CITY OF REDONDO BEACH
PLANNING COMMISSION AGENDA
Thursday, November 20, 2025

415 DIAMOND STREET, REDONDO BEACH

CITY COUNCIL CHAMBER

REGULAR MEETING OF THE PLANNING COMMISSION - 6:30 PM

ALL PUBLIC MEETINGS HAVE RESUMED IN THE COUNCIL CHAMBER.
MEMBERS OF THE PUBLIC MAY PARTICIPATE IN-PERSON, BY ZOOM,
EMAIL OR eCOMMENT.

Planning Commission meetings are broadcast live through Spectrum Cable, Channel 8, and
Frontier Communications, Channel 41. Live streams and indexed archives of meetings are
available via internet. Visit the City’s office website at www.Redondo.org/rbtv.

TO WATCH MEETING LIVE ON CITY'S WEBSITE:
https://redondo.legistar.com/Calendar.aspx
*Click "In Progress" hyperlink under Video section of meeting

TO WATCH MEETING LIVE ON YOUTUBE:
https://www.youtube.com/c/CityofRedondoBeachIT

TO JOIN ZOOM MEETING (FOR PUBLIC COMMENT ONLY):

Register in advance for this meeting:
https://www.zoomgov.com/webinar/register/WN___s648-MDRriOtr4nSvUbY g#/registration
After registering, you will receive a confirmation email containing information about joining the
meeting.

If you are participating by phone, be sure to provide your phone # when registering. You will
be provided a Toll Free number and a Meeting ID to access the meeting. Note; press # to
bypass Participant ID. Attendees will be muted until the public participation period is opened.
When you are called on to speak, press *6 to unmute your line. Note, comments from the
public are limited to 3 minutes per speaker.

eCOMMENT: COMMENTS MAY BE ENTERED DIRECTLY ON WEBSITE AGENDA PAGE:
https://redondo.granicusideas.com/meetings

1) Public comments can be entered before and during the meeting.

2) Select a SPECIFIC AGENDA ITEM to enter your comment;

3) Public will be prompted to Sign-Up to create a free personal account (one-time) and then
comments may be added to each Agenda item of interest.

4) Public comments entered into eComment (up to 2200 characters; equal to approximately 3
minutes of oral comments) will become part of the official meeting record. Comments may be
read out loud during the meeting.

EMAIL: TO PARTICIPATE BY WRITTEN COMMUNICATION WITH ATTACHED
DOCUMENTS BEFORE 3PM DAY OF MEETING:

Written materials that include attachments pertaining to matters listed on the posted agenda
received after the agenda has been published will be added as supplemental materials under



the relevant agenda item. PlanningRedondo@redondo.org

REGULAR MEETING OF THE PLANNING COMMISSION - 6:30 PM
CALL TO ORDER

ROLL CALL

SALUTE TO THE FLAG

oo wp

APPROVE ORDER OF AGENDA
E. BLUE FOLDER ITEMS - ADDITIONAL BACK UP MATERIALS

Blue folder items are additional back up material to administrative reports and/or public comments received after
the printing and distribution of the agenda packet for receive and file.

E.1. RECEIVE AND FILE BLUE FOLDER ITEMS- Placeholder for items received after the
release of the agenda

F. CONSENT CALENDAR

Business items, except those formally noticed for public hearing, or those pulled for discussion are assigned to
the Consent Calendar. The Commission Members may request that any Consent Calendar item(s) be removed,
discussed, and acted upon separately. Items removed from the Consent Calendar will be taken up under the
"Excluded Consent Calendar" section below. Those items remaining on the Consent Calendar will be approved in
one motion. The Chair will call on anyone wishing to address the Commission on any Consent Calendar item on
the agenda, which has not been pulled by the Commission for discussion. Each speaker will be permitted to
speak only once and comments will be limited to a total of three minutes.

APPROVE THE AFFIDAVIT OF POSTING FOR THE PLANNING COMMISSION
MEETING OF OCTOBER 16, 2025.

APPROVE MINUTES FOR THE PLANNING COMMISSION REGULAR MEETING OF
MAY 20, 2025.

G. EXCLUDED CONSENT CALENDAR ITEMS
H. PUBLIC PARTICIPATION ON NON-AGENDA ITEMS

This section is intended to provide members of the public with the opportunity to comment on any subject that
does not appear on this agenda for action. This section is limited to 30 minutes. Each speaker will be afforded
three minutes to address the Commission. Each speaker will be permitted to speak only once. Written requests,
if any, will be considered first under this section.

H.1. RECEIVE AND FILE WRITTEN COMMENTS ON NON-AGENDA ITEMS

. EX PARTE COMMUNICATION

This section is intended to allow all officials the opportunity to reveal any disclosure or ex parte communication
about the following public hearings.

J. PUBLIC HEARINGS

J.1. Public Hearing for consideration of an Exemption Declaration and Conditional Use
Permit to allow the operation of a NEW restaurant BUSINESS (CHIPOTLE) WITHIN
AN EXISTING COMMERCIAL SPACE OF an existing multi-tenant commercial building
on property located at 413 N. Pacific Coast Highway in a Commercial (C-2A) zone.



https://redondo.legistar.com/gateway.aspx?m=l&id=/matter.aspx?key=12535
https://redondo.legistar.com/gateway.aspx?m=l&id=/matter.aspx?key=12536
https://redondo.legistar.com/gateway.aspx?m=l&id=/matter.aspx?key=12546
https://redondo.legistar.com/gateway.aspx?m=l&id=/matter.aspx?key=12537
https://redondo.legistar.com/gateway.aspx?m=l&id=/matter.aspx?key=12545
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(Case no. 2025-0247)

RECOMMENDATION:

1. Open the public hearing, administer oath, take testimony from staff, the applicant
and other interested parties, and deliberate;
2. Close the public hearing; and

3. Adopt the attached resolution by title only, waiving further reading:

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF REDONDO
BEACH ADOPTING AN EXEMPTION DECLARATION AND APPROVING THE
REQUEST FOR A CONDITIONAL USE PERMIT TO ALLOW THE OPERATION OF A
NEW RESTAURANT BUSINESS (CHIPOTLE) WITHIN AN EXISTING COMMERCIAL
SPACE OF AN EXISTING MULTI-TENANT COMMERCIAL BUILDING ON
PROPERTY LOCATED AT 413 N. PACIFIC COAST HIGHWAY IN A COMMERCIAL
(C-2A) ZONE. (CASE NO. 2025-0247)

ITEMS CONTINUED FROM PREVIOUS AGENDAS

ITEMS FOR DISCUSSION PRIOR TO ACTION

ITEMS FROM STAFF

COMMISSION MEMBER ITEMS AND FUTURE COMMISSION AGENDA TOPICS
ADJOURNMENT

The next meeting of the Redondo Beach Planning Commission will be a regular meeting to be held at 6:30 p.m.
on December 18, 2025, in the Redondo Beach Council Chambers, at 415 Diamond Street, Redondo Beach.

It is the intention of the City of Redondo Beach to comply with the Americans with Disabilities Act (ADA) in all
respects. If, as an attendee or a participant at this meeting you will need special assistance beyond what is
normally provided, the City will attempt to accommodate you in every reasonable manner. Please contact the City
Clerk's Office at (310) 318-0656 at least forty-eight (48) hours prior to the meeting to inform us of your particular
needs and to determine if accommodation is feasible. Please advise us at that time if you will need
accommodations to attend or participate in meetings on a regular basis.

An agenda packet is available 24 hours at www.redondo.org under the City Clerk.


https://redondo.legistar.com/gateway.aspx?m=l&id=/matter.aspx?key=12545
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|
Community Development | 415 Diamond Street, P.O. Box 270
Planning Division Redondo Beach, California 90277-0270
www.redondo.org

STATE OF CALIFORNIA )
COUNTY OF LOS ANGELES ) SS
CITY OF REDONDO BEACH )

AFFIDAVIT OF POSTING

In compliance with the Brown Act, the following materials have been posted at the
locations indicated below.

Legislative Body Planning Commission
Posting Type Regular Meeting Agenda
Posting Locations 415 Diamond Street, Redondo Beach, CA 90277

v Bulletin Board Adjacent to Council Chambers
v City Clerk’s Office, Door 1

Meeting Date & Time Thursday November 20, 2025 6:30 p.m.

As Planning Technician of the City of Redondo Beach, | declare, under penalty of
perjury, the document noted above was posted at the date displayed below.

Daisy Canales, Planning Technician

Date: November 13, 2025
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Minutes Regular Meeting
Planning Commission
May 15, 2025

CITY OF REDONDO BEACH
PLANNING COMMISSION MINUTES
Thursday, May 15, 2025
REGULAR MEETING OF THE PLANNING COMMISSION - 6:30 PM
A. CALL TO ORDER
A regular meeting of the Planning Commission, held in the Redondo Beach Council
Chambers at 415 Diamond Street, Redondo Beach, California was called to order by
Commissioner Gaddis.
B. ROLL CALL
Commissioners Present: Boswell, Conroy, Gaddis, Hazeltine, Light, Young, Chair Craig
Officials Present: Marc Wiener, Community Development Director
Cheryl Park, Deputy City Attorney
Steven Giang, Senior Planner
Jamal Brown, Planning Analyst
C. SALUTE TO THE FLAG
Commissioner Young led in the Salute to the Flag.

D. APPROVE ORDER OF AGENDA

Motion by Commissioner Gaddis, seconded by Commissioner Hazeltine, and approved
by voice vote, the order of the agenda, as presented.

The motion carried 7-0.

E. BLUE FOLDER ITEMS - ADDITIONAL BACK UP MATERIALS
E.1. RECEIVE AND FILE BLUE FOLDER ITEMS

Planning Analyst Brown announced there were Blue Folder ltems.

Motion by Commissioner Hazeltine, seconded by Commissioner Young, and approved
by voice vote, Blue Folder Items.

MINUTES — PLANNING COMMISSION
Monday, May 15, 2025
Page 1
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The motion carried 7-0.
The Commission concurred to reconsider Item No. D.

Motion by Commissioner Conroy, seconded by Chair Craig, and approved by voice vote,
the order of the agenda, as amended, moving Item No. J.2 before J.1.

The motion carried 7-0.
F. CONSENT CALENDAR

F.1. APPROVE THE AFFIDAVIT OF POSTING FOR THE PLANNING COMMISSION
MEETING OF MAY 15, 2025.

