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LAND USE 
 
13. Phase I (Village Shops) requires the following: 

 
c. The Applicant shall provide a U-turn, traffic circle, or other connection at the Rosecrans 

Avenue entrance in the lower level parking lot with a minimum outside turning radius of 
30 feet, to internally connect both drive aisles.   

Also in Condition No. 50k.  
(No other changes to Condition #13) 
 
FIRE 

 
28. Fire Emergency Response Plan. A Fire Emergency Response Plan for fire lanes, fire 

sprinklers, fire hydrants, and other Fire emergency response requirements shall be provided 
and maintained for the Shopping Center property. The Fire Emergency Response Plan shall 
include, but not be limited to, the following: 

 
a. Provide a minimum vertical clearance of 15 feet and horizontal clearance of 20 feet for 

Fire vehicle access under all bridges and other overhead structures on Village Drive, 
Cedar Way, Carlotta Way, Fashion Boulevard, and within the lower level parking lot.  In 
the lower level parking lot, the horizontal clearance of 20 feet for Fire vehicle access is 
required in only one of the two drive aisles.  This is intended to allow ambulance-
paramedic vehicle access throughout the Shopping Center property, but not within the 
parking structures. Village Drive, Cedar Way, Carlotta Way, Fashion Boulevard, and 
within the lower level parking area, and any other required roadways, shall be designated 
as Fire lanes as determined by the Fire Department, shall allow “no stopping” on both 
sides of roadways, and be clearly marked. Additional lane width will be required in 
certain areas to accommodate vehicle turning movements and bicycles. 

(No other changes to Condition #28) 
 
 
TRANSPORTATION, CIRCULATION AND PARKING 
 
34. Bicycle and Pedestrian Plan. The Applicant shall submit a Bicycle and Pedestrian Plan to 

provide bicycle and pedestrian improvements throughout the Shopping Center property as 
depicted in the Approved Plans, including the perimeter of the property, with interconnected 
walkway and bicycle networks and linkages to off-site improvements and transit (including 
pavement treatment, raised intersections, improved pedestrian crossings, bike parking, and 
arrows). Crosswalks with activated flashing beacons on key uncontrolled crossings on 
Carlotta Way, such as at Carlotta Way in the vicinity of the 3500 Sepulveda Boulevard 
building, shall be provided. A dedicated separate bikeway under the Sepulveda bridge, 
through the Shopping Center Property, and connecting to Village Drive shall be provided. 
The bikeway in the lower level parking lot shall connect from under the Sepulveda Bridge 
and up to the Fry’s site, but it does not need to continue and connect to Rosecrans Avenue. A 
separate pedestrian pathway (maximum width of 6 feet clear) shall link the entire length of 
the lower level parking lot (Sepulveda Bridge to Rosecrans Avenue). The bike path on Cedar 
Way shall extend south from Rosecrans Avenue to Village Circle; a sharrow shall be 
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provided from Village Circle to Marine Avenue. The bike network shall connect on and off 
site and to the bike racks/lockers/facilities, with racks distributed in key locations. The Plan 
shall include an active “Walk to the Mall” program to encourage non-motorized access to the 
Shopping Center. The Plan shall include a component of working and partnering with groups 
that promote walking and alternative forms of transportation. The improvements shall 
generally be consistent with the Approved Plans, although the pavement treatments shall be 
provided throughout Cedar Way from Macy’s Fashion store to Ralph’s. Additional 
improvements shall be provided at the Ralph’s/CVS building at the south end of the 
Shopping Center to enhance pedestrian accessibility and safety from the parking lot to the 
buildings. All access shall meet ADA requirements.  

 
37. Valet Parking Management Plan. The Applicant shall provide a Valet Parking 

Management Plan to designate valet parking areas, circulation, hours, days, rates, validations, 
operations, terms, remote drop-off/pick-up location, signage, passenger drop-off and pick-up, 
implementation schedule, etc. The Plan shall be submitted to the Community Development 
Department and the City Traffic Engineer for review and approval with the submittal of plans 
for Phase I. The City will review and approve the Plan and the applicant shall implement the 
Plan during Phase I, in accordance with the approved implementation schedule in the Plan. If 
it is determined that the valet parking is not being fully utilized, the Applicant may modify or 
cease providing valet parking with the concurrence of the Director of Community 
Development. 

 
39. Sepulveda Boulevard. The retention, modification, relocation and/or removal of the existing 

Fry’s driveway off Sepulveda Boulevard that accesses the Northwest Corner parcel is subject 
to review and approval of Caltrans and the City Public Works, Fire, Police and Community 
Development Departments.  

 
The Applicant shall reimburse the City the $12,455 cost of the Caltrans required Traffic 
Stimulation Study that evaluated the impact of the Fry’s driveway to the traffic flow on 
Sepulveda Boulevard.   
 
