
































































































PEC AGENDA 

July 11, 2024 

 

APPLICATION FOR: Conditional Use Permit No. 228, Amendment No. 1 

 

LOCATION:  21004 Pioneer Boulevard 

 

APPLICANT: Judy Jeong representing Gangnam Korean BBQ 

 

PROPOSAL: Application for the expansion of beer and wine sales for on-site 

consumption in conjunction with an existing bona fide eating 

establishment (Gangnam Korean BBQ) 

 

ZONING: C-3 (Intermediate Commercial) 

 

 

INTRODUCTION 

 

The applicant, Judy Jeong representing Gangnam Korean BBQ, is requesting approval of 

Conditional Use Permit amendment (CUP No. 228, Amendment No. 1) for the expansion of beer 

and wine sales for on-site consumption in conjunction with an existing bona fide eating 

establishment. The subject site is located at 21004 Pioneer Boulevard and is designated by the 

General Plan as Commercial. The subject site is located in the C-3 (Intermediate Commercial) 

zone. LMC Section 9347.C.1 allows bars, cocktail lounges, or any establishment offering alcoholic 

beverage for consumption on the premises in the C-3 (Intermediate Commercial) zone where the 

use or parking facilities thereof are located more than 200 feet from the boundaries from any land 

zoned for residential uses. LMC Section 9347.D.1 requires a CUP for any use specified in Section 

9347.C when located less than two hundred feet from any land zoned for residential uses. The 

subject site is less than 200 feet from residentially zoned land and therefore requires a Conditional 

Use Permit. 

 

 

STATEMENT OF FACTS 
 

Area Description 

 

The subject site is located within a commercial center at the southeast corner of Pioneer Boulevard 

and Centralia Street (see Vicinity Map and Aerial View). The following table lists the land uses 

and zoning designations for the subject site and the surrounding properties. 

 

AREA EXISTING LAND USE ZONE DESIGNATION 

Subject Site Restaurant C-3 (Intermediate Commercial) 

North Commercial Buildings C-3 (Intermediate Commercial) 

East Apartment Complex MFR (Multi-Family Residential) 

South Apartment Complex MFR (Multi-Family Residential) 

West Car Wash, Superfine Auto Spa 

Single-Family Residences 

C-3 (Intermediate Commercial) 

R-1 (Single-Family Residential) 
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Prior CUP 

 

This application is the second CUP for the subject site. A previous tenant, Rico’s Pizza, in 1980 

was granted approval (CUP No. 228) for the sale of beer and wine for on-site consumption in 

conjunction with a bona-fide eating establishment. The previous California Department of 

Alcoholic Beverage Control (ABC) license was transferred to the current tenant on June 11, 2015. 

 

Site Description 

 

The subject site is located in a commercial center with a total land area of approximately 1.4 acres. 

The commercial center is developed with a single-story commercial building and 95 parking 

spaces. The restaurant is located in the northwestern portion of the building, as shown in Exhibit 

“A.” The other businesses within this center include Family Coin Laundry, Suwannee Beauty 

Salon, JR Bakery, Dae Bak Korean restaurant, Hello Sonni barber shop, Mi Teriyaki & Sushi, and 

a dentist office. There are two vacant tenant spaces at 11802 Centralia (the proposed expansion 

space) and 11812 Centralia Street. The trash enclosure is located behind the building and is not in 

compliance with current City standards. 

 

Project Description 

 

The sale of beer and wine is ancillary to the primary use, which is a restaurant. The existing use 

operates Sunday through Thursday from 11:00 A.M. to 10:00 P.M. The hours of operation on 

Friday and Saturday are from 11:00 A.M. to 11:00 P.M. The use does not include live or recorded 

entertainment. The proposed expansion will add 1,150 square feet to its existing footprint and 

occupy the vacant tenant space at 11802 Centralia Street. The proposed Resolution of Approval 

includes a condition which limits the sale of alcoholic beverages to no earlier than 7:00 A.M. and 

no later than 12:00 P.M., daily.  

 

The subject tenant space, with the expansion, will be approximately 4,848 square feet in area and 

will include a dining area with 189 fixed seats, a kitchen/preparation area, and four restrooms, as 

shown on the floor plan in Exhibit “B.” The subject restaurant has a main entrance door which 

faces the parking lot and Pioneer Boulevard. The use requires a Type 41 license from the California 

Department of Alcoholic Beverage Control (ABC). A Type 41 license allows for the sale of beer 

and wine for on-site consumption in conjunction with a bona fide public eating place. 