F.2. APPROVE MINUTES FOR THE PLANNING COMMISSION REGULAR
MEETING OF JULY 18, 2024 AND AUGUST 1, 2024.

Motion by Commissioner Gaddis, seconded by Commissioner Boswell, and approved by
voice vote, the Consent Calendar, as presented.

The motion carried 7-0.

G. EXCLUDE CONSENT CALENDAR ITEMS - None

H. PUBLIC PARTICIPATION ON NON-AGENDA ITEMS

H.1. RECEIVE AND FILE PUBLIC WRITTEN COMMENTS ON NON-AGENDA ITEMS
There were no public comments.

. EX PARTE COMMUNICATION

Commissioner Conroy reported speaking with Councilmembers Obagi and Kaluderovic.

Commissioner Hazeltine reported speaking with Councilmember Obagi, Chair Craig and
members of the public.

Chair Craig reported speaking with Commissioner Hazeltine, Councilmembers Obagi and
Behrendt and members of the public.

Chair Craig moved to Item No. J.2.

J. PUBLIC HEARINGS

MINUTES — PLANNING COMMISSION
Monday, May 15, 2025
Page 2
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J.1. Public Hearing for consideration of an Exemption Declaration and
Conditional Use Permit, to allow for general food/snack sales use, inclusive
of the sale of beer, wine, and liquor for off-site consumption within an
existing multi-tenant building on property located at 2706 Artesia Boulevard
in the Commercial (C-2) zone.

RECOMMENDATION:

1. Open the public hearing, administer oath, take testimony from staff, the
applicant and other interested parties, and deliberate;

2. Close the public hearing; and

3. Adopt the attached resolution by title only, waiving further reading:

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF
REDONDO BEACH ADOPTING AN EXEMPTION DECLARATION AND
APPROVING THE REQUEST FOR A CONDITIONAL USE PERMIT TO ALLOW
FOR GENERAL FOOD/SNACK SALES USE, INCLUSIVE OF THE SALE OF
BEER, WINE, AND LIQUOR FOR OFF-SITE CONSUMTION WITHIN AN
EXISTING MULTI-TENANT BUILDING ON PROPERTY LOCATED AT 2706
ARTESIA BOULEVARD IN THE COMMERCIAL (C-2) ZONE. (CASE NO.
20250021)

Motion by Commissioner Gaddis, seconded by Commissioner Hazeltine, and approved
by voice vote, to open the public hearing.

The motion carried 7-0.
Chair Craig swore in those wishing to address the Commission on this matter.

Senior Planner Steven Giang narrated a PowerPoint presentation with details of the
proposed project.

Discussion followed regarding parking continuing to be short one spot, street parking in
the area and the rationale for accepting so many applications for liquor stores on Artesia
Boulevard.

Community Development Director Wiener explained one of the findings requires that this
CUP be consistent with the intent of the AACAP which addresses placemaking and
design but not so much use and noted there is a requirement for consistency which is
mostly design oriented.

Commissioner Boswell wondered about concerns with the density of alcohol-serving
businesses along Artesia Boulevard and noted that many residents have complained that
there are already, too many and that no more are needed.

MINUTES — PLANNING COMMISSION
Monday, May 15, 2025
Page 3
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Community Development Director Wiener reported that in terms of this application, the
Commission is limited to findings and whether or not the project meets them and stated
that later, if Council would like to look at land uses more broadly, throughout the City, staff
will pursue it.

Discussion followed regarding limiting the size of alcohol sold by regulating the size of
containers.

Community Development Director Wiener noted it is in the Commission’s purview to
regulate the operations of the business as long as it is within reason and would allow
them to still operate as a business and stressed the need to ensure that conditions are
realistic and enforceable.

Discussion followed regarding an existing condition prohibiting on-premise consumption,
returning to the Planning Commission if complaints of violations are received, whether
the applicant has the ability to observe and enforce violations behind the building,
considering the lack of windows and visibility, adding a ban on single-serve containers,
installing no exterior alcohol signage and advertising, conditions placed on a prior project
relative to beer and wine sales.

Commissioner Boswell spoke about not limiting entrepreneurs as to how to run their
business and imposing restrictions on problems that may never occur and noted the
Planning Commission has opportunities to revisit the matter if there are problems.

Discussion followed regarding the access point for upstairs offices and access to the back
parking lot.

Commissioner Hazeltine spoke about the lack of plans to beautify the outside of the
building.

Chair Craig invited public comments.

Michael Rancini, Real Estate Broker representing Mr. Singh, reported that no single-use
containers are sold; spoke in his support and in support of the business; stated they have
no issues with transients but do have security; addressed the cost of proposed
improvements; mentioned the landlord has made improvements to the outside and
offered to add landscaping and greenery.

Commissioner Conroy offered a condition setting closing hours to 10:00 p.m., Sunday
through Thursday and 11:00 p.m., Friday through Saturday as well as requiring a hearing
to amend the CUP in the future, maintaining 24-hour security cameras, prohibiting the
sale of single serving containers and exterior alcohol advertising and Mr. Rancini agreed.

MINUTES — PLANNING COMMISSION
Monday, May 15, 2025
Page 4
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Discussion followed regarding the importance of fitting in with the rest of the community,
the product mix offered by the store, the percentage of alcohol sales and the need to limit
external signage.

Gurjit Singh, Applicant, confirmed his business has no outside signs advertising alcohol
and addressed Lead training.

Michael Rancini and Gurjit Singh continued responding to questions from the Commission
regarding deliveries and agreed to keep the windows free of signage and neon signs
advertising alcohol.

Discussion followed regarding keeping the area clean and the possible need for sound
mitigation due to the proximity of compressors to other uses, adding a condition restricting
hours of deliveries, adding a condition to add landscape and beautify the exterior, having
the Applicant work with staff to beautify the area and requiring regular maintenance and
structural challenges.

Commissioner Conroy suggested making the CUP subject to a one-year compliance
review with the authority, at that time, to modify or revoke the CUP if there are violations.

Deputy City Attorney Park reported the prohibition of single-serve containers is already in
the City code relative to establishments selling beer and wine, is a valid criteria and is a
condition that can be imposed.

Discussion continued regarding deliveries along Artesia Boulevard by larger tractor
trailers.

Community Development Director Wiener offered to speak with the RBPD about how to
best manage deliveries throughout the City.

Deputy City Attorney Park suggested a condition that would require deliveries to adhere
to all Vehicle Code sections and vehicles not to block the roadway.

Chair Craig mentioned problems with deliveries on Prospect Boulevard near schools and
the need to be able to enforce any restrictions that are put in place.

Commissioner Hazeltine spoke about restrictions that were put in place for another
project limiting the times for deliveries and the sizes of delivery vehicles.

Commissioner Boswell pointed out there is street parking on Inglewood, next to the
proposed store.

Michael Rancini asserted the issue will be addressed.

MINUTES — PLANNING COMMISSION
Monday, May 15, 2025
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Shelley Jones, nearby resident, reported there will be problems with parking and with
deliveries blocking the road; expressed disappointment in that it seems that the
Commission has already made its decision; spoke about other alcohol-serving
establishments within walking distance; noted the public does not need another liquor
store; wondered what public need the project satisfies; discussed accidents occurring in
the area; expressed concerns with loitering and increased crime and asserted the need
for more planning in this regard.

Jim Mueller, District 5, wondered about the research done that would indicate the need
for another alcohol-serving establishment along the Artesia Corridor; mentioned they
create problems for law enforcement, the school system and the homeless coordinator;
spoke about encouraging businesses that are healthy for the community; reported the
analysis for this project does not include projected revenues and questioned if allowing
this business is worth the risk to the community.

Diane Moore (via Zoom), together with Dr. Kim Ray, stated she has worked at the
Redwood Animal Hospital for 20 years; reported that Dr. Ray is the business owner and
expressed concerns regarding increased transient activity, people urinating, defecating
and sleeping in their parking lot; mentioned problems with delivery vehicles blocking the
roadway and people parking, loitering and drinking in their parking lot.

Motion by Commissioner Young, seconded by Commissioner Hazeltine, and approved
by voice vote, to extend the speaker’s time.

The motion carried 7-0.

Diane Moore and Dr. Kim Ray (via Zoom) suggested installing a barrier between their
parking lot and the subject project’s parking lot.

Tim Doran (via Zoom) stated the parking situation will not work because of the small size
of the lot and voiced opposition to having another alcohol-serving establishment along
Artesia.

There were no other public comments on this item.

Commissioner Boswell noted the Commission’s role at this time is not to approve or deny
the project but rather determine whether the project is consistent with the findings.

Deputy City Attorney Park explained the Planning Commission would have to make a
decision on whether it wants to grant the CUP. She added the decision would be based
on the criteria for issuing a CUP and the additional provisions under Section 10-2.1600,
which are the additional findings needed for a liquor store and noted that the fact that the
Commission feels the City does not need another liquor store is not a criteria for denial.

MINUTES — PLANNING COMMISSION
Monday, May 15, 2025
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Commissioner Boswell pointed out that residents are concerned about having another
liquor store in the neighborhood.

Commissioner Young mentioned that they are also concerned about delivery trucks,
parking and traffic.

Discussion followed regarding distinctions between criteria and policy, Council’s purview
to develop policy, addressing an existing blighting problem and making a case as to why
the project would cause additional blight, considering whether the site has adequate
access to public streets and the kind of traffic generated by the proposed use.

Community Development Director Wiener talked about the lack of criteria to deny a
project based on the saturation of such uses in an area.

Commissioner Gaddis felt the current situation has the “odor” of blight; mentioned
regulating noise, vibration, odor and the like and requested requiring a wall between the
Animal Hospital and the subject store to separate the properties.

Community Development Director Wiener suggested continuing the item to the next
Commission meeting to allow staff to conduct additional research and meet with RBPD
to address transient activity and help the Commission make informed decisions.

Commissioner Light agreed and noted he is not comfortable making a decision, tonight.

Commissioner Boswell agreed; stated there seem to be many missing pieces; referenced
the testimony provided by the Animal Hospital representatives and wondered why
security, motion lights have not been installed to improve public safety.

Discussion followed regarding whether to continue the item or not, getting input from
RBPD regarding calls for service to the area, the Planning Commission’s
recommendation to Council not to allow alcohol sales in gas stations, after much
discussion and Council’s subsequent decision to allow alcohol sales in gas stations.