The retention, modification, and/or relocation, and/or removal of the existing Fry’s driveway 
off Sepulveda Boulevard that accesses the Northwest Corner may be phased as follows: 
(No other changes to Condition #39) 
 

40. Rosecrans Avenue. The Applicant shall provide an irrevocable offer to dedicate (IOD), for a 
new acceleration/deceleration lane and improved sidewalk on the south side of Rosecrans 
Avenue, beginning a minimum of 165 feet west of the future westernmost (Fry’s Phase III) 
driveway to the easternmost driveway off of Rosecrans Avenue prior to issuance of permits 
for Phase I. The IOD shall provide for a 12 foot curb lane width and 8 foot sidewalk; 
however, the sidewalk shall be continuous from Sepulveda Boulevard to Village Drive.   The 
Applicant shall submit plans for the improvements to the Public Works, Fire, Police and 
Community Development Departments and the City Traffic Engineer, for review and 
approval, for the eastern portion serving as a turn lane into the lower level parking driveway 
with the submittal of plans for Phase 1. The Applicant shall submit plans for the 
improvements to the Public Works, Fire, Police and Community Development Departments 
and the City Traffic Engineer, for review and approval, for the portion adjacent to the 
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westernmost (Fry’s Phase III) driveway and for the easternmost driveway portion not already 
constructed with the submittal of plans for Phase III, or six months from when Fry’s vacates 
the site, whichever comes first. The City will review and approve the Plan, and the Applicant 
shall dedicate the property and construct the improvements, or cause the improvements to be 
constructed, per the approved plans with the construction of Phase I for the eastern portion 
serving as a turn lane into the lower level parking driveway, and with the construction of 
Phase III for the portion adjacent to the westernmost (Fry’s Phase III) driveway.   
 

44. Village Drive at Rosecrans Avenue. The Applicant shall provide an irrevocable offer to 
dedicate (IOD) at the southwest corner of Rosecrans Avenue and Village Drive to 
accommodate improvements for future dual-left turn lanes and improved truck-turning radii 
from westbound Rosecrans Avenue to southbound Village Drive provided that the dedication 
and improvements will not impact the structural integrity or conformance with applicable 
Codes of the Medical Building at 1200 Rosecrans Avenue.  The IOD and a concept plan for 
the improvements shall be submitted to the Public Works and Community Development 
Departments, and the City Traffic Engineer, prior to the first building final for Phase I, and 
shall include a schedule for the completion of the improvements. The schedule for 
completion of the improvements shall be coordinated with other planned improvements for 
the area, including additional improvements at the intersection of Rosecrans Avenue and 
Village Drive anticipated to be completed by the developer of The Point at El Segundo. The 
City will review and approve the Plan, and the Applicant shall dedicate the property and 
construct, or cause to be constructed, the improvements during construction of Phase II 
and/or as otherwise provided in the approved Plan.   

 
47. Rosecrans Avenue U-turn at Village Drive. The City and the Applicant will work 

cooperatively to secure a “U-Turn” movement from eastbound Rosecrans Avenue at Village 
Drive if the intersection is fully signalized, and if the U-turn can be designed to Traffic 
Engineering standards, all safety criteria is met, and traffic flow is not significantly impacted. 
The Applicant is not required to install these improvements; however, if the Applicant seeks 
to install these improvements, the Applicant shall submit plans for the improvements to the 
Public Works, Police, Fire and Community Development Departments and the City Traffic 
Engineer, for review and approval. Any portions of the improvements within another 
jurisdiction shall also require a permit from that jurisdiction. The City will review and 
approve the plan, and the Applicant shall install the improvements per the approved plans. 

 
 



3500 Sepulveda, LLC, 13th & Crest Associates, LLC,  

6220 Springs Associates, LLC 

 

PO BOX 3357 – Manhattan Beach, CA 90266-1357– 310-546-5151 – fax 310-546-7676 

July 23, 2013 
 

Planning Commission 
City of Manhattan Beach 
City of Manhattan Beach City Hall  
1400 Highland Avenue 
Manhattan Beach, California  90266 
 
RE: Manhattan Village Mall Expansion 
 
Respected Planning Commissioners, 
 
The owners of the 3500 Sepulveda building are not opposed to a thoughtful expansion of the 
Manhattan Village Mall.  However, we are opposed to losing property rights via the current 
Master Use Permit application which we were required to sign.1 

 
The application we signed provided the following: 
 
a) That it amends the 2002 MVSC MUP (Resolution PC 01-27). 
 
b) That it vests all existing land uses entitled under the 2002 MVSC MUP (Resolution No. 
PC 01-27, pg 5, Land Use 7 a-j), the 2008 and 2010 Hacienda MUP amendments and the 1991 
Fry’s CUP. 
 
c) That the conditions of approval under the Hacienda MUP amendments shall be rolled 
into the MVSC Site MUP Amendment and shall not be superseded. 
 