 

Code Requirements 

 

A Conditional Use Permit may only be approved upon findings of the Planning and Environment 

Commission that the proposed use, subject to any conditions imposed, will not be detrimental to 

surrounding property or residents. A finding that the proposed use is in accordance with the 

following principles and standards is necessary in each case, as specified in Section 9401 of the 

Lakewood Municipal Code. 
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1. The proposed conditional use shall not be in substantial conflict with the General Plan. 

 

The General Plan land use designation for the site is Commercial. The subject restaurant is a 

commercial use, and the proposal to serve alcoholic beverages in conjunction with the 

restaurant is an ancillary use and, therefore, will not be in conflict with the General Plan. 

 

2. The nature, condition, and development of adjacent uses, buildings, and structures shall be 

considered, and no Conditional Use Permit shall be granted where such will adversely affect 

or be materially detrimental to said adjacent uses, buildings, or structures. 

 

It is anticipated that the ancillary use of onsite sales of beer and wine in the expanded area will 

not adversely affect or be materially detrimental to adjacent uses, buildings, or structures, as 

the existing restaurant currently does such sales. The restaurant is located in an existing 

commercial center which abuts residential properties to the south. The building is setback 

twenty-five feet from the south property line. Further, since there are no public access doors 

provided at the rear of the building, the residential properties south of the building will not be 

impacted by noise. The existing use operates Sunday through Thursday from 11:00 A.M. to 

10:00 P.M. The hours of operation on Friday and Saturday are from 11:00 A.M. to 11:00 P.M. 

Thus, the proposed use should not pose any adverse effects on adjacent residential uses, 

buildings, or structures which abut the site of the east and south. 

 

3. The site for a conditional use shall be adequate in size and shape to accommodate the yards, 

walls, fences, parking and loading facilities, landscaping and other development features 

required by this Chapter, or as required as a condition in order to integrate said uses with the 

uses in the neighborhood. 

 

The proposed conditional use is for the sale of beer and wine for on-site consumption in 

conjunction with a bona-fide restaurant. The applicant is proposing to have a total of 189 

interior seats, which includes tables with seats in the dining area. Section 9490.U.2 of the 

Lakewood Municipal Code requires restaurants to provide one (1) parking space for each three 

(3) fixed or removable seats, or one space for each 100 square feet of gross floor area provided 

that at least five (5) parking spaces are provided. The site is developed with 95 parking spaces. 

The proposed addition of 56 seats will require 19 parking spaces. The parking demand for this 

center will be 120 parking spaces including the proposed use, which will create a deficit of 25 

parking spaces per the requirements of the Lakewood Municipal Code. However a recent state 

law, AB 2097, supersedes the city’s ability to require additional commercial parking on this 

lot. Therefore, the site has sufficient parking in compliance with current state laws and 

regulations. 

 

4. The site for the conditional use shall be served by highways or streets adequate in width and 

improved as necessary to carry the kind and quantity of traffic such use would generate. 
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The subject site is served by Pioneer Boulevard and Centralia Street. The General Plan 

designates Pioneer Boulevard as a minor arterial street with a roadway width of 80 feet. The 

portion of Centralia Street serving the subject site is designated as a minor arterial street with 

a roadway width of 64 feet. According to the 2022 City of Lakewood Census, the number of 

cars driving on Centralia Street daily between Pioneer Boulevard and Norwalk Boulevard is 

16,031 cars. The number of cars driving on Pioneer Boulevard daily between Centralia Street 

and Carson Street is 18,780 cars. Both, Pioneer Boulevard and Centralia Street, are adequate 

in size to accommodate the traffic generated by the use. 

 

5. All other conditions and limitations imposed by this Chapter in connection with the proposed 

application for a Conditional Use Permit have been met. 

 

All necessary conditions of approval to implement city regulations and state law have been 

included in either the referenced letter from the Development Review Board and/or the related 

resolution. 

 

Development Review Board 

 

The Development Review Board (DRB) reviewed the CUP application for this business on June 

26, 2024 (see attached letter for DRB Case No. 9249). The DRB letter included conditions for 

compliance with conditions of operation, parking and circulation, waste collection, site security, 

and property maintenance. 

