 3

Figure 1 - Aerial View of Project Site Showing Measurement Locations
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Over the course of the 4-hour measurement period, the noise environment changed as stores closed and
adjacent restaurants began playing music and changed in occupancy. Operation sound levels and music levels
from 1% level of Esperanza were present during the entire measurement period. As such the measured results
are split into three tables. Table 1 shows the measured levels without 2nd floor music from Esperanza and
without live music from adjacent spaces. Table 2 shows the measured levels with live music at adjacent
spaces and no music from the 2nd floor of Esperanza. Table 3 shows the measured levels with live music and
amplified music from the indoor section at the 2nd floor Esperanza. Music at Esperanza’s 2nd floor was
played at a similar level to the 1st floor music. Music and people’s conversations were mixed during the
results shown in the tables.

It is understood that typical operating conditions of Esperanza are with the fagade doors and windows closed.
Veneklasen requested that the fagade doors and windows be open for the duration of the measurements so
that we could obtain sound levels that can be used for the acoustical model and propagation of sound to the
community. We also note that the purpose of this study was not to determine compliance of the first-floor
operation with the existing CUP and therefore operation outside of typical was not a concern at the time.
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W Veneklasen Associates

3.2

33

Esperanza Restaurant — 2nd Floor; Manhattan Beach, California

Interi

Table 1 — Measured Sound Levels — No Music

or to Exterior Acoustical Analysis
Veneklasen Project No. 8296-001
November 14, 2023 — Page 4

Location ﬂi:?l;;:? Sta:-l;l E“::nt; me L8 (dB)
ST’ 86
s1 78 19:30-19:35 80
S2 66 19:50 - 19:55 74
S3 67 20:00 - 20:05 69
sS4 64 20:20 - 20:25 67
S5 74 22:40 — 22:45 78

Table 2 — Measured Sound Levels — Adjacent Live Music

Location niaeil;;:; Sta;:l;E“T:At)' me L8 (dB)
ST’ 87
S1 79 22:55 -23:00 81
S4 66 23:10-23:15 68

Table 3 — Measured Sound Levels — Adjacent Live Music and 2nd Floor Music

Location niaeil;;:; Sta;:l;E“T:At)' me L8 (dB)
ST 85
s1 78 21:05-21:10 81
S2 64 21:30-21:35 70
S3 69 22:00 - 22:05 72
sS4 67 22:25-22:30 70
S5 80 20:40 - 20:45 83

Findings and Observations

When Esperanza’s 2" floor music was turned on, the change in measured noise level was not significant as it
is shown in tables in section 3.1. This occurs mainly because conversation noise was the primary noise source
emanating from Esperanza. During the measurements, the music on the 2nd floor of Esperanza was indoors
only and was shielded by the building, balcony, and parapet. Observations indicate changes in sound levels
are due to lowered traffic volume, and changes in occupancy of adjacent restaurants rather than the

operation of Esperanza.

Esperanza and Hennessey’s remain open till 2 a.m. while the adjacent Kettle restaurant is open 24 hours a
day. Esperanza’s occupancy remained constant throughout the measurements. Music within Esperanza was
not the major source of sound emanating from the space.

Computer Modeling

Veneklasen has utilized the exterior noise modeling software Softnoise Predictor-LimA (2023) to model how
noise will change throughout the area surrounding the site with the additional occupancy provided by the
2nd floor of Esperanza. (Having the doors open allowed for accuracy in setting up of the acoustic model). 1st
floor noise was modeled as emanating from the front facade and the 2" floor noise was modeled as an area
source. Veneklasen calibrated the 1st floor noise source so the modeled S1 matched measured levels shown
in Table 2. That way, music levels on the 2™ floor were included in the computer model and only
conversational noise levels (primary noise source) are added.
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Esperanza Restaurant — 2nd Floor; Manhattan Beach, California

) Veneklasen Associates Interior to Exterior Acoustical Analysis
Veneklasen Project No. 8296-001
November 14, 2023 — Page 5

The 2" floor noise level was determined by scaling down the 1st floor levels based on occupancy levels and
an average conversational noise level of 67 dB per person. A typical 2-person conversation is 60 dB. 67 dB
was chosen based on the real-life occupancy and measured levels of Esperanza.

Traffic noise and other noise sources were not modeled in order to better determine the impact of the 2nd
floor addition on the surrounding area.

Table 4 shows the modeled levels at current conditions and at predicted future conditions.

Table 4 — Modeled Sound Levels Due to Esperanza
Existing L8
(including 5 dB
penalization)

Levels only at
new 2nd Floor

Existing Levels
Location (considering 5 dB

penalization) (dB) (dB) area* (dB)
s1 73 75 47
S2 59 65 <40
S3 64 67 41
S4 62 65 40
S5 75 78 <40

*Levels in 2" Floor included increase of people conversation and music
at this floor only.

Flgure 2- Predlcted Noise Levels considering proposed outdoor area

Sound measurements showed that music from the 2" floor Esperanza is not the primary source of noise.
Noise from traffic and occupants voices are the primary source of noise.

Based in results shown in Table 4, the addition of a 2nd floor complies Section 5.48.120 of the Municipal Code
at location S1.
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Esperanza Restaurant — 2nd Floor; Manhattan Beach, California
W Veneklasen Associates Interior to Exterior Acoustical Analysis
Veneklasen Project No. 8296-001

November 14, 2023 — Page 6

Based in results shown in Table 4, the addition of a 2nd floor complies with Section 5.48.160 of the Municipal
Code at location S1.

Based in results shown in Table 4, the addition of a 2nd floor complies with Section 16 of the Resolution No
PC 19-03.

In conclusion, Veneklasen’s analysis indicates compliance of the 2" floor with all requirements within the
Municipal Code and Resolution No PC 19-03.

4.0 EVALUATION AND SOUND ATTENUATION PLAN

4.1 Evaluation
Veneklasen did not identify any temporary impacts.
Veneklasen did not identify any permanent impacts.

e The addition of a 2" floor outdoor area will increase the occupancy of the location and includes
additional conversational noise levels. This conversational noise level is not expected to increase the
ambient noise levels at the property line.

e Indoor music on the 2" floor area does not indicate an impact in the existing ambient noise levels.

4.2 Sound Attenuation Plan

While the 2™ floor complies with all noise limits listed in this report, Esperanza has volunteered to implement
the following measures:

1. Doors closed on 1% floor during live entertainment on the 1% floor.
2. Doors closed on 2" floor during live entertainment on the 2" floor.
3. Speakers shall be positioned inward towards the dining room, rather than towards the patio.

4. Add glass panel to the 2nd floor parapet at open wood slats to maintain a height of 6 ft tall or above the
height of the 2nd floor patrons.

If you have any questions or comments regarding this report, please  do not hesitate to contact the undersigned.
Sincerely ,

Veneklasen Associates, Inc. _
Liz Haggar Colin Spohr
Associate Senior Associate
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APPENDIX | — MEASURED NOISE LEVELS

Location Start Time Duration LAeq LAFmax
7:15 pm 0:45:00 86 88
8:00 pm 1:00:00 86 88
S1 9:00 pm 1:00:00 85 87
10:00 pm 1:00:00 85 88
11:00 pm 0:15:00 87 89
7:20 pm 0:20:00 78 80
S1 9:00 pm 0:20:00 78 80
10:45 pm 0:15:00 79 81
7:45 pm 0:10:00 66 71
> 9:25 pm 0:20:00 64 67
7:55 pm 0:20:00 67 69
>3 9:55 pm 0:20:00 69 72
8:15 pm 0:20:00 64 67
s4 10:20 pm 0:10:00 67 70
11:05 pm 0:10:00 66 68
s 8:35 pm 0:20:00 80 83
10:35 pm 0:15:00 74 77
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Esperanza Restaurant — 2nd Floor; Manhattan Beach, California

W Veneklasen Associates

APPENDIX Il —= MEASURED L8 NOISE LEVELS (5-min)

Location Start Time LAFmax
7:20 PM 80
7:25 PM 79
7:30 PM 80
7:35 PM 80
7:40 PM 80
9:00 PM 79
9:05 PM 81
51 9:10 PM 80
9:15 PM 79
9:20 PM 79
10:45 PM 81
10:50 PM 81
10:55 PM 81
11:00 PM 81
7:45 PM 64
7:50 PM 74
9:25 PM 65
S2 9:30 PM 70
9:35 PM 65
9:40 PM 65
9:45 PM 63
7:55 PM 68
8:00 PM 69
8:05 PM 69
8:10 PM 69
53 9:55 PM 72
10:00 PM 72
10:05 PM 72
10:10 PM 72
8:15 PM 67
8:20 PM 67
8:25 PM 64
10:20 PM 70
S4 10:25 PM 70
10:30 PM 70
11:05 PM 68
11:10 PM 68
11:15 PM 69

Interior to Exterior Acoustical Analysis
Veneklasen Project No. 8296-001
November 14, 2023 — Page 8
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Location Start Time LAFmax
8:35 PM 82
8:40 PM 83
8:45 PM 82
8:50 PM 82
55 8:55 PM 83
10:35 PM 77
10:40 PM 78
10:45 PM 75
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ATTACHMENT F

©ibson

transportation consulting, inc.

MEMORANDUM

TO: Jordan Cressman, Esperanza Cocina de la Playa
FROM: Eugene Tang, AICP

DATE: June 8, 2023, Revised July 31, 2024

RE: Parking Analysis for

Esperanza Cocina de la Playa
309 Manhattan Beach Boulevard
Manhattan Beach, California Ref: J2063

Gibson Transportation Consulting, Inc. prepared a Parking Analysis in June 2023 for the
Esperanza Cocina de la Playa restaurant (Restaurant) as part of its Conditional Use Permit
(CUP) application to the City of Manhattan Beach (City). Since that time, the Restaurant
operator has reached a new agreement to lease off-site parking. This memorandum has been
updated to include the details of this new agreement.

PROJECT DESCRIPTION

The Restaurant is located at 309 Manhattan Beach Boulevard, northeast of the intersection
at Highland Avenue & Manhattan Beach Boulevard in the City’s Downtown Commercial
District (CD) zone.

The existing two-story building structure provides a total of 3,465 square feet (sf) of buildable
floor area’, with 1,388 sf on the first floor and 2,077 sf on the second floor/rooftop. The
Restaurant currently operates with a total seating area of 655 sf on the first floor. The second
floor/rooftop serves as a residential use.

The Restaurant will maintain the first-floor seating area and proposes an additional 512 sf
seating area on the second floor/rooftop, along with other improvements to facilitate access
to the new dining area (Project). Upon Project completion, the proposed buildable floor area
will be 3,393 sf with a total seating area of 1,166 sf in the Restaurant.