The current MUP DRAFT RESOLUTION and the associated Conditions of Approval, if 
approved, undermine points (b) and (c) above, and take the existing flexibility of use and 
valuable property rights from us, while giving our neighboring property owner the right to 
build additional buildings valued at over $61 million dollars. 
 
As a reminder, MUP RESOLUTION PC 01–27 was in place when RREEF and the owners 
3500 North Sepulveda purchased our respective properties.2  MUP RESOLUTION PC 01–27 
only contains limits on the square footage of restaurants (75,000 SF) and on restaurant usage 
providing alcohol service (68,000 SF). 
 
The proposed MUP (DRAFT RESOLUTION PC 13-XX)3 eliminates 3500 Sepulveda’s right 
to use its property for a bank, and eliminates our existing right to use our building for medical 
or dental offices.  The right to use the property for medical and dental office was confirmed in 
the Settlement Agreement4 referenced in the draft resolution. 
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We respectfully request you approve the current MUP application with a provision allowing 
3500 Sepulveda to retain all rights under MUP RESOLUTION PC 01–27 with no limits on use 
of space other than the limits on restaurants and alcohol service contain therein, and the limits 
agreed to in the Settlement Agreement.5  The Settlement Agreement provides for the uses of 
the 3500 Sepulveda Property that RREEF and 3500 Sepulveda agreed to as a material part of 
their settlement.6 
 
Otherwise, we request that you do not approve the current MUP application and the associated 
Conditions of Approval, as they constitute the taking of our existing vested property rights to 
benefit our neighboring property owner. 
 
Respectfully, 
 

 
___________________________________________________  
Mark A. Neumann on behalf of 3500 Sepulveda, LLC, 
13th & Crest Associates, LLC and 6220 Spring Associates, LLC 
 
 

 
 
 
 
CC: Ms. Laurie Jester- Chief Planner 
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FOOTNOTES 
 
1 Resolution No. PC 08-15 November 12, 2008, which provided in pertinent part as follows: 
 

“The property owners  request for a new Master Use Permit is administratively 
withdrawn  as it is no longer necessary  with the approval of this clarification  that the 
subject site is included with the Manhattan  Village Mall entitlements.  The property 
owner shall also be required  to be  an  applicant   in  the  EIR  for  the  three-phase  
expansion   plan  that  is  currently   being processed,  as well as work cooperatively  
with the Mall owner  in future  applications   that affect  both  parties  and  sign  any  
Master  Use  Permit  Amendment   or  other  entitlement applications  that affect both 
parties as required by the Municipal  Code.” 

 
2 Relative dates of MUP and property acquisitions: 
 
  12-12- 2001:  RESOLUTION PC 01–27 Adopted by Planning Commission. 
 
  5-5-2004:  Manhattan Village Mall purchased by RREEF America REIT II Corp. BBB. 
 

11-16-2005:  3500 North Sepulveda purchased by 3500 Sepulveda, LLC, 13th & Crest  
Associates, LLC and 6220 Spring Associates, LLC, as tenants in common. 

 
3 Resolution No. PC 01–27 provides in pertinent part as follows: 
 

Land Use 
 
7.  The land uses approved for the Manhattan Village Mall shall include: 
a) Retail Sales; 
b) Personal Services; 
c) Personal Improvement Services; 
d) Travel Services; 
e) Food and Beverage Sales (including Grocery Stores); 
f) Offices, Business and Professional; (This use includes medical/dental) 
g) Commercial Recreation and Entertainment (including Indoor Movie Theaters); 
h) Banks, Savings and Loans; and, 
i) Eating and Drinking Establishments (restaurants). 
 
10. Under the provisions of this MUP the Shopping Center may convert up to 
13,005 square feet of vacant, retail, or office space to restaurant use, for a total of 75,000 
square feet gross leasable area of restaurant uses on the site. (75,000 square feet is the 
maximum restaurant square footage given an overall parking supply of 4.1 stalls per 
1,000 square feet gla.)  Conversion to restaurant uses in excess of 75,000 square feet will 
require amendment of the Master Use Permit. 
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11. Once there is a total of 68,000 square feet of restaurant usage on-site providing 
alcohol service (as specified in conditions 13 and 14), no additional restaurants may seek to 
provide full alcohol service without approval obtained in a duly noticed public hearing 
before the Planning Commission. 
 

4 Draft Resolution No. PC 13-XX provides in pertinent part as follows: 
 

vi. Medical and Dental offices will be limited in square footage.  Exceeding 21,800 
square feet (existing square footage) will increase the parking demand and will exceed  
the  on-site  capacity  which  could  cause  adverse  impacts  on  the  site, adjacent uses 
and the surrounding street systems. 
 