 

The proposed Resolution of Approval requires that the property owner and/or property 

management company shall prepare, submit, and obtain approval of a Public Safety and Security 

Plan (PSSP) with the Lakewood Public Safety Department prior to final inspection. The DRB 

conditions contained in the action letter for DRB Case No. 9249 are incorporated by reference in 

the proposed Resolution of Approval. 

Department of Alcoholic Beverage Control 

 

As part of its license application review process, the Department of Alcoholic Beverage Control 

(ABC) determines whether a condition of undue concentration exists in a given census tract.  

Undue concentration occurs when the number of alcohol licenses exceeds the number allowed by 

ABC based on the census tract population. The subject site is located in Census Tract No. 5551.05, 

which is generally bound by Del Amo Boulevard to the north, Pioneer Boulevard to the west, 215th 

Street to the south, and Norwalk Boulevard to the east. ABC allows up to six (6) on-sale licenses 

within this census tract. Currently, there are three (3) on-sale licenses within this Census Tract. 

Therefore, there is no condition of undue concentration within this Census Tract, and the existing 

license will not result in a condition of undue concentration.   
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Sheriff’s Report 

 

The Director of Public Safety and the County of Los Angeles Sheriff’s Department provided 

comment on this application (see attached Sheriff’s Department letter dated June 10, 2024). The 

Sheriff reviewed calls for service for the subject location since June 10, 2021, and found that there 

were no incidents that reflect negatively on the business. However, there was a high volume of 

calls for service regarding homeless issues which reflects the geographical area and not the 

business itself. If this CUP is approved, the Sheriff’s Department recommends that certain 

conditions be included in the Resolution of Approval. The recommendations from the Sheriff’s 

Department are incorporated into the proposed Resolution of Approval. There are no open code 

enforcement cases associated with this business. The proposed Resolution of Approval requires a 

Public Safety and Security Plan (PSSP) to be submitted and approved with the Lakewood Public 

Safety Department. 

 

CEQA 

 

The proposed CUP is Categorically Exempt pursuant to Section 15301.(a) of the California 

Environmental Quality Act (CEQA) Guidelines, as amended. Class 1 consists of the operation, 

repair, maintenance, and permitting, leasing, licensing, or minor alteration of existing public or 

private structures. 

 

Public Notice 

 

Notification of the public hearing for Conditional Use Permit No. 228, Amendment No. 1 was 

posted on the City’s webpage, mailed to property owners within a 300-foot radius of the subject 

property, posted at the subject site, and in three public places on Wednesday, June 26, 2024, 

pursuant to Section 9422, et seq., of the Lakewood Municipal Code and State Law. 
 

 

SUMMARY 

 

The applicant is applying for a Conditional Use Permit for the expansion of beer and wine sales 

for on-site consumption in conjunction with the expansion of an existing bona fide eating 

establishment. It has been found that the proposed use will be in compliance with the principles 

and standards under Section 9401 of the Lakewood Municipal Code, regarding the approval of a 

Conditional Use Permit. 

 

 

 

 

 

 

 













EXHIBIT “A”



EXHIBIT “B”



 

RESOLUTION NO.  -2024 

 

A RESOLUTION OF THE PLANNING AND ENVIRONMENT 

COMMISSION OF THE CITY OF LAKEWOOD APPROVING 

CONDITIONAL USE PERMIT NO. 228, AMENDMENT NO. 1, 

AT 21004 PIONEER BOULEVARD, LAKEWOOD, 

CALIFORNIA, FOR THE EXPANSION OF BEER AND WINE 

SALES FOR ON-SITE CONSUMPTION IN CONJUNCTION 

WITH A BONA FIDE EATING ESTABLISHMENT. 

 

THE PLANNING AND ENVIRONMENT COMMISSION OF THE CITY OF LAKEWOOD 

DOES HEREBY FIND, RESOLVE AND DETERMINE AS FOLLOWS: 

 

 SECTION 1.  The Planning and Environment Commission of the City of Lakewood, 

having had submitted to it the application of Judy Jeong, owner of Gangnam Korean BBQ, lessee 

of the owners of an interest in the following described real property, requesting a Conditional Use 

Permit, pursuant to the provisions under Sections 9347.C.1 and 9347.D.1. of the Lakewood 

Municipal Code for the sale of beer and wine for on-site consumption, on that certain real property 

within the City of Lakewood described as a portion of Tract 26876 in Parcel Map Book Number 

680 pages 84-85, in the Office of the County Recorder of Los Angeles County, and more 

particularly described as 21004 Pioneer Boulevard, Lakewood, California; all as shown in the 

attached minutes and report of the Planning and Environment Commission, attached hereto and 

made a part hereof as though set forth in full, the Planning and Environment Commission does 

hereby find and determine as provided in this Resolution. 

