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Re: Council File 10—0130; Case No. DIR-2009-1S85-RV-PA2

Dear Honorable Councilmembers:

We represent the business operator and appellant (“Appellant”) in the above referenced case 
set to be heard before you on November 21, 2017. We have reviewed the above referenced Council 
File and feel compelled to provide you with additional written information submitted by us to the 
Zoning Administrator in connection with the instant plan approval and a prior plan approval. The 
majority of this information is not included in the Council File.

The attached documentation demonstrates Appellant has repeatedly worked to strictly 
satisfy each and every condition of approval imposed by the Zoning Administrator to ensure the 
safe and efficient operation of their business. As you will see in the attached, Appellant has been 
repeatedly found to be in compliance with most conditions of approval. When only partial 
compliance was found or when, in the rare instance compliance was not demonstrated, Appellant 
immediately improved their business practices to achieve compliance.
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Appellant hereby reserves the right to provide this Committee with additional information 
and evidence of compliance in support of the appeal and the continued operation of the business. 
We thank you for your time and attention to this important information. //

ery truly yours,

Michael Gonza&s-^ > 
Gonzales Law Group APC

Attachments
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November 16,2015 lJi:
Los Angeles Department of City Planning
Office of Zoning Administration
200 N Spring Street, Room 763
Los Angeles, CA 90012
Attn: Associate Zoning Administrator
C/o Tim Fargo, Staff Investigator

Re: Case No. ZA 2009-1885-RV-PA1

Dear Associate Zoning Administrator,

This firm represents WB & M, Inc., (“WBM”), the owner and operator of a business known 
as The Liquor Bank (the “Business”), a neighborhood store located at 3600 Stocker Street (the 
“Property”) in the West Adams Baldwin Hills - Leimert Planning Area of the City of Los 
Angeles (“City”). The Property is the subject of City Planning Case No. ZA-2009-1885-RV-PA1, 
a recently filed plan approval to test compliance with conditions of approval imposed by the City 
in March, 2010. When the conditions of approval were imposed, the Business was operated by 
WBM, but that entity was controlled and owned by Wang S. Kim and Michelle S. Kim (the “Prior 
Business Owner”). As evidenced by that certain Stock Purchase Agreement dated July 24,2013, 
Steve Oh purchased the WBM entity from the Prior Business Owner. Accordingly, WBM is no 
longer controlled by the Prior Business Owner but is now under Mr. Oh’s ownership and control. 
A copy of the Stock Purchase Agreement establishing Mr. Oh’s purchase of WBM is attached 
hereto as Attachment “A”. Mr. Oh, as WBM, has controlled and operated the Business since 
approximately late July 2013.

I. THE CURRENT USE HAS EXISTED ON THE PROPERTY FOR
APPROXIMATELY 33 YEARS.

The Property has been used as a commercial store since at least 1983. Los Angeles 
Department of Building and Safety (“LADBS”) Permit No, 1976LA32985 establishes the 
Property’s liquor sales use. In the short time Mr. Oh has owned the Business, he has operated the 
Business responsibly and has taken all reasonable measures to secure the Property and the 
Business, and to improve the streetscape. Mr. Oh has taken these actions without knowledge of 
any conditions of approval because Mr. Oh was not informed that the conditions of approval
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existed. Now that he is aware of the conditions of approval, Mr. Oh will take the necessary steps 
to bring the property into full compliance with the specifics of every condition of approval.

II. THE CURRENT BUSINESS OWNER WAS NOT AWARE OF THE 2010
CONDITIONS OF APPROVAL BUT HAS NEVERTHELESS OPERATED
THE BUSINESS RESPONSIBLY SINCE ACQUISITION.

When he purchased the Business, Mr. Oh was not informed by either the Property owner 
or the Prior Business Owner that the City had imposed conditions of approval on the Business. 
Moreover, the existence of the conditions of approval is not apparent in the City's Zoning 
Information and Map Access System. Additionally, in situations where liquor sales are deemed 
approved by a certificate of occupancy, conditional use permits are not required because the 
subject use preexisted conditional use permit requirements. Specifically, operation of an alcohol 
establishment at the Property does not require a conditional use permit because the alcohol use 
existed before conditional use permits were required. Nevertheless, Mr. Oh acknowledges and 
understands the responsibility to take all reasonable actions to avoid becoming a problem for the 
community, including but not limited to complying with applicable conditions of approval 
regardless of how they were imposed. As demonstrated in Attachment “B”. Mr. Oh has taken, 
will continue to take, or will take (as the case may be) measures to comply with the specific 
conditions of approval that apply to the Property.

Since Mr. Oh acquired the Business in July 2013, he has implemented or continues to 
implement a variety of crime reducing measures. Mr. Oh continues to employ security guards 
because the nature of the area demands security guards; maintains a security system with extensive 
camera coverage again because the nature of the area demands surveillance; displays a variety of 
signs related to loitering, parking, and surveillance; requires employees to clean up litter whenever 
possible, and provides the local community with a convenient location that provides not just 
alcohol but other daily necessities. The Property is also gated to create a more secure environment 
and to dissuade loitering and many of the issues that culminated with the City’s imposing 
conditions of approval in March, 2010.

THE GENERAL AREA EXPERIENCES A HIGH CRIME RATE. THEIII.
RECORD BEFORE YOU IS VOID OF ANY EVIDENCE LINKING THE
AREA’S CRIME PATTERN TO THIS PARTICULAR BUISINESS.

The Property, and subsequently the Business, exist within an area with high crime. This 
fact puts pressure on all local business owners and residents to take equal responsibility for creating 
as safe of an environment as possible. Just south of the Property is Maverick’s nightclub, which 
we understand contributes to problems and crimes in the area. Additionally, across from the 
Property is a carwash that is not active at night. Immediately north of the carwash is a Jack in the 
Box restaurant, with drive-thru, all fronting on Crenshaw Boulevard a car friendly street that is
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hostile to pedestrian activity. Additionally, a Metro bus stop, serving 5 separate bus lines is located 
immediately adjacent to the Property, which adds to the transient nature of the immediate area. 
The pedestrian hostile, car friendly and transient environment, which characterizes the area 
immediately surrounding the Property, makes the area ripe for crimes of opportunity (i.e., theft, 
loitering, fights, etc.) because there are no eyes on the street. These crimes would occur with or 
without the Business. There is no evidence in the record that the Business is the reason for crime 
in the area and thus currently a nuisance to the area.

In fact, we have reviewed the Staff Investigation Report dated November 12, 2015 (the 
“Staff Report”). The Staff Report reflects that many conditions of approval are in compliance or 
in partial compliance. Since acquiring the Business, notwithstanding his lack of knowledge about 
the conditions, Mr. Oh has operated the business responsibly. He does not operate the business 
past 10 pm as required by the conditions of approval. He has maintained security guards on the 
premises as required by the conditions of approval. He has maintained fencing around the 
premises, which was installed prior to his acquisition of the Business. He has installed signage to 
discourage loitering and other similar activity. Window signage has been minimized to allow 
visibility into the Business. A substantial surveillance system is installed and operational. The 
Staff Report suggests that compliance with these types of conditions suggest that Mr. Oh was 
aware of the conditions of approval imposed in March 2010 but offers no evidence to support this 
conclusion. These types of efforts reflect business operations of a responsible operator in area of 
the City that experiences disproportionate levels of criminal activity, and may very well be 
operational characteristics from the Prior Business Owner’s operation. In any event, compliance 
with substantial security measures (i.e., guards, fencing, surveillance, etc.) demonstrate that the 
Business is not operated as a nuisance.

The Staff Report reflects a lack of compliance with the specific nature of certain conditions 
of approval. For example, a 24 hour hotline number is not posted, specific signage types are not 
included with the myriad of signs present, the City’s conditions of approval were not posted on 
the Property (again Mr. Oh was not aware of them, but his ABC License and City Tax Certificate 
were posted), lack of age verification devices, ingress to and egress from the Property, location of 
trash bins. Now that Mr. Oh is aware of these conditions of approval, immediate steps are being 
taken to bring the Business and the Property into compliance with the letter of each condition of 
approval. These additional compliance measures will ensure the Business does not contribute to 
the area’s problems.

It must be noted again, that while complete compliance with every “i” and every “t” of the 
existing conditions of approval was not found, the Business has been operated in substantial 
compliance with the conditions of approval in such a manner that the record does not contain any 
evidence that Business is a nuisance. There is no evidence in the record that the high crime rate 
experienced in the area is attributed to the Business thus constituting a nuisance. In short, while
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additional steps will be taken to ensure complete compliance, a conclusion that the Business is a 
nuisance is not supported by the record before you.

The Staff Report notes that illegal vending may be taking place on the sidewalk 
immediately adjacent to the Property and the Metro bus stop. The conditions of approval prohibit 
illegal vending on the Property. As noted in the Staff Report, illegal vending does not take place 
on the Property itself. This activity occurs on the public sidewalk, which is not controlled by either 
the Property owner or Mr. Oh. As recently as last year, the Los Angeles Times reported on Los 
Angeles City Officials* efforts to legalize sidewalk vending in the public right of way. Sidewalk 
vending is a sensitive issue for many, with many asserting they have a legal right to conduct such 
behavior. This societal problem, which is up for debate at the moment, cannot be controlled by 
private property owners or business operators. Mr. Oh and his security can only instruct 
individuals to leave the Property because he controls the Property. He and his security cannot 
instruct and force individuals occupying the public right-of-way adjacent to a Metro bus stop to 
cease their behavior and leave. Even if he or his guards issued such a demand, the individuals 
could simply ignore the demands because they are in the public right-of-way.