Commissioner Hazeltine reported that Councilmember Obagi indicated that along with
regulating smoke shops, Council wants to create more rules for liquor stores to control
their saturation; talked about the store selling food and groceries and noted the need to
consider the concerns voiced by neighbors.

Discussion followed regarding City Council direction to staff regarding the topic, during its
last meeting, the moratorium on smoke shops and regulations regarding thrift shops.

Motion by Commissioner Hazeltine, seconded by Commissioner Gaddis, to deny the
project based on the report incorrectly stating there are no security issues in the area and
on witness testimony stating the contrary.

MINUTES — PLANNING COMMISSION
Monday, May 15, 2025
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Commissioner Conroy confirmed the site is legal-nonconforming in terms of parking and
in response to his question regarding whether the Planning Commission can factor that
into its decision, Community Development Director Wiener stated it should not be a factor
as that status runs with the land and is a land-use law matter. He added that parking may
be compliant, but he will need to do additional research.

Discussion followed regarding people parking in the wrong parking lot, similarity to Ken’s
Market and concerns about traffic flow and proximity to residences.

Deputy City Attorney Park presented options noting that the Commission could review
the criteria in the draft resolution and clearly indicate which condition is not met resulting
in denial, keep the public hearing open and continue it to a date, certain to allow for
additional research, or make a motion to approve the CUP with the additional conditions
that were discussed.

Discussion followed regarding how soon the item should return to the Commission and
the number of residents notified of the public hearing.

Senior Planner Giang reported that staff did not receive any response to the notice of
public hearing distributed to 65 residential and commercial properties, within a radius of
300 feet from the subject site, other than comments voiced during the meeting.

Restated motion by Commissioner Hazeltine, seconded by Commissioner Gaddis, to
deny the project based on the condition, “The proposed use shall have no adverse effect
on abutting properties or the permitted use thereof’, noted there is no evidence that is
actually the case, and mentioned No. 2 regarding “The side of the proposed use would
have to have adequate access to public streets or highways”.

Commissioner Conroy offered a friendly amendment, to “deny the project based on the
following reasons: concentration of off-sale alcohol licenses within the neighborhood
exceeds that of the Community Standards, creating a detriment to public safety, the site
lacks adequate parking evidenced by the legal-nonconforming deficit, lack of an adequate
loading zone and peak curbside saturation affecting residential and commercial neighbors
and the late night hours and proximity to homes are incompatible with the neighborhood
commercial land use goal of protecting adjacent residential uses”.

Commissioner Hazeltine accepted the friendly amendment except for the criteria related
to saturation of liquor stores, as the City has not defined it.

Discussion followed regarding the need to have evidence that the store would not blight
the neighborhood and the number of residents expressing interest in the item.

MINUTES — PLANNING COMMISSION
Monday, May 15, 2025
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Substitute motion by Commissioner Boswell, seconded by Commissioner Young, to
continue the public hearing to allow staff to do additional research regarding public safety

issues
Comm

in the area, as discussed and return with a report to the June 19, 2025 Planning
ission meeting.

The substitute motion failed 3-4, by the following roll call vote:

AYES:
NOES

Boswell, Light, Young
Conroy, Gaddis, Hazeltine, Chair Craig

ABSTAIN: None
ABSENT: None

The amended motion carried 6-1 by the following roll call vote:

AYES:
NOES

Conroy, Gaddis, Hazeltine, Light, Young, Chair Craig
Boswell

ABSTAIN: None
ABSENT: None

Motion by Chair Craig, seconded by Commissioner Gaddis, and approved by voice vote,
to close the public hearing.

The motion carried 7-0.

Chair Craig moved to Item No. K.

J.2.

Public Hearing for consideration of an Exemption Declaration and
Conditional Use Permit to allow for the operation of a gymnastics company
(Aerial Gymnastics Club) for children and teenagers ages 2-17 within an
existing 24,000 square feet commercial space on property located at 2701
Manhattan Beach Boulevard in the Commercial (C-1) Zone.

RECOMMENDATION:

1. Open the public hearing, administer oath, take testimony from staff, the
applicant and other interested parties, and deliberate;

2. Close the public hearing; and

3. Adopt the attached resolution by title only, waiving further reading:

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF
REDONDO BEACH ADOPTING AN EXEMPTION DECLARATION AND
APPROVING THE REQUEST FOR A CONDITIONAL USE PERMIT TO ALLOW
FOR THE OPERATION OF A GYMNASTICS COMPANY (AERIAL
GYMNASTICS CLUB) FOR CHILDREN AND TEENAGERS AGES 2-17 WITHIN
AN EXISTING 24,000 SQUARE FEET COMMERCIAL SPACE ON PROPERTY

MINUTES — PLANNING COMMISSION

Monday,
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LOCATED AT 2701 MANHATTAN BEACH BOULEVARD IN THE
COMMERCIAL (C-1) ZONE (CASE NO. 20250015)

Senior Planner Steven Giang narrated a PowerPoint presentation with details of the
proposed project.

Motion by Chair Conroy, seconded by Commissioner Gaddis, and approved by voice
vote, to open the public hearing.

The motion carried 7-0.

Discussion followed regarding concerns about safety in the back lot, congestion along the
front of the lot and whether student drop-off and pick-up would be impacted and possible
transient activity in the area.

Chair Craig swore in those wishing to speak on this item.

Tino Gomez IV spoke about witnessing transient activity in the area and mentioned he no
longer takes his daughter as it feels unsafe. He requested additional lights and increased
Police surveillance.

Motion by Commissioner Boswell, seconded by Commissioner Hazeltine, and approved
by voice vote, to extend the speaker’s time.

The motion carried 7-0.

Commissioner Boswell commented on the unlikelihood of increasing Police presence and
suggested speaking with the property owner to discuss the possibility of hiring private
security.

John Snyder, Applicant, responded to questions from the Commission regarding plans to
add lighting and security, maximizing safety for staff and customers, drop-off and pick-up
procedures, back lot parking and entrance, birthday parties and holding only one party at
a time.

Emily Lopez expressed concerns that the project will exacerbate traffic and congestion in
the area.

Jeff Whitman stated he is familiar with the area; noted there is a lot of area to be exploited
in the surroundings, and it is a high density transient area; spoke about increased traffic
and congestion created by customers of the gym, especially during rush hour.

Motion by Commissioner Boswell, seconded by Commissioner Hazeltine, and approved
by voice vote, to extend the speaker’s time.

MINUTES — PLANNING COMMISSION
Monday, May 15, 2025
Page 10

20



The motion carried 7-0.
Jeff Whitman reiterated his concerns.

Chris Olsen, owner of a gymnastics center near the subject project, agreed with those
expressing concerns about lack of security and increased congestion and traffic;
mentioned the back parking lot being dark and insecure; talked about the proposed class
schedule maximizing at 630 students per week and turned in documents regarding the
applicant’s operation.

Motion by Commissioner Young, seconded by Commissioner Hazeltine, and approved
by voice vote, to receive and file documents submitted by Chris Olsen and to extend his
time to speak.

The motion carried 7-0.

Chris Olsen read from the document provided by the organization seeking funding from
investors.

Motion by Chair Craig, to extend the speaker’s time. The motion died for lack of a second.

John Snyder, Applicant, spoke about an online influencer (connected with Fit Kids
Gymnastics) claiming to attempt to keep them from occupying the subject space;
mentioned the issue is proximity of Aerial Gymnastics to Fit Kids and reported the owner
sent an email blast asking customers to protest. He continued responding to questions
from the Commission noting his willingness to clean up the back lot and make it safe;
addressed traffic during rush hour, circulation plans, coordinating class schedules to
reduce traffic impacts, other potential locations studied, traffic challenges specific to the
location and the size of the facility relative to the Torrance facility.

There were no other public comments on this item.

Motion by Commissioner Hazeltine, seconded by Commissioner Gaddis, and approved
by voice vote, to close the public hearing.

The motion carried 7-0.

Senior Planner Giang explained that Condition No. 5 directs parents, employees and
students to use the rear parking, north of the tenant space and the pickup loading zone
at the rear and reported that the Building and Safety Division reviewed the proposal and
will require updates to the rear loading dock, including updates to the ramp, to make it
ADA accessible. He added that because of the change in use, standards are higher for
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the rear loading dock and will require additional tenant improvements prior to the issuance
of the permit.

Members of the Commission commented in favor of the use of the space as it promotes
athletics, positive self-esteem and a family-friendly environment.

Discussion followed regarding opportunities to speak with the property owner regarding
adding private security on the site, adding a condition requiring lighting and security in the
back lot, recent changes in the intersection and whether having a security guard present
will deter crime.

Motion by Commissioner Hazeltine, seconded by Commissioner Young, to adopt the
following resolution by title only, waiving further reading: A RESOLUTION OF THE
PLANNING COMMISSION OF THE CITY OF REDONDO BEACH ADOPTING AN
EXEMPTION DECLARATION AND APPROVING THE REQUEST FOR A
CONDITIONAL USE PERMIT TO ALLOW FOR THE OPERATION OF A GYMNASTICS
COMPANY (AERIAL GYMNASTICS CLUB) FOR CHILDREN AND TEENAGERS AGES
2-17 WITHIN AN EXISTING 24,000 SQUARE FEET COMMERCIAL SPACE ON
PROPERTY LOCATED AT 2701 MANHATTAN BEACH BOULEVARD IN THE
COMMERCIAL (C-1) ZONE (CASE NO. 20250015), as amended adding a condition to
install lighting, cameras and enhance security at the rear parking lot of the building.

The motion carried 7-0 by the following roll call vote:

AYES: Boswell, Conroy, Gaddis, Hazeltine, Light, Young, Chair Craig
NOES None
ABSTAIN: None
ABSENT: None

Chair Craig returned to Item No. J.1.

K. ITEMS CONTINUED FROM PREVIOUS AGENDAS - None
L. ITEMS FOR DISCUSSION PRIOR TO ACTION - None

M. ITEMS FROM STAFF

Community Development Director Wiener announced that the smoke shop ordinance is
scheduled to come before the Planning Commission in July and in August, the
Commission will consider the Coastal Development Permit design review for the Avenue
A ramp project. Additionally, he commented on City Council’s Strategic Planning
Session; reported that staff carried forward the recommendations of the Planning
Commission to Council and spoke about upcoming projects including developing a plan
for PCH similar to the AACAP.
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In reply to an inquiry from Chair Craig, Community Development Director Wiener provided
a brief update on the Galleria project.

