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AGENDA 

REGULAR MEETING 
LOMITA PLANNING COMMISSION 

MONDAY, NOVEMBER 9, 2020 
6:00 PM 

VARIOUS TELECONFERENCING LOCATIONS 
 

SPECIAL NOTICE: 
 

Pursuant to the Governor’s Executive Order N-29-20, this meeting will be held via teleconference only and 
no physical location from which members of the public may observe the meeting and offer public comment 
will be provided. 
 
Access to the meeting will be available via URL:  https://us02web.zoom.us/j/89945564105 or by phone at        
669-900-6833. Zoom Meeting ID: 899 4556 4105.  
 
In order to effectively accommodate public participation, participants are asked to provide their comments 
via e-mail before 5:00 p.m. on Monday, November 9, 2020, to l.abbott@lomitacity.com.  Please include the 
agenda item in the subject line. All comments submitted will be read into the record until the time limit of 
five minutes has been reached.   
 
All votes taken during this teleconference meeting will be by roll call vote, and the vote will be publicly 
reported. 

 
 
1. OPENING CEREMONIES 

 
a. Call Meeting to Order 
b. Roll Call 
 
 

2. ORAL COMMUNICATIONS 
 
Persons wishing to address the Planning Commission on subjects other than those scheduled 
are requested to do so at this time.  Please provide your name and address for the record.  In 
order to conduct a timely meeting, a 5-minute time limit per person has been established.  
Government Code Section 54954.2 prohibits the Planning Commission from discussing or 
taking action on a specific item unless it appears on a posted agenda. 
 
 
 
 
 

https://us02web.zoom.us/j/89945564105
mailto:l.abbott@lomitacity.com
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3. CONSENT AGENDA  

All items under the Consent Agenda are considered by the Commission to be routine and will 
be enacted by one motion in the form listed below. There may be separate discussions of 
these items prior to the time the Commissioners vote on the motion. Specific items may be 
removed from the Consent Agenda at the request of any Commissioner or staff. 
 
a) APPROVAL OF MINUTES:   October 12, 2020 

 
RECOMMENDED ACTION:   Approve minutes. 
 

b) ZONE TEXT AMENDMENT NO. 2020-02, a recommendation of an ordinance amending 
Section 11-1.66.03(A), Residential Parking Requirements, to Reduce the Required 
Number of Parking Spaces for Residential Units with Five (5) or More Bedrooms and/or 
Dens from Three (3) Spaces in a Garage to Two (2) Spaces in a Garage and a 
Determination that the Project is Categorically Exempt from the California Environmental 
Quality Act (CEQA). Initiated by Kevin McMinn, 30299 Kingsridge Drive, Rancho Palos 
Verdes, CA 90275 and Sajy & Jessy George, 25300 Cypress Street, Lomita, CA 90717 
(Co-Applicants).  

 
RECOMMENDED ACTION: Adopt resolution recommending City Council approval. 
 

 
PUBLIC HEARINGS 
 
4. CONDITIONAL USE PERMIT NO. 316, a request for a conditional use permit to allow the sale 

of beer and wine at a bona-fide restaurant, located at 1929B & 1931 Pacific Coast Highway in 
the C-R (Commercial Retail) Zone.  

 
APPLICANT:  Mary Wu, 1929B & 1931 Pacific Coast Highway, Lomita, CA 90717   
PRESENTED BY: James Dotson, Planning Intern  
RECOMMENDED ACTION: Adopt resolution of approval subject to findings and conditions, 
and confirm that the project is exempt from CEQA requirements.  
 
 

WRITTEN COMMUNICATIONS 
 

5. COMMUNICATIONS REGARDING CITY COUNCIL ACTIONS 
 

OTHER MATTERS 
 
6. STAFF ITEMS – ANNOUNCEMENTS 
 
 
7. PLANNING COMMISSIONER ITEMS 
 
 
8. COMMISSIONERS TO ATTEND CITY COUNCIL MEETINGS  
 Tuesday, December 1, 2020, and Tuesday, December 15, 2020 
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9. ADJOURNMENT  
 
The next regular meeting of the Planning Commission is scheduled for Monday, December 14, 
2020, at 6:00 p.m.  

 
Written materials distributed to the Planning Commissioners within 72 hours of the Planning Commission 
meeting are available for public inspection immediately upon distribution in the City Clerk’s office at 24300 
Narbonne Avenue, Lomita, CA 90717. In compliance with the Americans with Disabilities Act (ADA), if you 
need special assistance to participate in this meeting, you should contact the office of the City Clerk, (310) 
325-7110 (Voice) or the California Relay Service. Notification 48-hours prior to the meeting will enable the 
City to make reasonable arrangements to assure accessibility to this meeting. 
 
Only comments directed to the Commission from the podium will be recognized.  Comments directed to the 
audience or generated from the audience will be considered out of order. Any person may appeal all matters 
approved or denied by the Planning Commission to City Council within 30 days of receipt of notice of action 
by the applicant. Payment of an appeal fee is required. For further information, contact City Hall at 310 325-
7110. 
 
I hereby certify under penalty of perjury under the laws of the State of California that the foregoing agenda 
was posted not less than 72 hours prior to the meeting at the following locations: Lomita City Hall lobby and 
outside bulletin board, Lomita Parks and Recreation, and uploaded to the City of Lomita website 
http://www.lomita.com/cityhall/city_agendas/. 
  
 

Dated Posted:  November 6, 2020 

 
___________________________ 

        Linda E. Abbott 

http://www.lomita.com/cityhall/city_agendas/


MINUTES  
REGULAR MEETING 

LOMITA PLANNING COMMISSION 
MONDAY, OCTOBER 12, 2020 

1. OPENING CEREMONIES

a. Chair Cammarata called the meeting to order at 6:04 p.m. via teleconference pursuant to
Governor Newsom’s Executive Order N-29-20 issued on March 17, 2020.

b. Roll Call

Responding to the roll call by Deputy City Clerk Abbott were Commissioners Dever, Santos, 
Steinbach, Thompson, Waite, Vice-Chair Graf, and Chair Cammarata. Also present were 
Assistant City Attorney Lauren Langer, Assistant Planner Laura MacMorran, Planning Intern 
James Dotson, and Interim Community and Economic Development Director Sheri Repp 
Loadsman. 

PRESENT:   COMMISSIONERS: Dever, Santos, Steinbach, Thompson, Waite, Vice-Chair 
Graf, and Chair Cammarata 

ABSENT:  COMMISSIONERS: None 

2. ORAL COMMUNICATIONS

None.

3. CONSENT AGENDA

a) APPROVAL OF MINUTES:   August 10, 2020

RECOMMENDED ACTION:   Approve minutes.

Commissioner Steinbach made a motion, seconded by Commissioner Santos, to approve
the minutes of the August 10, 2020, Planning Commission meeting.

MOTION CARRIED by the following vote:

AYES:   COMMISSIONERS: Dever, Santos, Steinbach, Thompson, Waite, Vice-Chair 
Graf, and Chair Cammarata 

NOES: COMMISSIONERS:   None 
ABSENT: COMMISSIONERS:   None 

b) SITE PLAN REVIEW NO. 1188 – One Year Extension of Time, a request for an
additional one-year time extension to permit a new self-storage facility, which will include
48,052 square feet of self-storage space and 22 recreational vehicle spaces, and a block
wall seven feet in height. The project is located at 1837 Lomita Blvd. in the C-G,
Commercial General Zone.

Item 3a

Draft



Several Commissioners expressed displeasure with the lack of progress made on the 
project since the last extension was granted.  

The applicants were experiencing difficulty securing a bank loan due to priority given to 
processing Paycheck Protection Program (PPP) loans, not “PPG” loans as stated in 
their letter attached to the staff report.   

Giovanni Funicello and Giuseppe Finazzo, the applicants, stated that the pandemic had 
created problems for the project, but they anticipate funding will be processed within 30-
60 days. They plan to use part of the loan for required permits, and expressed frustration 
due to the delays. Los Angeles County Building and Safety requires them to pull all 
permits at once, which is why they had to request another extension, as it involved 
updating the plans and is costly. They responded to Commission questions.     

Commissioner Thompson made a motion, seconded by Commissioner Santos, to adopt 
a resolution of approval subject to findings, with the following changes under “Section 2. 
Findings”:  

“The Planning Commission of the City of Lomita hereby approves a one-year extension 
of time for Site Plan No. 1188 establishing a new expiration date of October 11, 
2021. This will be the final extension considered by the Planning Commission for this 
project, and the applicant shall report to the City the status of the loan and permits within 
90 days.” 

MOTION CARRIED by the following vote:  

AYES:       COMMISSIONERS: Dever, Santos, Steinbach, Thompson, Waite, Vice-Chair 
   Graf, and Chair Cammarata   

NOES:    COMMISSIONERS:   None 
ABSENT: COMMISSIONERS:   None 

PUBLIC HEARINGS 

4. ZONE TEXT AMENDMENT NO. 2020-02, consideration of an ordinance amending Lomita
Municipal Code Section 11-1.66.03(A), Residential Parking Requirements, to Reduce the
Required Number of Parking Spaces for Residential Units with Five or More Bedrooms
and/or Dens from Three (3) Spaces in a Garage to Two (2) Spaces in a Garage and a
Determination that the Project is Categorically Exempt from the California Environmental
Quality Act (CEQA).