IV. LAPP CALLS FOR SERVICE ALONE. MANY OF WHICH ARE VAGUE. 
ARE NOT SUFFICIENT EVIDENCE THAT THE BUSINESS IS A
NUISANCE.

Page 18 of the Staff Report also reflects that the Los Angeles Police Department (“LAPD”) 
received 12 calls for service tied to the Property address between October IS, 2013 and October 
15, 2015. Our office has requested this same information from LAPD. Two of these calls for 
service occurred after the Business was closed. One call for service is described as ‘Traffic 
Ambulance**. Three calls for service are described with an alleged crime but then reflect “Suspect 
Located*’. Two calls for service are described as “Officer Reporting Location”. One call for 
service is described as “Other”. Accordingly, a total of 9 calls for service are vague in nature. 
Additionally, the Staff Report does not reflect that any of the 12 calls for service were related 
directly to the Business. As noted above, the area has a high crime rate that is not related to the 
Business, but rather the general area itself and the presence of a nightclub that operates well past 
the business, a carwash that is closed at night and a few vacant properties. Moreover, the Property 
is located at a large intersection with an easily identifiable numerical address (3600). Furthermore, 
the Staff Report and the City Planning Department file reflect only a single neighborhood 
complaint related to the Business. Therefore, without more, simply listing calls for service, 9 of 
which are vague at best, does not rise to the level of nuisance.

Mr. Oh takes safety very seriously and has operated the Business responsibly since 
acquiring it in July 2013. Mr. Oh will continue all existing security measures and will make the 
necessary corrections to comply with the specific requirements of all conditions of approval now
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that he is aware they exist. Lack of compliance can be easily corrected now that the Mr. Oh is 
aware of and versed in the very specific requirements set forth in the conditions.

V. THE RECORD DOES NOT CONTAIN ANY EVIDENCE THAT THE
BUSINESS IS A NUISANCE. LACK OF COMPLIANCE WITH
CONDITIONS OF APPROVAL WILL BE REMEDIED.

The record before you does not reflect a nuisance operation. The record reflects a business 
owner that has operated his business responsibly and in substantial compliance with requirements 
to provide security, provide surveillance and to prohibit loitering. The record is void any evidence 
establishing that the Business is a nuisance. In fact, the record indicates that complete compliance 
with the conditions of approval imposed in March, 2010 would be effective and would ensure the 
Business does not become a nuisance. Now that Mr. Oh is aware of the specific conditions of 
approval, immediate steps will be taken to comply with all conditions of approval.

If you have any questions, please do not hesitate to contact me. Thanj^you for your
consideration.

/Very truly yours, £
/s A*5'
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Michael Gonzales 
Gonzales Law Group APC

Attachments

cc: Client (email only w o attachments)



Attachment A
STOCK PURCHASE AGREEMENT

THIS STOCK PURCHASE AGREEMENT (this “Agreement") is made as of July 24,2013 (“Effective 
Date”), by and between WANG S. KIM and MICHELLE S. KIM (together, the “Sellers”), and STEVE OH 
(“Buyer”).

Sellers are the sole owners of WB & M, INC., (“Company”), which company owns and operates 
that certain business known as The Liquor Bank located at 3600 Stocker Street, Los Angeles, CA 90008 (“Liquor 
Bank”).

A.

Buyer wishes to acquire the stock and ownership of the Company from Sellers, and in connection 
therewith die Sellers desire to sell, assign and transfer to Buyer all of the Seller’s right, title and interest in and to all 
of the stock and assets of the Company on the terms and conditions and for the consideration set forth herein.

B.

This Agreement shall replace and supercede that certain Escrow Instructions Transfer of Alcoholic 
Beverage Control License Including Sale of Business dated June 27,2013.

C.

NOW, THEREFORE, in consideration ofthc Recitals and their respective undertakings, representations, 
warranties, and covenants set forth below, Seller and Buyer agree as follows:

1. Purchase and Sale. Buyer shall purchase from Sellers, and Sellers shall sell to Buyer, subject to 
the terms and conditions of this Agreement: (i) all of the ownership and stock to the Company, and (ii) ail of the 
assets of the Company and Liquor Bank, including without limitation the Liquor Bank leasehold, ABC License 
Number 462848, and all inventory located at Liquor Bank as of July 24,2013, goodwill of Company and any 
business contracts (collectively the “Assets”).

2. Purchase Price. The purchase price for the sale shall be $1,834,053.00 (the “Purchase Price”),
calculated as follows;

$1,350,000.00 Company’s Loan with (JS Metro Bank (“Loan”)

$484,053.00 Alcohol Inventory as of 7/24/13

3. Payment and Closing. Sellers acknowledge that (a) Buyer has caused the Loan to be paid off in 
full on behalf of the Company, and (b) Buyer has paid Seller $200,000 as of the date above.

Therefore, Sellers and Buyers agree the remaining outstanding balance of the Purchase Price is $284,053.00, which 
amount Buyer agrees to pay Sellers on or before 2-6/<£ (“Final Payment Date”), Buyer
agrees there are no further contingencies to the closing and purchase of this transaction.

4. Deliverables. Sellers agree to transfer its stock certificates to Buyer by delivery of fully executed 
stock certificates to Buyer on or before 'StcSi . ^0 /<A (“Stock Transfer Date”). Buyer acknowledges 
receipt of all Assets and possession of the Premises and all operations of (he Company mid Liquor Bank as of the
Effective Date.

5. Indemnification. Buyer and Company, for itself and its successors and assigns, hereby agrees to 
indemnify, defend and hold harmless each of the Sellers, from and against any and all present and future liability, 
lasses, damages (including foreseeable or unforeseeable consequential damages), penalties, fines, forfeitures, 
response costs and expenses (including out-of-pocket litigation costs and reasonable attorneys’ fees) directly or 
indirectly arising with respect to: (i) the operation of the Company and Liquor Bank after the Effective Date, any 
and all claims ftr attorneys’ fees and costs (collectively, fee “Released Claims”). This indemnification shall extend 
to any and all tax liabilities and penalties of the Company, including without limitation the State Board of 
Equalization and the Internal Revenue Service after fee Effective Date.

1



6. Release of Seller’s Obligations. The parties acknowledge that as of the Effective Date, Sellers 
shall have no further obligations to the Company. Buyer agrees to release the Seller, and each of their respective 
agents, representatives, assigns and heirs, past and present with respect to any and all claims, demands, liabilities, 
obligations, debts, attorneys’ fees, costs of suit, actions or causes of action which the Parties have or could claim to 
have in law or equity, whether known or unknown, which in any way pertain to or arise out of or are connected in 
any way with or related to the Company and its operations whatsoever.

7. !As Is” Sale. Buyer acknowledges that he has conducted all due diligence and has satisfied 
himself with all aspects of this transaction, including the Company and Liquor Bank and its operations and related 
contracts. Buyer acknowledging he is acquiring the Company in its “AS IS” “WHERE IS” condition.

8. Miscellaneous. This Agreement contains the entire agreement among the parties and supersedes 
all prior drafts, negotiations and oral or written communications with respect to it, and may not be modified, 
changed, supplemented or terminated except by written instrument signed by each of the parties. In the event of any 
dispute, controversy, or claim related to or arising from the terms of this Agreement, the prevailing party shall be 
entitled to all fees and costs arising therefrom, including, but not limited to, reasonable attorney's fees and costs. In 
the event a term or terms of this Agreement is/are held to be unenforceable or unlawful, the remaining terms of this 
Agreement shall continue in full force and effect. This Agreement may be executed simultaneously in one or more 
counterparts, including telecopy facsimiles, each of which shall be deemed an original, but all of which together 
shall constitute one and the same agreement. This Agreement shall be governed by the laws of the State of 
California.

IN WITNESS WHEREOF, the parties hereto have executed this Agreement as of the day and year first
above written.

;SELL1 “BUYER’

WANG KIM STEVE'OH

MICH^LLE^M

& b.tVoD^awm “To IT&'tV'
Approved and agreed to:

“COMPANY”

Cbcrp«A^*H'u-e. s f > rir
-Kjt 4*3^

'-K/

WB & M, INC.

WANG SfK KIM
L<k>

rtus 0U^i\k]

\j^Jr\ } —•

MICHELLE KIM

2

^777.



Attachment B

Condition Compliance with Conditions of Approval for

Case NO. ZA-2009-1885fRV)

1. The property and business owners shall file a Flan Approval application between 8 months 
and 12 months from the effective date of this action to allow for a review of the 
effectiveness in implementing the Conditions established herein and to determine whether 
the public nuisance problems identified in the Findings Section of this determination have 
been eliminated. A public hearing shall be conducted. Notice of the public hearing shall be 
mailed to all property owners and occupants located within 500 feet of the property. The 
owners shall submit evidence of compliance of each condition with the Plan Approval 
application. The Zoning Administrator conducting the hearing may add, modify or delete 
Conditions as determined appropriate. The Zoning Administrator may also require the 
discontinuance of the uses or any portion of the property or individual lease space if the 
applicable findings can be made.

The Business’s current owner (the “Owner") did not own the Business at the time this Plan 
Approval should have been filed. The Owner was not previously aware of these conditions because 
the Case No DIR-2009-1885-RV (the “Original RV Case”) was not disclosed to the Owner when 
the Owner purchased the Business in 2013 and because the Original RV Case was not available 
within a ZIMAS Search.

2. The use of the property shall be conducted at all times with due regard for the character of 
the surrounding neighborhood. The right is reserved to the Zoning Administrator to impose 
additional corrective Conditions if such Conditions are proven necessary for the protection 
of the residents and business owners/operators as well as the property owners of the 
surrounding properties.

The Owner has operated the Business with due regard for the character of the surrounding 
neighborhood. Security guards are employed, signs are posted, security cameras are in place, 
and the Property is cleaned on a regular basis. Security guards are instructed to prevent anyone 
from loitering on the Property,

3. The Operation hours of the market shall be limited to 8:00 am to 10:00 pm daily. The 
business hours shall be posted at the entrance/exit door of the market.

The Owner has operated the Business in compliance with this condition. Please see the picture of 
the signage, attached as Exhibit A.



4. Within 30 days from the effective date of this determination, electronic age verification 
device(s) which can be used to determine the age of any individual attempting to purchase 
alcoholic beverages or tobacco products shall be installed on the premise at each point-of- 
sale location. The device(s) shall be maintained in operational condition and all employees 
shall be instructed in their use prior to the sale of any alcoholic beverage or tobacco product

The Owner was not previously aware of this condition because the Original RV Case was not 
disclosed to the Owner when the Owner purchased the Business in 2013 and because the Original 
RV Case was not available within a ZIMAS Search. As of this date, the Owner agrees to comply 
with this condition.