 

 SECTION 2. The Planning and Environment Commission does hereby find that the 

project is Categorically Exempt from CEQA requirements, pursuant to Section 15301.(a) of the 

California Environmental Quality Act Guidelines, as amended. 

 

 SECTION 3. The Planning and Environment Commission of the City of Lakewood does 

hereby report that a public hearing was held before the Planning and Environment Commission in 

respect to the application on July 11, 2024, and the Planning and Environment Commission does 

hereby find and determine that the application, subject to the conditions hereinafter specified, 

should be granted for the following reasons: 

 

A.  The request is for approval of Conditional Use Permit No. 228, Amendment No. 1 for 

the expansion of beer and wine sales for on-site consumption, in connection with an existing bona 

fide eating establishment at 21004 Pioneer Boulevard, Lakewood, all as shown on Exhibits “A” 

and “B,” and the applicant has satisfactorily submitted all required documentation to adequately 

support approval of the proposed use.  

 

B.  The proposed use is found not to be in conflict with the goals of the General Plan, nor 

does the proposed use conflict with the Commercial land use designation of the General Plan, as 

it is an allowed commercial land use that meets the specified locational and operational criteria. 
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C.  The nature, condition, and development of adjacent uses, buildings, and structures have 

been considered, and it has been found that the proposed use will not adversely affect or be 

materially detrimental to adjacent uses, buildings, or structures, provided the conditions herein are 

implemented and operations continually comply and as this will be confirmed with a six-month 

review.  

 

D.  Pioneer Boulevard and Centralia Street are currently adequate in width and improved 

as necessary to serve any additional traffic generated by the proposed use. No adverse effect is 

anticipated on existing roads and circulation as a consequence of this application. 

 

E.  The subject site is adequate in size and shape to accommodate the yards, walls, fences, 

loading facilities, landscaping, and other development features required by the Code and state law.  

The site can adequately accommodate the required parking for the proposed use. 

 

 F.  The sale of beer and wine for on-site consumption will be only conducted entirely within 

the building, as license restrictions allow no sales for off-site consumption or on-site consumption 

in an outdoor enclosed patio.  

 

H.  Notification of the public hearing for this Conditional Use Permit was published on the 

City of Lakewood’s web page, was posted and mailed to property owners within a 300-foot radius 

pursuant to Section 9422 et seq. of the Lakewood Municipal Code and State Law. 

 

SECTION 4. The Planning and Environment Commission of the City of Lakewood, 

based upon the aforementioned findings and determinations, hereby grants the use as requested in 

Conditional Use Permit No. 228, Amendment No. 1 provided the following conditions are 

observed and complied with at all times: 

 

A.  Any conditions of approval required to be completed prior to commencing beer and 

wine sales shall be completed and confirmed, prior to such sales. All conditions of approval 

regarding operations shall be continually in compliance and not thereafter violated or deviated 

from except where authorized by this Resolution adopted in accordance with the provisions of this 

Resolution and the Municipal Code. The granting of this Conditional Use Permit (CUP) and this 

Resolution, and any modification or change thereof, shall not be effective for any purpose until a 

copy of this Resolution (exhibits excluded) has been recorded in the office of the Los Angeles 

County Recorder. The granting of this Conditional Use Permit, subject to the conditions herein set 

forth, are binding on the heirs, assigns, and successors in interest of the applicant and their heirs, 

assigns and successors in interest. 

 

B. Approval of Conditional Use Permit No. 228, Amendment No. 1 is for the expansion 

of beer and wine sales for on-site consumption in conjunction with an existing bona fide eating 

establishment. The approval shall be based on Exhibits “A” and “B.” 

 

C. The proper permits shall be obtained from the Building and Safety Division for all 

interior and exterior work, prior to the commencement of such work. In addition, Development 

Review Board approval shall be obtained for all exterior improvements prior to obtaining proper 

permits and commencement of work, as applicable. 
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D. The hours of operation shall be no earlier than 7:00 A.M. and no later than 12:00 A.M., 

daily, seven days a week. 