Assistant Planner MacMorran presented the staff report as per the agenda material. She
thanked Planning Intern Dotson for his assistance researching other jurisdiction’s residential
parking requirements.

Discussion was held relative to the Census data used to determine the requirements, as well

as cultural changes since then, such as households having more cars nowadays, and an

increase in home-based businesses. The lack of on-street parking in the City was also

discussed. Staff mentioned that the availability of on-site parking would not necessarily free

up street parking.

Draft



Chair Cammarata opened the public hearing at 7:02 p.m. 

Kevin McMinn, co-applicant, stated that a three-car garage was a deterrent because it would 
occupy space that would otherwise be used for living area.  

Sajy George, co-applicant, stated that they would like to enlarge their three-bedroom house 
to accommodate guests and working from home due to COVID-19, and to expand their 
existing attached two-car garage would require substantial structural modification. 

George Kivett, a Lomita resident, stated that when garage space is increased, curb area is 
reduced. In addition, from an architectural standpoint, an average sized lot would be 
dominated by a three-car garage. 

Chair Cammarata closed the public hearing at 7:15 p.m. 

Commissioner Steinbach asked if there was a way for residents to build a five-bedroom home 
and not provide for three enclosed parking spaces. Assistant Planner MacMorran said the 
alternative is to request a zone variance but the threshold is far more stringent, as it requires 
exceptional or extraordinary circumstances to vary from the three-car garage requirement. 
As a result, a more direct solution is necessary.  

There was further discussion about the need for on-site parking but not wanting to hinder 
expansion, but requiring unenclosed parking. 

Vice-Chair Graf made a motion, seconded by Commissioner Waite, to approve a resolution 
recommending to the City Council to amend Lomita Municipal Code Section 11-1.66.03(A), 
for the parking requirements for the category “one family” to read as follows: 
• Two (2) parking spaces in a garage for units of up to three (3) bedrooms and/or dens;
• Two (2) parking spaces in a garage, plus one (1) additional unenclosed parking space

for four (4) bedrooms and/or dens; and 
• Two (2) parking spaces in a garage, plus two (2) additional unenclosed parking spaces

for five (5) or more bedrooms and/or dens.     
The provisions related to a duplex, apartment house and condominium were to remain 
unchanged. 

MOTION CARRIED by the following vote: 

AYES:  COMMISSIONERS: Dever, Santos, Steinbach, Thompson, Waite, Vice-Chair 
   Graf, and Chair Cammarata 

NOES: COMMISSIONERS:   None 
ABSENT:   COMMISSIONERS:   None 

SCHEDULED MATTERS 

5. PRESENTATION ON VISUALIZING DENSITY

PRESENTED BY: Diego Velasco, AICP 
Principal, Citythinkers 

Assistant Planner MacMorran introduced Mr. Velasco, and shared his background and 
experience. 

Draft



Mr. Velasco gave his presentation on visualizing density. 

Interim Director Repp-Loadsman explained that this design and density presentation had 
been scheduled during this meeting to assist the Commission with planning for the Regional 
Housing Needs Assessment (RHNA) requirements, as well as with the update to the Housing 
Element. She explained that Lomita was obligated to plan for an additional 827 housing units 
at different affordability levels. The process for identifying suitable land for these new units 
would require the Planning Commission and City Council to consider increased density and 
new locations that could be designated for residential and mixed use development.  She 
noted that the process would be challenging and would lead to a new vision for the growth 
of the community. 

George Kivett, a Lomita resident, stated that he wished to preserve the R-1 and A-1 zones 
at their present densities in Lomita, but remarked that commercial corridors in several areas 
are ready for a pick-me-up. He added that developers would have to be incentivized to create 
projects.  

Art Ashai, developer, stated that due to electrical lines on the west side of Narbonne Avenue, 
the Los Angeles County Fire Department required a fire lane for his project on 248th Street 
and Narbonne Avenue. He added that this was possible due to the project being on a corner 
lot, but that the future development of single-family homes or duplexes built on mid-block lots 
would not be able design their development to meet the Fire Department’s requirement. 

The Commission expressed their appreciation for Mr. Velasco's insight and willingness to 
make the presentation. 

6. DISCUSSION OF REGIONAL HOUSING NEEDS ASSESSMENT (RHNA) AND HOUSING
ELEMENT UPDATE 

Interim Director Repp-Loadsman presented the staff report as per the agenda material. She 
stated that creativity will be necessary regarding both development standards and density, 
but that it will still be difficult to achieve what the state requires.  

Discussion was held relative to how Lomita can fulfill the requirements and potential 
consequences if the goals are not met.  

Interim Director Repp-Loadsman clarified that the City’s task is to demonstrate that local 
control can produce enough housing.    

George Kivett, a Lomita resident, stated that  Lomita should consider adding an additional 
story in the height limit along the south side of Lomita Boulevard for any mixed-use projects. 
He added that density might also have to be increased slightly to allow enough buildable 
square footage. The advantage to building on the south side is that shadows would fall onto 
the street instead of in someone’s backyard. He also suggested extending the mixed use 
overlay farther east along Lomita Boulevard, as there are some underutilized properties in 
that area heading east  out of the downtown area. Such changes might incentivize some 
property owners with enough value in their properties to sell to a developer. He added that 
the easterly side of Lomita Boulevard was suitable for taller buildings because of how the 
shadows are cast onto the street. He suggested increasing densities along the City’s other 
transportation corridors.  

Draft



WRITTEN COMMUNICATIONS 
 

7.  COMMUNICATIONS REGARDING CITY COUNCIL ACTIONS 
 

Interim Director Repp-Loadsman stated that the feasibility of appealing the RHNA for Lomita 
will be discussed at the next Council meeting. 
 
 

OTHER MATTERS 
 
8.  STAFF ITEMS – ANNOUNCEMENTS 
 

Interim Director Repp-Loadsman stated that work has begun on two General Plan 
amendments, the Housing Element and the Safety Element.  Recommendation of approval of 
a consulting contract will soon be taken to Council for the Safety Element.  

 
 
9.  PLANNING COMMISSIONER ITEMS 
 

Vice-Chair Graf asked if there was an update on the Picerne project. Interim Director Repp-
Loadsman stated that they are moving forward on the project, have provided required bonds, 
and are working with County Building and Safety. It is expected that a building permit will be 
issued within the next month or two.  
 
Commissioner Dever asked if there was any interest in a long-term lease of the vacant market 
space on Pacific Coast Highway. Interim Director Repp-Loadsman stated that she and City 
Manager Smoot had recently spoken with the property owners, but due to the pandemic, there 
is not much leasing taking place. She added that it was made clear that the Lomita community 
would like another grocery store at that location; however, the ownership situation is 
complicated as there are multiple owners.    

     
      Commissioner Thompson commended Interim Director Repp-Loadsman for the quality of her 

presentations and her knowledge.   
 
 
10. COMMISSIONERS TO ATTEND CITY COUNCIL MEETINGS  
     

Commissioner Waite will attend the Council meeting on Tuesday, November 3, 2020.    
Commissioner Steinbach will attend the Tuesday, November 17, 2020, meeting.   
 
 

11.  ADJOURNMENT  
 

There being no further business to discuss, the meeting was adjourned by Chair Cammarata 
at 9:00 p.m.   

 
 
 
 
 
 

Draft



 Attest:  
 

 
 _____________________________ 
 Linda E. Abbott, Deputy City Clerk 

Draft



CITY OF LOMITA 
PLANNING COMMISSION REPORT 

TO: Planning Commission   November 9, 2020 

FROM: Sheri Repp Loadsman, Interim Community and Economic Development Director 

SUBJECT: Zone Text Amendment 2020-02 (Parking Requirements) 

PROJECT DESCRIPTION 
A zone text amendment to amend the Lomita Municipal Code Section 1-11.66.03(A) Residential 
Parking Requirements to reduce the required number of parking spaces for residential units with 
five or more bedrooms and/or dens from three (3) spaces in a garage to two (2) spaces in a garage 
and a determination that the project is categorically exempt from the California Environmental 
Quality Act (CEQA). Initiated by the Kevin McMinn, 30229 Kingsridge Drive, Rancho Palos 
Verdes, CA 90275, and Sajy and Jessy George, 25300 Cypress Street, Lomita, CA 90717 

RECOMMENDATION 
Staff recommends that the Planning Commission adopts a resolution recommending City Council 
approval of Zone Text Amendment No. 2020-02 and confirms the intended action of the Planning 
Commission. 

BACKGROUND 
On October 12, 2020, the Planning Commission provided a determination on the proposed zone 
text amendment recommending to City Council to reduce the number of enclosed parking spaces 
for one family units from three spaces to two spaces, and requiring up to two unenclosed parking 
spaces. The Planning Commission recommendation modified the proposed zone text amendment 
as presented by staff.  There were several clarifications during the Planning Commission 
deliberation related to the parking requirements for one family units and duplexes, apartment house 
and condominiums.  After the motion was on the table, the Assistant City Attorney restated the 
motion and read into the record the proposed amendments to the draft zone text amendment. 