The regular business hours of the Restaurant are 11:00 AM to 2:00 AM on weekdays and
9:00 AM to 2:00 AM on weekends. With the Project, the second floor/rooftop dining area will
be open from 5:00 PM to 12:00 AM on weekdays and 9:00 AM to 12:00 AM on weekends.
The Project also proposes the use of off-site parking at 1140 Highland Avenue.

As part of the Restaurant’s CUP application, the City required a parking analysis to determine
whether the parking required for the Project is provided.

' Buildable Floor Area metric as calculated per City Municipal Code Section 10.04.030.
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Jordan Cressman
June 8, 2023, Revised July 31, 2024
Page 2

PARKING CALCULATION

For the purposes of this analysis, this parking calculation details the existing and Project parking
requirements in order to demonstrate the net increase in required parking.

City Municipal Code

The Project’s parking requirement is calculated based on City Municipal Code (MBMC) Sections
10.64.030 - Off-street Parking and Loading Spaces Required and 10.64.050 - Reduced Parking
for Certain Districts and Uses.

o MBMC Section 10.64.030, Schedule A — The applicable off-street parking rate is for a
General Eating and Drinking Establishment, where the parking rate is one space per 50
sf of seating area.

o MBMC Section 10.64.050 — An allowable exception is given to non-residential uses
located in the CD zone:

Building Sites equal to or less than 10,000 Sq. Ft. If the Floor Area Factor (FAF) is less
than 1:1, no parking is required; if the FAF exceeds 1:1, only the excess floor area over
the 1:1 ratio shall be considered in determining the required parking prescribed by Section
10.64.030.

The application of each MBMC section is described below.

Parking Exception

The existing parcel (APN #4179005002), based on Los Angeles County Assessor’s data, is
identified as approximately 30 feet wide by 90 feet long and the total lot area is approximately
2,700 sf.

Upon completion of the Project, the total buildable floor area will be 3,393 sf; the lot provides a
FAF of approximately 1.26:1 (calculated as 3,393 sf buildable area divided by the 2,700 sf lot
area). Per MBMC Section 10.64.050, the first 2,700 sf of the building are excluded due to the 1:1
FAF; therefore, the parking exception calculation is based on 693 sf (3,393 sf less 2,700 sf).

The parking rate of a general drinking and eating establishment, however, is based on the
available seating area instead of the buildable area. For the purposes of this analysis, the
proportion of the allowable area to the total buildable area will be applied to the parking calculation
to reflect the exception. The proportion is calculated as 693 sf allowable area divided by 3,393 sf
buildable area, or 20.4%, where this is applied to the base parking calculation to identify the
parking requirement.
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Jordan Cressman
June 8, 2023, Revised July 31, 2024
Page 3

Existing Parking Requirement

As identified by the City, the parking requirement of the existing Restaurant is two parking spaces.

Project Parking Requirement

Completion of the Project will result in a total 1,166 sf of seating area. The base parking
requirement is 23 spaces based on the applicable parking rate (1,166 sf @ 1 space per 50 sf =
23.3 spaces). The 20.4% CD zone exemption results in a parking requirement of five spaces (23.3
spaces x 20.4% = 4.7 spaces rounding up to five).

The Project will result in a net increase of three required parking spaces. The parking calculations
are summarized below.

Parking Parking Parking
Seating Area [a] Rate [b] | Base Calculation [ Exception [c] Requirement
Project 1,166 sf| 1 /50sf| 23.3 spaces 20.40% 5 spaces
Existing Restaurant Parking Requirement - 2 spaces Net New 3 spaces
9 gReq P Parking [d] P

[a] Parking calculated on seating area for General Eating & Drinking Establishment.
[b] Parking rate per MBMC Section 10.64.030, Schedule A.

[c] Parking Exception calculated and applied per MBMC Section 10.64.050.

[d] Net new parking calculated as Project requirement less Existing requirement.

PARKING SUPPLY

The Project site does not provide on-site parking. Instead, MBMC Sections 3.24.170 — Merchant
Parking Permits and 3.24.174 — Permits Used to Satisfy Parking Requirements, respectively,
allow the issuance of a paid parking permit to merchants located in the Downtown Business
Improvement District and use of the issued permit to satisfy parking requirements.

As allowed by the MBMC, the Restaurant utilizes two merchant parking permits to satisfy the
existing parking requirement of two spaces.

Upon completion of the Project, the total parking requirement will increase to five spaces, a net
increase of three spaces over the existing requirement.

Due to the existing site conditions and waiting list for the Downtown merchant parking permit, off-
site parking will be utilized to meet the net additional parking requirement.
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Off-Site Parking and Use Agreement

The Restaurant operator has reached an agreement to lease off-site parking at 1140 Highland
Avenue, which is located across Center Place from the Restaurant and provides eight rooftop
parking spaces. Figure 1 illustrates the off-site parking location relative to the Restaurant.

The relevant parameters of the agreement include:
e Four spaces will be available for Restaurant use
o Between 5:00 PM and 12:30 AM, Monday through Friday
o Between 9:00 AM and 12:30 AM, Saturday and Sunday
e The lease term is 10 years from the effective date of February 14, 2024

The Parking License Agreement is provided in the Attachment.

Availability of Off-Site Parking

As described above, the second floor/rooftop seating dining area will be open from 5:00 PM to
12:00 AM on weekdays and 9:00 AM to 12:00 AM on weekends. As such, the parking demand is
anticipated to occur during these operational periods.

This anticipated demand pattern coincides with the availability of the off-site parking, currently
after 5:00 PM, seven days a week. The demand pattern is also generally consistent with the
typical hourly usage patterns of office and fine dining restaurant land uses in Shared Parking, 3
Edition (Urban Land Institute, International Council of Shopping Center, and the National Parking
Association, 2020). Shared Parking includes a database of parking demand patterns for various
land use types that have been compiled from nationwide data sources and is utilized as a standard
parking reference by area jurisdictions.

Therefore, the Restaurant’s total parking requirement (five spaces) will be satisfied with a
combination of the allowable merchant parking permits (two spaces) and use of the off-site
parking (four spaces). The off-site parking lot will be sufficient and available to accommodate the
three net new parking spaces required by the Project.
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PARKING LICENSE AGREEMENT

This Pé;lr?tKING LICENSE AGREEMENT (this "Agreement") is made and entered
into on this\i day of February 2024 (the "Effective Date") by and between RON KOCH,
TRUSTEE OF RONALD AND CATHLEEN KOCH FAMILY TRUST ("Licensor"), and

MB PALMILLA. INC DBA ESPERANZA, a California corporation ("Licensee”).
WITHESSETH:

WHEREAS, Licensor is the owner of certain real property located at 1140 Highland
Avenue, Manhattan Beach, California (the "Property"), on which is located a parking lot on
its roof (the "Parking Lot"); and

WHEREAS, Licensee has requested the right to use certain parking spaces within
the Parking Lot and Licensor has consented thereto under the terms and conditions set forth
herein; and

WHEREAS, the parties have deemed it appropriate to enter into this Agreement
outlining the terms under which Licensee may use the Parking Lot and defining the
responsibilities and obligations of each party with respect to the Parking Lot during the term
hereof, as set forth below.

NOW, THEREFORE, for and in consideration of the mutual promises set forth herein
and other good and valuable consideration, the receipt and sufficiency of which are hereby
“acknowledged, Licensor and Licensee hereby agree as follows:

| Recitals, The recitals set forth above are true and correct, and incorporated

herein by reference,

to use four (4) parking spaces within the Parking Lot identified on the site plan of the Property
attached hereto as Exhibit A (the "Site Plan"), solely for the purpose of vehicular parking for
Licensee's customers, employees, vendors, agenis and invitees (collectively "Licensee's
Permittees") from the hours of 5:00 pm - 12:30 am PST on Monday through Friday and from
9:00 am - 12:30 am on Saturday and Sunday {collectively, the "Licensed Area").

rant of License. Licensor does hereby grant to Licensee an exclusive license

3. Approvals. Licensee acknowledges that the Agreement shall not be binding
unti! same has been approved by the City of Manhattan Beach (“City”) or any relevant City,
county, or state anthorities. ‘

4. License Term. The term of this Agreement shall commence as of the
Effective Date and shall continue for ten (10} years (the "License Term").

5. License Fee. In connection with the Agreement, Licenses shall pay Licensor
a monthly fee in the amount of Five Hundred Dotlars ($500.00) and a Five Hundred Dollar
($500.00) gift card to the restaurant Esperanza Cocina de la Playa, located at 309 Manhattan
Beach Blvd, Manhattan Beach, CA 90266 (ihe "License Fee"). The License Fee shall be
payable on the first day of each month without demand, offset and/or deduction. In the event
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the License Term commences on a day other than the first day of the month, the License Fee
shall be prorated accordingly.

6. Condition of the Parking Lot Licensee accepts the Parking Lot in its "as is"
condition and Licensee assumes all risks in connection with the physical condition of the
Parking Lot. Furthermore, Licensee shall not allow any damage to be committed on the
Parking Lot by Licensee or Licensee's Permittees. Licensor shall have the right to charge
Licensee for any damage or wear and tear in excess of "ordinary" wear and tear caused by
Licensee or Licensee's Permittees, which Licensee shall pay immediately upon written
demand. Licensor shall be responsible for the maintenance and repair of the Parking Lot, in
its sole and absolute discretion; provided however, that Licensee shall be responsible for
rubbish removal, repair and maintenance for the Licensed Area during the hours when

Licensee is uiilizing the Licensed Area.

7. Sionage. Licensee shall not have the right to erect any signs in the Parking
Lot without Licensor's prior written consent, which consent Licensor may withhold in its
sole discretion and which shall also be subject to the approval of Landlord. Licensee shall
remove any signs installed pursuant to this Paragraph 7 upon the expiration or earlier
termination of the License Term and shall repair any damage caused by such removal.

8. Risk Al vehicles shall be parked in the Parking Lot at the sole risk of
Licensee and Licensee's Permittees using Licensee's designated spaces within. the Parking
Lot, and Licensee expressly acknowledges and agrees that Licensor has no duty to insure
any of said vehicles (including the contents thereof) and that Licensor is not responsible for
the protection and security of such vehicles or their contents. Licensor shall have no liability
whatsoever for any property damage and/or personal injury which might occur as a result of
or in connection with the parking and use of said motor vehicles in the Parking Lot. Licensor
shall not be liable to Licensee for any unauthorized parking in the Parking Lot.