 

E. The approved use shall comply with the Development Review Board’s recommended 

conditions of approval per DRB Case No. 9249 letter dated June 26, 2024, and hereby incorporated 

as conditions of approval. 

 

F. The restaurant service area seating shall not exceed a total of 189 interior seats, 

excluding any reception area wait seating. 

 

G. All employees shall complete a Responsible Beverage Server, or similar training 

program, which meets standards of the California Department of Alcoholic Beverage Control, 

prior to serving any alcohol. 

 

H. All employees serving alcoholic beverages shall attend L.E.A.D. (License Education 

on Alcohol & Drugs) classes and shall obtain proper certification within 60 days from the date of 

this approval.  Any new employees serving alcoholic beverages shall attend L.E.A.D. training 

within 60 days of their hire date. 

 

I. There shall be no live entertainment or live music inside the subject tenant space. 

Recorded music is permitted. 

 

J. The business operator shall instruct the employees to notify law enforcement should 

they observe any criminal activity. 

 

K. The approved use shall comply with the Development Review Board’s recommended 

conditions of approval per DRB Case No. 9249 letter dated June 26, 2024, and hereby incorporated 

as conditions of approval. 

 

L. Business Licenses. All contractors, including subcontractors, sign installers, and 

tenants shall have properly issued business licenses, as confirmed before final inspection. 

 

M. Effective Date of Action. This PEC action shall become final, conclusive, and 

effective after ten (10) calendar days have lapsed, provided the 10th day is a City business day and 

if not then on the next following City business day, unless appealed, following the delivery of the 

notice of action via email, a documented in-person delivery or the day such notice of approval is 

deposited into the United States Postal Service mail system to the property owner, the applicant, 

and any other person requiring or requesting such notice.  

 

N. Acceptance. The applicant shall sign a written statement certifying that they have read, 

understand, and agree to the conditions of approval for this Conditional Use Permit Amendment, 

in order for this approval to become effective on or after the aforelisted ten (10) calendar days 

following official notification of this action. 

 

O. Appeal Procedure. The effective date this PEC action shall toll and not become 

effective if a properly prepared written appeal (with appropriate fees) if filed with the City Clerk 
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by any interested party, prior to the effective date. A properly prepared appeal shall detail in writing 

the manner in which the PEC failed to: a) justify an approval with appropriate findings, b) 

adequately evaluate the project; and/or c) appropriately establish conditions of approval that 

sufficiently mitigated identified impacts to a non-significant level. The appeal shall state the 

remedy requested (e.g., project modifications, revised conditions or project denial). 

 

P. Revocation/Revision. This conditional use permit may be modified or revoked by the 

City Council or the Planning and Environment Commission at a public hearing, should they 

determine that the proposed uses or conditions under which it is being operated or maintained is 

detrimental to the public health, welfare or materially injurious to property or improvements in the 

vicinity of the subject property is operated or maintained so as to constitute a public nuisance. By 

signing or orally accepting the terms and provisions of this permit entered into the minutes of these 

proceedings, the permittee acknowledges all of the conditions imposed and accepts this permit 

subject to those conditions with a full awareness that the violation of any permits could subject 

permittee to further hearings before the Planning and Environment Commission on the issue of 

revocation or modification. The applicant shall comply with all federal, state, and local laws. 

Material violation of any of those laws in connections with the use will be cause for revocation of 

this permit. 

 

Q. Indemnification. The applicant agrees to indemnify, hold harmless and defend the 

City, its officers, agents, and employees from any and all liability or claims that may be brought 

against the City arising from its approval of this permit, or arising out of the operation of this 

facility, save and except that caused by the City’s active negligence. 

 

ADOPTED AND APPROVED this 11th day of July, 2024, by the Planning and 

Environment Commission of the City of Lakewood voting as follows: 

 

 

AYES:  COMMISSIONERS:    

NOES:  COMMISSIONERS:   

ABSENT: COMMISSIONERS:    

ABSTAIN: COMMISSIONERS:   

 

 

         

______________________________ 

       Vicki Stuckey, Chairperson 

 

 

ATTEST: 

 

 

 

________________________________ 

Abel Avalos, Secretary 
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