In preparing the revised resolution and after carefully listening to the recorded meeting, staff and 
the Assistant City Attorney recognized that the motion may have been understood in different 
ways for the parking requirements for the duplex, apartment house and condominium category. 
Confirmation is needed to determine if the Planning Commission intended on modifying Section 
1-11.66.03(A) as shown in Option 1 or, alternatively, maintaining the existing provisions as shown
in Option 2.  Staff contacted Commissioner Graf who made the motion and Commission Waite
who provided the second.  They advised their understanding of the motion to be Option 2. A draft
resolution incorporating Option 2 is attached as Exhibit A.

Item 3b
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Option 1 
Staff Recommendation 

on 10/12/20  
Motion as clarified by 

Asst. City Attorney 

Duplex, apartment 
house, 

condominiums, 

Two (2) parking [spaces] in a garage for each 
unit of up to four (4) bedrooms and/or dens; 

three (3) spaces in a garage for five (5) or more 
bedrooms and/or dens, except as noted below. 

In addition, one (1) guest parking space shall be 
required for each two (2) units. Said spaces shall 

not be located in the required front setback 
areas. 

Option 2 
Planning Commission 

Motion 
(as confirmed with 

Commissioners Graf and 
Waite subsequent to the 

10/12/20 meeting) 

Duplex, apartment 
house, 

condominiums,  

Two (2) parking [spaces] in a garage for each 
unit of up to four (4) bedrooms and/or dens; 

three (3) spaces in a garage for five (5) or more 
bedrooms and/or dens, except as noted below. 

In addition, one (1) guest parking space shall be 
required for each two (2) units. Said spaces shall 

not be located in the required front setback 
areas. 

Zone Text Amendment 
By approving the attached resolution, the section titled “Parking Standards” will read as follows 

Sec. 11-1.66.03. - Parking requirements. 
For the purpose of this Article, unless otherwise stated, all requirements shall be calculated 

based on gross floor area.  

(A) Residential Parking Requirements:

One-family 

Two (2) parking spaces in a garage; for each unit with four(4) bedrooms 
and/or dens one unenclosed parking space; for each unit with five (5) or 
more bedrooms and/or dens another unenclosed parking space  for units 
of up to four (4) bedrooms and/or dens; three (3) spaces in a garage for 

five (5) or more bedrooms and/or dens, except as noted below.  

Duplex, apartment 
house, 

condominiums,  

Two (2) parking [spaces] in a garage for each unit of up to four (4) 
bedrooms and/or dens; three (3) spaces in a garage for five (5) or more 
bedrooms and/or dens, except as noted below. In addition, one (1) guest 
parking space shall be required for each two (2) units. Said spaces shall 

not be located in the required front setback areas. 
For the purpose of this section only, a bedroom or a den is defined as any room containing sixty 
(60) square feet or more that is not a living room, dining room, family room, kitchen or laundry
area. Further, any unit, either single-family or multifamily, which existed prior to February 4, 1991,

shall be provided with two (2) parking spaces in a garage. However, Should such any unit and/ or
units be enlarged in size by fifty (50) percent or more of its current size in any five-year period,

the above requirements for five (5) or more bedrooms/dens shall apply. 
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Alternatives 
The Planning Commission may adopt the resolution as presented or request that this matter be 
removed from the consent calendar for further discussion.  The public hearing has been closed. 
Any discussion would be for the purpose of reviewing information from the October 12, 2020 
public hearing.  The Planning Commission may direct modifications to the draft resolution. 

Environmental Determination 
In accordance with Section 15061(b)(3) of the California Environmental Quality Act (CEQA) 
Guidelines, adoption of the Zone Text Amendment is exempt from CEQA in that it can be seen 
with certainty that there is no possibility that the amendment may have a significant effect on the 
environment. The adoption of the proposed ordinance is covered by the general rule that CEQA 
applies only to projects that have the potential for causing a significant effect on the environment. 
The proposed amendment is limited to eliminating one enclosed parking space in one-family 
dwelling units with 5 or more bedrooms and/ dens. This change will not increase the demand for 
housing or have significant effect on the demand for parking. Therefore, it will not impact 
aesthetics, harm air quality, effect cultural resources, create stormwater pollution, generate noise, 
or create any other foreseeable effect on the environment.  

Exhibits: A. Resolution; B. Ordinance

Recommended by: Prepared by: 

Laura MacMorran 
Assistant Planner 

Sheri Repp Loadsman  
Interim Community and Economic 
Development Director 



RESOLUTION NO. 

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF LOMITA 
RECOMMENDING CITY COUNCIL APPROVAL OF ZONE TEXT AMENDMENT 2020-02,  
AMENDING LOMITA MUNICIPAL CODE SECTION 11-1.66.03(A), RESIDENTIAL 
PARKING REQUIREMENTS, TO REDUCE THE REQUIRED NUMBER OF PARKING 
SPACES FOR ONE FAMILY DWELLING UNITS WITH FIVE OR MORE BEDROOMS 
AND/OR DENS FROM THREE (3) SPACES IN A GARAGE TO TWO (2) SPACES IN A 
GARAGE AND REQUIRE ONE (1) UNCOVERED PARKING SPACE FOR ONE FAMILY 
DWELLING UNITS WITH FOUR BEDROOMS AND/OR DENS, AND ONE (1) ADDITIONAL 
UNCOVERED PARKING SPACE FOR A ONE-FAMILY DWELLING UITS WITH FIVE OR 
MORE BEDROOMS AND/OR DENS AND A DETERMINATION THAT THE PROJECT IS 
CATEGORICALLY EXEMPT FROM THE CALIFORNIA ENVIRONMENTAL QUALITY ACT 
(CEQA). INITIATED BY KEVIN MCMINN, 30299 KINGSRIDGE DRIVE, RANCHO PALOS 
VERDES, CA 90275 AND SAJY & JESSY GEORGE, 25300 CYPRESS STREET, LOMITA, CA 
90717. (CO-APPLICANTS) 

THE PLANNING COMMISSION OF THE CITY OF LOMITA DOES HEREBY FIND, ORDER 
AND RESOLVE AS FOLLOWS: 

Section 1. Recitals 

A. The Planning Commission of the City of Lomita has considered a request for a Zone Text
Amendment to reduce the required number of parking spaces for residential units with five
or more bedrooms and/or dens from three (3) spaces in a garage to two (2) spaces in a
garage. Initiated by the Kevin McMinn, 30229 Kingsridge Drive, Rancho Palos Verdes, CA
90275, and Sajy and Jessy George, 25300 Cypress Street, Lomita, CA 90717

B. In accordance with Section 15061(b)(3) of the California Environmental Quality Act
(CEQA) Guidelines, adoption of the Zone Text Amendment is exempt from CEQA in that it
can be seen with certainty that there is no possibility that the amendment may have a
significant effect on the environment. The adoption of the proposed ordinance is covered by
the general rule that CEQA applies only to projects that have the potential for causing a
significant effect on the environment. The proposed amendment is limited to eliminating one
enclosed parking space in residential dwelling units with 5 or more bedrooms and/ dens.
This change will not increase the demand for housing or have significant effect on the
demand for parking. Therefore, it will not impact aesthetics, harm air quality, effect cultural
resources, create stormwater pollution, generate noise, or create any other foreseeable effect
on the environment.

C. On October 12, 2020, the Planning Commission held a duly noticed public hearing and
accepted public testimony and evidence to consider the Zoning Text Amendment, in
accordance with Municipal Code sections 11-1.70.04 and 11-1.70.05

D. After review and consideration of all evidence and testimony presented in connection with
this hearing, the Planning Commission recommends that the City Council approve the
Zoning Text Amendment to reduce the required number of parking spaces for a one-family

Exhibit A
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unit with five or more bedrooms and/or dens from three (3) spaces in a garage to two (2) 
spaces in a garage and require one uncovered parking space for a one family unit with four 
bedrooms and/or dens, and an additional unenclosed parking space for a one-family unit 
with five or more bedrooms and or dens.   

Section 2. In accordance with Municipal Code section 11-1.70.05, the Planning Commission 
finds that the proposed Zone Text Amendment, to reduce the required number of parking spaces 
for residential units with five or more bedrooms and/or dens from three (3) spaces in a garage to 
two (2) spaces in a garage is consistent with the General Plan because it implements the 
Housing Element’s 5th Policy, which “encourages a diversity of housing types, sizes, locations 
and costs in accordance with the City’s land use policies and ordinances”. The policy calls for 
housing with mixed characteristics, such as, owner-occupied and rental; single-family and 
multi-family; modest and upscale; small, medium, and large sizes, and homes with the 
traditional types of rooms and homes with a greater number rooms for a variety of purposes. 
The additional enclosed parking space requirement is a physical and/or financial constraint on 
developing houses with five or more bedrooms and/or den-like rooms. By establishing the same 
enclosed parking requirement as other dwelling units, conflicts between certain development 
requirements should be minimized. And by removing these constraints and conflicts, it will 
enable the development of contemporary homes, which feature more rooms and types of rooms, 
and thereby increase housing stock diversity. The amendment will not affect the Land Use 
Element’s residential density designations. 

Section 3. Based on the foregoing, the Planning Commission of the City of Lomita hereby 
recommends City Council approve and adopt the Ordinance attached hereto as Attachment “A” 
and incorporated herein by reference. 