N. COMMISSION MEMBER ITEMS AND FUTURE COMMISSION AGENDA
TOPICS

Commissioner Conroy thanked staff for the crosswalk at Harkness and Agate and asked
that staff presentations be provided as Blue Folder ltems in the future.

0. ADJOURNMENT - 10:00 p.m.

Motion by Commissioner Gaddis, seconded by Commissioner Conroy, and approved by
voice vote, to adjourn the meeting at 10:00 p.m.

The motion carried 7-0.

The next meeting of the Redondo Beach Planning Commission will be a regular meeting
to be held at 6:30 p.m. on June 19, 2025, in the Redondo Beach Council Chambers, at
415 Diamond Street, Redondo Beach, California.

All written comments submitted via eComment are included in the record and available
for public review on the City website.

Respectfully submitted,

Marc Wiener
Community Development Director
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Administrative
Report

J.1., File # PC25-1602 Meeting Date: 11/20/2025
To: PLANNING COMMISSION

From: STEVEN GIANG, SENIOR PLANNER AND SEAN CULLY, PLANNING
MANAGER

TITLE

PUBLIC HEARING FOR CONSIDERATION OF AN EXEMPTION DECLARATION AND
CONDITIONAL USE PERMIT TO ALLOW THE OPERATION OF A NEW RESTAURANT BUSINESS
(CHIPOTLE) WITHIN AN EXISTING COMMERCIAL SPACE OF AN EXISTING MULTI-TENANT
COMMERCIAL BUILDING ON PROPERTY LOCATED AT 413 N. PACIFIC COAST HIGHWAY IN A
COMMERCIAL (C-2A) ZONE. (CASE NO. 2025-0247)

RECOMMENDATION:

1. Open the public hearing, administer oath, take testimony from staff, the applicant and other
interested parties, and deliberate;

2. Close the public hearing; and

3. Adopt the attached resolution by title only, waiving further reading:

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF REDONDO BEACH ADOPTING AN
EXEMPTION DECLARATION AND APPROVING THE REQUEST FOR A CONDITIONAL USE PERMIT TO
ALLOW THE OPERATION OF A NEW RESTAURANT BUSINESS (CHIPOTLE) WITHIN AN EXISTING
COMMERCIAL SPACE OF AN EXISTING MULTI-TENANT COMMERCIAL BUILDING ON PROPERTY
LOCATED AT 413 N. PACIFIC COAST HIGHWAY IN A COMMERCIAL (C-2A) ZONE. (CASE NO. 2025-0247)

EXECUTIVE SUMMARY:

The applicant is requesting approval of a Conditional Use Permit to allow the operation of a new
restaurant (Chipotle) in an approximately 2,533 square foot tenant space within an existing multi-
tenant commercial building. The business would occupy one existing suite that used to be a tanning
salon.

Chipotle Mexican Grill is a fast-casual restaurant offering customizable, Mexican-inspired meals
made from fresh ingredients without artificial additives. Customers order at the serving line or via a
mobile app and may dine in or take food to-go. The restaurant caters to a wide demographic,
attracting families and busy individuals seeking healthy, quick meals. Operating daily from 10:45 a.m.
to 11:00 p.m., Chipotle closes or adjusts hours on major holidays. The restaurant will employ
approximately 40 staff members, including seven managers, with the remainder serving as kitchen
and service crew. The facility encompasses 1,025 square feet of dining space, including 297 square
feet of seating, a 975-square-foot kitchen and prep area, 283 square feet of storage, and 250 square
feet for restrooms and office space. Outdoor dining covers an additional 417 square feet,
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accommodating 16 of the total 56 seats. Noise will be limited to background music indoors, with no
live entertainment. The menu features salads, burritos, tacos, quesadillas, and bowls, with consistent
offerings throughout the day and periodic limited-time items. Depending on whether an alcohol
license is obtained, beer may be sold on-site during all operating hours, and the location will provide
catering and delivery services through designated in-store pickup areas.

BACKGROUND:

Existing Site, Surroundings, Zoning, and Project Description

The subject site is located on the west side of N. Pacific Coast Highway, just north of Carnelian
Street, and is currently developed with a multi-tenant commercial shopping center, also known as the
Redondo Shores Shopping Center. The properties to the north and west are zoned low density multi-
family residential (R-3A). The properties to the east (across N. Pacific Coast Highway) are zoned
Commercial (C-2A). The properties to the south (across Carnelian Street) are zoned Public and
Institutional (P-CIV) and developed with the Redondo Beach Civic Center.

The existing site is developed with a two-story, 107,396 square feet, multiple-tenant commercial
building on a 257,349 square feet property. The proposed restaurant use would occupy one (1)
existing tenant space within an approximate area of 2,533 square feet. The building is situated so
that the parking is located centrally with the structures along the perimeter of the property and is
setback from the nearest adjacent residentially zoned and developed properties by approximately 90
feet. The property is served by approximately 468 parking spaces at the ground and subterranean
level for the existing structures. Vehicular access to/from the property is off of N. Pacific Coast
Highway, Carnelian Street, and Beryl Street.

The applicant intends to remodel the interior of the tenant space, by creating 1,025 square feet of
dining space, a 975-square-foot kitchen and prep area, 283 square feet of storage, and 250 square
feet for restrooms and office space. Outdoor dining covers an additional 417 square feet,
accommodating 16 of the total 56 seats.

ANALYSIS

Conditional Use Permit

Pursuant to Redondo Beach Municipal Code Sections 10-5.2506, the proposed restaurant business
requires the issuance of a Conditional Use Permit with Planning Commission approval since it is
going into a space that is larger than 2,000 square feet. The Conditional Use Permit serves to ensure
that certain uses possessing unique characteristics will not adversely affect surrounding uses and
properties, nor disrupt the orderly development of the community. For approval of the project, the
Planning Commission must make the following findings in the affirmative. The following italicized text
is the specific response to the individual criteria:

A. The site for the proposed use shall be in conformity with the General Plan, and when located
within the Artesia and Aviation Corridors Area Plan area shall be consistent with the intent of
the Artesia and Aviation Corridors Area Plan as adopted by resolution of the City Council, and
shall be adequate in size and shape to accommodate such use and all setbacks, spaces,
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walls and fences, parking, loading, landscaping, and other features required by this chapter to

adjust such use with the land and uses in the neighborhood.
The proposed restaurant is not located within the Artesia and Aviation Corridors Area
Plan. The restaurant business use will be housed within an existing commercial
building. The proposed use is in conformity with the General Plan land use designation
of Commercial (C-2A) which allows various commercial uses, which include
‘restaurants”. Additionally, all setbacks, landscaping, and the parking spaces provided
comply with the minimum number required by code (see “Parking and Operations”
section below).

. The site for the proposed use shall have adequate access to a public street or highway of

adequate width and pavement to carry the quantity and kind of traffic generated by the

proposed use.
The site is directly adjacent to two (2) signalized intersections at N. Pacific Coast
Highway, a major arterial street, Beryl Street and Carnelian Street. The access to the
subject property is available directly from N. Pacific Coast Highway, Beryl Street, or
Carnelian Street. However, traffic moving northbound on Pacific Coast Highway must
use the accessway off Beryl Street or Carnelian Street as turns into the plaza from
Pacific Coast Highway is not allowed when moving northbound. The existing driveways
on N. Pacific Coast Highway, Beryl Street, and Carnelian Street complies with RBMC
driveway standards. Pedestrian access is also provided by an existing ADA compliant
walkway from the public sidewalk on N. Pacific Coast Highway, Beryl Street, and
Carnelian Street.

. The proposed use shall have no adverse effect on abutting property or the permitted use
thereof.
The restaurant business will operate within an existing tenant space with a use that will
only have music playing indoors and is not proposing any live entertainment.
Additionally, there is an approximate 90-foot distance to the adjacent residentially
zoned properties which will further mitigate any potential noise impacts. Adequate
parking exists on site for the proposed restaurant business use and the proposed
outdoor patio will not have any amplified music playing at any time.
. The conditions stated in the resolution or design considerations integrated into the project
shall be deemed necessary to protect the public health, safety, and general welfare. Such
conditions may include, but shall not be limited to:
a. Additional setbacks, open spaces, and buffers;
i. The existing rear setback complies with applicable RBMC development
standards as the adjacent uses west of the site are residentially zoned.
b. Provision of fences and walls;
i. Not applicable. No new fences or walls are proposed as a part of this project
scope.
c. Street dedications and improvements, including service roads and alleys;
i. The existing right-of-way of Pacific Coast Highway is 90’. The subject property
previously dedicated an additional 10’ when the Redondo Shores Shoping
Center was originally developed. Existing improvements along the frontage of
the subject property (Pacific Coast Highway) are consistent with Caltrans
standards.
d. The control of vehicular ingress, egress, and circulation;
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i. Existing two-way access driveways complies with the Zoning Ordinance and
Public Works standards.

e. Sign requirements or a sign program, consistent with the Sign Regulations Criteria in
Section 10-2.1802;

i. Signage will be required to comply with the City’s signage regulations and will be
processed under a separate permit.

f. Provision of landscaping and the maintenance thereof;

i. Existing compliant landscaping to remain.

g. The regulation of noise, vibration, odor and the like;

i. The proposed use will not produce any excessive noise, vibration, or odor.

h. Requirements for off-street loading facilities;

i. The restaurant business will utilize existing loading zones at the front of the
business and walk supplies through the backdoor of the tenant space to unload
and load supplies and inventory.

i. A time period within which the proposed use shall be developed;

i. The proposed tenant improvement will comply with required building construction
and inspections days/hours.

j- Hours of permitted operation and similar restrictions;

i. Hours of operation are proposed to be 10:45AM to 11:00PM. Based on the total
number of parking available, there is ample parking during peak times for the
proposed use.

k. Removal of existing billboards on the site, subject to the findings required by Section 10
-2.2006(b); and

i. Not applicable. No billboards are located on this subject property.

[.  Such other conditions as will make possible the development of the City in an orderly
and efficient manner and in conformity with the intent and purposes set forth in this
chapter, the Artesia and Aviation Corridors Area Plan as adopted by resolution of the
City Council, and the General Plan.

i. The conditions of approval address all noted issues of concern, namely
potential parking and the acquisition of all related certificates and licenses
required by the State, County of Los Angeles, and City of Redondo Beach,
resulting in a project that is in conformity with the intentions and purposes of
the applicable provisions of the City’s Zoning Ordinance and its General
Plan.