18. Land Uses and Square Footages.  The following land uses and maximum square 
footages are approved for the entire Shopping Center property.  The existing Shopping 
Center contains approximately 572,837 square feet gross leasable area (GLA).  The 
project may add a maximum of 123,672 net new square feet GLA (133,389 square 
feet with the Equivalency Program) within the Development Area.  The Shopping 
Center property may not exceed 696,509 square feet GLA (706,226 with the 
Equivalency Program).  For any proposed square footage that exceeds 696,509 square 
feet, up to the 706,226 square foot cap, the Applicant shall submit traffic and parking 
data for review by the Community Development Department and the City Traffic 
Engineer to determine if the proposal is consistent with the trip generation and parking 
thresholds established in the Certified Final EIR and the Equivalency Program.  The 
study shall include an update of the sitewide list of tenants in Exhibit “A”, uses and 
GLA, and the Applicant shall pay the cost of the City Traffic Engineers review. 
 
The Shopping Center property may provide the following land uses, not to 
exceed the maximum square footage for each land use type: 
 
a.  Retail Sales (including drug stores) 
b.  Personal Services (e.g., Beauty salons, Dry-Cleaners, Shoe repair) 
c.  Food and Beverage Sales (including Grocery Stores, but excluding high traffic 

generating or high parking demand land uses such as liquor or convenience stores 
as determined by the Director of Community Development) 

d.   Offices, Business and Professional-69,300 square feet maximum for Business 
and Professional offices. Additionally, 21,800 square feet maximum for 
Medical and Dental offices (existing square footage rounded, no additional 
allowed). 

e.    Banks and Savings and Loans- 36,200 square feet maximum (existing square 
footage, no additional allowed). 
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f. Eating and Drinking Establishments (restaurants).  89,000 square feet 

maximum, which includes outdoor dining areas for restaurants that provide full 
table service. 

g.    Uses identified as permitted (by right) in the underlying zoning district (CC) 
which are not included in this Master Use Permit shall be left to the discretion 
of the Director of Community Development to determine if Planning 
Commission review is required. 

 
The following uses are not permitted by this Master Use Permit: 
 
a.  Personal Improvement Services (Gyms, Dance studios, Trade 

schools, etc). 
b.    High traffic generating or parking demand land uses, including but not limited to, 

liquor stores and convenience stores as determined by the Director of Community 
Development. 

c.   Commercial Recreation and Entertainment (Indoor Movie Theaters, bowling 
alleys, ice skating, etc.). 

d. Bars. 
 
5 Reference in Draft Resolution No. PC 13-XX to Settlement Agreement between 3500 
Sepulveda and RREEF: 
  

16.  The 3500 Sepulveda Blvd. property owners entered into a Settlement Agreement 
with RREEF American REIT II Corp. BBB, current owner of the Manhattan Village 
Shopping Center, in October 2008 regarding the existing Master Use Permit entitlements 
on the properties, as well as other private issues. A summary of the facts related to that 
Settlement Agreement are included in PC Resolution No. PC 08-15. The City 
determined that with the clarification of PC Resolution 08-15, the Master Use Permit 
(PC Resolution 01-27) applies to the 3500 Sepulveda Property and accordingly, the 
property owner application for a separate Master Use Permit was administratively 
withdrawn. 

 
6 Settlement Agreement Provisions: 
 

d.   3500 Sepulveda has provided RREEF copies of permit drawings identifying the 
gross square feet of the Hacienda Building, attached hereto as Exhibit I. RREEF 
shall, based on Exhibit I, identify the Hacienda Building in the amended RREEF 
Application as a mixed use building with approximately 19,840 gross square feet.  
The 7,938 gross square feet on the top floor of the Hacienda Building shall be 
identified as office/medical use. The 11,902 gross square feet on the ground floor 
shall be identified as restaurant/office/medical/retail use; provided that only 4,375 
square feet on the ground floor may be used as a restaurant with full alcohol service 
and only an additional 3,000 square feet of the ground floor may be used as a  
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restaurant that provides service of beer and wine which is incidental to, and in 
conjunction with, the service of food.  3500 Sepulveda agrees to provide all 
documentation required by the City to process the RREEF Application or perform 
environmental review of the Shopping Center Project to confirm the gross leasable 
area or net square feet in the Hacienda Building. 

 
 











 

Deutsche Asset & Wealth Management relates to the alternatives and real assets management activities of RREEF America L.L.C. and Deutsche Investment 
Management Americas Inc. in the United States. 

Mark English, Vice President 
RREEF Management LLC 
101 California Street, 26th Floor 
San Francisco, CA  94111 
Tel 415-262-2089 
Fax 415-781-2229 
Mark.English@db.com 

 

RE: Manhattan Village Shopping Center Enhancement Project: Proposed Modifications to 
Conditions of Approval 

Dear Chairperson Conaway and Commissioners: 
 

RREEF wishes to express our thanks and gratitude to your Commission for all of the time 
and effort you have devoted to the review of the Manhattan Village Shopping Center 
Enhancement Project (the “Project”).  In addition, we wish to thank and acknowledge the hard 
work of your staff with whom we have been working for many years on the Project.  Our 
collective efforts have helped to shape the Project in a way that will make it a source of pride for 
you and the Manhattan Beach community for years to come.   