PASSED and ADOPTED by the Planning Commission of the City of Lomita on this 9th day of 
November, 2020 by the following vote: 

AYES: Commissioners: 
NOES:  Commissioners: 
ABSENT:   Commissioners: 

Steve Cammarata, Chair 

ATTEST:
    Sheri Repp Loadsman 

Interim Community and Economic Development 
Director 

Any action to challenge the final decision of the City made as a result of the public hearing on this 
application must be filed within the time limits set forth in Code of Civil Procedure Section 1094.6. 
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ORDINANCE NO. 

AN ORDINANCE OF THE CITY COUNCIL OF THE CITY OF LOMITA 
AMENDING LOMITA MUNICIPAL CODE SECTION 11-1.66.03(A), 
RESIDENTIAL PARKING REQUIREMENTS, TO REDUCE THE 
REQUIRED NUMBER OF PARKING SPACES FOR ONE-FAMILY 
DWELLING UNITS WITH FIVE OR MORE BEDROOMS AND/OR DENS 
FROM THREE (3) SPACES IN A GARAGE TO TWO (2) SPACES IN A 
GARAGE, PROVIDE ONE (1) UNCOVERED PARKING SPACE FOR ONE 
FAMILY DWELLING UNITS WITH FOUR BEDROOMS AND/OR DENS, 
AND PROVIDE ONE (1) MORE UNCOVERED PARKING SPACE FOR A 
ONE-FAMILY DWELLING UITS WITH FIVE OR MORE BEDROOMS 
AND/OR DENS AND A DETERMINATION THAT THE PROJECT IS 
CATEGORICALLY EXEMPT FROM THE CALIFORNIA 
ENVIRONMENTAL QUALITY ACT (CEQA). INITIATED BY KEVIN 
MCGINN, 30299 KINGSRIDGE DRIVE, RANCHO PALOS VERDES, CA 
90275 AND SAJY & JESSY GEORGE, 25300 CYPRESS STREET, 
LOMITA, CA 90717. (CO-APPLICANTS) 

THE CITY COUNCIL OF THE CITY OF LOMITA HEREBY ORDAINS AS FOLLOWS: 

Section 1. Recitals. 

A. On October12, 2020, the Planning Commission held a duly noticed public hearing
on Zone Text Amendment No. 2020-02 where public testimony was accepted on
the item and recommended City Council approval.

B. The City Council finds that the ordinance is consistent with the General Plan
because it implements the Housing Element’s 5th Policy, which “encourages a
diversity of housing types, sizes, locations and costs in accordance with the City’s
land use policies and ordinances”. The policy calls for housing with mixed
characteristics, such as, owner-occupied and rental; single-family and multi-family;
modest and upscale; small, medium, and large sizes; and homes with the
traditional types of rooms and homes with a greater number rooms for a variety of
purposes. The additional enclosed parking space requirement is a physical and/or
financial constraint on developing houses with five or more bedrooms and/or den-
like rooms. By establishing the same enclosed parking requirement as other
dwelling units, conflicts between previously mentioned development requirements
should be minimized. And by removing these constraints and conflicts, it will
enable the development of contemporary homes which feature more rooms and
types of rooms, and thereby increase housing stock diversity. The amendment will
not affect the Land Use Element’s residential density designations.

C. In accordance with Section 15061(b)(3) of the California Environmental Quality Act
(CEQA) Guidelines, adoption of the Zone Text Amendment is exempt from CEQA
in that it can be seen with certainty that there is no possibility that the amendment
may have a significant effect on the environment. The adoption of the proposed

Exhibit B



Page 2 of 3 
 

ordinance is covered by the general rule that CEQA applies only to projects that 
have the potential for causing a significant effect on the environment. The 
proposed amendment is limited to eliminating one enclosed parking space in 
residential dwelling units with 5 or more bedrooms and/ dens. This change will not 
increase the demand for housing or have significant effect on the demand for 
parking. Therefore, it will not impact aesthetics, harm air quality, effect cultural 
resources, create stormwater pollution, generate noise, or create any other 
foreseeable effect on the environment.  

 
Section 2.  Based on the foregoing, the City Council of the City of Lomita hereby 

approves Zone Text Amendment 2020-02:  

 
Section 11-1.66.03(A) of Title XI of the Lomita Municipal Code is added to read as follows: 
 
Sec. 11-1.66.03. - Parking requirements.  

For the purpose of this Article, unless otherwise stated, all requirements shall be 
calculated based on gross floor area.  

(A) Residential Parking Requirements:  

One-family  

Two (2) parking spaces in a garage for three (3)  bedrooms and/or dens, 
one(1) unenclosed parking space for four (4) bedrooms and/or dens, and 
one more unenclosed parking space for five (5) or more bedrooms and/or 
dens. 

Duplex, apartment 
house, 
condominiums,  

Two (2) parking [spaces] in a garage for each unit of up to four (4) 
bedrooms and/or dens; three (3) spaces in a garage for five (5) or more 
bedrooms and/or dens, except as noted below. In addition, one (1) guest 
parking space shall be required for each two (2) units. Said spaces shall 
not be located in the required front setback areas. 

For the purpose of this section only, a bedroom or a den is defined as any room containing sixty 
(60) square feet or more that is not a living room, dining room, family room, kitchen or laundry 
area. Further, any unit, either single-family or multifamily, which existed prior to February 4, 1991, 

shall be provided with two (2) parking spaces in a garage. However, Should such any unit and/ or 
units be enlarged in size by fifty (50) percent or more of its current size in any five-year period, 
the above requirements for five (5) or more bedrooms/dens shall apply. 
 
Section 3.  If any section, subsection, subdivision, paragraph, sentence, clause or phrase 
of this ordinance or any part hereof is for any reason held to be invalid, such invalidity 
shall not affect the validity of the remaining portions of this ordinance or any part thereof.  
The City Council of the City of Lomita hereby declares that it would have passed each 
section, subsection, subdivision, paragraph, sentence, clause or phrase hereof, 
irrespective of the fact that any one or more sections, subsections, subdivisions, 
paragraphs, sentences, clauses or phrases be declared invalid. 
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Section 4. Effective Date. This ordinance shall take effect thirty (30) days after the date 
of its passage; and prior to fifteen (15) days after its passage, the City Clerk shall cause 
a copy of this ordinance to be published in accordance with the provisions of the law. The 
City Clerk shall certify the adoption of this ordinance.   

PASSED, APPROVED AND ADOPTED, this _____ day of _________, 2020. 
 
 

          
    ________________________________ 

       JAMES GAZELEY, Mayor  
 
ATTEST: 
 
 
_____________________________________ 
KATHLEEN HILL, CMC, City Clerk  
 
 



CITY OF LOMITA 
PLANNING COMMISSION REPORT 

TO:  Planning Commission     November 9, 2020 

FROM: James Dotson, Planning Intern 

SUBJECT: Conditional Use Permit No. 316  
1929B & 1931 Pacific Coast Highway, in the C-R (Commercial Retail) Zone 

APPLICANT’S REQUEST 
A request for a conditional use permit to allow the sale of beer and wine at a bona-fide 
restaurant, located at 1929B & 1931 Pacific Coast Highway in the C-R (Commercial Retail) 
Zone. Filed by Mary Wu, 1929B & 1931 Pacific Coast Highway, Lomita, CA 90717 
(“Applicant”).   

RECOMMENDATION 
Staff recommends that the Planning Commission adopt a resolution approving Conditional Use 
Permit No. 316, subject to the findings and conditions and to confirm the CEQA categorical 
exemption.   

BACKGROUND 
Property History 
The property has been developed as the Lomita Village Plaza and consists of three buildings 
totaling 29,548 square feet and a freestanding ATM. These buildings are divided into 16 units; 
the proposed project will occupy two of the units. Unit one (addressed 1929B) is 1,748 square 
feet and unit two (addressed 1931) is 2,200 square feet; the two units combine for a total of 3,948 
square feet. 1929B Pacific Coast Hwy’s prior tenant was a sports wear facility, which closed late 
2018. 1931 Pacific Coast Hwy was previously leased to acupuncture/ medical product retail 
establishment, which terminated its business license in 2010. The subject property provides 131 
shared parking spaces and driveways on Pacific Coast Hwy and Eshelman Avenue.  

Project Description 
The restaurant is requesting a conditional use permit to serve beer and wine and is proposing to 
operate on Mondays through Thursdays from 8 a.m. to 8 p.m. and Friday and Saturday from 8 
a.m. to 11 p.m. It will feature traditional Filipino cuisine (a sample menu is attached to this
report as Exhibit H). The restaurant will be relocating from a smaller unit at 1959 Pacific Coast
Highway within the Lomita Village Plaza shopping center. The applicant is proposing extensive
tenant improvements to the interior of the building. The proposed floor plan will provide for 95

Item 4
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seats in the interior dining area, and 11 seats in the bar area, for a total seating capacity of 106 
persons.  

Environmental Determination 
The proposed project is categorically exempt pursuant to Section 15301 (Existing Facilities) of 
the California Environmental Quality Act guidelines.  This category of exemptions consists of 
the operation, permitting, licensing or minor alteration of existing public or private structures 
facilities, involving negligible or no expansion of use beyond that existing at the time of lead 
agency’s determination may be found to be exempt from the requirements of CEQA. The 
proposed conditional use permit is to permit the Alcoholic Beverage Control license type for 
Beer and Wine Sales (Type 41). There is no construction beyond ministerial tenant 
improvements with this project. Therefore, staff has determined that there is no substantial 
evidence that the project may have a significant effect on the environment. 