Additionally, the project is consistent with the Comprehensive General Plan
of the City. Policy 1.3.1 of the Land Use Element allows for the development
of commercial services which provide for the needs of current and future
residents. The restaurant business will be of service to local residents. No
additional buffers or setbacks are warranted as the use is not expected to
produce additional noise and there is an existing 90-foot setback from the
adjacent residential uses to the west. No dedications or easements are
required. No new fences or walls are required. Proposed signage shall
require a separate permit and shall be consistent with the Sign Regulations
Criteria in Section 10-5.1802. No new landscaping is required. As
conditioned, the restaurant business use is not anticipated to generate
unusual noise, vibration, or odors. All loading activities for the proposed
restaurant business use will occur in the parking area on private property.
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Additional conditions of approval have been added that require the following:

e That the business obtains all necessary alcohol licenses from the
California Department Alcoholic Beverage Control if alcohol is to be
served on the premises.

e That the business be permitted to operate between the hours of 10:45am
to 11:00pm, Seven (7) days a week.

e The use shall not have live entertainment or any amplified music from the
exterior of the business

Parking and Operations

In addition to the analysis of the specific use regulations applicable to this land use type, staff
conducted additional analysis concerning parking to ensure compliance with the RBMC standards
and potential “actual” parking conditions.

In 2016 a parking study for the shopping center was conducted by a Traffic Engineer and reviewed
and approved by the City’s Traffic Engineer and Community Development Department. Based on this
parking study of the plaza, five-hundred and forty-two (542) parking spaces are required for the entire
multiple-tenant building per applicable municipal code parking. Although the prior parking study was
conducted back in 2016, based on an analysis of the commercial tenant mix in 2016 staff has
determined the existing commercial tenant mix of today is significantly similar to the tenant mix in
2016and therefore credible and reliable for use in this case. Per Municipal Code Section 10-5.1706
related to commercial parking regulations, a restaurant business use requires a parking ratio of one
(1) parking space per four (4) indoor seats and one (1) space for every six (6) seats after the first
twelve (12) for outdoor seating. Therefore, the proposed business will need a total of eleven (11)
parking spaces to accommodate the use. The parking space requirement for a retail commercial use
within this tenant space would require a total of 10 parking spaces. Despite the code requirements
indicating a need for one (1) additional parking space, the 2016 parking study concluded that the
Redondo Shores Shopping Center parking supply of 468 spaces is more than adequate to
accommodate the proposed uses assuming full occupancy of all tenant spaces. According to the
study, a minimum parking surplus of 53 spaces are noted during the peak weekday conditions and a
minimum parking surplus of 76 spaces are noted during the peak weekend conditions for the center.
This allows for the proposed restaurant business service to utilize an additional one (1) space with
ample parking available for the remaining tenants. Based on the proposed business operation and
particularly the surplus parking on-site the allocated parking spaces are determined to be sufficient.
The shared parking analysis and conclusions were achieved pursuant to and consistent with the
City’s “Overlap Parking Requirements” as required by RBMC 10-5.1706 (d).

Based upon the project’s compliance with RBMC parking standards surplus of parking spaces
available, parking is not anticipated to be an issue.

Based on a review of the application, business operations, and the plans by the Planning Division,
approval of the project is recommended.

ENVIRONMENTAL STATUS
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The proposed project is Categorically Exempt from the preparation of environmental analyses,
pursuant to Sections 15301(a) (Existing Facilities) of the California Environmental Quality Act
(CEQA). This section exempts projects involving minor interior and exterior alterations of existing
structures including interior partitions, plumbing, and electrical, with no expansion, from
environmental review. The project does not propose any floor area expansion, and work will be
limited to interior renovations within the existing building and the creation of an outdoor dining space,
consistent with those items specified as exempt under this section.

COASTAL PERMIT EXEMPTION

The City of Redondo Beach has determined that the proposal is exempt from a Coastal Development
Permit under RBMC §10-5.2208(a)(2), which covers improvements to existing non-residential
structures. The project seeks a Conditional Use Permit to establish a Chipotle restaurant within an
existing commercial tenant space in the C-2A Commercial zone of the Coastal Zone, with no
alterations to the building’s footprint or height. The site has sufficient surplus parking to accommodate
the new use alongside existing businesses.

CONCLUSION

Staff recommends that the Planning Commission approve and grant the Conditional Use Permit and
Exemption Declaration subject to the findings and conditions contained within the attached draft
resolution.

Prepared by: Approved by:

Steven Giang Sean Scully

Steven Giang, AICP Sean Scully
Senior Planner Planning Manger
ATTACHMENTS

1. 413 N. Pacific Coast Highway - Draft Resolution

2. 413 N. Pacific Coast Highway - Plans

413 N. Pacific Coast Highway - Exemption Declaration

413 N. Pacific Coast Highway - CDP Exemption

Redondo Shores Shopping Center Parking Assessment (2016)
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To: PLANNING COMMISSION

From: STEVEN GIANG, SENIOR PLANNER AND SEAN CULLY, PLANNING
MANAGER

TITLE

PUBLIC HEARING FOR CONSIDERATION OF AN EXEMPTION DECLARATION AND
CONDITIONAL USE PERMIT TO ALLOW THE OPERATION OF A NEW RESTAURANT BUSINESS
(CHIPOTLE) WITHIN AN EXISTING COMMERCIAL SPACE OF AN EXISTING MULTI-TENANT
COMMERCIAL BUILDING ON PROPERTY LOCATED AT 413 N. PACIFIC COAST HIGHWAY IN A
COMMERCIAL (C-2A) ZONE. (CASE NO. 2025-0247)

RECOMMENDATION:

1. Open the public hearing, administer oath, take testimony from staff, the applicant and other
interested parties, and deliberate;

2. Close the public hearing; and

3. Adopt the attached resolution by title only, waiving further reading:

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF REDONDO BEACH ADOPTING AN
EXEMPTION DECLARATION AND APPROVING THE REQUEST FOR A CONDITIONAL USE PERMIT TO
ALLOW THE OPERATION OF A NEW RESTAURANT BUSINESS (CHIPOTLE) WITHIN AN EXISTING
COMMERCIAL SPACE OF AN EXISTING MULTI-TENANT COMMERCIAL BUILDING ON PROPERTY
LOCATED AT 413 N. PACIFIC COAST HIGHWAY IN A COMMERCIAL (C-2A) ZONE. (CASE NO. 2025-0247)

EXECUTIVE SUMMARY:

The applicant is requesting approval of a Conditional Use Permit to allow the operation of a new
restaurant (Chipotle) in an approximately 2,533 square foot tenant space within an existing multi-
tenant commercial building. The business would occupy one existing suite that used to be a tanning
salon.

Chipotle Mexican Grill is a fast-casual restaurant offering customizable, Mexican-inspired meals
made from fresh ingredients without artificial additives. Customers order at the serving line or via a
mobile app and may dine in or take food to-go. The restaurant caters to a wide demographic,
attracting families and busy individuals seeking healthy, quick meals. Operating daily from 10:45 a.m.
to 11:00 p.m., Chipotle closes or adjusts hours on major holidays. The restaurant will employ
approximately 40 staff members, including seven managers, with the remainder serving as kitchen
and service crew. The facility encompasses 1,025 square feet of dining space, including 297 square
feet of seating, a 975-square-foot kitchen and prep area, 283 square feet of storage, and 250 square
feet for restrooms and office space. Outdoor dining covers an additional 417 square feet,
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accommodating 16 of the total 56 seats. Noise will be limited to background music indoors, with no
live entertainment. The menu features salads, burritos, tacos, quesadillas, and bowls, with consistent
offerings throughout the day and periodic limited-time items. Depending on whether an alcohol
license is obtained, beer may be sold on-site during all operating hours, and the location will provide
catering and delivery services through designated in-store pickup areas.

BACKGROUND:

Existing Site, Surroundings, Zoning, and Project Description

The subject site is located on the west side of N. Pacific Coast Highway, just north of Carnelian
Street, and is currently developed with a multi-tenant commercial shopping center, also known as the
Redondo Shores Shopping Center. The properties to the north and west are zoned low density multi-
family residential (R-3A). The properties to the east (across N. Pacific Coast Highway) are zoned
Commercial (C-2A). The properties to the south (across Carnelian Street) are zoned Public and
Institutional (P-CIV) and developed with the Redondo Beach Civic Center.

The existing site is developed with a two-story, 107,396 square feet, multiple-tenant commercial
building on a 257,349 square feet property. The proposed restaurant use would occupy one (1)
existing tenant space within an approximate area of 2,533 square feet. The building is situated so
that the parking is located centrally with the structures along the perimeter of the property and is
setback from the nearest adjacent residentially zoned and developed properties by approximately 90
feet. The property is served by approximately 468 parking spaces at the ground and subterranean
level for the existing structures. Vehicular access to/from the property is off of N. Pacific Coast
Highway, Carnelian Street, and Beryl Street.

The applicant intends to remodel the interior of the tenant space, by creating 1,025 square feet of
dining space, a 975-square-foot kitchen and prep area, 283 square feet of storage, and 250 square
feet for restrooms and office space. Outdoor dining covers an additional 417 square feet,
accommodating 16 of the total 56 seats.

ANALYSIS

Conditional Use Permit

Pursuant to Redondo Beach Municipal Code Sections 10-5.2506, the proposed restaurant business
requires the issuance of a Conditional Use Permit with Planning Commission approval since it is
going into a space that is larger than 2,000 square feet. The Conditional Use Permit serves to ensure
that certain uses possessing unique characteristics will not adversely affect surrounding uses and
properties, nor disrupt the orderly development of the community. For approval of the project, the
Planning Commission must make the following findings in the affirmative. The following italicized text
is the specific response to the individual criteria:

A. The site for the proposed use shall be in conformity with the General Plan, and when located
within the Artesia and Aviation Corridors Area Plan area shall be consistent with the intent of
the Artesia and Aviation Corridors Area Plan as adopted by resolution of the City Council, and
shall be adequate in size and shape to accommodate such use and all setbacks, spaces,
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walls and fences, parking, loading, landscaping, and other features required by this chapter to

adjust such use with the land and uses in the neighborhood.
The proposed restaurant is not located within the Artesia and Aviation Corridors Area
Plan. The restaurant business use will be housed within an existing commercial
building. The proposed use is in conformity with the General Plan land use designation
of Commercial (C-2A) which allows various commercial uses, which include
‘restaurants”. Additionally, all setbacks, landscaping, and the parking spaces provided
comply with the minimum number required by code (see “Parking and Operations”
section below).