5. A The business operator shall identify a contact person and provide a 24-hour "hot line" 
telephone number for any inquiries or complaints from the community regarding the 
subject facility. Within a one week from the effective date of this determination, the phone 
number shall be posted on the site so that is readily visible to any interested party. The hot 
line shall be:

a. posted at the cashier and entry/exit of the store and parking lots,
b. responded to within 24-hours of any complaints/inquiries received on this hot line,

and
c. documented in a log and available for review by the Los Angeles Police Department 

and the Zoning Administrator upon request on when the calls were received, 
returned and the action taken at a minimum.

Evidence that shows compliance with this condition shall be submitted with a Plan 
Approval application required in Condition No. 1 above.

The Owner was not previously aware of this condition because the Original RV Case was not 
disclosed to die Owner when the Owner purchased the Business in 2013 and because the Original 
RV Case was not available within a ZIMAS Search. As of this date, the Owner agrees to comply 
with this condition.

6. The conditions of this determination, a copy of a business license, insurance information 
and applicable Police permits shall be retained on the premises at all times and be 
immediately produced upon request of any Los Angeles Police officer, Department of 
Alcoholic Beverage Control investigator or other responsible agendes. The manager and 
all employees shall be knowledgeable of these Conditions. The conditions of this action 
shall be provided to and reviewed by employees and security personnel. The 
employees/security personnel shall be informed that any violations of the required 
conditions will result in disciplinary action including termination of employment. Within 
30 days from the effective date of this determination, evidence of compliance with this 
condition shall be submitted to the satisfaction of the Director of Planning.



As of this date, a copy of die determination letter (and any subsequent determination letter will be 
kept on site Please see copies of the insurance information, attached as Exhibit B.

7. Coin operated game machines, gambling machines, pool tables or similar game activities 
or equipment shall not be permitted. Official California State lottery games and machines 
are allowed.

The Owner has operated the Business in compliance with this Condition.

8. There shall be general merchandise items such as milk, juice, water and other non-alcoholic 
beverages are available for purchase at the store.

The Owner has operated the Business in compliance with this Condition. Please see pictures of 
these items, and other grocery items, attached as Exhibit C

9. Should there be a change in the ownership of the property/the store and/or the business 
operator. The property owner and the business owner/operator shall provide the 
prospective new property owner and the business owner/operation with a copy of the 
conditions of this action prior to the legal acquisition of the property and/or the business. 
Prior to the closing of escrow for a potential change in the ownership of the 
property/business owner or operator, evidence showing that a copy of this determination 
including the conditions required herewith has been provided to the prospective 
owner/operator, shall be submitted to the satisfaction of the Director of Planning.

The Owner was not previously aware of this condition because the Original RV Case was not 
disclosed to the Owner when the Owner purchased the Business in 2013. As of this date, the 
Owner will comply with this condition.

10. The property owner, the business owner/operator shall keep the premises and any area 
adjacent to the premises over which he/she has control free of litter/debris, newspaper 
racks, benches, boxes or objects that encourage loitering. The exterior portion of the site, 
including the parking facilities and adjacent sidewalks along the Crenshaw Boulevard and 
Stocker Street shall be swept daily.

Trash storage or other storage shall be closed and locked at all limes except when it is used 
by the business operator. Trash bins shall not be located adjacent to a residential use and 
shall be buffered so as not to result in noise, order or debris impacts on any adjacent 
neighbors.

As agreed upon with the Empowerment Congress West Area Neighborhood Development 
Council, the business operator shall empty the trash receptacles of the adjacent bus stops 
as well as all trash receptacles on the property on a daily basis.



The Owner has operated the Business in substantial compliance with this Condition, Please see 
photos of the exterior trash cans and the locked trash storage bin, attached as Exhibit D. The 
Owner was not aware of the requirement to locate the trash storage bin in any particular place 
within the Property. As of this date, the Owner agrees to comply with the entirety of this condition.

11. Any graffiti painted or marked upon the premise or adjacent area under the control of the 
owner/operator shall be removed or painted over to match the color of the surface to which 
it is applied within 24 hours of its occurrence.

The Owner has operated the Business in substantial compliance with this Condition. Graffiti is a 
common problem within the Neighborhood, and the Owner diligently (perhaps more the 
neighboring business) removes or repaints over graffiti as soon as the Owner becomes aware of 
the occurrence.

12. Within 45 days from the effective date of this determination, all personnel acting in the 
capacity of a manager of the premise and all employees including security personnel shall 
complete the STAR (Standardized Training for Alcohol Retailers) session sponsored by 
the Los Angeles Police Department. All employees shall attend follow-up STAR classes 
every 24 months. The STAR training shall be conducted for all new hires within two 
months of their employment

Within 60 days from the utilization of this grant, a list of employees, their hire date and 
written confirmation of their STAR training shall be submitted to the Zoning 
Administrator, and shall be retained on the premise at all times and be immediately 
produced upon request of any Los Angeles Police officer or Department of Alcoholic 
Beverage Control investigator.

Many staff members received STAR training prior to the Owner's purchase of the Business. The 
Owner was not previously aware of this condition (specifically the requirement to update and 
document STAR training) because the Original RV Case was not disclosed to the Owner when the 
Owner purchased the Business in 2013 and because the Original RV Case was not available within 
a ZIMAS Search. As of this date, the Owner agrees to comply with this condition. All staff is now 
required to update their STAR certifications.

13. A minimum of one security guard shall patrol the parking lot areas during the operating 
hours at all times. Two security guards [including one guard who shall patrol the parking 
lot area as required above] shall patrol/monitor the subject premises after 5 p.m. daily until 
30 minutes after closing. The security guards shall, at a minimum, have the following 
qualifications and responsibilities:

a. A State licensed security guard shall not have a criminal background.
b. The guard shall not be the owner or have any association with the operation of the 

establishment.



c. The guard shall be fluent in English and Spanish and will have clear instructions to 
enforce applicable conditions and uphold the law.

d. Along with normal security guard duties, the guards shall patrol the parking lots 
and the adjacent sidewalk area to deter individuals from loitering, and drinking on 
the premises.

e. The security guards shall monitor the parking lot such that patrons leave the parking 
lot as soon as their purchased items are loaded in their cars.

f. The guards shall not conduct any other activities while employed at the store other 
than those of a security guard which include checking identification and escorting 
undesirable patrons off the premises. The security guards shall maintain order and 
prevent activity that would interfere with the quiet enjoyment of the surrounding 
properties. The guards shall be responsible for preventing loitering and any criminal 
activity on and around the store including public drinking, littering, trespassing, 
transactions involving controlled substances, illegal vendors and other illegal and 
public nuisance activities. If unlawful activity inside and outside the store including 
in the parking lots and adjoining areas related to loitering, drinking alcoholic 
beverages, illegal vendors or illegal drugs is observed or reasonably assumed, then 
the guard(s) shall request such persons to leave the area. The guard(s) shall request 
the assistance of the Los Angeles Police Department if, based upon the guard's 
training, the situation so warrants.

g. The store owner/operator and security guards shall maintain a daily log of patrol 
activities in the store, which shall include the following:

i. Name of the security guard on duty
ii. Date and time for check-in and check-out for security duties

iii. Date, time and descriptions of any incidents that may occur in and around 
the bar during the security patrol

iv. Resolution of the incidents

Within 30 days of the effective date of this action, the business operator shall provide a 
copy of the executed security contracts to the satisfaction of the Director of Planning. The 
contracts shall include the minimum security service requirements as required by the 
conditions of this determination, The security contract shall include the names of the 
security guards, their working hours and copies of their State guard licenses as well as a 
clearance of their criminal background from the LAPD.

The Owner provides security guards and the security guards have, in the past, been required to 
patrol both the business and the Property. Please see pictures of the easily identifiable security 
guards interacting with passers-by, attached as Exhibit E. The exact nature of this condition, 
including bilingual security guards and documentation of all incidents, were not known until very 
recently. As of this date, the Owner agrees to comply with this condition.



14. A video surveillance system shall be provided inside and on the exterior of the market to 
the satisfaction of the Los Angeles Police Department. Management, employees, and 
security personnel shall routinely monitor the cameras and keep the video lapes/DVDs for 
at least 30 days. Management shall immediately notify the LAPD when criminal activity 
is observed and shall keep and make available to the LAPD upon request any and all tapes 
which indicate possible criminal activity.

Signs indicating the use of a 24-hour video surveillance system shall be posted at the store 
entrance in the parking lots and on the outside of the wall facing the adjoining alley and 
the street adjacent the premises. The signs shall state the following:

WARNING: THIS STORE (UQUOR BANK) IS UNDER 24-HOUR SURVEILLANCE 
BY THE STORE MANAGENENT AND THE LOS ANGELES POLICE 
DEPARTMENT WITH A VIDEO SURVELLANCE MONITORING SYSTEM.

Within 30 days from the effective date of this determination, the business owner/operator 
or property owner shall submit evidence that shows compliance with this condition 
including but not be limited to photographs of such a posting and a letter from the LAPD, 
which states that the required surveillance cameras and signs have been installed/posted to 
the satisfaction of the LAPD.

Please see attached photographs of the indoor security cameras and the sign alerting patrons of 
security, attached as Exhibit F. Signage will be updated to reflect this condition, and LAPD will 
be consulted regarding the location of security cameras.

15. There shall be no loitering at the property, including in the parking lots, and no alcoholic 
beverages shall be consumed on the property or any property adjacent to the premises under 
the control of the owner/operator. Patrons shall not be allowed to remain in the parking 
lots for more than 10 minutes. A sign stating “10-minute Parking Only" shall be posted at 
the entrance of and in the parking lot areas.