General Plan Designation 
The general plan designation for the subject property is Commercial. This land use designation 
applies to the commercial corridors in Lomita including those located along Pacific Coast 
Highway, Lomita Boulevard, Western Avenue and Narbonne Avenue. 

Adjacent Zoning and Land Uses 

Direction Zone and Land Use 

North 
R-1 (Single Family Residential) Zone
Land use: Residential

South 
C-R (Commercial Retail) Zone
Land use: Retail Plaza

West 
C-R (Commercial Retail) Zone
Land use: Pharmacy

East 
C-R (Commercial Retail) Zone
Land use: Plumbing Store

ANALYSIS 
Conditional Use Permit 
Staff has reviewed the project in accordance with Section 11-1.70.09 (Conditional Use Permit) 
and Article 56 (Sale of Alcoholic Beverages) of the Lomita City Code and advises that the 
project is consistent with the following required findings: 

1) The proposed use is allowed within the District with approval of a CUP and complies
with all other applicable requirements of the Article;

Section 11-1.48.04(A)(11) of Article 48 (C-R, Commercial-Retail) states that
restaurants, serving alcoholic beverages are permitted within the C-R zone with the
approval of a CUP and subject to the requirements of Article 56, which are addressed
below.
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2) The proposed use is consistent with the General Plan;

The General Plan land use designation for this area is Commercial which provides for
retail sales activities and limited service establishments. A restaurant that sells beer
and wine is considered a type of service establishment and is consistent with the
General Plan.

3) The design, location, size and operating characteristics are compatible with existing
and future land uses, building and structures in the vicinity and the proposed use will
not jeopardize, adversely affect, endanger or otherwise constitute a menace to the
public health, safety or general welfare or be materially detrimental to the property
of other persons located in the vicinity.

The restaurant is relocating to existing commercial units and there will be no new
square footage. The primary restaurant use is allowed by right and will be compatible
with the existing businesses in the Lomita Village Plaza. The restaurant’s design is
dominated by table seating and less than 10% of the seating is at a counter. This
arrangement is typical for a bona fide eating establishment, and it is compatible with
future land uses in the vicinity as the area is designated for commercial activity.

The shopping center’s refuse area is in the northeast portion of the lot and is
approximately 60 feet from a residential rear yard. To prevent late-night disturbances
from the business’s operations, a condition has been added requiring all cans and
bottles to be disposed of no later than 10 p.m. every day of the week. The building
meets all applicable zoning requirements.

The applicant is requesting a conditional use permit to sell beer and wine Monday
through Thursday from 8 a.m. to 8 p.m. and Friday and Saturday from 8 a.m. to 11
p.m.  Based upon a review of similar conditional use permits approved for
restaurants, staff is proposing that the hours for beer and wine service be permitted
until 10 p.m. Monday through Thursday because it is more realistic that people may
be eating and drinking after 8 p.m. The Department of Alcoholic Beverage Control
classifies the license as a Type 41. Under the ABC license, the establishment will
remain a bona-fide eatery.

Based on the nature of business, its operating characteristics and uses in the vicinity, 
the proposed use will not jeopardize, adversely affect, endanger or otherwise 
constitute a menace to public health safety or general welfare or be materially 
detrimental to the property of other persons located in the vicinity.   

4) The site is adequate in size and shape to accommodate the yards, walls, fences
parking and loading facilities, landscaping and other development features
prescribed in this chapter, or as required as a condition in order to integrate the use
with the uses in the neighborhood.



Planning Commission: November 9, 2020 
Conditional Use Permit 316 
Page 4 
 

 

The site is adequate in size and shape as it meets all the current development 
standards prescribed under the Zoning Ordinance. It is substantially in the same form 
as it was originally developed. In 2018 a freestanding ATM machine was approved 
for the parking lot (SPR No. 1193). Section 11-1.66.03 (Parking Requirements) 
requires one parking space for each 225 square feet of gross floor area for mixed 
commercial use developments located on parcels of over 50,000 square feet.  In a 
mixed-use development, should a single use, other than offices, occupy 50% or more 
of the development, the requirements for free standing uses would apply to the entire 
development.  The parking requirement for restaurants with on-site eating is one 
parking space for each 150 square feet of gross floor area and outdoor dining area.  
The subject property is 1.97 acres and the cumulative restaurant uses are less than 
50%. The number of parking spaces is adequate based on the shopping center’s 
square footage and tenant mix. The property has one large, centralized parking area 
and a contiguous rear parking area, which connects to Pacific Coast Highway and 
Eshelman Avenue. The two larger buildings are built adjacent to the property line 
with a block wall along shared property lines. Staff is not aware of code enforcement 
issues or complaints from the neighbors.  
 

5) The site is served by highways and streets adequate to carry the kind and quantity of 
traffic such use would generate. 

 
The project is located on Pacific Coast Highway between Eshelman Avenue and 
Walnut Street. Pacific Coast Highway is designated a major arterial highway in the 
City, which is adequate for the kind and quantity of traffic the proposed use will 
generate. 
 

6) Any business selling alcoholic beverages for off-site or on-site consumption shall be 
located a minimum of 300 feet from schools, parks, public recreation areas and any 
other use determined to be a sensitive use by the Community Development Director.  
The distance shall be measured from the closest property line from the subject parcel 
to the closest property line of the parcel containing the sensitive use (LMC Sec. 11-
1.56.03(C)).   

 
The proposed location is within 300 feet of three sensitive uses: 

    

Sensitive Land Use Address 

Alexander Fleming Middle School 25425 Walnut Street 
Eshelman Avenue Elementary School 25902 Eshelman Avenue 

Veterans Park 25714 Bland Place 
   
Section 11-1-56.03 (D) of the Lomita Municipal Code states that the Planning 
Commission may modify the distance requirements when granting a conditional use 
permit if the following additional findings can be made. This section enables the City 
to scrutinize the impacts of a new alcohol uses or modifications on existing sensitive 
uses.  
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1. The proposed use will not have an adverse impact on public safety. Factors that
could be considered to determine impact include but are not limited to Los Angeles
County Sheriff Department’s crime statistics for the underlying and surrounding
reporting districts, Los Angeles County Sheriff Department’s crime statistics for the
underlying and surrounding properties and the types of crime within those same
areas.

The Los Angeles County Sheriff’s Departments 2019 (01/01-12/31) Crime Statistics
for Reporting District (RD) 1714 (the RD in which the subject property is located)
cited 51 total Part I incidents. In regard to the calls dispatched, this District contains a
major thoroughfare and incidents reported in this area aren’t necessarily associated
directly to the businesses. A total of 256 incidents were cited for Part II of the Crime
Statistics for this district, more than 50% (143 incidents) were attributed to vehicle/
boat laws.

The additional of beer and wine will not change the overall nature of the business,
which is first and foremost a restaurant. The consumption of beer and wine is
ancillary and consistent with a restaurant use and would not have an adverse impact
on public safety.

2. The business will provide beneficial commercial vitality to the area.

The proposed restaurant is surrounded by a variety of commercial businesses. There
are eight restaurant establishments in the subject shopping center, and most are
predominately takeout establishments with no beer and wine service. Customers for a
sit-down restaurant often prefer the option to order beer and wine, especially at dinner
time.  This business will diversify the types of restaurant establishments in the area
and that is a benefit to the area’s commercial vitality.

3. The use will not be objectionable or detrimental to surrounding properties and the
neighborhood.

This subject shopping center is home to many restaurants, of which three have Type
41 licenses for on-site beer and wine consumption. The existing restaurants with the
Type 41 licenses have not been objectionable or detrimental to the nearby public
schools, park or residential area.  The proposed restaurant is anticipated to operate in
a similar manner. There are no active code enforcement cases on file with the City’s
Neighborhood Preservation Division.
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PUBLIC NOTICE 
Notices of this hearing dated October 29, 2020, were mailed to property owners within 300 feet 
of the subject property and posted at on the Lomita City web page, Lomita City Hall, and Lomita 
Park. 

Recommended by: Prepared by: 

_______________________  ______________________ 
Sheri Repp Loadsman James Dotson 
Interim Community and Economic Planning Intern 
Development Director  

Exhibits: 
a. Resolution
b. Vicinity Map
c. Zoning Map
d. General Plan Map
e. Aerial Photograph
f. Notice of Exemption
g. Floor Plan
h. Menu



RESOLUTION NO. 

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF LOMITA 
APPROVING CONDITIONAL USE PERMIT NO. 316 TO ALLOW THE SALE OF BEER 
AND WINE AT A BONA-FIDE RESTAURANT, LOCATED AT 1929B & 1931 PACIFIC 
COAST HIGHWAY IN THE C-R (COMMERCIAL RETAIL) ZONE. FILED BY MARY 
WU, 1929B & 1931 PACIFIC COAST HIGHWAY, LOMITA, CA 90717 (“APPLICANT”). 