. The site for the proposed use shall have adequate access to a public street or highway of

adequate width and pavement to carry the quantity and kind of traffic generated by the

proposed use.
The site is directly adjacent to two (2) signalized intersections at N. Pacific Coast
Highway, a major arterial street, Beryl Street and Carnelian Street. The access to the
subject property is available directly from N. Pacific Coast Highway, Beryl Street, or
Carnelian Street. However, traffic moving northbound on Pacific Coast Highway must
use the accessway off Beryl Street or Carnelian Street as turns into the plaza from
Pacific Coast Highway is not allowed when moving northbound. The existing driveways
on N. Pacific Coast Highway, Beryl Street, and Carnelian Street complies with RBMC
driveway standards. Pedestrian access is also provided by an existing ADA compliant
walkway from the public sidewalk on N. Pacific Coast Highway, Beryl Street, and
Carnelian Street.

. The proposed use shall have no adverse effect on abutting property or the permitted use
thereof.
The restaurant business will operate within an existing tenant space with a use that will
only have music playing indoors and is not proposing any live entertainment.
Additionally, there is an approximate 90-foot distance to the adjacent residentially
zoned properties which will further mitigate any potential noise impacts. Adequate
parking exists on site for the proposed restaurant business use and the proposed
outdoor patio will not have any amplified music playing at any time.
. The conditions stated in the resolution or design considerations integrated into the project
shall be deemed necessary to protect the public health, safety, and general welfare. Such
conditions may include, but shall not be limited to:
a. Additional setbacks, open spaces, and buffers;
i. The existing rear setback complies with applicable RBMC development
standards as the adjacent uses west of the site are residentially zoned.
b. Provision of fences and walls;
i. Not applicable. No new fences or walls are proposed as a part of this project
scope.
c. Street dedications and improvements, including service roads and alleys;
i. The existing right-of-way of Pacific Coast Highway is 90’. The subject property
previously dedicated an additional 10’ when the Redondo Shores Shoping
Center was originally developed. Existing improvements along the frontage of
the subject property (Pacific Coast Highway) are consistent with Caltrans
standards.
d. The control of vehicular ingress, egress, and circulation;
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i. Existing two-way access driveways complies with the Zoning Ordinance and
Public Works standards.

e. Sign requirements or a sign program, consistent with the Sign Regulations Criteria in
Section 10-2.1802;

i. Signage will be required to comply with the City’s signage regulations and will be
processed under a separate permit.

f. Provision of landscaping and the maintenance thereof;

i. Existing compliant landscaping to remain.

g. The regulation of noise, vibration, odor and the like;

i. The proposed use will not produce any excessive noise, vibration, or odor.

h. Requirements for off-street loading facilities;

i. The restaurant business will utilize existing loading zones at the front of the
business and walk supplies through the backdoor of the tenant space to unload
and load supplies and inventory.

i. A time period within which the proposed use shall be developed;

i. The proposed tenant improvement will comply with required building construction
and inspections days/hours.

j- Hours of permitted operation and similar restrictions;

i. Hours of operation are proposed to be 10:45AM to 11:00PM. Based on the total
number of parking available, there is ample parking during peak times for the
proposed use.

k. Removal of existing billboards on the site, subject to the findings required by Section 10
-2.2006(b); and

i. Not applicable. No billboards are located on this subject property.

[.  Such other conditions as will make possible the development of the City in an orderly
and efficient manner and in conformity with the intent and purposes set forth in this
chapter, the Artesia and Aviation Corridors Area Plan as adopted by resolution of the
City Council, and the General Plan.

i. The conditions of approval address all noted issues of concern, namely
potential parking and the acquisition of all related certificates and licenses
required by the State, County of Los Angeles, and City of Redondo Beach,
resulting in a project that is in conformity with the intentions and purposes of
the applicable provisions of the City’s Zoning Ordinance and its General
Plan.

Additionally, the project is consistent with the Comprehensive General Plan
of the City. Policy 1.3.1 of the Land Use Element allows for the development
of commercial services which provide for the needs of current and future
residents. The restaurant business will be of service to local residents. No
additional buffers or setbacks are warranted as the use is not expected to
produce additional noise and there is an existing 90-foot setback from the
adjacent residential uses to the west. No dedications or easements are
required. No new fences or walls are required. Proposed signage shall
require a separate permit and shall be consistent with the Sign Regulations
Criteria in Section 10-5.1802. No new landscaping is required. As
conditioned, the restaurant business use is not anticipated to generate
unusual noise, vibration, or odors. All loading activities for the proposed
restaurant business use will occur in the parking area on private property.
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Additional conditions of approval have been added that require the following:

e That the business obtains all necessary alcohol licenses from the
California Department Alcoholic Beverage Control if alcohol is to be
served on the premises.

e That the business be permitted to operate between the hours of 10:45am
to 11:00pm, Seven (7) days a week.

e The use shall not have live entertainment or any amplified music from the
exterior of the business

Parking and Operations

In addition to the analysis of the specific use regulations applicable to this land use type, staff
conducted additional analysis concerning parking to ensure compliance with the RBMC standards
and potential “actual” parking conditions.

In 2016 a parking study for the shopping center was conducted by a Traffic Engineer and reviewed
and approved by the City’s Traffic Engineer and Community Development Department. Based on this
parking study of the plaza, five-hundred and forty-two (542) parking spaces are required for the entire
multiple-tenant building per applicable municipal code parking. Although the prior parking study was
conducted back in 2016, based on an analysis of the commercial tenant mix in 2016 staff has
determined the existing commercial tenant mix of today is significantly similar to the tenant mix in
2016and therefore credible and reliable for use in this case. Per Municipal Code Section 10-5.1706
related to commercial parking regulations, a restaurant business use requires a parking ratio of one
(1) parking space per four (4) indoor seats and one (1) space for every six (6) seats after the first
twelve (12) for outdoor seating. Therefore, the proposed business will need a total of eleven (11)
parking spaces to accommodate the use. The parking space requirement for a retail commercial use
within this tenant space would require a total of 10 parking spaces. Despite the code requirements
indicating a need for one (1) additional parking space, the 2016 parking study concluded that the
Redondo Shores Shopping Center parking supply of 468 spaces is more than adequate to
accommodate the proposed uses assuming full occupancy of all tenant spaces. According to the
study, a minimum parking surplus of 53 spaces are noted during the peak weekday conditions and a
minimum parking surplus of 76 spaces are noted during the peak weekend conditions for the center.
This allows for the proposed restaurant business service to utilize an additional one (1) space with
ample parking available for the remaining tenants. Based on the proposed business operation and
particularly the surplus parking on-site the allocated parking spaces are determined to be sufficient.
The shared parking analysis and conclusions were achieved pursuant to and consistent with the
City’s “Overlap Parking Requirements” as required by RBMC 10-5.1706 (d).

Based upon the project’s compliance with RBMC parking standards surplus of parking spaces
available, parking is not anticipated to be an issue.

Based on a review of the application, business operations, and the plans by the Planning Division,
approval of the project is recommended.

ENVIRONMENTAL STATUS
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The proposed project is Categorically Exempt from the preparation of environmental analyses,
pursuant to Sections 15301(a) (Existing Facilities) of the California Environmental Quality Act
(CEQA). This section exempts projects involving minor interior and exterior alterations of existing
structures including interior partitions, plumbing, and electrical, with no expansion, from
environmental review. The project does not propose any floor area expansion, and work will be
limited to interior renovations within the existing building and the creation of an outdoor dining space,
consistent with those items specified as exempt under this section.

COASTAL PERMIT EXEMPTION

The City of Redondo Beach has determined that the proposal is exempt from a Coastal Development
Permit under RBMC §10-5.2208(a)(2), which covers improvements to existing non-residential
structures. The project seeks a Conditional Use Permit to establish a Chipotle restaurant within an
existing commercial tenant space in the C-2A Commercial zone of the Coastal Zone, with no
alterations to the building’s footprint or height. The site has sufficient surplus parking to accommodate
the new use alongside existing businesses.

CONCLUSION

Staff recommends that the Planning Commission approve and grant the Conditional Use Permit and
Exemption Declaration subject to the findings and conditions contained within the attached draft
resolution.

Prepared by: Approved by:

Steven Giang Sean Scully

Steven Giang, AICP Sean Scully
Senior Planner Planning Manger
ATTACHMENTS

1. 413 N. Pacific Coast Highway - Draft Resolution

2. 413 N. Pacific Coast Highway - Plans

413 N. Pacific Coast Highway - Exemption Declaration

413 N. Pacific Coast Highway - CDP Exemption

Redondo Shores Shopping Center Parking Assessment (2016)

vk w
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RESOLUTION NO. 2025-11-PCR-**

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY
OF REDONDO BEACH ADOPTING AN EXEMPTION
DECLARATION AND CONDITIONAL USE PERMIT TO ALLOW
THE OPERATION OF A NEW RESTAURANT BUSINESS
(CHIPOTLE) WITHIN AN EXISTING COMMERCIAL SPACE OF
AN EXISTING MULTI-TENANT COMMERCIAL BUILDING ON
PROPERTY LOCATED AT 413 N. PACIFIC COAST HIGHWAY IN
A COMMERCIAL (C-2A) ZONE. (CASE NO. 2025-0247)

WHEREAS, an application was filed on behalf of the owner of property
located at 413 N. Pacific Coast Highway for consideration of an Exemption
Declaration and Conditional Use Permit to allow the operation of a restaurant
business (Chipotle) on property located within the Commercial (C-2A) zone; and

WHEREAS, notice of the time and place of the public hearing where the
Exemption Declaration and application would be considered was given pursuant
to State law and local ordinance by publication in the Easy Reader, by posting the
subject property, and by mailing notices to property owners within 300 feet of the
exterior boundaries of the subject property; and

WHEREAS, after noticing the project pursuant to the City’s noticing
requirements, no comments were received on the project from either adjacent
businesses or residences; and

WHEREAS, the Planning Commission of the City of Redondo Beach has
considered evidence presented by the applicant, the Planning Division, and other
interested parties at the public hearing held on the 20th day of November, 2025
with respect thereto.