Signs shall be prominently posted in English, and the predominant language of the facility's 
clientele, if different, stating the following:

a. “The California State law prohibits sale of alcoholic beverages to persons who are 
under 21 years of age.”

b. “No Loitering, No Public Drinking, No Trespassing and No Drugs”
c. “It is a violation of 41.27(d) of the LAMC to possess any bottle, can, or other 

receptacle containing any alcoholic beverages, which had been open, or the seal is 
broken or the contents of which have been partially removed, on or adjacent to these 
premises.”



The outside store, the parking areas, the areas adjacent to the subject site and under the 
applicant^ control, shall be routinely patrolled by employees of the store or security 
personnel to ensure that there is no loitering, no drinking of alcoholic beverages in public, 
no illegal vending, and/or no patrons who harass pedestrians. Any problems associated 
with the store operation shall immediately be reported to the store manager/owner/operator 
who shall correct/remedy the problems.

Please see attached photographs of signage regarding ID checks, loitering, and a “15 minute 
parking only" sign, attached as Exhibit G. Signage will be updated to reflect this condition. 
Security actively patrols the area under the Owner’s control to prevent loitering.

16. Exterior lighting on the building and in all open spaces between buildings shall be 
maintained and provide sufficient illumination of the immediate environment so as to 
render objects or persons clearly visible to the satisfaction of the LAPD. Lighting in the 
parking area of the premises shall be directed in such a manner so as not to unreasonably 
illuminate the window area of nearby residences.

Within 30 days from the effective date of this determination, evidence of compliance with 
this condition shall be submitted to the satisfaction of the Zoning Administrator such as a 
letter from the LAPD stating that exterior lighting on the site has been installed to the 
satisfaction of the LAPD.

Please see pictures of the Business exterior lighting, attached as Exhibit H. No exterior lighting 
exists along Crenshaw Boulevard because Crenshaw Boulevard is adequately illuminated at all 
times of day and night The Owner agrees to consult with LAPD to determine the best placement 
for lighting.

17. Access to the parking lot shall be made through a one way entry/exit from Crenshaw 
Boulevard to Stocker Street and the driveway access to the parking lot from the adjacent 
alley shall be closed off with a gate to the satisfaction of the LAPD. Access to the parking 
lots shall be secured with gates during non-operating hours. Within 30 days from the 
effective date of this determination, evidence of compliance with this condition shall be 
submitted to the satisfaction of the LAPD such as a letter from the LAPD stating that 
compliance with this condition has been attained.

Please see the photographs, attached as Exhibit I. that identify the path of travel tmd show the 
gate lock. The Owner was not previously aware of this condition (specifically the requirement 
that no alley access is permitted) because the Original RV Case was not disclosed to the Owner 
when the Owner purchased the Business in 2013 and because the Original RV Case was not 
available within a ZIMAS Search.



18. Signs in English and Spanish, stating UD0 NOT DRINK OR OPEN ANY DRINKS IN 
THE PARKING LOT, SIDEWALKS OR ANY OTHER PUBLIC AREAS” shall be 
posted at the cashier, at the exits and entrances of the premises, and in the parking lots.

The Owner was not previously aware of Ms condition because the Case No DIR-2009-1885-RV 
(the “Original RV Case ”) was not disclosed to the Owner when the Owner purchased the Business 
in 2013 and because the Original RV Case was not available within a ZIMAS Search. As of Ms 
date, the Owner agrees to comply with Ms condition.

19. No narcotic paraphernalia or related items shall be sold or distributed at the location.

The Owner has operated the Business in compliance with this condition.

20. No illegal vending shall be allowed on the property.

The Owner has operated the Business in compliance with Ms condition. Illegal vending is, 
however, very common in the area. Security guards routinely ask for illegal vendors to leave, but 
this problem exists far beyond the Property’s borders.

21. The cement border on the east side of the property shall be modified such that it does not 
provide seating for loiterers to the satisfaction of the LAPD. Within 30 days from the' 
effective date of this determination, evidence of compliance with this condition shall be 
submitted to the satisfaction of the Zoning Administrator such as a letter from the LAPD 
stating that compliance has been attained.

The Owner has operated the Business in compliance with this condition. Please see the attached 
picture of the gate installed on the cement border, attached as Exhibit J.

22. The property owner shall reimburse the City of Los Angeles $3,194 and applicable 
surcharges, as set forth in Los Angeles Municipal Code Section 19.01-P, within 30 days of 
the effective date of this determination.

Compliance from the prior approval has yet to be determined.

23. All windows shall be maintained free of signs and other material that inhibit views into the 
facility by law enforcement agencies.

The Owner has operated the Business in compliance with this condition. Please see the attached 
picture of the front windows, attached as Exhibit K. This inage shows that no signage existing 
between approximately 4 feet and approximately 6 feet, as well as the rear of the store through the 
windows. This image verifies that the faces of all persons within the store wilt not be inhibited by 
signage.



24. The owner/operator shall join and actively participate in the efforts of any local business 
neighborhood watch, and shall meet with the Southwest Patrol Division and Vice Unit 
representatives of the Los Angeles Police Department quarterly basis to received 
appropriate training and information, regarding alcoholic beverage control laws and 
procedures. The quarterly meetings shall be initiated by Liquor Bank management. The 
first meeting with the LAPD shall be made within 30 days from the effective date of this 
action. The measures recommended by the LAPD to mitigate any nuisance activities 
associated with the store shall be complied with.

Within 45 days from the effective date of this determination, evidence of compliance with 
this condition such as meeting venues and summary of the meeting, etc., shall be submitted 
to the satisfaction of the Zoning Administrator.

The Owner was not previously aware of this condition because the Original RV Case was not 
disclosed to the Owner when the Owner purchased the Business in 2013 and because the Original 
RV Case was not available within a ZIMAS Search. As of this date, the Owner agrees to comply 
with this condition. It should be noted, however, that the Owner is a member of the LAPD 
Southwest Business Booster Association (as demonstrated by Exhibit F).

25. The property owner and the business owner/operator shall cooperate with the LAPD in 
their investigation and shall not impede, interfere, hinder, or otherwise obstruct any 
investigation undertaken by any law enforcement agency, which relates to the property.

The Owner has operated the Business in compliance with this condition.

26. The property owner and the business owner/operator immediately sign a Trespass 
Authorization form authorizing the LAPD to arrest unauthorized individuals found on the 
subject property.

The Owner was not previously aware of this condition because the Original RV Case was not 
disclosed to the Owner when the Owner purchased the Business in 2013 and because the Original 
RV Case was not available within a ZIMAS Search. As of this date, the Owner agrees to comply 
with this condition.

27. The property owner and the business owner/operator shall immediately order anyone 
loitering, engaging in narcotics, gang related activities or open air sales to leave the 
property, and shall not allow such person(s) to return to the property.

The Owner has operated die Business in compliance with this condition. Loitering, illegal 
vending, narcotics- and gang-related activities are, however, very common in the area. Security 
guards routinely ask for persons engaged in such activates to leave, but this problem exists far 
beyond the Property’s borders.



28. Within 30 days of the effective date of this action,, a covenant acknowledging and agreeing 
to comply with all the terms and conditions established herein shall be recorded in the 
County Recorder's Office. The agreement (standard master covenant and agreement form 
CP-6770) shall run with the land and shall be binding on any subsequent owners, heirs or 
assigns. The agreement with the conditions attached must be submitted to the Zoning 
Administrator for approval before being recorded. After recordation, a certified copy 
bearing the Recorder's number and date shall be provided to the Zioning Administrator for 
attachment to the subject case file.

The Owner was not previously aware of this condition because the Original RV Case was not 
disclosed to the Owner when the Owner purchased the Business in 2013 and because the Original 
RV Case was not available within a ZIMAS Search. As of this date, the Owner agrees to comply 
with this condition.
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W Dongbu Insurance
BUSINESSOWNERS POLICY DECLARATIONS

222 S. Harbor Blvd., Suite 720 
Anaheim, California 92B05

POLICY NUMBER: CBP 1320915 02Renewal

PRODUCER NAME AND ADDRESS:

ISU UNI & GOOD FRIEND 
3580 WILSHIRE. SUITE 1510 
LOS ANGELES CA 90010

AGENCY NAME AND ADDRESS:

FAR EAST INSURANCE
1400 N. HARBOR BLVD. SUITE 505
FULLERTON CA 92835

0000101. 9000100

714-4S1-7609 213-388 7979

NAMED INSURED AND MAILING ADDRESS:

WB&M, INC 
THE LIQUOR BANK 
3600 STOCKER ST.
LOS ANGELES CA 90008

POLICY PERIOD: From 07/31/2015 to 07/31/2016
At 12:01 A.M. Standard Time at your mailing address shown above.

FORM OF BUSINESS: INDIVIDUAL 
BUSINESS DESCRIPTION:

IN RETURN FOR THE PAYMENT OF THE PREMIUM. AND SUBJECT TO ALL THE TERMS OF THIS 
POLICY, WE AGREE WITH YOU TO PROVIDE THE INSURANCE AS STATED IN THIS POUCY.

THIS POLICY CONSISTS OF THE FOLLOWING COVERAGE PARTS FOR WHICH A PREMIUM 15 INDICATED. 
THIS PREMIUM MAY BE SUBJECT TO ADJUSTMENT.

$18,651.00DONGBU BOP Policy Premium: 
Annual Premium 

Tax or Surcharge: 
Total Premium:

$0.00
$18,651.00

FORMS APPLICABLE TO ALL COVERAGE PARTS: 
B0011 (05/12)
B0057 (05/12)
BP0003 (01/10)
BP0439 (07/02)
BP0488 (07/02)
BP0524 (01/08)

B0022 (05/12)
B0056 (05/12)
BP0155 (08/11)
BP0441 (01/10)
BP0493 (01/96) 
BP0541 (06/08)

B0029 (05/12)
BO071 (04/14)
BP0417 (01/10)
BP0483 (01/10)

B0025 (05/12)
B0067 (05/12)
BP0402 (01/05)
BP0453 (01/10)
BP0501 (07/02) - BP0517 (01/06)
BP0564 (01/07) BP0577 (01/06)

In witness whereof, the Company has caused this policy to ba executed end attested, and. If required by state 
law, this policy shall not be vaHd unless countersigned by a duly authorized representative of the company.