9. icensee's Covenants. Licensee covenants and agrees (i) that Licensor may
tow any vehicle parked either during times outside of the approved hours set forth in Section
2 above and Licensor shall have no liability to Licensee or such owner as a result of such
towing, (ii) Licensee will not use Licensee's Spaces for the storage of vehicles or any other
items and (iii) Licensee and Licensee's Permittees will comply with all applicable laws,
ordinances and other applicable governmental regulations.

Removal of Personal Property. Licensce shall, at Licensee’s sole cost and
expense, prior to the expiration or earlier termination of the License Term, remove or cause
to be removed all vehicles, personal property, and signage instafled by Licensee from the
Parking Lot. Any vehicles left in the Parking Lot by Licensee after the expiration or earlier
termination of this Agreement may be towed away by Licensor at Licensee's sole risk and
expense. Any signage or personal property remaining on or about the Parking Lot after the
expiration, termination or revocation of this Agreement shall be deemed to be abandoned
and Licensor may dispose of it without liability therefor.

11. Liabilities. Losses. or Damages. Licensor shall not be liable to Licensee, or
to Licensee's Permitices, or to any other person whomsoever, for any injury to persons or
damage to property on or about the Parking Lot or the Property, including but not limited to
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consequential damage, (1) caused by the act or omission of Licensee, its officers, managers,
agents, Licensee's Permittees, or of any other person (other than Licensor or Licensor's
Permittees) entering the Parking Lot or Property by express or implied invitation of Licensee
or Licensee's Permittees; or (2) arising, out of the use of the Parking Lot or Property by
Licensee, Licensee's Permittees, or of any other person (other than Licensor or Licensor's
customers, employees, vendors, agents and invitees (collectively, "Licensor's Permittees")
using the Parking Lot or Property by express or implied invitation of Licensee or its officers,
managers, or Licensee's Permittees; or (3) arising out of any breach or default by Licensee
in the performance of its obligations hereunder.

12. Waiver of Liabilitv. Licensee, as a material part of Licensor's agreement to
grant the license hereunder, hereby waives and releases all claims against Licensor and/or
its property manager for all damages to all personal property and for any injuries to persons
in connection with this license, including, without limitation, any such damages or injjuries
resulting from the negligence of Licensor or its property manager.

13.  Survival of Indemnity. The indemnities provided for herein shall survive the
expiration, termination or revocation of this Agreement as to lability or damage which
arises during the License Term.

14.  Licensee Default Licensee shall be deemed to be in default of this
Agreement if Licensee breaches or fails to comply with any of the terms, conditions or
provisions of this Agreement, and such breach or failure to comply is not cured within fifteen
(15) days after written notice thereof to Licensee. Upon the occurrence of a default
hereunder, Licensor may, without additional notice or demand, (1) terminate this Agreement,
in which event Licensee shall immediately surrender Licensee's Spaces to Licensor, and
Licensee agrees to pay on demand the amount of all loss and damage which Licensor may
suffer for any reason due to the termination of this Agreement; and (i) exercise all rights
and remedies that are available under the laws of the State of California and federal law.

15. Non-assignable. This Agreement is personal to Licensee. It is non-assignable
and any attempt to assign this Agreement or sublet/sublicense Licensee's Spaces without
the prior written consent of Licensor, which may be withheld in Licensor's sole discretion,
will automatically terminate the License granted to Licensee under this Agreement. This
Agreement is binding on the successors and assigns of Licensor and Licensee.

16.  QGoverning Law. The validity of this Agreement, the consiruction and
enforcement of its terms, and the interpretation of the rights and duties of the parties shall
be governed by the laws of the State of California.

. NoRBailment/Partnership. It is acknowledged and agreed that this Agreement
shall not be deemed to create a bailment between the parties hereto, it being expressly agreed
and understood that the only relationship created between Licensor and Licensee hereby is
that of licensor and licensee. Nothing in this Agreement shall be deemed to create an agency,
partnership, employment or joint venture relationship between the parties.

18, Title. Licensee certifics, represents and declares that it has no title or
leasehold interest in or to the Parking Lot and has not. does not and will not claim any such
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title or any easement over the Parking Lot.

19. Amendment, No amendment, supplement, or waiver of this Agreement or
any of its provisions shall be binding upon the parties hereto unless made in writing and duly
signed by all parties.

20. Waiver. A failure or delay by Licensor to enforce at any time any of the
provisions of this Agreement, or io exercise any option that is provided in this Agreement,
or to require at any time performance of any of the provisions of the Agreement, shall in no
way be construed to be a waiver of such provisions of this Agreement.

21 Entirety of Agreement. This Agreement constitutes the entire Agreement
between Licensor and Licensee and supersedes all previous agreements, promises,
representations, whether written or oral between Licensor and Licensee with respect to the
subject matter of this Agreement,

22. Heading, The article and section headings in this Agreement are for
convenience only and do not constitute part of this Agreement.

Expenses, Attorneys' Fees and Costs. If either Licensor or Licensee incurs
expenses, including but not limited to attorneys' fees and/or court costs, in the enforcement
of this Agreement, the non-prevailing party in such enforcement action shall reimburse the
prevailing party for such expenses, reasonable attorneys' fees, and other reasonable out-of-
pocket costs within fifteen (15) days after receiving notice from the prevailing party of the

amount of such expenses, costs, and/or obligations.

24, Not a Public Dedication. Nothing herein contained shall be deemed to be a
public dedication of any portion of the Parking Lot described herein to the general public or
any public use or purpose whatsoever, it being the intent of Licensor that this Agreement
shall be strictly limited to and for the purposes herein expressed and shall be solely for the
benefit of Licensee.

25 Liens Licensee shall have no authority or power, express or implied, to create
or cause any mechanic's or materialmen's lien, charge or encumbrance of any kind against

the Parking Lot or any portion, thereof. Licensee shall promptly cause any such lens that
have arisen by reason of any work claimed to have been undertaken by or through Licensee,

its officers, managers, agents and employees, contractors, or of any other person entering
the Parking Lot by express or implied invitation of Licensee, to be released by payment,
bonding or otherwise within ten (10) days after Licensee first has notice thereof, and shall
indemnify and defend Licensor against Hability or loss arising out of any such claim
(including, without limitation, legal fees and court costs).

26.  Nofice of Claim Against, Licensor and Licensee each agrees to give the other
written notice of any claim made against the obligations indemnified against by the other

party hereunder.

27 Notice. All notices and demands given by either party 0 the other hcrcunc}er
shall be in writing and shall be hand delivered, or sent by (a) certified U.S Mail, return receipt
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requested, or (b) nationally recognized overnight courier for next business day delivery, or
(¢) electronic mail to the electronic mail address shown below, which notification by
electronic mail shall be accompanied by written notice sent in accordance with one of the
other foregoing methods on the day the electronic mail is sent, or on the following business
day. Any notice delivered by electronic mail shall be deemed delivered (i) upon delivery, if
delivered on a business day prior to 5:00 p.m. Eastern time; or (ii) on the next business day,
if delivered after 5:00 p.m. Eastern time or on a non-business day. With respect to notice
delivered by electronic mail, a message received indicating that delivery was unsuccessful
or that the recipient is out of office shall not be deemed to be receipt. Any notice sent by
overnight courier shall be deemed delivered on the earlier of actual receipt or the business
day on which delivery is first attempted; and a notice sent by certified mail shall be deemed
delivered three (3) business days after deposit thereof in the United States mail, return receipt
requested. For purposes of this Paragraph, "business day" shall mean a day other than
Saturday, Sunday, or any federal banking holiday. All such notices shall be addressed as
follows:

Licensor:

Via mail to:

Ronald and Cathleen Koch Family Trust
Ron Koch, Trustee

1140 Highland Avenue

Manhattan Beach, California

90266

Licensee:

MB Palmilla Inc dba
Esperanza

703 Pier Avenue, Stuie B815
Hermosa Beach, California
00254

28. Counterparts and Electronic Signatures. This Agreement may be executed in
oounterparts, all such executed counterparts shall constitute the same agreement, and the
signature of any party to any counterpart shall be deemed a signature to, and may be
appended to, any other counterpart. In order to expedite the transaction contemplated herein,
telecopied or email signatures may be used in place of original signatures on this Agreement.
Licensor and Licensee intend to be bound by the signatures on the telecopied or emailed
document, are aware that the other party will rely on the telecopied or emailed signatures,
and hereby waive any defenses to the enforcement of the terms of this Agreement based on
the form of signature.

nages. The parties agree to accept a digital image of this Agreement,

as executed, as a true and correct original and admissible as best evidence for purposes of

State law, Federal Rule of Evidence 1002, and like statutes and regulations.

30. Brokers. The parties acknowledge and agree that no discussicns_ or
negotiations were had with any broker concerning this Agreement. Based upon the foregoing,
Licensor and Licensee each agree to indemnify and hold the other harmless from and against
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any and all claims for a brokerage commission or other compensation arising out of their
respective dealings with any real estate broker or agent in connection with this Agreement.

This Agreement shall be effective as of the date on which the latter of the parties
executes it, as evidenced in the below signature blocks, which date will be inserted into the

blank at the top of Page 1 of this Agreement.
LICENSOR:

RON KOCH, TRUSTEE
RON. AND CATHLEENKOCH FAMILY TRUST

e & &/ N
Date: Q“/ N // QDQK\

s

S )
A4 ay
LICENSEE:

MB PLAMILLA INC., DBA ESPERANZA,
A Califoria corporation

/70

Name: 3&?&@ Qw&ss e

Title: D% ©% TURSUNTIOW S [SLSVIRE

Date: 2\~ 2529\
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EXHIBIT A

SITE PLAN OF THE PROPERTY
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Esperanza

Cocina de la Playa
309 Manhattan Beach Blvd.

O

O

ATTACHMENT G

robinson hill architecture, inc.

A California Corporation
3195-B Airport Loop Dr.
Costa Mesa, CA 92626
tel. 714-825-8888
fax 714-825-8889
web www.rhainc.net

Michael David Robinson:
John Steven Hill:

C-20731
C-23553

This document, and the ideas and designs incorporated
here—in, as an instrument of professional service, is the
property of Robinson Hill Architecture, Inc. (rha), and is
not to be used in whole or in part, for any other project
without the written authorization of rha. This document is
not to be reproduced and/or modified in any way, nor
shall any reproduction of this document be modified
without the prior written consent of rha.