NOW, THEREFORE, THE PLANNING COMMISSION OF THE CITY OF
REDONDO BEACH DOES HEREBY FIND:

1. In accordance with Section 10-5.2506 of the Redondo Beach Municipal
Code, approval of the Conditional Use Permit is in accord with the criteria
set forth therein for the following reasons:

a. The site for the proposed use shall be in conformity with the General
Plan, and when located within the Artesia and Aviation Corridors
Area Plan area shall be consistent with the intent of the Artesia and
Aviation Corridors Area Plan as adopted by resolution of the City
Council, and shall be adequate in size and shape to accommodate
such use and all setbacks, spaces, walls and fences, parking,
loading, landscaping, and other features required by this chapter to
adjust such use with the land and uses in the neighborhood.

RESOLUTION NO. 2025-11-PCR-**
413 N. PACIFIC COAST HIGHWAY
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I. The proposed restaurant is not located within the Artesia and
Aviation Corridors Area Plan. The restaurant business use will
be housed within an existing commercial building. The
proposed use is in conformity with the General Plan land use
designation of Commercial (C-2A) which allows various
commercial uses, which include “restaurants”. Additionally, all
setbacks, landscaping, and the parking spaces provided
comply with the minimum number required by code (see
“Parking and Operations” section below).

b. The site for the proposed use shall have adequate access to a public
street or highway of adequate width and pavement to carry the
guantity and kind of traffic generated by the proposed use.

i. The site is directly adjacent to two (2) signalized intersections
at N. Pacific Coast Highway, a major arterial street, Beryl
Street and Carnelian Street. The access to the subject
property is available directly from N. Pacific Coast Highway,
Beryl Street, or Carnelian Street. However, traffic moving
northbound on Pacific Coast Highway must use the
accessway off Beryl Street or Carnelian Street as turns into
the plaza from Pacific Coast Highway is not allowed when
moving northbound. The existing driveways on N. Pacific
Coast Highway, Beryl Street, and Carnelian Street complies
with RBMC driveway standards. Pedestrian access is also
provided by an existing ADA compliant walkway from the
public sidewalk on N. Pacific Coast Highway, Beryl Street, and
Carnelian Street.

c. The proposed use shall have no adverse effect on abutting property
or the permitted use thereof.
I. The restaurant business will operate within an existing tenant
space with a use that will only have music playing indoors and
Is not proposing any live entertainment. Additionally, there is
an approximate 90-foot distance to the adjacent residentially
zoned properties which will further mitigate any potential noise
impacts. Adequate parking exists on site for the proposed
restaurant business use and the proposed outdoor patio will
not have any amplified music playing at any time.

d. The conditions stated in the resolution or design considerations
integrated into the project shall be deemed necessary to protect the
public health, safety, and general welfare. Such conditions may
include, but shall not be limited to:

I. Additional setbacks, open spaces, and buffers;

RESOLUTION NO. 2025-11-PCR-**
413 N. PACIFIC COAST HIGHWAY
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Vi.

Vii.

viii.

Xi.

The existing rear setback complies with applicable
RBMC development standards as the adjacent uses
west of the site are residentially zoned.

Provision of fences and walls;
Not applicable. No new fences or walls are proposed
as a part of this project scope.

Street dedications and improvements, including service roads

and alleys;
A existing right-of-way of Pacific Coast Highway is 90".
The subject property previously dedicated an
additional 10’ when the Redondo Shores Shopping
Center was originally  developed. Existing
improvements along the frontage of the subject
property (Pacific Coast Highway) are consistent with
Caltrans standards.

The control of vehicular ingress, egress, and circulation;
The existing two-way access driveway complies with
Zoning Ordinance and Public Works standards.

Sign requirements or a sign program, consistent with the Sign

Regulations Criteria in Section 10-2.1802;
Signage will be required to comply with the City’s
signage regulations and will be processed under a
separate permit.

Provision of landscaping and the maintenance thereof;
Existing compliant landscaping to remain.

The regulation of noise, vibration, odor and the like;
The proposed use is entirely indoors and will not
produce any excessive noise, vibration, or odor.

Requirements for off-street loading facilities;
The restaurant business will utilize existing loading
zones at the front of the business and walk supplies
through the backdoor of the tenant space to unload
and load supplies and inventory.

A time period within which the proposed use shall be

developed;
The proposed tenant improvement will comply with
required building construction and inspections
days/hours

Hours of permitted operation and similar restrictions;
Hours of operation are proposed to be 10:45AM to
11:00PM. Based on the total number of parking
available, there is ample parking during peak times for
the proposed use.

Removal of existing billboards on the site, subject to the

findings required by Section 10-2.2006(b); and

RESOLUTION NO. 2025-11-PCR-**
413 N. PACIFIC COAST HIGHWAY
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Not applicable. No billboards are located on this
subject property.

xii. Such other conditions as will make possible the development
of the City in an orderly and efficient manner and in conformity
with the intent and purposes set forth in this chapter, the
Artesia and Aviation Corridors Area Plan as adopted by
resolution of the City Council, and the General Plan.

The conditions of approval address all noted issues of
concern, namely potential parking and the acquisition
of all related certificates and licenses required by the
State, County of Los Angeles, and City of Redondo
Beach, resulting in a project that is in conformity with
the intentions and purposes of the applicable
provisions of the City’s Zoning Ordinance and its
General Plan.

Additionally, the project is consistent with the
Comprehensive General Plan of the City. Policy 1.3.1
of the Land Use Element allows for the development of
commercial services which provide for the needs of
current and future residents. The restaurant business
will be of service to local residents. No additional
buffers or setbacks are warranted as the use is not
expected to produce additional noise and there is an
existing 90-foot setback from the adjacent residential
uses to the west. No dedications or easements are
required. No new fences or walls are required.
Proposed signage shall require a separate permit and
shall be consistent with the Sign Regulations Criteria in
Section 10-5.1802. No new landscaping is required. As
conditioned, the restaurant business use is not
anticipated to generate unusual noise, vibration, or
odors. All loading activities for the proposed restaurant
business use will occur in the parking area on private
property. Additional conditions of approval have been
added that require the following:

* That the business obtains all necessary alcohol
licenses from the California Department Alcoholic
Beverage Control if alcohol is to be served on the
premises.

» That the business be permitted to operate between
the hours of 10:45am to 11:00pm, Seven (7) days
a week.

* The use shall not have live entertainment or any
amplified music from the exterior of the business.

RESOLUTION NO. 2025-11-PCR-**
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2. Pursuant to Chapter 3, Title 10 of the Redondo Beach Municipal Code, the
project is exempt from the preparation of environmental documents
pursuant to Sections 15301(a) of the Guidelines for Implementation of the
California Environmental Quality Act (CEQA This section exempts projects
involving minor interior and exterior alterations of existing structures
including interior partitions, plumbing, and electrical, with no expansion,
from environmental review. The project does not propose any floor area
expansion, and work will be limited to interior renovations within the existing
building and the creation of an outdoor dining space, consistent with those
items specified as exempt under this section.

NOW, THEREFORE, THE PLANNING COMMISSION OF THE CITY OF
REDONDO BEACH DOES HEREBY RESOLVE AS FOLLOWS:

SECTION 1. Based on the above findings, the Planning Commission does hereby
approve the California Environmental Quality Act Exemption Declaration and grant
the Conditional Use Permit pursuant to the plans, specifications, drawings, and
application considered by the Planning Commission at its meeting of the 20" day
of November, 2025.

SECTION 2. The Conditional Use Permit shall be void in the event that the
applicant does not comply with the following conditions:

1. The approval granted herein is for restaurant business on a C-2A
Commercial property. The property shall be maintained and operated in
substantial compliance with the plans reviewed and approved by the
Planning Commission at its meeting on November 20, 2025.

2. The proposed project shall comply with all applicable codes, regulations,
and requirements and the applicant shall obtain all necessary permits from
the Building Division, Engineering Division, Fire Department, and any other
agency with jurisdiction over the improvements to the site.

3. That the business be permitted to operate seven (7) days a week, between
the hours of 10:45am to 11:00pm only.

4. That the business obtains all necessary alcohol licenses from the California
Department Alcoholic Beverage Control if alcohol is to be served on the
premises.

5. That use shall not have live entertainment or any amplified music from the

exterior of the business.

6. All loading activities shall be conducted within the parking area of the
shopping center on private property.

RESOLUTION NO. 2025-11-PCR-**
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7. The Planning Division shall be authorized to approve minor changes.

8. In the event of a disagreement in the interpretation and/or application of
these conditions, the issue shall be referred back to the Planning
Commission for a decision prior to the issuance of a building permit. The
decision of the Planning Commission shall be final.

9. The Planning Commission shall retain jurisdiction of the matter for the
purpose of enforcing compliance with these conditions and for the purpose
of modification thereof as circumstances may subsequently indicate.

10. In the event that complaints are filed with the City and the City determines
that a violation of the City’s municipal code has occurred, these entitlements
may be brought back to the Planning Commission for additional business
operations restrictions up to and including revocation of these entitlements
in the event the business is determined to be non-compliant with Title 6
(Businesses, Professions, and Trades) and Title 10 (Planning and Zoning)
of this code.

SECTION 3. The approved Conditional Use Permit shall become null and void if
not vested within 36 months after the Planning Commission’s approval.

SECTION 4. Prior to seeking judicial review of this Resolution, the applicant is
required to appeal to the City Council. The applicant has ten (10) days from the
date of adoption of this Resolution in which to file an appeal.

FINALLY RESOLVED, that the Planning Commission forward a copy of this
Resolution to the City Council so the Council will be informed of the action of the
Planning Commission.
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PASSED, APPROVED, AND ADOPTED this 20" day of November, 2025.