Countersigned on 06/26/2018 By:
(Authorized Representative)

INSURED COPY Page 1 of 5BO 003



Dongbu Insurance
11,1 BUSINESSOWNERS POLICY DECLARATIONS

222 S. Harbor Blvd., Suita 720 
Anaheim, California 92805

POLICY NUMBER: CBP 1320915 02Renewal

POLICY DECLARATIONS

Coverage Summary
These coverages and limits apply to aH locations on your policy. Refer to Location Summary for coverage that 
applies to a specific location.

BUSINESSOWNERS LIABILITY COVERAGE

Limits of Liability $2,000,000
$2,000,000
$1,000,000
$1,000,000

$300,000
$5,000

GENERAL AGGREGATE LIMIT (Other than Products end Completed Operational
PRODUCTS AND COMPLETED OPERATIONS AGGREGATE LIMIT
LIABILITY AND MEDICAL EXPENSE
PERSONAL AND ADVERTISING INJURY
DAMAGE TO PREMISES RENTED TO YOU
MEDICAL EXPENSE (Per Person)

PROPERTY DAMAGE LIABILITY DEDUCTIBLE

OPTIONAL COVERAGES tPER POLICY)

Liquor Liability Coverage
Per Occurrence 
Annual Aggregate

$1,000,000 
$1,000,000

'H

Page 3 of 5INSURED COPYB0003
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VIA HAND DELIVERY AND EMAIL. 
Aleta.james@lacity.org

December 8, 2015

Los Angeles Department of City Planning
Office of Zoning Administration
200 N Spring Street, Room 763
Los Angeles, CA 90012
Attn: Aleta James, Hearing Officer

Re: Case No. ZA 2009-1885-RV-PA1

Dear Hearing Officer James:

As you know, this firm represents WB & M, Inc., (“WBM”)1, the owner and operator of a 
business known as The Liquor Bank (the “Business”), a neighborhood store located at 
3600 Stocker Street (the “Property”) in the City of Los Angeles (“City”), The Property is the 
subject of City Planning Case No, ZA-2009-1885-RV (the “Original RV Case”) and City Planning 
Case No. ZA-2009-1885-RV-PA1 (the “Plan Approval”), a recently filed plan approval to test 
compliance with conditions of approval imposed by the City in March, 2010. A public hearing on 
the Plan Approval occurred on November 17, 2015. As the City Hearing Officer, you may recall 
that you agreed to keep the record open for two weeks allowing the business operator time to meet 
with Representatives of the Los Angeles Police Department. On November 30, 2015 you also 
agreed to hold the record open for one additional week. Accordingly, the record will close on 
December 8, 2015

As stated during the Hearing, WBM was purchased by Steve Oh on July 24, 2013. Since 
that time, Mr. Oh, acting as the owner and operator of the Liquor Bank, has diligently operated the 
Business without causing a public nuisance and in substantial compliance with many of the 
currently imposed conditions, many of which simply reflect common sense business practices. 
Mr. Oh was unaware of the Original RV Case, which is still not reflected in the City’s Zoning 
Information and Map Access System. Mr. Oh was not informed the Original RV Case existed by 
either the Property owner or the pnor business owner. In any event, since he was made aware of 
the Original RV Case’s conditions, Mr. Oh has taken all possible steps to ensure strict compliance 
with the conditions of approval. For this reason, as well as the reasons discussed in this letter, the

WBM is a California Corporation wholly owned by Mr. Steve Oh.

r\ ...F. 1p i'j "SJ i<• • I.'l.I l l . -■ i
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AJeta James, Hearing Officer
December 8,2015
Page 2

City cannot make the findings required by the Los Angeles Municipal Code ("LAMC”) to revoke 
the Property’s deemed-approved rights2 to the off-site sale of a full line of alcoholic beverages. 
Notwithstanding the Council District’s best wishes for the neighborhood’s future, the City must 
find evidence to support revocation. As shown below, no such evidence exists on the record before 
you.

THE LEGAL BAR TO REVOKE A PERMITTED LAND USE ISI.
PURPOSEFULLY HIGH. THE RECORD IS VOID OF EVIDENCE
SUPPORTING FINDINGS FOR REVOCATION.

The record is void of any substantial evidence that the Business generated a public nuisance 
requiring immediate revocation. The LAMC defines a public nuisance as a use that “jeopardizes 
or adversely affects the public health, peace, or safety of persons residing or working on the 
premises or in the surrounding area.”3 Substantial evidence is required to demonstrate that a 
particular use constitutes a public nuisance that must be revoked. No testimonials provided by the 
Los Angeles Police Department (“LAPD”), members of the public, or evidence submitted by 
LAPD to the record have verified that the Business has contributed to adverse societal impacts. 
Even if a use is operated in a manner that equates to a nuisance, prior to revoking that use, the 
LAMC requires very strict legal findings that simply cannot he made on the record before you.

The law sets a high bar to revoke an existing land use because it is an existing property 
right protected by both the United States and California Constitutions. The LAMC reflects this 
high bar and requires that the Director of Planning find that (1) “prior governmental efforts to 
cause the owner or operator to eliminate the problems associated with the land use or discretionary 
zoning approval have failed” and (2) that “the owner or operator have failed to demonstrate the 
willingness or ability to eliminate the problem”4 in order to revoke a property right. Other than 
the original revocation proceedings that took place in 2009 and early 2010, the current Plan 
Approval is the first formal City of Los Angeles action relative to this case. Mr. Oh was not 
previously aware of the Original RV Case’s conditions, but upon learning of the conditions through 
the Plan Approval process, Mr. Oh immediately took active steps to insure full compliance with 
the conditions of approval, including (as described in more detail below) hiring a new security 
company, cleaning the graffiti, and meeting with LAPD on December 1, 2015 to discuss ways to 
work with LAPD to ensure continued compliance. Accordingly, the findings required to revoke 
the current land use cannot be made. Moreover, the LAMC expressly provides that the Director 
must include a finding that the revocation does not impair the constitutional rights of any 
person. Based on the current record before you, which clearly does not support revocation, a

2 The Property has been used as a commercial store since at least 1983. Los Angeles Department of Building and 
Safety (“LADBS”) Permit No. 1976LA32985 establishes the Property’s liquor sales use.

3 LAMC Section 12.27.1-B.l
4 LAMC Section 12.27.1 C.2
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decision to revoke the current use would impair my client’s (and the property owner’s) 
constitutional rights.

A. Council Office Visions for the Area’s Future Cannot Support a 
Revocation When the Existing Use Is Consistent with the Zoning Code
and the Applicable Specific Plan.

During the Hearing, a representative from City Council Office District 8 spoke against the 
continuation of WBM’s land use rights. This opposition was not based on any evidence that the 
operation is a nuisance, but was based purely on a new vision for the area. The Council Office 
representative expressed a desire to see the subject site used for multi-family purposes. The 
representative noted that recent large investment in the area (to a nearby shopping center) reflects 
this new vision and thus the currently permitted legal use must be revoked. The Property is zoned 
Cl .5, which allows a myriad of commercial uses, including a convenience store. The Property is 
also subject to the Crenshaw Corridor Specific Plan, which also allows uses like a convenience 
store. Moreover, the sale of alcoholic beverages is currently a conditionally permitted use on the 
Cl.5 zone, and such a use is not prohibited by the Specific Plan. Accordingly, the convenience 
store use is permitted by right in the zone and the Specific Plan, and the off-site sale of alcohol is 
also permitted, albeit conditionally. The existing uses conform to the Property’s zoning 
designation and are consistent with the legal framework governing the Property. While the 
existing uses may not be consistent with a far off visions for the area, the uses are consistent with 
applicable law, Therefore, your determination cannot rely on this testimony because it not 
evidence that the current operation is a public nuisance.

While the vision for the future may be different, the facts on the ground are clearly 
established. The immediately surrounding area is currently improved with a Jack in the Box fast 
food restaurant and a carwash on the east side of Crenshaw Boulevard. Immediately to the south 
of the Property is a vacant structure that may reopen as a restaurant. To the south of this site’s 
surface parking lot is Maverick’s Flat nightclub, which we understand presents its own problems 
for the area. These types of uses are hostile to a mixed use vision for the area. Moreover, the 
Property has been commercially used as a convenience store selling a full line of alcoholic 
beverages for over 30 years. To revoke this long established use, more than just a vision to see 
the area change must be submitted as evidence. Accordingly, the Council Office representative's 
testimony does not support findings for revocation.

B. LAPD Officers Submitted Little Evidence to Support a Revocation, and 
Did Not Urge Revocation of the Use.

During the hearing, LAPD officers testified on behalf of LAPD. Their testimony included 
references to the general crime within the area, as well as observed graffiti and loitering in the 
area. The Officers also provided to the record a log of calls for service that included the 12 calls
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noted on the Plan Approval’s staff report and three new calls for service over the previous month. 
As noted in our November 16, 2015 letter to your office, two of these calls for service occurred 
after the Business was closed. One call for service is described as “Traffic Ambulance”. Three 
calls for service are described with an alleged crime but then reflect “Suspect Located”. Two calls 
for service are described as “Officer Reporting Location”. One call for service is described as 
“Other”. Accordingly, a total of 9 calls for service are vague in nature. The staff report does not 
reflect that any of the 12 calls for service were related directly to the Business or the operations. 
The calls for service were simply tied to the Property address. Moreover, none of these calls for 
service identify a nexus between the Business’s sale of alcohol and criminal activity associated 
directly with the Property or the Business.

The three recent calls for service are all vague at best. According to the call log submitted 
by LAPD dated November 24, 2015 the calls for service occurred on November 6, 12, and 17 of 
2015. All calls for service were reported as officer reporting location. The call log does not 
elaborate on the nature of the call, other than disclosing it was a “Code 6” or officer reporting 
location. Moreover, the three additional calls all occurred during the pendency of these 
proceedings and very close in time to the public hearing, suggesting that LAPD was actively 
searching for compliance issues. Again, other than the record of calls for service, no additional 
evidence was submitted to support a revocation of the use.