This document has been prepared to describe proposed
new work and does not necessarily represent as—built or
existing conditions. The Architect does not warrant, in any
way, the accuracy of this information and shall not be
responsible for any discrepancy between this document
and the existing conditions.

o Owner
GOVERNING CODES FIXTURE CALCS. OCCUPANCT LOAD CALCULATIONS PROJECT INFORMATION SCOPE OF WORK DRAWING DIRECTORY - Consulant
CAL BUILDING CODE 2022 EDITION PLUMBING FIXTURE FIRST FLOOR LEGAL DESCRIPTION: LOT 3, BLOCK 92, MANHATTAN BEACH DIVISION #2, AT 309 NOTE: PLANS AND CALC'S SHALL COMPLY W/ ALL OF THE ARCH |TECTU R AL D R AW| I\ G S i
AL HECHANICAL CODE o9 EDITION CALCULATIONS DESCRIP. AREA/NAME | USE NET SF LENGTH occ.FACTOR | occ.Loap | MANHATTAN BEACH BOULEVARD IN THE CITY F MANHATTAN BEACH REQ. OF THE CBC 2022 EDITION.
' CPC Table 422.1 & Table 4-1 DWG. DATE OF REVISION
CAL. PLUMBING CODE 2022 EDITION Type Ares et e ZONING: AREA DISTRICT Ill CD- COMMERCIAL DOWNTOWN EXISTING FIRST FLOOR OCCUPANCY TO REMAIN A-2. NUMBER SHEET TITLE SSUE OATE REV# o
CAL. ELECTRIC CODE 2022 EDITION : KITCHEN OVERLAY DISTRICTS: NONE EXISTING SECOND FLOOR R-3 TO BE CONVERTED TO A-2.
CAL. FIRE CODE 2022 EDITION 1STFL BEER / COOLER / FREEZ. A2 75.00 of 1200 sf 0.40 DESIGN GUIDELINE: NONE T001 PROJECT INFORMATION & SITE PLAN 05.24.23 07.30.24 3
CAL. GREEN BUILDING CODE 2022 EDITION A-2 712.00 | 30 24.00 DISHWASHING A2 8800 | of 11200 sf 0.44 CONSTRUCTION TYPE: V-B EXTERIOR SCOPE OF WORK: EXISTING TRASH A000  |FIRST & SECOND FLOOR EXISTING BUILDABLE AREA 11.03.23 06.17.24 2
CAL. ENERGY CODE 2022 EDITION 18 LN - KITCHEN A2 26300 | o 11200 f 1.00 STORIES: 2.5 ENCLOSURE DOORS TO BE REPLACE WITH AROLL UP AO01  |1ST, 1.5 & 2ND FLOOR AREA BUILDABLE FLOOR PLAN 11.03.23 06.17.24 2
TITLE 24 ENERGY STANDARDS 2022 A2FIXED| 685IN | 50% | 19.00 DINING EXISTING OCCUPANCY: A-2 (FIRST FLOOR), R-3 (SECOND FLOOR) SYSTEM, PROPOSING A NEW TRASH ENCLOSURE IN THE 2002 |FIRST FLOOR DINING AREA 11,0323 06.17.24 2
MANHATTAN BEACH MUNICIPAL CODE KITCHEN PROPOSED PANCY - A-2 (FIRST AND SECOND ELOOR VOID WHERE THE SECOND FLOOR STAIRS WERE, AND
A\ & DINING LOOSE TABLE 60200 | of 1115 51 4000 OPOSED OCCUPANCY : A-2 (FIRS SECOND FLOOR) /A\ A003  |SECOND FLOOR DINING AREA 11.03.23 07.30.24 3
SERVICE | 362.00 | 50 9.00 & CHAIRS SPRINKLER SYSTEM: 1ST FLR. (SPRINKLED THROUGHTOUT W/ NFPA 13 NEW ROOF OVER THE SECOND FLOOR RESTROOM 1033 0617 24 ;
PATIO BN BACK OF EAR a2 mo | 1200t 100 IND FLR. (SPRINKLED BUT WILL BE UPGRADED TO MEET EXPANSION. 1A8E41 Zﬁil%ii[’EsGREss & ACCESSIBILITY PLAN o T oo X SO
0 .03. AT, ubmittal Dates
FIXED 417IN | 50% 12.00 e —— v Py o " NFPA13 STANDARDS UNDER DEFERRED SUBMITTAL) ST FLOOR SCOPE WORK: DEMOLITION OF A MEN'S
PATIO 1800 | 30 10.00 o . 1 . LOT AREA: 2,692 SF ' : /2 06.17.24 ENTITLEMENT SUBMITTAL 06.08.23
BAR STOOL A2 o0 cach % | MAXBUILDABLE FLOOR AREA (1.5 X LOT AREA): 15 X 2,692 SF= 4,038 SF AND WOMEN'S RESTROOM. AREA TO BE REPLACE WITH | A\ “s701 | pROPOSED SITE PLAN 11.03.23 06.17.24 2 ENTITLEMENT RE SUB. 04.04.24
=7 PO0TH SEATING r2 ik 2 2% NEW INTERIOR STAIR CASE TO THE SECOND FLOOR AND A1 DEMO 1ST FLOOR PLAN/ PROPOSED 1ST FLOOR PLAN 05.24.23 06.17.24 2 ENTITLEMENT RE SUB. 06.17.24
~ e > oD T ~ = ! e = EXISTING BUILDABLE AREA (REFER TO SHEET A000 FOR FOR MORE lNFO) AELEVATOR A1g(1) DEMO 1.5 FLOOR PLAN/ PROPOSED 1.5 FLOOR PLAN 05.24.23 06.17.24 2 ENTITLEMENT RE SUB. 07.30-24
BAR 106 50 2.12 FRONT PATIO FIRST FLOOR: 2,077 SF : : i i Shathad
OFFICE 61.67 50 1.23 SECOND FLOOR: 1,388 SF 1.5 FLOOR SCOPE WORK: DEMOLITION OF DRY STORAGE. A102 2ND FLOOR DEMO & PROPOSED PLAN 05.24.23 07.30.24 3
STORAGE | 13959 | 4000 0.03 SRR o | Vot 1o PROPOSED BUILDABLE AREA (REFER TO SHEET A001 FOR MORE INFO) TO ACCOMMODATE STAIR STEP RAISERS. A200  |NORTH & SOUTH ELEVATIONS 05.24.23 07.30.24 3
L E TABLE
DINING % CHAIRS 86.00 sf 115 sf 6.00 FIRST FLOOR: 2,060 SF A201 EAST & WEST ELEVATIONS 05.24.23 07.30.24 3
PARKI N G PATIO 570.71 | 30 19.00 ] SECOND FLOOR: 1,333 SF SECOND FLOOR SCOPE WORK: DEMOLITION OF EXISTING
- i w e e eSO TG D SToR s |0 Sumesoon R
. AT ev. escription ate
(E) PARKING REQUIRED: 2 EXISTING GRUSS BULDING AREA SULARE FOOTAGE CRHEASI\#(;LEJF?AFNUTSE PROMRESIDERTIAL TO COMMERCIAL A302  |ELEVATOR LIFT SPECIFICATION 06.17.24 2 A\ PC. CORRECTIONS ~ 04.04.24
(E) PARKING PROVIDE: 2 A Occupants FIRSTPLOOR: 2,077 SF ( ) — N —
SECOND FLOOR SECOND FLOOR: 1,445 SF A, /O\ PC. CORRECTIONS  06.17.24
(N) PARKING SPACES REQUIRED FOR ADDITION: 5 DESCRIP. AREA/ USE NET SF LENGTH/ occ. occ. TOTAL 3,522 SF = /3\ P.C. CORRECTIONS 07.30.24
PARKING PROVIDED: 2 A\ 530 v TWC 1U & 1 Lav NAME EACH FACTOR | LOAD PROPOSED GROSS BUILDING AREA SQUARE FOOTAGE
NET NEW PARKING 3 : 150 11200 1.'1 50 FIRST FLOOR: 2,077 SF (NO CHANGE)
/A 1-50; 1:1-200; 1:1- son SECOND FLOOR: 1,504 SF
: X 53.0 F 3WC&1Llav TOTAL 3,581 SF
PARKING PROVIDED: 4 OFF-SITE PARKING STALLS, LOCATED AT 1140 HIGHLAND AVE ( PER PARKING AGREEMENT, LIQUOR STORAGE D i | o 0e | 022
AND TRAFFIC REPORYT).
Required | Provided | ADA DRY STORAGE A-2 9541 | sf 1200sf | 048 EXISTING NET BUILDING SQUARE FOOTAGE
BEER / COOLER / FIRST FLOOR: 2,369 SF
M-WC 2 0 0 v A2 67.89 | sf 1200sf |  0.34 SECOND FLOOR: 1 665 SF
MU ! 0 0 MNG. OFFICE B 6167 | sf 1M50sf | 0.41 TOTAL NSF: 4,034 SF
M-L 1 0 0 Project Info. Address
W-WC 3 0 0 INTERIOR DINING PROPOSED NET BUILDING SQUARE FOOTAGE
W-L 1 0 0 DINING TL/SBCEEE& 16404 | sf 115sf | 10.93 FIRSTFLOOR: o
Parking- Calculated after conversion of upstairs DoWC 0 c 5 CHAIRS ' S S ' KITCHEN 441 SF PROJ ECT TEAM
Use A Quantity~| Requirement Spaces Required BAR AREA 102 SF °
Restaurant, Dining ArtzZ 1166 /> 50| per space 23.32| spaces u-u 0 2 2 BACK OF BAR A2 16532 | f 1200sf | 083 DINING 899 SF PROJECT ARCHITECT TENANT o
Proposed by Experan N = ' U-L 0 3 2 BAR STOOL A-2 7.00 1 each 7.00 RESTROOM 57 SF o
T & Total(B) 23.32 spaces SERVICE A-2 10.43 sf 1/200 sf 0.05 STORAGE 23 SF ESPERANZA ROBINSON HILL ARCHITECTURE, INC. GREG NEWMAN 5
309 MANHATTAN BEACH BLVD. 3195-B AIRPORT LOOP DRIVE 36 13TH CT.
DECK PATIO HALLWAY 157 SF )
Parking Exclusions/Exemptions — FRONT PATIO 307 SF MANHATTAN BEACH, CA 90266 COSTA MESA, CA 92626 HERMOSA BEACH, CA 92627
Type of Exclusion: Downtown 1 to 1 FAR Exemption TOTAL FIRST FLOOR: 1,986 SF ° .
DINING TABLE & s s W15st | 27.45 PHONE: 714.825.8888 PHONE: 310.374.3964 o [ 8
CHAIRS SECOND ELOOR: CONTACT:  ALEX ARIE- PRINCIPAL CONTACT:  GREG NEWMAN . > N
SERVICE A-2 21.50 sf 1/200 sf 0.11 BAR AREA 156 SF MARIA HALLIMORE- PM i EI 8
Excludable Area Countable Area % of Total DINING 320 SF o I <
3393 i 2700 = 693 = 0.20424403 TOTALS 48 RESTROOMS 241 SF , OO
P\ STORAGE 139 SF <
N o < -
ALLOWABLE AREA DETERMINATION- PER TABLE 506.2 HALLWAY 86 SF N nj I
OFFICE 62 SF o - n o
S IERN occ. TYPE OF CONSTRUCTION ~ ALLOWABLE AREA PROVIDED OUTSIDE PATIO 594 SF . <C - =
Total(B) % age(B) Net Reqt (B) A2 1 TYPE VB 24,000 SF 5,581 SF 18$2t E)Egggg;?\gi ;ggi gi ° ' = LLl
2332 x 0204244 = 5.00 ' ’ o E L~ 00
A A_A —
GAPLANNING DIMSION\Parking Calcs- Multi-Tenant Sites\1108-1110-1112 Manhattan Ave A © U) < %
LL] T
o Z f—
VICINITY MAP TRAVEL DISTANCE FROM OFFSITE PARKING i <
ol \:‘::’/ 1 !.‘ J-ﬂ"".r r O 2 %
\“\ o ([@)) <
O
° D =
Z -
&
d _' . o 2
°c w
) —
- : o |:
- .. “ (E) PUBL'C /,—fh\. . //\ Z E
N2 A2 PARKING (31NN N \ -
VG STRUCTURE OFF-SITE PARKING LOT 0 .
: ) ; A LEGEN D Sheet Title
OFF-SITE PARKING LOT LOCATION OF
PROPOSED 4 OFF-SITE PARKING SPACES. )
REFER TO TRAFFIC REPORT " o
X : - /////////// PROPOSED OFFSITE PARKING LOT OFF'S}TE @B’El NG LOT Z
: 1A °
‘ (E) OFFSITE PUBLIC PARKING STRUCTURE |_ 9
O =
(E) SITE OF SCOPE OF WORK Ll <§E
-
. O
@ m=mmmmy TRAVEL DISTANCE FROM PUBLIC m O
*" PARKING STRUCTURE = APROX. 350" O
Q@ = TRAVEL DISTANCE FROM OF SITE PARKING Z
LOCATION AT B OF A PARKING LOT = APROX. 460' -
. Jo 1 Job Number:
22RHA1
SCOPE OF WORK 098
309 MANHATTAN D
BEACH BLVD. St No.
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This document, and the ideas and designs incorporated here-in, as an instrument of professional service, is the property of Robinson Hill Architecture, Inc. (rha), and is not to be used in whole or in part, for any other project without the written authorization of rha. This document is not to be reproduced and/or modified in any way, nor shall any reproduction of this document be modified without the prior written consent of rha. This document has been prepared to describe proposed new work and does not necessarily represent as-built or existing conditions. The Architect does not warrant, in any way, the accuracy of this information and shall not be responsible for any discrepancy between this document and the existing conditions.
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3195-B Airport Loop Dr.
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tel. 714-825-8888
fax 714-825-8889