THE PLANNING COMMISSION OF THE CITY OF LOMITA DOES HEREBY FIND, ORDER, 
AND RESOLVE AS FOLLOWS: 

Section 1. Recitals 

A. The Planning Commission of the City of Lomita has considered an application to allow the sale
of beer and wine at a bona-fide restaurant, located at 1929B & 1931 Pacific Coast Highway in the
C-R (Commercial Retail) Zone. Filed by Mary Wu, 1929B & 1931 Pacific Coast Highway,
Lomita, CA 90717 (“Applicant”).

B. The subject site is zoned C-R (Commercial Retail) and designated “commercial” by the City’s
General Plan. Pursuant to Section 11-1.48.04(10) of Article 48 (C-R, Commercial Retail),
restaurants serving alcoholic beverages are permitted in the C-R zone with the approval of a
conditional use permit, subject to the requirements of Article 56 (Sale of Alcoholic Beverages).

C. On November 9, 2020, the Planning Commission held a duly noticed public hearing and accepted
public testimony for and against the item.

D. The proposed project is categorically exempt pursuant to Section 15301 (Existing Facilities) of
the California Environmental Quality Act guidelines.  This category of exemptions consists of the
operation, permitting, licensing or minor alteration of existing public or private structures
facilities, involving negligible or no expansion of use beyond that existing at the time of lead
agency’s determination may be found to be exempt from the requirements of CEQA. The
proposed conditional use permit is to permit the Alcoholic Beverage Control license type for Beer
and Wine Sales (Type 41). There is no construction beyond ministerial tenant improvements with
this project. Therefore, staff has determined that there is no substantial evidence that the project
may have a significant effect on the environment.

E. The Planning Commission finds that Applicant agrees with the necessity of and accepts all
elements, requirements, and conditions of this resolution as being a reasonable manner of
preserving, protecting, providing for, and fostering the health, safety, and welfare of citizens in
general and the persons who work, or visit this development in particular.

Section 2. Findings   

Pursuant to Section 11-1.70.09 (Conditional Use Permit) and Article 56 (Sale of Alcoholic Beverages) of 
the Lomita Municipal Code, the Planning Commission finds, after due study and deliberation that the 
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following circumstances exist: 

1) The proposed use is allowed within the District with approval of a CUP and complies with all other
applicable requirements of this Article;

Section 11-1.48.04(A)(11) of Article 48 (C-R, Commercial-Retail) states that restaurants, serving
alcoholic beverages are permitted within the C-R zone with the approval of a CUP and subject to the
requirements of Article 56, which are addressed below.

2) The proposed use is consistent with the General Plan;

The General Plan land use designation for this area is Commercial which provides for retail sales
activities and limited service establishments. A restaurant that sells beer and wine is considered a type
of service establishment and is consistent with the General Plan.

3) The design, location, size and operating characteristics are compatible with existing and future land
uses, building and structures in the vicinity and the proposed use will not jeopardize, adversely affect,
endanger or otherwise constitute a menace to the public health, safety or general welfare or be
materially detrimental to the property of other persons located in the vicinity;

The restaurant is relocating to existing commercial units and there will be no new square footage. The
primary restaurant use is allowed by right and will be compatible with the existing businesses in the
Lomita Village Plaza. The restaurant’s design is dominated by table seating and less than 10% of the
seating is at a counter. This arrangement is typical for a bona fide eating establishment, and it is
compatible with future land uses in the vicinity as the area is designated for commercial activity.

The shopping center’s refuse area is in the northeast portion of the lot and is approximately 60 feet
from a residential rear yard. To prevent late-night disturbances from the business’s operations, a
condition has been added requiring all cans and bottles to be disposed of no later than 10 p.m. every
day of the week. The building meets all applicable zoning requirements.

The applicant is requesting a conditional use permit to sell beer and wine Monday through Thursday
from 8 a.m. to 8 p.m. and Friday and Saturday from 8 a.m. to 11 p.m.  Based upon a review of similar
conditional use permits approved for restaurants, staff is proposing that the hours for beer and wine
service be permitted until 10 p.m. Monday through Thursday because it is more realistic that people
may be eating and drinking after 8 p.m. The Department of Alcoholic Beverage Control classifies the
license as a Type 41. Under the ABC license, the establishment will remain a bona-fide eatery.

Based on the nature of business, its operating characteristics and uses in the vicinity, the proposed use
will not jeopardize, adversely affect, endanger or otherwise constitute a menace to public health
safety or general welfare or be materially detrimental to the property of other persons located in the
vicinity.

4) The site is adequate in size and shape to accommodate the yards, walls, fences, parking and loading
facilities, landscaping and other development features prescribed in this chapter, or as required as a
condition in order to integrate the use with the uses in the neighborhood;

The site is adequate in size and shape as it meets all the current development standards prescribed
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under the Zoning Ordinance. It is substantially in the same form as it was originally developed. In 
2018 a freestanding ATM machine was approved for the parking lot (SPR No. 1193). Section 11-
1.66.03 (Parking Requirements) requires one parking space for each 225 square feet of gross floor 
area for mixed commercial use developments located on parcels of over 50,000 square feet.  In a 
mixed-use development, should a single use, other than offices, occupy 50% or more of the 
development, the requirements for free standing uses would apply to the entire development.  The 
parking requirement for restaurants with on-site eating is one parking space for each 150 square feet 
of gross floor area and outdoor dining area.  The subject property is 1.97 acres and the cumulative 
restaurant uses are less than 50%. The number of parking spaces is adequate based on the shopping 
center’s square footage and tenant mix. The property has one large, centralized parking area and a 
contiguous rear parking area, which connects to Pacific Coast Highway and Eshelman Avenue. The 
two larger buildings are built adjacent to the property line with a block wall along shared property 
lines. Staff is not aware of code enforcement issues or complaints from the neighbors. 

5) The site is served by highways and streets adequate to carry the kind and quantity of traffic such use
would generate.

The project is located on Pacific Coast Highway between Eshelman Avenue and Walnut Street.
Pacific Coast Highway is designated a major arterial highway in the City, which is adequate for the
kind and quantity of traffic the proposed use will generate.

Section 3. Proximity to Sensitive Uses 

Any business selling alcoholic beverages for off-site or on-site consumption shall be located a minimum 
of 300 feet from schools, parks, public recreation areas and any other use determined to be a sensitive use 
by the Community Development Director.  The distance shall be measured from the closest property line 
from the subject parcel to the closest property line of the parcel containing the sensitive use (LMC Sec. 
11-1.56.03(C)).

The proposed location is within 300 feet of three sensitive uses:

Sensitive Land Use Address 

Alexander Fleming Middle School 25425 Walnut Street 
Eshelman Avenue Elementary School 25902 Eshelman Avenue 

Veterans Park 25714 Bland Place 

Section 11-1-56.03 (D) of the Lomita Municipal Code states that the Planning Commission may 
modify the distance requirements when granting a conditional use permit if the following 
additional findings can be made. This section enables the City to scrutinize the impacts of a new 
alcohol uses or modifications on existing sensitive uses.  

1) The proposed use will not have an adverse impact on public safety.  Factors that could be considered
to determine impact include but are not limited to Los Angeles County Sheriff Department’s crime
statistics for the underlying and surrounding reporting districts, Los Angeles County Sheriff
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Department’s crime statistics for the underlying and surrounding properties and the types of crime 
within those same areas. 

The Los Angeles County Sheriff’s Departments 2019 (01/01-12/31) Crime Statistics for Reporting 
District (RD) 1714 (the RD in which the subject property is located) cited 51 total Part I incidents. In 
regard to the calls dispatched, this District contains a major thoroughfare and incidents reported in 
this area aren’t necessarily associated directly to the businesses. A total of 256 incidents were cited 
for Part II of the Crime Statistics for this district, more than 50% (143 incidents) were attributed to 
vehicle/ boat laws. 

The additional of beer and wine will not change the overall nature of the business, which is first and 
foremost a restaurant. The consumption of beer and wine is ancillary and consistent with a restaurant 
use and would not have an adverse impact on public safety. 

2) The business will provide beneficial commercial vitality to the area.

The proposed restaurant is surrounded by a variety of commercial businesses. There are eight
restaurant establishments in the subject shopping center, and most are predominately takeout
establishments with no beer and wine service. Customers for a sit-down restaurant often prefer the
option to order beer and wine, especially at dinner time.  This business will diversify the types of
restaurant establishments in the area and that is a benefit to the area’s commercial vitality.

3) The use will not be objectionable or detrimental to surrounding properties and the neighborhood.

This subject shopping center is home to many restaurants, of which three have Type 41 licenses for
on-site beer and wine consumption. The existing restaurants with the Type 41 licenses have not been
objectionable or detrimental to the nearby public schools, park or residential area.  The proposed
restaurant is anticipated to operate in a similar manner. There are no active code enforcement cases
on file with the City’s Neighborhood Preservation Division.

Section 4. The Planning Commission of the City of Lomita hereby approves Conditional Use Permit No. 
316 subject to the following conditions and confirms the CEQA categorical exemption.  

GENERAL PROJECT CONDITIONS 

1. This permit is granted for the property described in the application on file with the Planning Division
and may not be transferred from one property to another.

2. This permit is granted for the plans received September 22, 2020, (“the plans”) on file with the
Planning Division. The project shall conform to the plans, except as otherwise specified in these
conditions, or unless a minor modification to the plans is approved by the Community Development
Director or a modification to the plans is approved by the Planning Commission. A minor
modification may be granted for minimal changes or increases in the extent of use or size of structure.
For numerical standards, the Community Development Director may approve deviations up to 10%
provided that city code requirements are met.