During the hearing, LAPD also submitted citations and supporting materials relative to 
WBM’s lack of compliance with the Original RV Case’s conditions of approval, which included 
a security guard whose license had expired and who could not prove compliance with tear gas 
training.5 As discussed in more detail below, WBM has taken active steps to correct all compliance 
issues, including, but not limited to, replacing WBM’s security company. Accordingly, the 
evidence in the record does not support revocation of the existing use.

C. Public Testimony During the Hearing and Letters Submitted After the 
Hearing are not Evidence Supporting Revocation.

During the hearing, two members of the public spoke in opposition to the continued use of 
the property. Neither, however, offered substantial evidence that the Business is a nuisance that 
must be revoked. Opponents to the continued use of the Property offered only opinion and 
speculation not supported by any evidence that the current use amounts to a public nuisance that 
must be revoked. One individual testified that with the ongoing construction in the area, her life 
had become difficult due to traffic congestion and other short-term construction impacts. A letter 
dated November 20, 2015 was also submitted to the record. This letter essentially reiterates the

5 LAPD Notice to Appear E49077, dated November 4, 2015 (relative to condition compliance); and LAPD Notice to 
Appear D28822, dated November 4, 2015 (relative to security guard).
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testimony given during the hearing and cannot be regarded as substantial evidence supporting 
revocation.

A second member of the public, the Empowerment Congress West Area Neighborhood 
Council (“ECWANC”) Planning, Land Use and Beautification Committee Chair, offered 
testimony that they supported revocation of the use, but did not offer any evidence to support the 
required findings. This individual incorrectly alleged that ECWANC had met with Mr. Oh 
approximately 5 years ago to discuss compliance with the Original RV Case’s conditions of 
approval. As noted above, Mr. Oh purchased WBM from the prior owner approximately 2 !4 years 
ago. Prior to this date, Mr. Oh had no involvement with the business. These unsupported 
allegations must be disregarded and cannot form the basis of your determination. The ECWANC 
Planning, Land Use and Beautification Committee Chair submitted an email communication to 
your office dated November 30, 2015 forwarding a September 28, 2013 email from Mr. Oh to 
ECWANC inviting them a block party at the Property. The Committee Chair’s email states this is 
evidence of a relationship between WBM and ECWANC and nothing more. The email was sent 
to ECWANC approximately two months after Mr. Oh acquired WBM and shows his efforts to 
become part of the community. Moreover, this email contradicts the Committee Chair’s 
statements that Mr. Oh attended a meeting with ECWANC approximately 5 years ago. Therefore, 
other than speculation, untrue allegation and opinion no evidence has been submitted in to the 
record supporting the findings required by the LAMC to revoke the currently use.

II. LAPD SUPPORTS THE CONTINUED IMPOSITION OF THE
CONDITIONS. NOT REVOCATION. WMB AGREES THAT THE
CONDITIONS OFAPPROVAL SHOULD REMAIN IN PLACE.

During the hearing, both LAPD officers recommended a continuation of the existing 
conditions as opposed to revocation of the land use. During our December 1,2015 meeting with 
LAPD Vice representatives the importance of keeping the conditions of approval in place was 
discussed. WBM also provided LAPD Vice representatives with evidence the active steps taken 
to bring the operation into full compliance with the conditions of approval. At no time did LAPD 
Vice representatives express a desire to revoke WBM’s land use rights. LAPD acknowledged 
improved operating conditions, and agreed to meet with the WBM to discuss further compliance. 
The December 1, 2015 meeting with LAPD shows that LAPD believes compliance with the 
conditions can effectively limit the potential for a public nuisance.

On December 1, 2015, Mr. Oh met with Officer Levingston to discuss the conditions in 
greater detail. At the meeting, Officer Levingston and other informed Mr. Oh of the various steps 
necessary to help LAPD and to better the area. This conversation included discussions about 
security personnel, creating records of calls for service, STAR training, and making connections
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with the area’s senior lead officer. This conversation is evidence the business’s issues can be 
solved through communication, not revocation.

Additionally, WBM agrees that the Original RV Case’s conditions of approval should 
remain in place. Many of the conditions of approval reflect common sense business practices that 
WBM had in place for some time. Admittedly, WBM was not aware of the conditions of approval 
and, therefore, strict compliance was not occurring. Nevertheless, as set forth in the staff report 
WBM was in compliance with many conditions of approval.

IIL WBM HAS TAKEN STEPS TO COMPLY WITH THE CONDITIONS OF
APPROVAL.

Immediately after the hearing, WBM began to take active steps to strictly comply with 
each and every existing condition of approval. Now that they are aware of the conditions of 
approval and understand that they apply to the current operation, WBM has made and will continue 
to make operational changes to ensure strict and continued compliance with the conditions of 
approval. Some of the active steps are as follows:

- Security: WBM has entered into an agreement with Active Security Company to 
provide security pursuant to the required conditions. A copy of the agreement is 
attached as Exhibit A. Active Security is aware that all security personnel must be 
bilingual. WBM also understands that security personnel must warn individuals 
loitering in the public right-of-way that they must disperse or LAPD will be called.

- Graffiti: as shown in the photos attached as Exhibit B, all on-site graffiti has been 
removed, and WBM understands that any future graffiti must be removed within 24 
hours.

- The rear gate (allowing access to the alley) has been locked.
- Ingress to the site is restricted to Crenshaw Boulevard, and egress from the site is 

restricted to Stocker Street.
- An age verification device has been purchased. A picture of the device is attached as 

Exhibit C.
- New signage is currently being procured and should be available shortly. Exhibit D 

shows that a telephone number has been provided for customer complaints and 
concerns.

WBM’s active steps demonstrate WBM’s willingness to make the necessary operational 
changes to address the alleged problem. Accordingly, it is impossible to make the LAMC required 
finding that “the owner or operator have failed to demonstrate the willingness or ability to 
eliminate the problem.”6 On the contrary, WBM made immediate operational changes to ensure

6 LAMC Section 12 27.1.C.2
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compliance with the conditions of approval, demonstrating a willingness to address the alleged 
problem. Furthermore, by meeting with LAPD, WBM is now aware of methods of maintaining 
compliance that are not easily discemable. For instance, many of the compliance issues noted in 
the Plan Approval’s Staff Report are related to loitering, littering, or illegal vending adjacent to 
the Property. LAPD recommended that security guards warn individuals that loitering is illegal 
and they must disperse or LAPD will be called to assist. LAPD also recommended that WBM 
security guards maintain a separate log of all contact with loiterers (in addition to the required 
comment log) prior to calling LAPD to differentiate between actual calls for service to the Business 
and calls initiated by WBM to comply with the conditions of approval. Along with enforcing all 
other conditions of approval, WBM’s new security company will be instructed on implementing 
LAPD's recommendations. By taking active steps, meeting with LAPD and implementing LAPD 
recommendations, WBM has demonstrated a clear willingness to and ability to make the 
operational changes necessary to eliminate the alleged problem. Therefore, the record before you 
does not support revocation of the existing use.

IV. CONCLUSION

The record before you is void of any evidence supporting a determination revoking the 
existing land use. The LAMC required findings cannot be made because other than the Original 
RV Case, this Plan Approval is first official governmental effort to cause WBM to eliminate the 
alleged problem, and WBM has taken immediate active operation steps to address the alleged 
problem. While WBM disagrees the Business is a nuisance, WBM nevertheless agrees to the 
continued imposition of the conditions of approval. Therefore, we urge your office to support the 
continued imposition of the conditions of approval and not revocation of an existing land use.

If you have any questions, please do not hesitate to contact me directly.

truly yours,

Michael Gonzales 
Gonzales Law Group APC

Attachments

Tim Fargo, Staff Investigator (email only) 
Client (email only)

cc:
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VIA HAND DELIVERY AND EMAIL: 
AIeta.james@lacity.org

April 24, 2017

Los Angeles Department of City Planning 
Office of Zoning Administration 
200 N Spring Street, Room 763 
Los Angeles, CA 90012

Attn: Aleta James, Associate Zoning Administrator

Case No. DIR 2009-1885-RV-PA2Re:

Dear AZA James:

As you know, this firm represents WB & M, Inc., (“WBM”)1, the owner and operator of a 
business known as The Liquor Bank (the “Business”), a neighborhood store located at 
3600 Stocker Street (the “Property”) in the City of Los Angeles (“City”). The Property is the 
subject of City Planning Case No. DIR-2009-I885-RV (the “Original RV Case”) and City 
Planning Case No. DIR-2009-1885-RV-PA2 (the “Second Plan Approval”), a second plan 
approval to test compliance with conditions of approval imposed by the City in March, 2010 and 
modified on May 11,2016. A public hearing on the Second Plan Approval was held on February 
21,2017. The record was kept open for 45 days to allow WBM time to meet with the Los Angeles 
Police Department (“LAPD”) to discuss a new security plan, and to allow our office additional 
time to obtain from LAPD details on the 16 calls Ibr service noted in your February 16,2017 Staff 
Report (the “Staff Report”). On April 7, 2017 you granted an additional two weeks before the 
record would close. Accordingly, the record will close today, April 24,2017.

As discussed in more detail below, while LAPD representatives provided colorful 
testimony regarding operation of the Business, an examination of the record before you reveals 
that, while WBM did not perfectly adhere to the conditions of approval, the minor deviations noted 
in the Staff Report and the minor deviations discussed by LAPD during the hearing do not rise to 
the level of revocation. As discussed in prior correspondence, the bar for revocation is 
purposefully high because you are depriving someone’s property rights. In this case, staff and the 
LAPD have not met that bar. The record is void or any substantial evidence that the Business is 
continuously operated as a nuisance or jeopardizes or adversely affects the public health, peace, or

WBM is a California Corporation wholly owned by Mr. Sieve Oh

p 213.481.6569 P 213.402.2638 I 555 south flower street, suite 650, Los Angeles, CA 90071 I gon2aleslawgroup.com
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safety. Accordingly, while imposing stricter or additional conditions may be warranted, revocation 
is not supported by the record before you.