web www.rhainc.net
Michael David Robinson: C-20731
John Steven Hill: C-23553

This document, and the ideas and designs incorporated
here—in, as an instrument of professional service, is the
property of Robinson Hill Architecture, Inc. (rha), and is
not to be used in whole or in part, for any other project
without the written authorization of rha. This document is
not to be reproduced and/or modified in any way, nor
shall any reproduction of this document be modified
without the prior written consent of rha.

This document has been prepared to describe proposed
new work and does not necessarily represent as—built or
existing conditions. The Architect does not warrant, in any
way, the accuracy of this information and shall not be
responsible for any discrepancy between this document
and the existing conditions.
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Michael David Robinson: C-20731
John Steven Hill: C-23553

This document, and the ideas and designs incorporated
here—in, as an instrument of professional service, is the
property of Robinson Hill Architecture, Inc. (rha), and is
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without the written authorization of rha. This document is
not to be reproduced and/or modified in any way, nor
shall any reproduction of this document be modified
without the prior written consent of rha.
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NOTE

THIS SURVEY AND MAP ARE THE PROPERTY OF EAGLE EYE LAND SURVEYING

AND MAY NOT BE MODIFIED, ALTERED, OR CHANGED IN ANY FASHION

WITHOUT PRIOR WRITTEN APPROVAL BY E.E. LAND SURVEYING AND THE CLIENT

FOR WHOM THE SURVEY WAS PREPARED. THIS PROVISO EXTENDS TO THE
RESULTING PLOT OF SAID MAP AND THE COMPUTER DISC OR E—MAIL OF THAT
MAP AS PROVIDED TO THE CLIENT. ANY VIOLATION OF THIS PROVISO WILL VOID
ANY PROFESSIONAL OBLIGATION OR WARRANTY, EITHER EXPRESSED OR IMPLIED,
BY EAGLE EYE LAND SURVEYING AS TO SUCH CHANGED MATERIAL.
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AB AGGREGATE BASE
AC ASPHALT PAVEMENT
AD AREA DRAIN
BM BENCHMARK
BOS BOTTOM OF STAIRS
BOW BACK OF WALK
BRMP BOTTOM OF RAMP
BS BOTTOM OF SLOPE
CB CATCH BASIN
CBW CONCRETE BLOCK WALL
CF CURB FACE
CLF CHAIN LINK FENCE
CONC CONCRETE
E EAST
EG EDGE OF GUTTER
EL ELEVATION
EM ELECTRIC METER
EMH ELECTRIC MANHOLE
EP EDGE OF PAVEMENT
EPB ELECTRIC PULL BOX
EV ELECTRIC VAULT
EVB ELECTRICAL VENTILATION BOX
FF FINISH FLOOR
FG FINISH GRADE
FH FIRE HYDRANT
FL FLOW LINE
FND FOUND
FOW FACE OF WALK
FS FINISHED SURFACE
GB GRADE BREAK
GM GAS METER
GV GAS VALVE
ICV IRRIGATION CONTROL VALVE
IE INVERT ELEVATION
IP IRON PIPE
LP LEAD, TACK & TAG
LT LEAD & TACK
MP METAL POST
N NORTH
NG NATURAL GROUND ELEVATION
0/S OFFSET
OHW OVERHEAD WIRE
PB PULL BOX
PC PROPERTY CORNER
PL PROPERTY LINE
PLS PROFESSIONAL LAND SURVEYOR
PLT PARKING LOT LIGHT
PM PARKING METER POST
PP POWER POLE
PROD PRODUCED
RCE REGISTERED CIVIL ENGINEER
RW RETAINING WALL
S SOUTH
SB SPLASH BOX
SDMH STORM DRAIN MANHOLE
SMH SEWER MANHOLE
SPB SIGNAL PULL BOX
STLT STREET LIGHT
SW SPIKE & WASHER
TBM TEMPORARY BENCHMARK
1C TOP OF CURB
TELMH TELEPHONE MANHOLE
TG TOP OF GRATE ELEVATION
T0S TOP OF STAIRS
TR TREE
TS TRAFFIC SIGNAL
TS TOP OF SLOPE
™ TOP OF WALL
TX/BX TOP /BOTTOM OF X
W WEST
WD—-FENCE WOOD FENCE
WI-FENCE WROUGH IRON FENCE
WM WATER METER
WV WATER VALVE
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TRADE NOTES BY COLOR

SYMMETRY ELEVATION LU/LA SPECIFICATIONS

(MANUFACTURED BY BELLA ELEVATOR)
SAFETY DEVICES:

GENERAL:

PIT DEPTH: 14"

TRAVEL: 192" (MINIMUM 26" BETWEEN STOPS)
OVERHEAD: 106"

SPEED: 30 FPM

LOAD CAPACITY: 1400#

CAR/FRAME WEIGHT: 1550#

STOPS: 2

SINGLE OPENING RAIL LEFT

CAR FEATURES:

48" X 54" CLEAR CAR, SINGLE OPENING, RAIL LEFT

7' 0" INTERIOR CAR HEIGHT

IVORY POWDER COATED STEEL CAR ENCLOSURE

3'0" X 6' 8" TWO SPEED HORIZONTAL SLIDING CAR DOORS
IVORY POWDER COATED STEEL CAR DOORS

BRUSHED STAINLESS STEEL CAR ENTRANCE

BRUSHED STAINLESS STEEL CAR HANDRAIL

UNFINISHED % PLYWOOD FLOOR WITH SILL SET FOR 3"

(FLOORING BY OTHERS)

e (4) ENERGY SAVING RECESSED LED LIGHTS WITH BLACK TRIM
RINGS

e LED DIRECTIONAL INDICATORS INTEGRATED INTO CAR STRIKE

COLUMN

FIXTURES:

e BRUSHED STAINLESS STEEL CAR OPERATING PANEL (COP) WITH
LED FLOOR POSITION INDICATOR, INTEGRATED ADA HANDS
FREE PHONE, FIRE HAT LAMP, HOISTWAY ACCESS KEYSWITCH,
AND PHONE LINE MONITORING

e (1) BRUSHED STAINLESS STEEL TERMINAL HALL CALL

e (1) BRUSHED STAINLESS STEEL TERMINAL HALL CALL WITH FIRE
SERVICE (FEO-K1 | 04-16)

e (2) BRUSHED STAINLESS STEEL HOISTWAY ACCESS STATION

HOISTWAY ENTRANCE FRAMES AND DOORS:

e (2)JRH3 0"X 6 8" PRIMED ENTRANCE FRAMES AND DOORS (5

3 WALLS)
NO HOLES DRILLED FOR DROP KEYS

MECHANICAL EQUIPMENT:

2:1 ROPED HYDRAULIC

8# T-RAILS

UNDERSLUNG CAR FRAME ASSEMBLY

208 / 230 VAC, 60Hz, 30 AMP SINGLE PHASE POWER SUPPLY

FOR MOTOR CONTROLLER

e 120 VAC, 60Hz, 15 AMP, SINGLE PHASE POWER SUPPLY FOR
LIGHTING

e (2)3%"7 X 19 GALVANIZED AIRCRAFT CABLE WITH WEDGE
ROPE SHACKLES (14400# BREAKING STRENGTH EACH)

e 90MM DIAMETER PISTON/114MM DIAMETER CYLINDER
INCLUDES 1 - %" REDUCER BUSHING

e  SYMMETRY ELEVATING SOLUTIONS POWER UNIT, 208/230, 4 HP

SUBMERSED MOTOR WITH 2 SPEED VALVE ASSEMBLY

(1750RPM, 22FL AMPS). MANUAL DOWN VALVE FOR

EMERGENCY LOWERING SCREW PUMP (300 MICRON SCREEN)

POSITIVE PRESSURE SWITCH

ALTERNATE BOTTOM CAR CLEARANCE DEVICE

SLACK/BROKEN ROPE SAFETY DEVICE - TYPE "A"
INSTANTANEOUS (SYMMETRY ELEVATING SOLUTIONS MODEL

ELP-GO15)