As you directed at your last public hearing, we have been working with staff on the 
proposed Conditions of Approval for the Project in an effort to reduce the number of Conditions 
where there has been disagreement.  We have come a long way to reach consensus and have 
resolved many of the issues; however, there are still a few significant issues that need to be 
resolved.  This letter sets forth our proposed changes to Condition No. 11 regarding the 
Shopping Center Master Sign Program; Condition No. 18, which as proposed restricts the 
Shopping Center owners’ ability to exchange permitted land uses at the Shopping Center 
property pursuant to the Equivalency Program; and Condition No. 38 regarding the provision of 
electric vehicle charging parking spaces.  We consider these three Conditions to be threshold 
matters, the resolution of which is necessary for the Project to be viable.  In addition, we request 
modifications to Condition Nos. 50.l and 51.   

Condition of Approval No. 11, Signage Site-wide Plan/Master Sign Program 

We propose as part of the Project the Master Sign Program, which is an integral part of 
the Project and is essential in getting new tenants and attracting visitors to the Shopping Center.  
Although staff had previously recommended approval of the Master Sign Program as part of the 
Project, staff now recommends that the Master Sign Program be deferred and addressed at a 
future, separate meeting.  We appreciate the concern that some Commissioners expressed 
about getting additional information about the Master Sign Program before voting on the 
Program.  At tonight’s hearing, we will provide a detailed presentation and answer any questions 
about the Master Sign Program and the proposed signs at the Shopping Center.  We trust that 
after you have seen the carefully planned Master Sign Program for the Shopping Center, you will 
agree that it complements the Shopping Center.  We request that you vote to approve it as part 

July 24, 2013 
 
Mr. Chris Conaway, Chairperson 
Ms. Martha Andreani, Commissioner 
Mr. Steve Ortman, Commissioner 
Ms. Kathleen Paralusz, Commissioner 
Mr. Paul Gross, Commissioner 
Planning Commission 
City of Manhattan Beach 
1400 Highland Avenue 
Manhattan Beach, CA   90266 
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of the Project.  We appreciate that staff has included as Attachment B to the Staff Report Draft 
Findings and Condition No. 11 for the Sign Program if you determine to approve it.    

Included as Attachment A to this letter is proposed, additional language to Condition No. 
11 to authorize those businesses with storefronts interior to the Shopping Center, but which have 
building faces along Marine Avenue, Sepulveda Boulevard, Rosecrans Avenue, or Village Drive 
to install business signs on the perimeter street sides of the building.  This will ensure that these 
businesses are not disadvantaged in terms of advertising vis-a-vis those businesses whose 
storefronts and business signs face exterior streets.   

Condition of Approval No. 18, Land Uses and Square Footages  

Condition No. 18 prohibits several land uses currently permitted for the Shopping Center 
under the existing Master Use Permit and Municipal Code and prohibits any new medical or 
dental office and banks.  Both RREEF and the owners of the Hacienda Building located at 3500 
Sepulveda oppose taking away any currently permitted uses at the Shopping Center.  
Additionally, the “caps” proposed in Condition No. 18 are inconsistent with the Equivalency 
Program analyzed in the certified Environmental Impact Report (“EIR”) for the Project and 
arbitrarily restrict the Shopping Center owners, including RREEF and 3500 Sepulveda, LLC, from 
making market based business decisions regarding Shopping Center tenants.  Condition No. 18 
not only prohibits certain uses at the Shopping Center that are approved under the existing 
Master Use Permit, it also prohibits uses included in the proposed Equivalency Program, 
including Personal Improvement Services (e.g., health club) and Commercial Recreation and 
Entertainment (e.g., Movie Theaters). 

RREEF proposed the Equivalency Program as part of the Project to allow specific land 
uses permitted by the Master Use Permit to be exchanged for one another at prescribed 
conversion ratios such that the exchange does not result in an increase in peak hour vehicle 
trips.  The Equivalency Program was included in the EIR’s Project Description and thoroughly 
analyzed in the certified EIR.  In order to respond to the future needs and demands of the 
southern California economy, as well as Shopping Center customer and tenant demands, the 
Equivalency Program provides that retail, restaurant, cinema, office, medical office, and health 
clubs may be exchanged for each other based on specific conversion factors.  As determined in 
the certified EIR, under the Equivalency Program, no new peak hour traffic impacts would occur, 
and peak hour trips would remain the same or less when compared to the trips evaluated for the 
Project.  Accordingly, provided that the approved uses at the Shopping Center are exchanged 
based on the specific conversion factors included in the EIR and the Shopping Center owners 
demonstrate that on-site parking is adequate pursuant to the Master Use Permit, EIR, and/or the 
Municipal Code, there would be no significant traffic or parking impacts associated with use of 
the Equivalency Program.   