3. Approval of this permit shall expire 24 months from the date of approval by the Planning
Commission, unless significant construction or improvements or the use authorized hereby have
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commenced.  One or more extensions of time for use inauguration may be requested.   

4. The Planning Commission may review this approval upon notice of violation by the Code
Enforcement Officer.

5. By commencing any activity related to the project or using any structure authorized by this permit,
Applicant accepts all of the conditions and obligations imposed by this permit and waives any
challenge to the validity of the conditions and obligations stated therein.

6. Applicant agrees, as a condition of adoption of this resolution, at Applicant’s own expense, to
indemnify, defend and hold harmless the City and its agents, officers and employees from and against
any claim, action or proceeding to attack, review, set aside, void or annul the approval of the
resolution or any condition attached thereto or any proceedings, acts or determinations taken, done or
made prior to the approval of such resolution that were part of the approval process.  Applicant’s
commencement of construction or operations pursuant to the resolution shall be deemed to be an
acceptance of all conditions thereof.

7. Before placing or constructing any signs on the project property, Applicant shall obtain a sign permit
from the City.  Except as provided in the sign permit, Applicant may not change any signs on the
project property.

8. If Applicant, owner or tenant fails to comply with any of the conditions of this permit, the Applicant,
owner or tenant shall be subject to a civil fine pursuant to the City Code.

9. This permit shall not be effective for any purpose until a duly authorized representative of the owner
of the property has filed with the Department of Community Development, a notarized affidavit
accepting all the conditions of this permit.  This affidavit, or a copy of this resolution, shall be
recorded with the County Recorder and is binding on successors.  If the Applicant is a corporation,
then an officer of the corporation shall sign the acceptance affidavit.

PLANNING STANDARD CONDITIONS 

10. Any application for a minor modification to the project shall be accompanied by three copies of plans
reflecting the requested modification, together with applicable processing fees.

11. It is hereby declared to be the intent that if any provision of this permit is held or declared invalid, the
permit shall be void and the privileges granted hereunder shall lapse.

12. That, 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.

PLANNING SPECIAL CONDITIONS 

13. No sale, service, or consumption of beer and wine may occur outside the establishment unless a



Resolution No.  
Page 6 

special event permit is approved.  

14. The establishment shall be operated as a “bona fide public eating place” as defined by Business and
Professions Code section 23038.  In the event that food service ceases on the property, this permit for
the sale of beer and wine may be modified or revoked pursuant to the Lomita Municipal Code.

15. The hours of operation (i.e., the sale of both food and all beer and wine) shall be limited from 8:00
a.m. to 10:00 p.m. Monday through Thursday and 8:00 a.m. to 11:00 p.m. Friday and Saturday. The
kitchen shall remain open during all hours of operation.

16. All crimes occurring inside or outside the project property shall be reported to the Lomita Station of
the Los Angeles County Sheriff’s Department at the time of the occurrence.

17. No sales to obviously intoxicated patrons shall be allowed.

18. On a daily basis, Applicant shall remove cigarette butts at a distance of 25 feet in both directions
from the main customer door and rear service door.

19. Due to the proximity to residential uses, disposing of bottles and beverage cans in the trash receptacle
behind the building shall not occur after 10:00 p.m. daily.

PASSED and ADOPTED by the Planning Commission of the City of Lomita on this 9th day of 
November, 2020 by the following vote: 

AYES: Commissioners: 
NOES:  Commissioners: 
ABSENT:   Commissioners: 

Steven Cammarata, Chairperson 

ATTEST:
Sheri Repp Loadsman 
Interim Community and Economic  

 Development Director 

Within 30 days of the date of this decision for an exception, permit, change of zone, or other approval, or 
by the person the revocation of whose permit, exception, change of zone, or other approval is under 
consideration, of notice of the action of, or failure to act by, the Commission, any person dissatisfied with 
the action of, or the failure to act by, the Commission may file with the City Clerk an appeal from such 
action upon depositing with said Clerk an amount specified by resolution of the City Council. 

Any action to challenge the final decision of the City made as a result of the public hearing on this 
application must be filed within the time limits set forth in Code of Civil Procedure Section 1094.6. 
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NOTICE OF EXEMPTION 

Project Description: 

CONDITIONAL USE PERMIT NO. 316 – A request for a conditional use permit to allow the sale 
of beer and wine at a bona-fide restaurant, located at 1929B & 1931 Pacific Coast Highway in the C-
R (Commercial Retail) Zone. Filed by Mary Wu, 1929B & 1931 Pacific Coast Highway, Lomita, 
CA 90717 (“Applicant”).   

Finding: 

The Planning Division of the Community Development Department of the City of Lomita has 
reviewed the above proposed project and found it to be exempt from the provisions of the California 
Environmental Quality Act (CEQA). 

 Ministerial Project 
 Categorical Exemption (CEQA Guidelines, Section 15301, Existing Facilities)

Statutory Exemption
Emergency Project
Quick Disapproval [CEQA Guidelines, Section 15270]
No Possibility of Significant Effect [CEQA Guidelines, Section 15061(b)(3)]

Supporting Reasons: In accordance with Section 15301 of the California Environmental Quality Act 
(CEQA) guidelines, projects involving the operation, permitting, licensing or minor alteration of 
existing public or private structures facilities, involving negligible or no expansion of use beyond 
that existing at the time of lead agency’s determination may be found to be exempt from the 
requirements of CEQA. The proposed conditional use permit is to permit the Alcoholic Beverage 
Control license type for Beer and Wine Sales (Type 41). There is no construction beyond ministerial 
tenant improvements with this project. Therefore, staff has determined that there is no substantial 
evidence that the project may have a significant effect on the environment. 

(Date) Sheri Repp Loadsman 
Interim Community and Economic 
Development Director 

Community and Economic  
Development Department 

Planning Division 
24300 Narbonne Avenue 

Lomita, CA 90717 
310/325-7110 

FAX 310/325-4024 
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GENERAL NOTES

SCALE

N.T.S.

15

A. THIS PROJECT SHALL COMPLY WITH THE TECHNICAL REQUIREMENTS CONTAINED IN THE 2019 BUILDING

CODE, 2019 CALIFORNIA BUILDING CODE, 2019 CALIFORNIA PLUMBING CODE, 2019 MECHANICAL CODE,

2019 CALIFORNIA ELECTRICAL CODE, 2019 CALIFORNIA GREEN BUILDING STANDARDS CODE, 2019

CALIFORNIA FIRE CODE, 2019 CALIFORNIA ENERGY EFFICIENCY  STANDARDS AND THEIR AMENDMENTS,

INCLUDING CALIFORNIA STATE LAW.

B. IT IS INTENDED THAT A COMPLETE OCCUPIABLE BUILDING PROJECT IS PROVIDED.

C. THE GENERAL CONDITIONS OF THE CONTRACT FOR CONSTRUCTION (A.I.A. LATEST EDITION) ARE A

PART OF THESE CONTRACT DOCUMENTS. A COPY IS ON FILE AT THE ARCHITECT'S OFFICE.

D. DUE TO THE NATURE OF THE WORK, ALL DIMENSIONS SHOWN SHALL BE CONSIDERED APPROXIMATE.

CONTRACTOR SHALL FIELD VERIFY ALL DIMENSIONS PRIOR TO BEGINNING CONSTRUCTION. SHOP

DRAWINGS SHALL BE SUBMITTED TO THE ARCHITECT FOR REVIEW PRIOR TO FABRICATION OF ANY

ITEM. FAILURE TO ADHERE TO THIS PROCEDURE SHALL PLACE FULL RESPONSIBILITY FOR ANY ERRORS

DIRECTLY UPON THE CONTRACTOR.

E. INFORMATION CONCERNING EXISTING BUILDING STRUCTURE, SIZE, LOCATION OF EQUIPMENT,

FINISHES, ETC. WAS OBTAINED FROM VARIOUS PLANS FOR CONSTRUCTION OF THE EXISTING BUILDING.

EVERY EFFORT HAS BEEN MADE TO ACCURATELY DEPICT EXISTING CONDITIONS, HOWEVER ALL WORK

MUST BE VERIFIED IN THE FIELD PRIOR TO CONSTRUCTION. ANY CONFLICT BETWEEN THESE PLANS

AND ACTUAL FIELD CONDITIONS SHALL BE REPORTED IMMEDIATELY TO THE ARCHITECT FOR

VERIFICATION AND/OR CORRECTION

F. DO NOT SCALE THESE DRAWINGS. VERIFY ALL DIMENSIONS AND CONDITIONS IN THE FIELD.  ANY

DISCREPANCIES IN THESE DRAWINGS SHALL BE BROUGHT TO THE ATTENTION OF THE ARCHITECT

PRIOR TO STARTING WORK.

G. ALL PROPOSED SUBSTITUTIONS SHALL BE APPROVED BY THE ARCHITECT, IN WRITING, PRIOR TO

INSTALLATION.