OVERSPEED VALVE

PIT STOP SWITCH

CARTOP STOP SWITCH

KEYED IN-CAR EMERGENCY STOP SWITCH
AUDIBLE ALARM

SAFETY SWITCH FOR CAR DOORS

HOISTWAY DOOR MECHANICAL INTERLOCKS
BATTERY BACK UP EMERGENCY CAR LIGHT AND ALARM

CONTROLS:

PROGRAMMABLE LOGIC CONTROLLER (PLC)

SELECTIVE COLLECTIVE OPERATION

SELF DIAGNOSTIC SYSTEM WITH DIGITAL DISPLAY

AUTOMATIC CAR LIGHTING
SINGLE FLOOR DESIGNATED CAR HOMING

UNINTERRUPTIBLE POWER SUPPLY (UPS) FOR CAR LOWERING
AND OPERATION OF THE CAR AND HOISTWAY DOORS IN THE

EVENT OF POWER FAILURE
MANUAL LOWERING VALVE

OPTIONAL FEATURES:

ALTERNATE TOP CAR CLEARANCE DEVICE
PHASE 1 FIRE SERVICE (FEO-K1 | 04 - 16)
BUFFER SPRING (14" MINIMUM PIT)

UPPER & LOWER FINAL LIMITS

(2) HOISTWAY ACCESS PACKAGES (TOP & BOTTOM FLOORYS)

SERVICE INDICATOR

TYPICAL RAIL BACKING

CONSTRUCTED OF (3) 114"
LVLS LAMINATED BETWEEN

(2) 54" LVLS USING
WOOD GLUE AND SCREWS

" N
R

18"

72" FINISHED DEPTH

Lt

<—H§

LEAVE OPEN

D=

=

54" CLEAR

§II
61 4 CAR =

LEAVE HEADER ACROSS OPENING @ 92" A.FF.
250 — e 4olc
2 2T

(FRAME RETURNS AFTER ELEVATOR INSTALLATION

~— 36" CLEAR OPENING —=

-N:—-
lll
442 CAR

42" CLEAR

'||_!

(

66" FINISHED WIDTH
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Page 1 of 9. Cover Page (Current Page) Red: Electrical
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Notes:

1. Hoistway must be free of any obstructions
unrelated to the elevator operation. (i.e.

pipes, ducts, etc.)

2.  The minimum floor-to-floor between two
enfrances on the same wallis 98 1/2" (8'-2

1/2").

Work By Electrician:

A. Pit Light Switch Installed 4'0" above the

finished pit floor (Circuit 5)

w

Pit GFI Duplex Receptacle (Circuit 6).

C. PitLight - 4' Flat Fluorescent UC Fixture

Mounted Opposite Rail Wall (Circuit 5) to

provide 10 ft-c at the Pit Floor.

D. Wired smoke detectors are required at
each landing with N.O. contact signal
pairs independently ran from the Fire
Annunciator to the machine room.

E. If the hoistway is sprinklered, a wired smoke

detector is required at the top of the
hoistway with a N.O. contact signal pair
independently ran from the Fire
Annunciator to the machine room.

F. If the hoistway is sprinklered, a wired heat
detectoris required in the hoistway with a

N.O. contact pairindependently ran to

the machine room.

G. Lobby lighting must be provided (24x7 or

motion sensing) to provide 10 ft-c at the

threshold while the elevator is in operation.

Work By General Contractor (SEE PAGE 9 OF

10):
H. Provide 5,000 lb rated structural tie off (fall

protection) point in shaft to meet OSHA

requirements. Located near top entrance
door wall. Must be fixed during installation,

but may be removed after installation if

desired. Structural: Minimum 5,000 Ib rating
per OSHA 1910.66 App C (Section I.C.10).

l.  Provide 2,500 lb rated structural hoisting

point in shaft to allow material o be lifted
in shaft. Located centered on rail backing

(see page 8). Must be fixed during
installation, but may be removed after

installation if desired. Structural: Minimum

2,500 lb rating including FOS.

Work by HVAC

J.  Hoistway must maintain a
between 50°F to 90°F and

temperature
humidity from

5% to 95% non-condensing.

Hoistway Information
Overall Hoistway 312"
Overhead 106"
Floor to Floor Travel 192"
Pit Depth 14"
ARROW LIFT
101 SUNNYSIDE AVE, STE 101 CLOVIS, CA 93611 559-322-1901
TITLE SCALE
ELEVATOR SHOPS - HOISTWAY SECTION VIEW NONE
DRAWN BY ORIGINAL DATE  |[DRAWING NO. REVR]
LW/AC 02/16/2023 021623-L01 FINAL
JOB INFORMATION PAGE
ESPERANZA COCINA DE LA PLAYA 4 of 9

Notes
) All bracket elevations are reference from
the pit floor to the center of the bracket.

1

I Hu = : = Rams Header 2) Each rail section shall have a minimum of
]21.. - 5 one broc;ke’r. | | |
2 4 3) The maximum rail section length is 10'-0"
7 4) The maximum space between brackets is
6'-0".
i o i HOISTWAY INFORMATION
: Pit Depth 14"
Piston Floor To Floor Travel 192"
Stroke — o = Overhead 106"
|1 i o) = Overall Hoistway 312"
‘ - Equipment Information
Piston Overall Equipment Height| 310"
Projection Pedestal Post Length | 49-1/4"
Cylinder Length 128"
A ? E Piston Stroke 120"
Oyer0|l D ] -=-— Jack Bracket Piston Projection 21"
Equuomen’r Safety Bulkhead Clearance| 1" Min.
Height [Tl & ° a4
Rail Information
. . Total Rail Height 310"
Hydraulic Cylinder Top Rail Lengih -~
Bottom Rail Length 120"
Collapsed j | Cylinder Information
Cylinder :" ": Cylinder Diameter By
Cylinder Wall Thickness | “T"
Piston Diameter o
Piston Wall Thickness T
Rail Bracket Locations
@iy : (4 |[-— Rail Bracket #6 Rail Bracket 306"
#5 Rail Bracket 270"
Y #4 Rail Bracket 210"
| .J=L #3 Rail Bracket 150"
I | —— Pedestal Bracket #2 Rail Bracket 90"
#1 Rail Bracket 30"
Pedestal Post
Special Bracket Locations
(Note: These brackefs do nof secure fo fhe wal)
Jack Bracket 167-1/2"
Pedestal Bracket 43-1/2"
Pit Prop Bracket 37-3/8"
Pedestal
Post [ o { [[7~— Rail Bracket
(FINAL DRAWING))
. #34827-L
! ! g — [~— Pedestal Base 101 SUNNYSIDE AVE, STE 101 ARRC(L);I:I”SLIZ 93611 559-322-1901
] TITLE SCALE
. Please note that this is a typical drawing. ELEVATOR SHOPS - RAIL WALL ELEVATION VIEW NONE
There may be more or less brackets than shown in this view. DRAWN BY ORIGINAL DATE  IDRAWING NO. |REV
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ELEVATOR LIFT SPECIFICATION
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robinson hill architecture, inc.

A California Corporation
3195-B Airport Loop Dr.
Costa Mesa, CA 92626
tel. 714-825-8888
fax 714-825-8889

web www.rhainc.net
Michael David Robinson: C-20731
John Steven Hill: C-23553

This document, and the ideas and designs incorporated
here—in, as an instrument of professional service, is the
property of Robinson Hill Architecture, Inc. (rha), and is
not to be used in whole or in part, for any other project
without the written authorization of rha. This document is
not to be reproduced and/or modified in any way, nor
shall any reproduction of this document be modified
without the prior written consent of rha.

This document has been prepared to describe proposed
new work and does not necessarily represent as—built or
existing conditions. The Architect does not warrant, in any
way, the accuracy of this information and shall not be
responsible for any discrepancy between this document
and the existing conditions.