Included as Attachment B to this letter are proposed modifications to Condition No. 18 to 
remove the prohibitions on land uses and authorize permitted land uses to be exchanged in 
accordance with the Equivalency Program analyzed as part of the Project in the certified EIR.   

Condition No. 38, Electric Vehicle (EV) Charging 

As part of RREEF’s committment to sustainability, we are agreeable to providing up to 3 
percent of the parking spaces at the Shopping Center property as electric vehicle charging 
spaces as demand for such parking spaces is demonstrated, as set forth in Condition No. 38.   
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However, it is essential to the provision of sufficient overall parking spaces at the 
Shopping Center that the implementation of the electric vehicle charging parking spaces 
correspond to the utilization rate of such spaces.  If demand for the electric vehicle charging 
parking spaces does not correspond to the number of such spaces provided, those charging 
station spaces – which are designated for electric vehicle parking only – cannot be utilized by 
non-electric vehicles resulting in empty, unusable parking spaces.  This potential is an 
undesirable outcome for the Shopping Center owners and visitors to the Center, particularly 
during peak shopping seasons.     

Condition No. 38 requires that 1 percent of the total parking spaces at the Shopping 
Center be installed in Phase I, which will be approximately 27 parking spaces.  Based on our 
experience at shopping centers and market research, current demand for electric vehicle 
charging stations does not require a supply of one percent of the total parking spaces.  Indeed, 
electric vehicles currently are less than one-half of one percent of new car sales today.  
Moreover, research suggests that when electric vehicles utilize commercial charging stations it is 
typically to “top-off”since recharging at night at home is less expensive.  We request that the 
installation of these parking spaces be implemented in groups of 8 to be increased 
commensurate with demand.  As set forth in Condition No. 38, once utilization of the then 
existing electric vehicle charging stations is 75 percent, RREEF will provide additional electric 
vehicle charging stations up to 3 percent of the total parking spaces, which is approximately 88 
electric vehicle parking spaces.  The electrical conduit to support these charging stations will be 
installed throughout the Shopping Center site during construction so that as electric vehicle 
parking space demand is demonstrated, additional electric vehicle parking spaces can be added.   

Included as Attachment C to this letter are proposed modifications to Condition No. 38.  
As shown in the proposed modifications, RREEF is amenable to providing up to three percent of 
the total parking spaces as electric vehicle charging stations.  Given how essential it is to the 
Shopping Center to not have empty parking spaces, we request that the timing to provide that the 
spaces be phased based on utilization.   

Other Conditions Proposed for Modification: Condition Nos. 50.l and 51 

Included as Attachment D to this letter are modifications to Condition No. 50.l, which 
requires a two-way internal drive aisle at 30th Street between Carlotta Way and Cedar Way.  The 
two-way internal drive aisle at that location is not consistent with the internal circulation for the 
Shopping Center.  We request that the two-way drive aisle be located at another location south of 
the south parking deck between Carlotta Way and Cedar Way.   

Included as Attachment E are modifications to Condition No. 50, Transit Plan.  RREEF 
requests a minor modification to specify the potential transit route through the Shopping Center 
property, which was discussed between RREEF and staff.   

Conclusion 

Again, it is vitally important to RREEF that we reach an acceptable resolution on the 
threshold Condition Nos. 11, 18, and 38.  As detailed above, the Master Sign Program is an 
essential component of the Project and the larger enhancements to the Shopping Center.  The 
Shopping Center owners need to have the flexibility to utilize the Equivalency Program to 
exchange retail, restaurant, cinema, office, medical office, and health clubs – while ensuring that 
there are not significant impacts.  In addition, the provision of electric vehicle charging stations 
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should be phased based on utilization to ensure that sufficient numbers of parking spaces are 
available to Shopping Center visitors.   

We respectfully request that you approve the Project with these modifications to the 
Conditions of Approval.  Thank you for your time and attention. 

Sincerely yours, 
 

 
 
Mark English 
 
Attachments 
 
cc:  Richard Thompson, Community Development Director 
 Laurie B. Jester, Planning Manager 
 Quinn Barrow, City Attorney, Richards Watson Gershon 
 Philip Pearson, RREEF 

Charles E. Fancher, Jr., Fancher Partners LLC 
 Mark Neumann, 3500 Sepulveda, LLC 
 Richard Rizika, 3500 Sepulveda, LLC 
 Peter J. Gutierrez, Latham & Watkins 

Beth Gordie, Latham & Watkins  
  



 

 

Attachment A 

Proposed Modifications to Condition of Approval No. 11 

Signage Site-wide Plan/Master Sign Program. The Project shall provide consistent 
signage improvements throughout the Shopping Center property. The total square footage of 
signage for the Shopping Center property shall not exceed 9,500 square feet as defined by the 
Code. The sign improvements shall generally be consistent with the Master Sign Program and the 
project description with the following revisions: 

a. Signs shall be compatible with their related buildings and not be crowded within their 
locations or backgrounds. Harsh plastic or illuminated backgrounds (backlit acrylic sign faces) shall 
be avoided, wall and pole signage may be internally illuminated, and low profile monument signs are 
encouraged.  