Chair
Planning Commission
City of Redondo Beach

ATTEST:

STATE OF CALIFORNIA )

COUNTY OF LOS ANGELES ) SS

CITY OF REDONDO BEACH )

I, Sean Scully, Planning Manager of the City of Redondo Beach, California, do
hereby certify that the foregoing Resolution No. 2025-11-PCR-** was duly passed,
approved and adopted by the Planning Commission of the City of Redondo Beach,
California, at a regular meeting of said Planning Commission held on the 20" day
of November 2025 by the following vote:

AYES:

NOES:

ABSENT:

ABSTAIN:

Sean Scully
Planning Manager

APPROVED AS TO FORM:

City Attorney’s Office
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REDONDO SHORES SHOPPING CENTER

BUILDING E - TENANT 'B
413 N. PACIFIC COAST HWY., REDONDO BEACH, CA 90277

CONDITIONAL USE PERMIT SUBMITTAL

(MM

(Architecture

120 W Lime Avenue Monrovia, CA 921016
TEL:626.583.8348 | mmaarchitecture.com

A PROJECT FOR:

HAAGEN COMPANY, LLC

12302 Exposition Blvd. Los Angeles, CA 90064
(310) 820-1200

GENERAL DATA

BUILDING & PARKING SUMMARY

PROJECT TEAM

SHEET INDEX

PROJECT DESCRIPTION:

THE PROJECT IS PROPOSING AN APPROXIMATELY

1,575,327 SQ. FT. COMMERCIAL SHOPPING CENTER

WITH A VARIETY OF MERCANTILE, OFFICE AND RESTAURANT
USES AS DESCRIBED BELOW. TO IMPLEMENT THE PROJECT,
THE FOLLOWING DISCRETIONARY ENTITLEMENTS ARE
REQUIRED. THE CONDITIONAL USE PERMIT IS SPECIFIC
FOR BUILDING E , TENANT 'B' (CHIPOTLE) AT 2,533 S.F. THE
PROPOSED USE IS RESTAURANT.

CONDITION OF APPROVAL: 23060

PROJECT LOCATION:

BUILDING E (TENANT 'B')

413 N. PACIFIC COAST HWY

REDONDO BEACH, CA 90277

(NORTH PACIFIC COAST HWY. & BERYL ST. )

ASSESSOR'S 750-301-8040
PARCEL #:

LEGAL (POR.) LOTS 5 & G, BLK 141,
DESCRIPTION: TOWNSITE OF REDONDO BEACH, MR 39/1
SITE AREA: (5.88 ACRES) +258,132.8 S.F.
JURISDICTION: CITY OF REDONDO BEACH, CALIFORNIA
EXISTING C-2 (COMMERCIAL)

ZONING:

PROPOSED USE:  RESTAURANT (BUILDING E, TENANT 'B))

CONSTRUCTION  TYPE V-B, FIRE SPRINKLERED

TYPE: ONE STORY

ZONING CPD - COMMERCIAL PLANNED
DISTRICT: DEVELOPMENT

EXISTING +/-93,944 S.F.

BUILDING AREA:

MAX. BLDG. + 42'-8"

HEIGHT:

BUILDING NOTES

COMPLY WITH SECTION 5.408 REGARDING CONSTRUCTION

Parking
Unit(s) Lease Area (SF) Use Required
401 Michaels 15,500 Retail 62
403-100 Nekter Juice Bar, Inc. 1,217 Retail - Snack Shop M 12
403-101 Otto Tea Shoppe (was creamistry) 1107 Retail - Snack Shop 4.428
403-102 Madison Reed 1,588 Retail 21
403-103 Restore 2140 Retail 8.56
403-105 J A Bay Cities Nail Spa Inc. 2,386 Retail 10
403-106 Einstein Bagel 1,300 Take Out Restaurant 5
403-108 Dr. Benjamin Fouladian 1,015 Retall 4
403-111 Redondo Cleaners 1,750 Retail 7
403-200 Bodyrok 1735 Retail 6.94
403-201A Homan Dibagohar, D.C. Corporation 1,500 Retail 6
403-201B Tucking Turtles, LLC (Pure Barre)

403-202 Lai Lai Foot Massage 1,077 Retail 4
403-203 Yoga 6 3095 Retail 12.38
405 Whole Foods Market 21,565 Retail 86
405-A  Gratitude hub 450 erage,Snack Shop (no more than 2
407-100 Golden Road Food Services, LLC dba Fresh Brothers Pizza 1,215 Fast Food 16
407-101 UPS 1234 Retail 4.936

407-102 Goma Ichi Ramen 1,488 Restaurant 7
409-050 Indigo Sky Incorporated dba European Wax Center 580 Retail 2

409-100 The Now 3070 Retail 12.28
409-102 Deka Lash 1034 Retail 4.136
409-103 Frou-Frou Fashion (Martin & June Kim) 1,830 Retail 7
409-104 VACANT 740 Retalil 3
409-105 Stretch Zone 1,100 Retail 4
409-107 Indigo Sky Incorporated dba European Wax Center 1,007 Retail 4
409-108 VACANT 1,068 Retail 4
409-110 Urbane Café 1675 Restaurant 10
409-200 Fratelli Brothers, Inc. dba Upper Deck/Pitcher House 4,225 Restaurant 20
409-205 Orangetheory 2030 Retail 8
409-210 Richard D. Masuoka, D.M.D., Inc. 1,755 Dentist 12
413-100 Tenant"A" 2,577 Restaurant 34
413-101.1 Tenant "B" 2,533 Restaurant 33
413-101 Centinela Feed & Pet Supplies, Inc. 5,080 Retail 20
415-100A Pacific Dental 3800 Dentist 25
415-100B Citi-CRS (Citibank) 3,621 Retail 14
415-103 Carbon Health 2500 Medical 17
417-104 Subway Store#641 1,163 Fast Food 16
417-105 Panda Restaurant Group, Inc., Store# 982 3,130 Restaurant 16
105,880 546

OWNER/ HAAGEN COMPANY, LLC
CLIENT: 12302 Exposition Blvd.
Los Angeles, California 90064
310.820.1200 TEL

CONTACT: Shanin Shirvani

E-mail Address: info@haagenco.com

APPLICANT & MMA ARCHITECTURE

ARCHITECT: 120 W. Lime Avenue
. Monrovia, California 21016

626.583.8348 TEL  626.583.8387 FAX

CONTACT: Mr. Daniel Kim
E-mail Address: dkim@mmaarchitecture.com

ARCHITECTURAL:
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AO10  OVERALL SITE PLAN (FOR REFERENCE ONLY)
A100  FLOOR PLAN

A100.1 ENLARGED FLOOR PLAN
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WASTE REDUCTION DISPOSAL. Parking Formula #stalls
Retail and Take out Restaurant 1 per 250
Fast Food Restaurant 1 per 75
Food,Beverage,Snack Shop (no more than 12 seats) 1 per 250
Food,Beverage,Snack Shop (more than 12 seats) 1 per 100
Restaurant (per seat) 1 per 4
Medical Dental 1 per 150
Note: 2016 Letter to consultant quoted 468 spaces at center
(292 surface and 176 subterranean)
Note: Per Application 2016-12-0p-001 for Overlap Parking at 401-417 N, Pacific Coast Highway, pursuant to Section 10-5.1706 of the Redondo Beach Municipal Code, two or more separate building sites or uses may be permitted
to overlap parking subject to Planning department Administrative Review as follows:
A.  The total parking provided for the uses sharing parking will not be less than 50% of the parking requirement for the same uses with no shared parking.
Answer: There are 468 existing parking spaces at the shopping center and total number of parking spaces required by code is 542. therefor this number is met.
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REDONDO
— BEACH

CITY OF REDONDO BEACH

EXEMPTION DECLARATION
PURSUANT TO THE CALIFORNIA ENVIRONMENTAL QUALITY ACT

DATE: November 13, 2025

PROJECT ADDRESS: 413 N. Pacific Coast Highway — Chipotle

PROPOSED PROJECT: CONSIDERATION OF AN  EXEMPTION
DECLARATION AND APPROVING THE REQUEST
FOR A CONDITIONAL USE PERMIT TO ALLOW THE
OPERATION OF A NEW RESTAURANT BUSINESS
(CHIPOTLE) WITHIN AN EXISTING COMMERCIAL
SPACE OF AN EXISTING MULTI-TENANT
COMMERCIAL BUILDING ON PROPERTY LOCATED
AT 413 N. PACIFIC COAST HIGHWAY IN A
COMMERCIAL (C-2A) ZONE. (CASE NO. 2025-0247)

In accordance with Chapter 3, Title 10, Section 10-3.301(a) of the Redondo Beach
Municipal Code, the above-referenced project is Categorically Exempt from the
preparation of environmental review documents pursuant to:

Section 15301(a) of the Guidelines for Implementation of the California
Environmental Quality Act (CEQA) states, in part, that the minor alteration or use
of an existing structure involving no expansion does not have a significant effect
upon the environment and is categorically exempt from environmental review. This
finding is supported by the fact that the proposed project consists of minor interior
and exterior alterations of existing structures including interior partitions, plumbing,
and electrical, with no expansion in building footprint or structure size. The project
does not propose any floor area expansion, and work will be limited to interior
renovations within the existing building and the creation of an outdoor dining
space, consistent with those items specified as exempt under this section.

The subject site is not located within an area designated as an environmental
resource of hazardous or critical concern, or within the California Coastal Zone, or
within an officially designated, state scenic highway, or within a hazardous waste
site included on any list compiled pursuant to Section 65962.5 of the Government
Code.

Sl

Steven Giang
Senior Planner
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Community Development Tel: 310.697.3696
415 Diamond Street
Redondo Beach CA90277 Steven.Giang@Redondo.org

REDONDO
— BEACH

November 13, 2025

NOTICE OF COASTAL DEVELOPMENT PERMIT EXEMPTION

The City of Redondo Beach has determined that the project described below, located in the City’s Coastal
Zone, is exempt from the requirement for a Coastal Development Permit.

Project Location: 413 N. Pacific Coast Highway, Redondo Beach, CA

Project Applicant: Haagen Company
12302 Exposition Boulevard
Los Angeles, CA 90064

Project Description:

The proposed project includes a Conditional Use Permit for the operation of a new restaurant business
(Chipotle) within an existing commercial space. The scope of work will not involve any change to the
building footprint or height. The property is located within the C-2A Commercial zone, in the Coastal Zone.
Additionally, the site has an over-supply of parking that will meet the needs of the proposed business and
all existing businesses on site.

Determination:

The City of Redondo Beach hereby determines that the project is exempt from the requirement for a
Coastal Development Permit pursuant to Section 10-5.2208(a)(2) Improvements to existing structures
other than single-family residences and public works facilities of the Redondo Beach Municipal Code.

Final Action Body: Planning Commission: City Council:

Planning Division (Administrative) X
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