AN AREA IN TRANSITION BUT STILL A DIFFICULT AREA1.

As you know, the Business is a convenience store that offers the sale of alcoholic beverages 
for off-site consumption plus a large assortment of non-alcoholic food items and other items that 
meet daily needs. The Property is located at die intersection of Stocker Street and Crenshaw 
Boulevard. Stocker Street is designated a Boulevard II, formerly a Major Highway. Crenshaw 
Boulevard is designated an Avenue I, formerly a Major Highway. The intersection of these two 
major arterial streets carries thousands of vehicles per day, as well as many pedestrians and mass 
transit vehicles. This transit and transient setting increases the likelihood for crimes of 
opportunity.

The area immediately surrounding the Property is in transition. The Crenshaw Line is 
currently under construction and recent investments in the Baldwin Hills Crenshaw Plaza are 
expected to benefit the broader neighborhood. Even with all these investments, the area around 
the Property continues to rank among the highest in terms of violent and property crimes. In short, 
while improving, the area around the Property continues to be rough and poses a challenge to many 
businesses operating in the area. It is no secret that the southbound Crenshaw bus stop near the 
Property is a source of loitering and other problems. WBM and their security guards cannot 
forcibly remove people from the public right-of-way. While WBM’s security can request that 
individuals leave the public right of way, they cannot force such individuals to leave.

Moreover, the Property’s immediate vicinity is also problematic. Across Crenshaw 
Boulevard from the Property is a vacant lot. South of the vacant lot is Jack in the Box. South of 
the Jack in the Box is a car wash. Immediately adjacent to the Property is a small restaurant. South 
of the restaurant is a parking lot. South of the parking lot is Maverick’s Flat a known nightlife 
venue. North of Stocker Street, Crenshaw Boulevard is dominated by strip malls and run down 
commercial uses. None of these uses stimulate pedestrian activity, but instead encourage loitering 
around the area. Such loitering contributes to the area’s high crime rate. WBM does not contribute 
to the area’s loitering, the area’s lack of economic activity creates the conditions where loitering 
can thrive. Efforts to place blame solely on WBM are not supported by the record before you. 
Therefore, while LAPD would like to attribute the area’s crime solely to the Business, it is clear 
that the area immediately surrounding the Property suffers from a high incidence of loitering 
created by the lack of economic opportunity and the area’s transient nature.
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WBM HAS TAKEN ADDITIONAL STEPS TO CONTINUE ADDRESSINGII.
CONCERNS RAISED AT THE HEARING.

WBM has recently taken additional steps to alleviate concerns raised during the recent 
public hearing. WBM has prepared a security plan that has been reviewed by LAPD. LAPD’s 
Senior Lead Officer for the area was generally satisfied with the security plan, but did provide 
minor edits. We are currently awaiting any final additional comments from LAPD Vice and the 
Nuisance Abatement Unit. WBM has also agreed to provide LAPD with remote access to Liquor 
Bank’s outdoor CCTV security cameras. LAPD Southwest Division officers will now have direct 
access to the outdoor camera feeds. Signs alerting patrons to LAPD live monitoring will be posted 
on the site. While live monitoring will certainly benefit the Business, it will also help LAPD solve 
and prevent crime in the area surrounding the Property. When the community at large leams that 
LAPD’s eyes are literally on the street surrounding Property, problematic behavior will reduce. 
Continued LAPD access to these outdoor security cameras is part of the security plan. Compliance 
with the security plan is vital and essential. Further to this end, WBM and their security provider 
have entered in to an addendum to the security contract that will obligate all security guards 
working at the Business to comply with the security plan. Failure to do so results in immediate 
termination and the security provider is obligated to immediately replace any terminated security 
guard. A copy of both the security plan, the security contract and the contract addendum are 
attached hereto for your convenience.

WBM has also restriped the parking lot to facilitate traffic flow entering from Crenshaw 
and exiting on to Stocker Street. Prior to restriping, the parking lot was striped in a way that made 
it practically impossible to facilitate a single in/single out traffic flow because vehicles in the 
parking lot adjacent to the alley could not turn around to exit to Stocker Street. The restriping, 
which came at a significant expense, now facilitates a single exit on Stocker Street. After restriping 
WBM can now close and lock the gate at the rear of the Property adjacent to the alley. This gate 
will remain closed and locked at all times, except during trash pick-up. As you may recall, LAPD 
raised multiple concerns with this gate remaining open. This issue has now been permanently 
resolved. Additionally, WBM has also replaced the broken trash receptacle with a new trash 
receptacle with a locking mechanism. Only WBM employees and refuse pick-up services will 
have keys to the lock. Attached for your convenience are photos of the restriped parking lot.

On March 22, 2017 WBM and their representatives met with LAPD at the Southwest 
Division station to discuss the security plan and present evidence of die restriping. During the 
meeting LAPD suggested additional monthly neighborhood and LAPD meetings WBM should 
attend. Since the meeting with LAPD, WBM’s ownership has begun to attend these meetings. 
Additionally, as noted above, LAPD seemed pleased with the draft security plan and restriping 
efforts.
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Moreover, as suggested during the hearing and during the follow up LAPD meeting, sales 
floor dedicated to non-alcoholic items like food, toiletries and other household goods was 
increased to provide customers with access to additional convenience items. The increase in floor 
area dedicated to non-alcoholic items correlates to a reduction in alcohol sales floor area.

WBM has also added additional signage to correct the partial compliance with required 
signage raised during the public hearing. While this signage has been added, during WBM’s 
March 22 meeting with LAPD, the Senior Lead Officer suggested thinning out the signage because 
too much signage leads only to clutter and failure to “send the message”. On April 12,2017, our 
office met with the Senior Lead Officer and Nuisance Abatement Unit officers to review existing 
signage and to discuss more effective signage options. Attached for your convenience is a reduced 
size copy of the signage type LAPD has suggested placing at the Business.

WBM’ recent efforts reflect their willingness to continue searching for better methods and 
practices to ensure continued compliance with the conditions of approval. As noted above, both 
staff and LAPD’s testimony during the public hearing evidence an operator that is operating better 
than before, but that has not strictly adhered to every condition of approval. These minor 
deviations, while not tolerable, do not rise to the LAMC’s purposefully high bar for revocation. 
Moreover, WBM has invested significant sums of money to correct these minor deviations and to 
ensure continued compliance.

THE STAFF REPORT REFLECTS WBM’S COMPLIANCE WITH MOST 
CONDITIONS OF APPROVAL.

HI.

The Staff Report reflects that the WBM was in compliance or partial compliance with the 
majority of the conditions of approval. As you know, in a May 11,2016 Letter of Determination, 
the City continued to impose 28 conditions of approval on the Business’ operation. Since that 
time, WBM has complied or substantially complied with most every condition imposed by the 
City. According to the Staff Report, during a staff investigation on January 18,2017 staff observed 
a lack of compliance with 2 conditions of approval and a lack of compliance with portions of 
2 other conditions of approval. When staff visited, die Business was in compliance or partial 
compliance with 26 of the 28 conditions, excepting the 2 portions where compliance was lacking.

First, staff noted that the Business did not comply with one part of Condition No. 4, a 5 
part condition. Condition 4 requires the posting of a 24 hour hotline at various locations. The 
number was only posted at the front entrance. The Staff Report notes staff attempted to call the 
number, which was answered as “Essential Escrow.” The number noted in the Staff Report is a 
cell phone belonging to WBM owner’s spouse. She is also the marketing director for an escrow 
company.

Second, staff noted that the Business did not comply with one part of Condition No. 13, 
an 8 part condition. Condition 13 requires posting security guards, language requirements for



Aleta James, AZA
April 24,2017
Page 5

those guards, guard patrolling requirements, and log requirements. Staff noted that while the 
rotation of the guards was noted, no incidents or resolutions were noted.

Third, staff noted that the Business was not in compliance with Condition No. 17 requiring 
one way ingress and egress from the site. As noted above, WBM recently expended large sums of 
money to restripe the parking lot to ensure one way ingress and egress. WBM provided LAPD 
with images of the restriped lot during the March 22, 2017 meeting. These images area also 
attached for your convenience. LAPD expressed satisfaction with the restriping.

Fourth, staff noted that the Business did not comply with Condition No. 22, requiring 
reimbursing the City of Los Angeles for the first plan approval fee. As discussed during the recent 
public hearing, our office and WBM repeatedly requested an invoice to pay this fee and was never 
provided with one. Moreover, after the hearing, our office contacted City Planning staff in an 
effort to pay this fee. Attached for your convenience is a series of staff emails establishing that 
staff is unaware of the procedure to reimburse the City.

Needless to say compliance with conditions is essential. Nevertheless, WBM’s lack of 
compliance with the above conditions can be construed as simple oversight for portions of 4 and 
13 and condition 17. WBM cannot be held responsible for compliance with condition 22 when 
staff cannot determine the process to reimburse the City. Moreover, in light of the fact that WBM 
was in compliance or partial compliance with 26 of the 28 conditions of approval, the Staff Report 
cannot be construed to support a claim that WBM operated in disregard of the conditions such that 
a nuisance or public harm was occurring. The opposite is true, the Staff Report can only be 
construed to support a conclusion that WBM was doing its best to operate in a difficult 
environment and an area fraught with transient activity, a lack of economic activity and loitering. 
The record before you does not support a revocation in this case. The conditions of approval are 
working and WBM has taken additional steps to ensure compliance with the conditions of approval 
going forward.

THE CALLS FOR SERVICE NOTED IN THE STAFF REPORT DO NOT 
CONTAIN ANY SPECIFICS AND ARE NOT EVIDENCE OF A NUISANCE

IV.

AT THE PROPERTY.