[_] Buildings having front or side walls viewable from Marine Avenue, Sepulveda Boulevard, 
Rosecrans Avenue, or Village Drive and occupied by storefronts facing away from those perimeter 
streets, may have additional storefront signage on the perimeter street sides of the building.  

b. Roof signs are prohibited. 

c. All signage on parking structures shall be accessory to the structure through the design, 
color, location, size and lighting; while the parking structure architecture shall dominate. Any tenant 
signage on a parking structure shall have a locational relationship and proximity between the parking 
structure and the tenant. Signage near the top of parking structures is discouraged, but can be 
approved by the Director of Community Development through the Master Sign Program if it is 
compatible with the architectural design of the subject structure on which the signage is proposed, 
as well as consistent with the intent and criteria of the Sign Code and Master Sign Program. 

d. In conjunction with the Planning Commission public hearing process for Phase III, the 
Applicant shall include with the Site Plan Review a plan for the City Gateway identification signage at 
the corner of Rosecrans Avenue and Sepulveda Boulevard. The City will review the City Gateway 
signage as part of Phase III, and the Applicant shall install the City Gateway signage prior to the first 
building final for Phase III. The Gateway signage shall not count as part of the Applicant’s 9,500 
square feet of signage approved as part of the Master Sign Program. If the public hearing process 
for Phase III has not commenced upon Fry’s vacating the Northwest Corner and the completion of 
the Sepulveda Bridge Widening project, the Applicant shall install a temporary monument sign at the 
corner of Rosecrans Avenue and Sepulveda Boulevard welcoming people to the City of Manhattan 
Beach. 

e. The number and size of any new Department store and non-Department store anchor wall 
signs shall be reviewed through the Master Sign Program. 

f. The Fry’s pole sign adjacent to the Sepulveda Boulevard bridge shall be removed, or 
relocated if Fry’s is still occupying the Northwest Corner, by the Applicant upon 90 days’ notice from 
the City when determined necessary as part of the Sepulveda Bridge Widening and at the sole cost 
of the Applicant. The relocation location shall be within the Shopping Center property along the 
Northwest Corner fronting Sepulveda Boulevard. This Sepulveda Boulevard Fry’s pole sign, as well 
as the two Fry’s pole signs along Rosecrans Avenue, shall be removed when Fry’s vacates the 
Northwest Corner 

g. All new interior and exterior signs at the Shopping Center shall be approved by the 
property owner or designated representative. All new signs at 3500 Sepulveda Boulevard and 



 

  

 

Macy’s shall be subject to review and approval under the provisions set forth in the Code for 
consistency with the approved Master Sign Program based on application by their respective 
property owners or representatives. 



 

 

Attachment B 

Proposed Modifications to Condition of Approval No. 18 

Land Uses and Square Footages. The following land uses and maximum square footages 
are approved for the entire Shopping Center property. The existing Shopping Center contains 
approximately 572,837 square feet gross leasable area (GLA). The Pproject may add a maximum of 
123,672 net new square feet GLA (133,389 square feet with the Equivalency Program) within the 
Development Area. The Shopping Center property may not exceed 696,509 square feet GLA 
(706,226 with the Equivalency Program). 

For any proposed square footage that exceeds 696,509 square feet, up to the 706,226 
square foot cap, and for any other proposed square footage utilizing the Equivalency Program, the 
Applicant Shopping Center owner seeking the square footage shall submit traffic and parking data 
for review by the Community Development Department and the City Traffic Engineer to determine if 
the proposal is consistent with the trip generation and parking thresholds established in the Certified 
Final EIR and the Equivalency Program. The study shall include an update of the sitewide list of 
tenants in Exhibit “A”, uses and GLA.  The Shopping Center owner seeking the square footage, and 
the Applicant shall pay the cost of the City Traffic Engineers review.  The land uses, square 
footages, and utilization of the Equivalency Program apply to the entire Shopping Center property 
and all Shopping Center owners.   