H. THE GENERAL CONTRACTOR SHALL USE EXTREME CAUTION IN DEMOLITION OF EXISTING

CONSTRUCTION. ANY  ITEM STRUCTURAL IN NATURE AND SCHEDULED FOR DEMOLITION IN THIS

DRAWING BUT NOT IDENTIFIED AS STRUCTURAL IN NATURE SHALL BE VERIFIED WITH THE ARCHITECT

PRIOR TO DEMOLITION. BY FAILURE TO DO SO,THE CONTRACTOR ASSUMES FULL RESPONSIBILITY FOR

THE CONSEQUENCES OF SUCH ACTION.

I. G.C. IS RESPONSIBLE FOR OBTAINING ALL PERMITS ASSOCIATED WITH THE PROJECT. THIS INCLUDES,

BUT IS NOT LIMITED TO ELECTRICAL, MECHANICAL, PLUMBING, FIRE SPRINKLER, HOOD ANSUL, OR

OTHER RELATED FIRE PERMITS, ENCROACHMENT PERMIT, ETC. OWNER WILL PAY FOR "CONNECTION

FEES" ASSOCIATED WITH UTILITY PERMITS. OWNER IS REQUIRED TO PAY FOR TEMPORARY FACILITIES

FEES AS REQUIRED TO COMPLETE THE WORK IN A TIMELY MANNER.

J. G.C. SHALL PROVIDE EACH SUBCONTRACTOR WITH A COMPLETE AGENCY-PERMITTED DRAWING SET

AT TIME OF CONSTRUCTION.

K. THE CONTRACTOR SHALL SHORE AND/OR UNDERPIN EXISTING WORK AS REQUIRED TO SAFELY

INSTALL NEW WORK. THIS WORK SHALL BE THE FULL RESPONSIBILITY OF THE CONTRACTOR AND NO

ACT, DIRECTION OR REVIEW OF ANY SYSTEM OR METHOD BY THE ARCHITECT SHALL CHANGE OR

AFFECT THE CONTRACTOR'S RESPONSIBILITY IN THIS MATTER. DEFLECTION OF EXISTING TO BE

LIMITED TO 1/8" IN ORDER TO MAINTAIN INTEGRITY OF STRUCTURE.

L. SCOPE OF WORK AND SPECIFICATIONS DOCUMENTS ARE INCLUDED AS CONTRACT DOCUMENTS FOR

THIS PROJECT. IF THEY HAVE NOT BEEN PROVIDED TO YOU FOR THIS PROJECT PLEASE ASK THE

OWNER OR THE OWNER'S REPRESENTATIVE FOR A COPY OF THE APPLICABLE SECTIONS.

M. ALL MATERIALS STAGED TO BE USED FOR CONSTRUCTION SHALL BE PROTECTED FROM EXCESSIVE

MOISTURE. IF THEY ARE EXPOSED TO MOISTURE THEY SHOULD BE ADEQUATELY DRIED BEFORE

ENCAPSULATED INTO THE BUILDING.

N. ALL PAINTS, ADHESIVES, COATINGS AND SEALANTS USED INSIDE THE BUILDING SHALL HAVE A LOW

VOC CONTENT.  NO PROPOSED CHANGE TO EXISTING BUILDING FOOTPRINT.

O. CONTRACTORS RESPONSIBLE FOR THE CONSTRUCTION OF A WIND OR SEISMIC FORCE RESISTING

SYSTEM/COMPONENT LISTED IN THE "STATEMENT OF SPECIAL INSPECTION" SHALL SUBMIT A WRITTEN

STATEMENT OF RESPONSIBILITY TO AUTHORITY HAVING JURISDICTION INSPECTORS AND THE OWNER

PRIOR TO THE COMMENCEMENT OF WORK ON SUCH SYSTEM OR COMPONENT PER SEC 1709.1.
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  The designs shown and described herein

including all technical drawings, graphics,

and models thereof, are proprietary and

cannot be copied, duplicated or

commercially exploited, in whole or in part,

without express written permission of NEW

ASIA FSE, INC. These are available or

limited review and evaluation by clients,

consultants, contractors, government

agencies, vendors and office personnel

only in accordance with this notice.   Upon

acceptance and use of this drawings, the

Contractor agrees to review and inform

Optima Group Inc. of any discrepancy or

conflict prior to the preparation of without

exception, shop drawings, templates,

layouts, or any execution of any work

related to the information contained on this

document.

Notice:

3400 N. PECK ROAD,

EL MONTE, CA 91731

TEL: 626-575-5880

FAX: 626-575-5080

EMAIL:SALESNEWASIA@AOL.COM

NEW ASIA FSE, INC.
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COVER SHEET

A-0.0

2019 CALIFORNIA BUILDING CODE (2019 CBC)

2019 CALIFORNIA ELECTRICAL CODE (2019 CEC)

2019 CALIFORNIA PLUMBING CODE (2019 CPC)

2019 CALIFORNIA MECHANICAL CODE (2019 CMC)

2019 CALIFORNIA FIRE CODE (2019 CFC)

2019 CALIFORNIA GREEN BLDG. CODE (2019 CGBC)

2019 CALIFORNIA ENERGY EFFICIENCY STANDARDS

CITY MUNICIPAL CODE

SHEET INDEX

N.T.S.

SCALE

14

DEFERRED SUBMITTALS:

NUMBER OF STORIES:

CODE ANALYSIS:

1

EXTERIOR SIGNAGE

FIRE SPRINKLER AND/OR FIRE ALARM SYSTEM

ANSUL SYSTEM FOR HOOD

FIRE SPRINKLERED: YES

N

(N) CURB

RAMP

8

A-0.1

CURRENT CITY/COUNTY CODE AMENDMENTS

A-0.0 COVER SHEET

A-0.1 ACCESSIBILITY DETAILS

A-1.0 FLOOR PLAN / DOOR SCHEDULE

A-2.0 EQUIPMENT PLAN / FLOOR FINISH

PLAN

A-3.0 REFLECTED CEILING PLAN

A-4.0 DETAILS

E-1.0 ELECTRICAL PLAN  & SCHEDULE

E-2.0 LIGHTING PLAN

E-3.0 LIGHTING TITLE 24

M-0.0 MECHANICAL EQUIPMENT

SCHEDULE / LEGEND

M-1.0 MECHANICAL PLAN

M-1.1 ROOF MECHANICAL PLAN

M-2.0 CAPTIVE AIRE SHEET

M-2.1 CAPTIVE AIRE SHEET

M-2.2 CAPTIVE AIRE SHEET

M-2.3 CAPTIVE AIRE SHEET

M-3.0 MECHANICAL  DETAILS

M-3.1 MECHANICAL  DETAILS- FIRE WRAP

P-0.0 PLUMBING SCHEDULE & LEGEND

P-1.0 GAS & WATER SUPPLY PLAN

P-2.0 WASTE & VENT PLAN

P-3.0 PLUMBING DETAILS

PROJECT ADDRESS:

PROJECT DESCRIPTION:

ASSESSOR PARCEL NO.:

OCCUPANCY GROUP:

TOTAL AREA:

A-II

LEGAL DESCRIPTIONS:

CONSTRUCTION TYPE: V-B

7375-021-021

TR=120 FOR DESC SEE ASSESSOR'S MAPS POR OF LOT 12 

TENANT IMPROVEMENT FOR A RESTAURANT

1931 PACIFIC COAST HWY, LOMITA, CA 90717

 SF3,948

· DEMO & BUILD INTERIOR NON-BEARING WALLS

· NEW COUNTERS, KITCHEN EQUIPMENT & PLUMBING

FIXTURES

· ASSOCIATED ELECTRICAL & PLUMBING WORKS

· ADD (2) EXHAUST HOOD SYSTEMS

· ADD (1) WALK-IN COMBO COOLER/FREEZER

· BUILD (2) NEW ACCESSIBLE RESTROOMS

· HVAC SYSTEMS ARE EXISTING; NO CHANGE

CALCULATIONS

N.T.S.

SCALE
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PROJECT

PROPERTY LINE

(E) TRASH RECEPTACLE AREA

GAS METER

N

ACCESSIBLE PATH OF TRAVEL FROM

(E) PUBLIC WALKWAY

(48" MIN. WIDTH WALKWAY,

5% MAX. SLOPE IN THE DIRECTION OF

TRAVEL,
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(E)VAN- ACC.

PARKING

4

A-0.1

PROJECT

OTHER TENANT

OTHER TENANT
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  The designs shown and described herein

including all technical drawings, graphics,

and models thereof, are proprietary and

cannot be copied, duplicated or

commercially exploited, in whole or in part,

without express written permission of NEW

ASIA FSE, INC. These are available or

limited review and evaluation by clients,

consultants, contractors, government

agencies, vendors and office personnel

only in accordance with this notice.   Upon

acceptance and use of this drawings, the

Contractor agrees to review and inform

Optima Group Inc. of any discrepancy or

conflict prior to the preparation of without

exception, shop drawings, templates,

layouts, or any execution of any work

related to the information contained on this

document.

Notice:

3400 N. PECK ROAD,

EL MONTE, CA 91731

TEL: 626-575-5880

FAX: 626-575-5080

EMAIL:SALESNEWASIA@AOL.COM

NEW ASIA FSE, INC.
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REMAIN UNLOCKED WHEN BUILDING IS OCCUPIED"
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ACCESSIBILITY
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ACCESSIBLE "MEN'S" OR
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(E) ELECTRICAL PANEL
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NOTES:
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