Owner

Consultant

Submittal Dates

ENTITLEMENT SUBMITTAL 06.08.23
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otes:
PROVIDE BLOCKING AT Not R
HEADER HEIGHT IN 1. The maximum rail bracket spacing is 4.
©  ADJACENT WALLS FOR TYPICélI; I(?;)\lﬁ ]BE\“Ci\IleTACMO“\II\EIE;CTED 2. The mogimum cc;mbi.nded v$rﬁcal folr.ceT. f o
> imposed on each guide rail on application o , , , ,
RIGHT HAND ENTRANCE FRAME Notes: 48" 52 EA&EIQ“FNRCE A?EFS BETWEEN (2) 54" LVLs USING e sefaty s apReRiately.4 500 b, fore totel o robinson hill architecture, inc.
LEAVE HEADER ACROSS OPENING @ 92' AFF. __| 1. Hoistway enfrances are ZO~E 72" FINISHED DEPTH /—WOOD GLUE AND SCREWS Hger mpaeT laad @ 7600 los. This laac 1S © A Cdiifornia Corporation
FRAME DRYWALL RETURNS AFTER DOORS INSTALLED manufactured in accordance with ELEPHONE oL (DRYWALL TO DRYWALL) applied at the respective T-rail locations on the 5 3195-B Airport Loop Dr.
) . =0 base plate and represents the design load for
p P g Costa Mesa, CA 92626
40" OVERALL FRAME WIDTH 13 Hr. fire rated construction. CONNECHON_\ TRAVEL CABLE s 3 the pit floor. o tel.  714-825-8888
36" CLEAR OPENING 2. Hoistway walls .TO have a fire 1/2"-3/4" PLYWOOD & o5 2 4071" % PROVIDE BLOCKING AT 3. The impactload imposed on each buffer or fax 714-825-8889
endgronce ro’rlng not less than BACKING WAL~ HOISTWAY WIRING <§( T o ) ) bumper assembly is approximately 3303 Ibs. for o web www.rhainc.net
reqU}red by Section 110 (1996) or BEHIND DRYWALL 00 18 18 [ —] HEADER HEIGHT IN a total floor impact load of 6405 Ibs. This load is R
Section 2.1 (2000+) ASME A17.1 000 onrloL — x> Q ADJACENT WALLS FOR applied af the respective buffer or bumper Michael David Robinson: C-20731
Elevator Safety Code. R — oo AN CONTROL : — \ HYDRAULIC FASTENING OF floor plate locations and will never coincide °  john Steven Hil: C.23553
3. Furnishing, installing, and STATICALLY i LINETO DOOR FRAMES with the Safety Impact Load (see #2). 5
maintaining the required fire rating CONTROLLED —~___ — — = o ELEVATOR 4. The approximate overall static net vertical load , ' o
of elevator hoistway walls, AT AN from the elevator system is 3760 lbs. This value o [his document, ond the ideas and designs incorporated
Y (INC. FIRE DAMPER T 1 - f . : i here—in, as an instrument of professional service, is the
including the penetration of the IF MACHINE ROOM includes the cc:pocﬂy, cab, sllrjg, ram, ram's R property of Robinson Hill Architecture, Inc. (rha), and is
fire wall by elevator fixture boxes, is IS FIRE RATED) SEE NOTE 2 J J | neges, dne fie weigh'sanel ks applied & he wihoo the witen autheractonof rha. s dooarint
not the responsibili’ry of the HYDRAULIC — 99 rcm |OCGT.IOH on the base plafe. This value is © not to be reproduced and/or modified in any way, nor
(ZD DOOR C/L elevator contractor or :QJ POWER UNIT %) E % % ¢/ included in the calculated values of Sofe’ry S’bOH any reprgductigﬂ of this document be modified
z (FROM HOISTWAY OVERVIEW DRAWING) < N/ Z * 7 Impact Load (see #2) and Buffer Impact Load without the prior written consent of rha.
& manufacturer. _ MAIN LINE & CAR _ § { x <§( 25 ! (see #3) This document h d to descri
O £ The interface of the hoistway wall LIGHT SUPPLY - vw = OO0 f . ) . ° ?“kumeg o bﬁ” prepared to dm‘ﬁe E["gofﬁd
T O . . / \ 1% W = v = . The maximum working pressure of the hydraulic new work and dogs not necessariy represent as-built or
O & o . with the hoistway entrance shalll DISCONNECTS /l O — % o o 'C) - 8 system is 750 psi existing conditions. The Architect does not warrant, in any
> E > J—I be in strict Complionce with the (CIRCUITS 1 & 2) oz j 9) <C = | 2 Y DSl ) . . wocy, tlg accuracy of_cth\s mfo\rmu:\?n and Eth not be
o DOOR DOOR * Q < — I < The hydraulic line shall be 2" hydraulic tubin responsible for any discrepancy between this document
® = Z W entrance manufacturer's LIGHT SWITCH & < <O o Note | e Q Y 4 ny 9 and the existing conditions.
s < ¢ SLIDES SLIDES 24 blo : . o LIGHT o TYPE ABC FIRE 5z 95 4 o e with a .065 wall thickness or ' schedule 80 ’
2 ¥ O <:| <:| < 5|0 requirements in order to retain fire RSCF'EETU:(EELE ~(CRCUITg) A L TINGUISHER e P> 0 <2 (PAGE ) z > oo 1 065 2 i
Z 3 5 TO TO 2 rating and label validity of the (CRCUIT 3 & 4) MR floor SMOKE/ 00F0 358 nQ 2 7. Tho rated smed in the down direction is 30 0
_2 & 6 OPEN OPEN = - elevator hoistway doors and b At vLR-Tloor DETECTOR 5 |:|_: a4 O < ) % 9 D % : P © wner
3 5 frame In=0 ;5 55 cg fom.
o 9 3 o w o N>>kF o= Z S5 o 8. Hoistway to be constructed plumb and vertical ©
& ) Z 5. Hoistway walls af enfrances should / - & % = = 35 Q0 5 T < = within 4" from top to bottom
w i be left open for the full width of = — /?é O < lZ &5 >§_ 'g : °
5 z the shaft until after door sills and —— T 30MN. ) 22w Ho © = o
= © frames are set in place. If this is not ggtg L%gimg_ > <Z = 2 , 4 [a) ‘ O
O S feasible, leave a 54"W x 92"H rough ACCESS DOOR N Zo 4 ) : - =
S 2 opening. (FIELD &féf%“éb%ﬁm@ﬁi e Ll <t ¥ 2 Typical rail backing *Without Structural ’
T 6. Filing and grouting by GC. 22"W x 30"H x 8'D < % P 5 ¥ ithout Structura
5 - ROOM BY GTHERS AS REQURED 8 ; constructed of (3) 2x12" Engineering By Ofhers > Consultant
2x10 Header Hydraulic Power Unit ) LVLs laminated between o
Double _A *IF MACHINE ROOM IS SPRINKLERED, A SHUNT TRIP RELAY OR SHUNT TRIP DISCONNECT MUST BE PROVIDED 331"H X 24"W X 123D (2) 2x6" LVLs using
. . BY THE ELECTRICIAN COMPLETE WITH EXTRA SET OF N.O. CONTACTS (TYPE DPDT) IN ORDER TO SHUNT 7 — °
5/8" Sheetrock - lsjr?:gric]:f POWER AND DISCONNECT BATTERY LOWERING SIMULTANEOUSLY WHEN THE HEAT DETECTOR IS TRIGGERED. wood glue and screws. INSTALL RAIL BRACKETS TO THE RAIL 5
WALL WITH (2) 5/8"x 5" LAG BOLTS/FLAT
] : 18" 18" WASHERS PER THE RAIL ELEVATION
o __ 28J"MIN.RETURNSIDE __|_ 25J" MIN. STRIKE SIDE —|pessiinE sEETROCK INTO DOOR * NOTES: CIRCUIT 1: SINGLE PHASE 240 VAC 30 A VIEW DRAWING ©
o ROUGH OPENING ROUGH OPENING / JAMBS TO ENSURE PROPER FIRE SEAL*** . —_— MAIN LINE DISCONNECT )
= NOTE: ELEVATOR EQUIPMENT O 1) THE ELEVATOR MACHINE ROOM LOCATION AND LAYOUT MUST MEET SQUARE D - H322N OR EQUIVALENT [
IS COSTLY AND FRAGILE. USE CAUTION 05 Rail Forces
| HOISTWAY SILL LINE WHEN L|ING INTO ERAMES d é o CODE REQUIREMENTS DEFINED BY THE LOCAL AHJ. 2 POLE W/ AUX. CONTACT OR 3 POLE RAIL BACKING CONSTRUCTION | = = ‘ each rail o
. <3 2) 30" WIDE x 36" DEEP CLEAR WORKING SPACE REQUIRED IN FRONT OF (WOOD FRAMING) ] e ) o
‘ I . ]D/C;HE’LeeeTrock BN BN THE MAIN CONTROL BOX AND DISCONNECTS BY NEC. CIRCUIT 2: SINGLE PHASE 120 VAC 15A Al . N 8# T-Rail
= o ]
=] XX XX fb -1 & 3) DISCONNECTS TO BE LOCATED ON THE STRIKE SIDE OF THE MACHINE CAR LIGHT DISCONNECT DOOR BACKING CONSTRUCTION DETAILS 5" VERTICAL = L/Lf 2/ °) 1\ \
2] i Double ‘ ROOM DOOR. SQUARE D - G221N OR EQUIVALENT. (WOOD FRAMING) SCREW SPACING g:stxg:FN%F f J 1 R1 °
" " . = [splhg
\ 22— | X 5/8'Sheefrock 4) MAIN LINE DISCONNECT SHALL BE FUSIBLE, CAPABLE OF BEING AND 2" FROM EACH  / , B & 191# o
Drywal Returns to 5.75" Frames Rated Poured, CMU, LOCKED IN THE OPEN POSITION, SIZED FOR THE APPLICATION, AND CIRCUIT 3: SINGLE PHASE 120 VAC 15A SDEOF5LVL [P T Rails A LN [ N 5
BLOCK/POURED CONSTRUCTION or Stud & Drywall INCLUDE AUXILIARY CONTACTS THAT OPEN WHEN THE DISCONNECT IS DEDICATED MACH ROOM LIGHTS & GFCI —\r i Submittal Dates
SILL ANCHORS: woob/ DsRlnN/fNLLCﬁgsss,T RUCTION Wall (Each Side) OPENED TO SHUT OFF BATTERY LOWERING OPERATION. CENTERLINE ‘ R2 o
(6) 3" x 3" WEDGE (6) 3 x 4" LAG BOLTS, ZINC 5) LIGHT SWITCH TO BE LOCATED ON THE STRIKE SIDE OF THE MACHINE CIRCUIT 4: SINGLE PHASE 120 VAC 15A —— i 15" - 4984# . ENTITLEMENT SUBMITTAL 06.08.23
FNisHED O T ANCHORS st ROOM DOOR. DEDICATED PIT LIGHTS & GFCI pie (Dsﬁgm e ENTITLEMENT RE SUB. 04.04.24
2 gl VLs O
FLOORING _ FLOORING . 6) THE HYDRAULIC POWER UNIT SHALL BE LOCATED WITHIN 40' FROM o CUTAW Am 445" ENTITLEMENT RE SUB. 06.17.24
QN I 5 ARROW LIFT THE CYLINDER. ARROW LIFT N 2 7 ARROW LIFT o
‘ 101 SUNNYSIDE AVE, STE 101 CLOVIS, CA 93611 559-322-1901 101 SUNNYSIDE AVE, STE 101 CLOVIS, CA 93611 559-322-1901 \ o 2l > 40_“ 101 SUNNYSIDE AVE, STE 101 CLOVIS, CA 93611 559-322-1901
I = TITLE SCALE 7) THE MINIMUM MACHINE ROOM HEADROOM IS 84", TITLE SCALE J 8 TITLE SCALE o
q - - ! 5 VL = = -
L o) )L |emeemcmmesn ek |y ovos i OF MECTANCA MRS TOMANAN WACHNE (Lot ontsosnen ot IS ot O ER—s U oo e o :
5 . o [¢] ! N '
} % LW/AC 02/16/2023 021623-L01 HELL EI%CN)%ERA?DAQ SSII\T(;?TES EHV\E/‘RTI\H/\(H)EJT/\/A\lTEINCT/Y\LFLRYOC/\AOiI ;CR)OQLSLT;D — LW/AC 02/16/2023 021623-01 HELL \\\ §\.\ . LW/AC 02/16/2023 021623-L01 FlELL 5
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o Project Info. Address

ESPERANZA

309 MANHATTAN BEACH BLVD.
MANHATTAN BEACH, CA 90266
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DOWNTOWN EATING AND DRINKING ESTABLISHMENTS - ALCOHOL MATRIX

