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ENVIRONMENTAL ASSESSMENT FORM 
(to be completed by applicant) 

CITY OF MANHATTAN BEACH 
COMMUNITY DEVELOPMENT DEPARTMENT 

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

Date Filed:    

APPLICANT INFORMATION 
Name:   

Address:  

Phone number:  

Relationship to property:   

Contact Person:  

Address:  

Phone number:  

Association to applicant:  

PROJECT LOCATION AND LAND USE 
Project Address:   

Assessor’s Parcel Number:  

Legal Description:  

Area District, Zoning, General Plan Designation:   

Surrounding Land Uses: 

North  

South  

West   

East    

Existing Land Use:   

PROJECT DESCRIPTION 
Type of Project: Commercial       Residential       Other 

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

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

  

 

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

   

Mark Waine
904 Manhattan Ave #1 90266

Tenant

Setareh Ghajar

425 15th St #3535 CA 90266
310-928-9228

Designer /
Permit Expediter

904 Manhattan Ave #1 Manhattan Beach CA 90266
4179-016-019

Manhattan Beach Lot 4 & 5 Block 69

AD III, CD, 

COMMERCIAL
COMMERCIAL

COMMERCIAL
RESIDENTIAL

Caffe Luxxe will continue to sell food and 

COMMERCIAL

Change of use from
food and beverage sales to eating and drinking establishment. Operating hours will be 
7am-9pm (seven days a week). No fixed seating

beverages. Tables and chairs will be added inside and around the cafe.

4/30/2025



 
 Removed/ 

Existing Proposed Required Demolished  

Project Site Area:             

Building Floor Area:             

Height of Structure(s)             

Number of Floors/Stories:             

Percent Lot Coverage:             

Off-Street Parking:             

Vehicle Loading Space:             

Open Space/Landscaping:             
 
Proposed Grading: 
 Cut           Fill           Balance           Imported           Exported                
 
Will the proposed project result in the following (check all that apply): 
Yes No 

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

            Changes to a scenic vista or scenic highway? 

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

            A generation of significant amount of solid waste or litter? 

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

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

            An increase in existing noise levels? 

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

            The use of potentially hazardous chemicals? 

            An increased demand for municipal services? 

            An increase in fuel consumption? 

            A relationship to a larger project, or series of projects? 
 
Explain all “Yes” responses (attach additional sheets or attachments as necessary): 
   

   

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

Signature:    Prepared For:    

Date Prepared:    
Revised 07/01/18 
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Feb 25, 2025 
 

Use Permit Application Narrative: Caffe Luxxe Change of Use Permit 
 
Project Description: 
I am requesting approval from the City of Manhattan Beach for a change of use permit. We 
would like to add tables and chairs to our existing coffee shop, Caffe Luxxe, located at 904 
Manhattan Ave #1 Manhattan Beach CA 90266, to create a comfortable and welcoming indoor 
and outdoor seating area for our customers. Currently the use permit is for a Food & Beverage 
Sales establishment, and our request is to change it to an Eating & Drinking establishment. Our 
vision is to enhance the overall experience for visitors, allowing them to enjoy a coffee while 
also having the option to purchase a book from the neighboring bookstore, Pages Bookstore, 
and enjoy it on-site in a relaxed, inviting environment. 
 
The proposed seating area will include a small number of tables and chairs, strategically placed 
to ensure that there is ample space for pedestrians.  
 
Proposed Use and Hours of Operation: 
Our coffee shop is currently open from 7:00 AM to 6:00 PM, seven days a week. Caffe Luxxe is 
requesting to extended hours from 7:00 AM to 9:00 PM, however it will not involve the service 
of alcohol. We are a family-friendly establishment, and our primary focus is to provide high-
quality coffee and light snacks in a cozy environment. 
 
Peak hours of operation are typically between 8:00 AM to 9:00 AM, and 2:00 PM to 3:00 PM. 
During these times, we expect the demand for seating, both indoors and outdoors, to be at its 
highest. However, our seating area will remain available throughout the day, offering a peaceful 
location for customers to enjoy their drinks, read, and relax. 
 
Community Impact: 
The addition of tables and chairs to our coffee shop will serve the local community in several 
meaningful ways. By allowing customers to enjoy their coffee at our shop. We anticipate that 
the seating area will become a popular gathering place for individuals, friends, and families to 
meet, chat, and enjoy the outdoors in a comfortable, safe environment. This aligns with our 
mission to create a community-centered space where customers can unwind and connect. 
 
Unique Operating Characteristics: 
Our location is directly adjacent to Pages Bookstore, a beloved local business that specializes in 
a wide selection of books. The atmosphere of Caffe Luxxe is designed to offer a unique 
experience to our customers, giving them the opportunity to relax with a book and coffee in 
hand, all while supporting local businesses. 
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Additionally, the building houses several other businesses. Many of these business occupants 
work in the building and will benefit from the addition of the outdoor seating during their 
breaks or meetings. The coffee shop will offer a convenient and welcoming place for them to  
 
 
relax, grab a cup of coffee, or enjoy a light snack in the courtyard. This will also provide a space 
for professionals to meet with clients in a casual, comfortable setting, fostering a sense of 
community within the building and contributing to the vibrancy of the area. 
 
Conclusion: 
In conclusion, we believe that the addition of seating will significantly enhance the experience 
of our customers while fostering a greater sense of community between our coffee shop and 
the adjacent bookstore. We are committed to maintaining the highest standards of service and 
ensuring that our operations are in harmony with the surrounding neighborhood. The proposed 
seating area will create a welcoming, relaxing space for everyone in the community. 
 
We respectfully request that the City approve our application for this change of use permit, as 
we are confident that the addition of tables and chairs will benefit both our business and the 
broader community. 
 
Thank you for your consideration. 
Sincerely, 
 
 
 
Mark Wain 
Co-founder and President 
Caffe Luxxe 
(310) 394-2222 
https://www.caffeluxxe.com 
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