The Shopping Center property may provide the following land uses, not to exceed the 
maximum square footage for each land use type: 

a. Retail Sales (including drug stores) 

b. Personal Services (e.g., Beauty salons, Day Spas, Dry-Cleaners, Shoe repair) 

c. Food and Beverage Sales (including Grocery Stores, but excluding high traffic generating 
or high parking demand land uses such as liquor or convenience stores as determined by the 
Director of Community Development) 

d. Offices, Business and Professional-69,300 square feet maximum for Business and 
Professional offices. Additionally, 21,800 square feet maximum for Medical and Dental offices 
(existing square footage rounded, no additional allowed). 

e. Banks and Savings and Loans- 36,200 square feet maximum (existing square footage, no 
additional allowed). 

f. Eating and Drinking Establishments (restaurants). Eating and Drinking Establishments are 
capped at 89,000 square feet maximum, which includes outdoor dining areas for restaurants that 
provide full table service.  An additional 20,000 square feet of restaurant square footage for a total of 
109,000 square feet of restaurant uses within the Shopping Center property is permitted provided 
that an additional 2.6 parking spaces would be required for each 1,000 square feet of restaurant 
square footage above 89,000 square feet.   

g. Uses identified as permitted (by right) in the underlying zoning district (CC) which are not 
included in this Master Use Permit shall be left to the discretion of the Director of Community 
Development to determine if Planning Commission review is required. 

h. Personal Improvement Services  



 

  

 

i. Commercial Recreation and Entertainment 

The following uses are not permitted by this Master Use Permit: 

a. Personal Improvement Services (Gyms, Dance studios, Trade schools, etc). 

b. High traffic generating or parking demand land uses, including but not limited to, liquor 
stores and convenience stores as determined by the Director of Community Development. 

c. Commercial Recreation and Entertainment (Indoor Movie Theaters, bowling alleys, ice 
skating, etc.). 

ad. Bars 

The permitted uses included in this Condition No. 18 may be exchanged pursuant to the Equivalency 
Program analyzed in the certified EIR and as provided in EIR Appendix E, Peak Hour Traffic 
Equivalency Program.  The exchange of land uses shall also be subject to satisfying applicable 
Shopping Center and Manhattan Beach Municipal Code requirements governing parking.  The land 
uses, square footages, and utilization of the Equivalency Program apply to the entire Shopping 
Center property and all Shopping Center owners.   



 

 

Attachment C 

Proposed Modifications to Condition No. 38 

Electric Vehicle (EV) Charging. The Applicant shall install and maintain for public use EV 
parking/charging stations within the parking structures and/or parking lots at a ratio of a minimum of 
1 percent of the total on-site parking spaces.  The installation of stations up to 1 percent may be 
phased.  The Applicant shall provide a minimum of 8 EV parking/charging stations in Phase 1.  The 
number of EV parking/charging stations shall be increased in minimum groups of 8 up to 1 percent 
as total system charging station usage demonstrates a 75 percent utilization rate during a 12 month 
period.  Electrical conduit to support additional charging stations (resulting in a supply of charging 
stations of up to 3 percent of the total on-site parking spaces) will be installed throughout the 
Shopping Center site as is deemed appropriate during initial construction for future conversion 
should charging station usage demonstrate a 75 percent utilization rate during a 12 month period.  
The stations shall provide a Level 2 charging capacity (208-240 volts), may charge prevailing rates 
for the purchase of the energy, and the parking spaces will be designated for the exclusive use of 
EV charging. The Applicant shall submit plans to the Community Development Department with the 
submittal of plans for each parking structure. The City will review and approve the Plan, and the 
Applicant shall install the improvements per the approved Plan with each parking structure. 



 

 

 

Attachment D 

Proposed Modifications to Condition of Approval No. 50.l 

Northbound left-turn pockets shall be provided on Carlotta Way at 27th and 30th Street entry points.  
A two–way internal drive aisle will be provided at 30th Street  between the South Deck and Olive 
Garden between Carlotta Way and Cedar Way.  No dead-end aisles may be permitted. 



 

 

Attachment E 

Proposed Modifications to Condition of Approval No. 51 

Transit Plan.  The Applicant shall submit a Transit Plan to provide a transit route through the 
Shopping Center property between Rosecrans Avenue and Village Drive via Fashion Boulevard 
with the plans for Phase II.  The plans for Phases II and III shall be consistent with the Transit Plan. 
The Applicant shall coordinate with transit providers and the City to provide a transit route through 
the Shopping Center including cooperating on grant applications and the design and 
implementation of improvements within the Shopping Center property to accommodate the transit 
route.  If a transit provider seeks to route through the Shopping Center, the Applicant shall make 
the necessary improvements within the Shopping Center site to accommodate transit through 
turning radius, clearance, transit stops, shelters, linkages, signage, and similar improvements.  
Public transit improvements, as detailed above, shall be installed on the property, and on adjacent 
public property if feasible, providing connectivity on and off-site with transit, pedestrians and bikes. 
If a transit provider desires to route through the Shopping Center in the travel way between 
Rosecrans Avenue and Village Drive, as described above, the Applicant shall construct the 
improvements, or cause the improvements to be constructed, per the approved Plan. 
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