ATTACHMENT H

. Approved Hours of Approved Alcohol Resolution .
Establishment Address Operation Alcohol Hours License [Nos. & Dates Entertainment
9am-12am, Sunday 9am-12am, Sunday
11am-12am, Mon-Wed 11am-12am, Mon-Wed
900 Manhattan 11am-12am, Thu 11am-12am, Thu Full Liquor | CC 20-0119 L|ve.allowed on 2nd flpor
Club/Downstairs Bar 900 Manhattan Ave. (downstairs) (downstairs) (Type 47) 02/18/20 Dancing allowed on Fri/Sat
11am-1am, Thu (upstairs) | 11am-1am, Thu (upstairs) nights
11am-1am, Fri 11am-1am, Fri
9am-1am, Sat 9am-1am, Sat
Full Liauor 51(30431/32 Entertainment 12am, Sun-
Arthur J's 903 Manhattan Ave. None None q Thu
(Type 47) PC 22-08 1am. Fri-Sat
08/10/22 ’
. 7am-12am, Sun-Thu 7am-12am, Sun-Thu Full Liquor CC 09-01
Brewco Social 124 Manhattan Beach Blvd. 7am-1am, Fri-Sat 7am-1am, Fri-Sat (Type 47) 01/14/09 None
PC 24-
’ . 6am-10pm, Sun-Thu 6am-10pm, Sun-Thu Full Liquor 08/28/24
Café Altamura 1140 Highland Ave. 6am-11pm, Fri-Sat 6am-11pm, Fri-Sat (Type 47) PC 02-14 None
05/08/02
Culture Brewing PC 19-05
Company 327 Manhatta Beach Blvd. 8am - 10pm 8am - 10pm Beer 05/22/19 None
PC 24-
. 6am-11pm, Sun- Thu 6am-11pm, Sun- Thu Full Liquor 08/28/24
Dash Dashi 1127 Manhattan Ave. 6am-1am, Fri-Sat 6am-1am, Fri-Sat (Type 47) | cC5175 None
06/20/95
7am-11pm, Sun-Thu 7am-11pm, Sun-Thu Beer & Wine | CC 07-09
=l Sombrero 1005 Manhattan Ave. 7am-12am, Fri-Sat 7am-12am, Fri-Sat (Type 41) | 06/25/07 None
. . Full Liquor CC 85-32
Ercoles 1101 Manhattan Ave. 11am-2am, Daily 11am-2am, Daily (Type 47) 11/12/85 None
9am-9pm, Sun 9am-9pm, Sun .
Féte Bistro 1017 Manhattan Ave. 5:30am-10pm, Mon-Thu | 5:30am-10pm, Mon-Thu ';#” Le|q:7o)r %(2:/3‘:/_814 None
5:30am-11pm, Fri-Sat 5:30am-11pm, Fri-Sat P
Fishing with 7am-11pm, Sun-Wed 7am-11pm, Sun-Wed Full Liquor CC 01-24
Dynamite 1148 Manhattan Ave. 7am-12am, Thu-Sat 7am-12am, Thu-Sat (Type 47) | 11/28/01 None
Entertainment/Dancing for
Fusion Sushi 1150 Morninaside Dr 9am-11pm Sun-Wed 9am-11pm Sun-Wed Beer & Wine | CC 05-05 Private Parties In Banquet
9 ' 7am-12am Thu-Sat 7am-12am Thu-Sat (Type 41) 03/23/05 Room Only
Thu-Sat
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DOWNTOWN EATING AND DRINKING ESTABLISHMENTS - ALCOHOL MATRIX

. Approved Hours of Approved Alcohol Resolution .
Establishment Address Operation Alcohol Hours License [Nos. & Dates Entertainment
PC 24-06,
Great White 401 Manhattan Beach Blvd. 7am-11pm, Daily 7am-11pm, Daily Iz.llfgpl'elq:%r 3(7;/(())2/_%2 None
03/23/05
11am-2am, Daily
No Outdoor Dining After . Full Liquor CC 83-18 [Live entertainment til 1:30am,
Hennesseys 313 Manhattan Beach Blvd. 10pm When 11am-2am, Daily (Type 47) 04/26/83 Mon-Sun
Entertainment Performs
Hook & Plow 1112 Manhattan Ave. None None B(e_?;é\gv;?e BOZG/_/\ﬁF/’é%z None
11:00am-11:00pm Sun- 11:00am-11:00pm Sun- .
Izaka-Ya 1133 Highland Ave. Wed Wed B‘(a?r 8;\2/1';‘8 23/112/'?3 None
11:00am-12am Thu-Sat | 11:00am-12am Thu-Sat yp
Kettle 1138 Highland Ave. 24 Hours Daily 11am-1am B??;femr)‘e Bé’?ﬁ%%‘s None
- CC 5770 2 Unamplified Entertainers
Limited 07/16/02 Background Music
Le Pain Quotidien [451 Manhattan Beach Blvd. 7am-7:30pm, Daily 10am-7:30pm, Daily Selection of cC 08-08 | Class | En?ertainment Permit
Beer & Wine | 15/14/08 Required for More
Love and Salt 317 Manhattan Beach Blvd. 9am-1am, Daily 9am-1am, Daily Flgla:qrz(:,;& 0?/?65;: ;S4 2 enteﬂaén1e£salr2: 18‘3[: Fri, Sat
. 11am-12am, Mon-Sat 11am-12am, Mon-Sat Full Liquor CC 83-28 Maximum 3 musicians,
Mangiamo 128 Manhattan Beach Blvd. 8am-12am, Sun 8am-12am, Sun (Type 47) | 06/14/83 nonamplified
Manhattan Pizzeria | 133 Manhattan Beach Blvd. 6am-2am, Daily 6am-2am, Daily B(e_?;;\gv;?e Pgﬂz?ﬂgo None
6am-11pm, Sun-Wed 6am-11pm, Sun-Wed Full Liquor | CC 20-0049
MB Post 1142 Manhattan Ave. 6am-1am, Thu-Sat 6am-12am, Thu-Sat (Type 47) 5/14/20 None
. 6am-11pm, Sun-Thu 6am-11pm, Sun-Thu Full Liquor | CC 20-0128
Nando Milano 1131 Manhattan Ave. 6am-12am, Fri-Sat 6am-12am, Fri-Sat (Type 47) | 11/04/20 None
CC 18-0074 | 2 Unamplified Entertainers
Nick's 451 Magﬁit;ag_?ggd’ BVd | 6am-11pm, Sun-Thu | 6am-10:30pm, Sun-Thu | Full Liquor | 06/05/2018 Background Music
Manhattan Beach 1200 Morninaside 6am-12am, Fri-Sat 6am-11:30pm, Fri-Sat (Type 47) CC 5770 Class | Entertainment Permit
g 07/16/02 Required for More
CC 06-20 2 Unamplified Entertainers
Petro's 451 Manhattan Beach Blvd 6am-12 am, Sun-Thu 6am-11:30pm, Sun-Thu Full Liquor 12/13/06 Background Music
Suite B-110 6am-1am, Fri-Sat 6am-12:30am, Fri-Sat (Type 47) CC 5770 Class | Entertainment Permit
07/16/02 Required for More
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DOWNTOWN EATING AND DRINKING ESTABLISHMENTS - ALCOHOL MATRIX

. Approved Hours of Approved Alcohol Resolution :
Sl ARG Operation Alcohol Hours License [Nos. & Dates Entertainment
. . . . Beer & Wine [ CC 05-05
Pitfire Pizza 401 Manhattan Beach Blvd. 7am-11pm, Daily 7am-11pm, Daily (Type 41) 03/23/05 None
. 7am-10:30pm, Sun-Thu | 7am-10:30pm, Sun-Thu | Beer & Wine | CC 89-23 e .
Rice 820 Manhattan Ave. 7am-11:30pm, Fri-Sat | 7am-11:30pm, Fri-Sat | (Type41) | oe/27/89 | onamelified live music
. 7am-12am, Sun-Thu 7am-12am, Sun-Thu Full Liquor PC 99-04
Rock N Fish 120 Manhattan Beach Blvd. 7am-1am, Fri-Sat 7am-1am, Fri-Sat (Type 47) 02/10/99 None
. 7am-11pm, Sun-Thu 7am-11pm, Sun-Thu Beer & Wine | PC 07-04
Rockefeller 1209 Highland Ave. 7am-12am, Fri-Sat 7am-12am, Fri-Sat (Type 41) 05/09/07 None
CC 5770
Zinc Lobby Bar & Zinc Zinc Lobby Bar & Zinc 02/51_%/22
Terrace: 11pm Daily Terrace: 11pm Daily 05/25/05 | 2 Unamplified Entertainers
Interior Courtyard (for Interior Courtyard (for : !
. X X Full Liquor (CC 6275 Background Music
Shade Hotel 1221 Valley Drive Special Events Only) Special Events Only) . .
) (Type 47) 07/09/10 Class | Entertainment Permit
11pm, Sun-Thurs 10:30pm, Sun-Thurs )
. ) . Hours Not Required for More
12am, Fri-Sat 11:30pm, Fri-Sat Shown As
Rooftop Deck, 10pm Daily| Rooftop Deck, 9pm Daily Reso. Not Yet
Implemented)
Shellback 116 Manhattan Beach Blvd. No Resolution No Resolution lz_llf!:pl';q:%r No Resolution
. . 6am - 11pm, Mon-Thu 6am - 11pm, Mon-Thu Full Liquor PC 18-15
Simmays 229 Manhattan Beach BIVd.| g, 12am, Fri-sat 6am-12am, Fri-Sat (Type 47) | 09/26/18 None
. . 7am-11pm, Sun-Thu 7am-11pm, Sun-Thu Beer & Wine | CC 07-09
Slay ltalian Kitchen ]~ 1001 Manhattan Ave. 7am-12am, Fri-Sat 7am-12am, Fri-Sat (Type 41) | 06/25/07 None
SLAY Steak + Fish 11am-11pm, Sun-Thu 11am-11pm, Sun-Thu Full Liquor CC 02-28
House 1141 Manhattan Ave. 6am-12am, Fri-Sat 6am-12am, Fri-Sat (Type 47) | 08/28/02 None
CC 4471
. 10am-12am, Sun-Thu 10am-12am, Sun-Thu Full Liquor 02/16/88 . . .
Sugarfish 304 12th Street 10am-1am, Fri-Sat 10am-1am, Fri-Sat (Type 47) BZA 87-36 Live Entertainment & Dancing
12/08/87
- 6am-11pm, Sun-Thu 6am-11pm, Sun-Thu Full Liquor PC 19-10
Tacolicious 1129 Manhattan Ave. 6am-12am, Fri-Sat 6am-12am, Fri-Sat (Type 47) | 6/12/19 None
10am-12am, Mon-Thu 10am-12am, Mon-Thu CC 6304 . . .
10am-1am, Fri 10am-1am, Fri Full Liquor | o0a4/1g/11 |Hve Entertainment & Dancing
The Strand House [ 117 Manhattan Beach Blvd. ’ ’ q Fri-Sat, till 1am
8am-1am, Sat 8am-1am, Sat (Type 47) PC 11-02 Thu & Sun. till 11:30pm
8am-12am, Sun 8am-12am, Sun 02/23/11 ’ ~oUp
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