During the hearing LAPD referenced various calls for service to the Property. 
Additionally, the Staff Report noted 16 calls for service from November 4,2015 to November 16, 
2016. Other than date, time and a brief description, the Staff Report did not contain any details on 
the calls for service. LAPD testimony referred to the calls for service but did not elaborate on 
them. Moreover, our office has repeatedly requested additional details from both LAPD’s official 
records unit and from the officers who testified during the hearing. To date, we have not received 
any additional information regarding the calls for service and our requests have largely been 
ignored. In any event, 7 of the calls for service are described as “officer reporting location.” It is
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not clear what this means, other than perhaps an officer using the Property address as a landmark 
for unrelated matters. As noted above the Property sits at the intersection of two very busy streets 
and has a prominent structure at that comer. Other than the Staff Report and a vague printout from 
LAPD’s inquiry system, the record before you is void of any evidence supporting a conclusion 
that these 7 calls can be attributed to the Business' operation.

Moreover, many of the remaining calls for service were placed by WBM employees to 
address illegal outdoor vending, theft from the store, group disturbances and other disruptions of 
the Business’ operations. LAPD has repeatedly requested WBM employees and security personnel 
contact LAPD when illegal vending and other disturbances occur to help curb this behavior. It is 
no secret that the bus stop adjacent to the Property is a problematic customer base for the illegal 
vendors who position themselves in the public right of way. WBM’s security personnel cannot 
remove individuals from the public right of way, only LAPD has that authority. Including these 
calls for service raises a problem noted during the hearing. WBM places a call for service because 
LAPD has asked them to place such a call, but the call is then used as evidence of a nuisance 
against WBM. The problem WBM faces in these decisions is obvious, should they place the cal! 
and run the risk it will be used against them or should they ignore the illegal vending in the public 
right of way. Recent discussion between WBM and LAPD have resulted in the exchange of 
numbers between WBM management and LAPD’s Senior Lead Officer for the area. Hopefully 
this new contact information avoids this problem.

LAPD TESTIMONY REVEALS THE BUSINESS IS OPERATINGV.
BETTER.

LAPD’s own testimony shows that the business is operating better, the conditions are 
working. LAPD officers testified during the hearing that the Business was operating better and 
that WBM was making concerted efforts to ensure compliance with the conditions of approval. 
Additionally, as discussed in more detail above, WBM has taken steps to further ensure 
compliance with the conditions of approval, including agreeing to allow LAPD officers direct 
access to all cameras monitoring the Property’s outdoor area. Signs alerting patrons to the live 
LAPD monitoring will also be placed at the Property. While certainly a benefit for the Business, 
the area surrounding the Property will also benefit from the additional LAPD eyes on the street. 
WBM has demonstrated a repeated willingness to work with LAPD to ensure the successful 
operation of the Business.

THINLY VEILED EFFORTS TO GENTR1FY THE AREA.VI.

The Property’s vicinity is changing. The recent investment in the adjacent shopping center 
and the addition of the Crenshaw Line are major economic growth forces. Such forces may lead 
to additional development along the Crenshaw Line. As noted by the Council Office, they would 
prefer a mixed use project for the Property, a clear indication that the area should change. While
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this is a great policy goal, such statements fail to recognize WBM’s land use rights and right to 
operate the Business from the Property.

The City's revocation process should not be used to spearhead the gentrification of a 
specific Property. In fact, the LAMC expressly prohibits a revocation unless the Director finds 
that the revocation does not impair anyone’s constitutional rights. In the case before you, WBM’s 
constitutional rights to continue operating will be impaired. When balanced against the complete 
lack of evidence supporting a conclusion that the Business is a nuisance, findings supporting 
revocation cannot be made. As noted above, and during the hearing, LAPD testified that the 
operation is better. While not perfect, LAPD clearly noted that the operation is better. Prior efforts 
by the City and LAPD to eliminate the alleged problems are working. In short, the conditions of 
approval are working. Moreover, WBM’s recent steps (restriped parking lot, LAPD access to 
outdoor camera feeds, increased sales area dedicated to food items) demonstrate WBM’s continued 
efforts at eliminating the alleged problems. Therefore, the record before you does not support 
findings for revocation.

VII. CONCLUSION

The record before you is void of evidence supporting a determination revoking the existing 
land use. The LAMC required findings cannot be made because other than the Original RV Case, 
this Plan Approval process is a continuation of the first official governmental effort to cause WBM 
to eliminate the alleged problem. As before, WBM has taken immediate active operational steps 
to address the alleged problems and to work with LAPD on a going forward basis. While WBM 
disagrees the Business is a nuisance, WBM nevertheless agrees to the continued imposition of the 
conditions of approval including continuous live LAPD access to the Property’s outdoor cameras. 
Therefore, we urge your office to support the continued imposition of the conditions of approval 
and not revocation of an existing land use.

If you have any questions, please do not hesitate to contact me diuCcjtfy.
/

//Very Vuly^Eturs,
/

r- -
C

ltr'

Michael Gonzales 
Gonzales Law Group APC

Attachments

Rony Giron, Staff Investigator (email only) 
Client (email only)

cc:



Security Addendum and Security Plan



addendum to security contract

This Addendum to Security Contract (’'Addendum”) is entered into as of April 7,2017 
(“Effective Date”) by and between Active Security Company (“Active") and Mr. Steve Oh, 
owner of die Liquor Bank (“Owner”). Active and Owner, and each of them, are referred to 
collectively as the “Parties” or singularly as a “Party”.

WHEREAS, the Parties entered into that certain Security Contract/Agreement dated 
January 23,2017 (the “Security Agreement”) whereby Active is required to provide Owner with 
Security Services;

WHEREAS, Owner recently prepared a security plan (the “Security Plan”) that has been 
reviewed by Los Angeles Police Department Officers from the Southwest Division and the City 
Wide Nuisance Abatement Unit;

WHEREAS, a copy of the Security Plan is attached hereto as “Exhibit A” and 
incoiporated herein by reference.

WHEREAS, strict compliance with the requirement of the Security Plan is essential to 
the Liquor Bank’s operation;

WHEREAS, the parties desire to enter into this Addendum to ensure that Active's 
security personnel are aware of the Security Plan’s requirements and strictly comply with those 
requirements.

NOW THEREFORE, in consideration of the above recitals, the mutual covenants, 
agreements, promises, and undertakings set forth in this Agreement and for other good and 
valuable consideration, the receipt and sufficiency of which arc hereby acknowledged, toe 
Parries make the agreements and covenants set forth in this Agreement.

AGREEMENT

Compliance with Security Plan Active hereby understands, acknowledges and 
agrees that any and all security personnel providing services to Owner pursuant to toe Security 
Agreement shall be made aware of toe Security Plan's requirements. Moreover, Active hereby 
understands, acknowledges and agrees that all Active Security Personnel shall comply with each 
every Security Plan requirement

1.

Failure to Comply. Active hereby understands, acknowledges and agrees that any 
security personnel’s failure to comply with any Security Plan requirement shall lead to 
immediate cessation of providing services to Owner, Moreover, Active hereby understands, 
acknowledges and agrees that Active shall immediately replace any such security personnel.

2.



Owner Obligation to Inform. Owner agrees that Owner shall immediately inform 
Active of any Active security personnel's failure to comply with any Security Plan.

3

Breach of Contract. Active understands, acknowledges and agrees that 
compliance with this Addendum is a material term of the Security Agreement and Mure to 
comply with this Security Agreement could materially harm Owner. Accordingly, Active’s 
failure to comply with this Addendum shall be deemed a breach of the Security Agreement. 
Owner shall be permitted to immediately terminate the Security Agreement in the event of such a 
breach.

4.

Security Agreement. Except as modified by this Addendum, all other terms of the 
Security Agreement shall remain m full force and effect.

5.

IN WITNESS WHEREOF die parties hereto have executed this Agreement on die date 
first above written.

Active Security Company

itBy._/ggjev;

ns
*'1 -oi-t7

Owner

bv; o y

Its:



The Liquor Bank Security Plan

WB&M owns and operates the Liquor Bank (“Liquor Bank”), a neighborhood serving 
convenient store located at 3600 Stocker Street (the “Property”). The Property includes the three 
parcels, which are improved with a two-story commercial structure and surface parking lots. The 
Liquor Bank is committed to providing a safe and enjoyable space for everyone while also 
serving as a good neighbor to its many commercial and residential neighbors, today and in the 
future. This safety and security plan will help Liquor Bank's team keep the Property safe and 
secure for visitors, workers, and neighbors.

Hours of Operation
The Liquor Bank's hours are currently restricted by DIR-2009-1885-RV-P A1 (the 

“Planning Action”) to 8am to 10pm, seven days a week. Staff may be at the location to set-up 
for the business activity prior to or before those hours, but guest are required to vacate the 
premises immediately after closing. Security personnel shall remain at the Property until 
10:30pm, approximately 30 minutes after closing, to ensure all guests have left and the Property 
has been safely secured.

The timing and locations of security personnel is of high importance. At a minimum, 
there will be a security staff member on-site at ail times the Liquor Bank is open for business. A 
second security staff member will be on-site from 5pm until as much as 30 minutes after closing. 
There shall also be an additional staff member acting as a manager that shall have access to the 
camera feeds, located in the upstairs office. During times when only one security guard is on
site, the guard shall actively patrol both the Liquor Bank’s floor area, the outdoor parking areas, 
and the nearby sidewalks. During times when two security guards are on-site, one guard shall 
patrol the Liquor Bank’s floor area while the other patrols all outdoor areas.

Safety and Security Procedures
Liquor Bank security is responsible for "checking in" with the general manager (“GM”) 

to identify pertinent information, which falls into the scope of responsibilities and activities.

1. Accidents
2. Incidents
3. Safety Hazards
4. Property Damage
5. Property Loss
6. Patron Ejections
7. Lost and Found
8. Noise Issues
9. Operational Changes



10. Special Operations
11. Related Operational Data

Security personnel are responsible for reading all documents completed since the most 
recent shift.

Read the information board and familiarize yourself with all pertinent information. 
All pertinent information is documented daily.
All personnel are briefed on new activities or changes on a daily basis by the GM.

Contacting the Property Owner/Operator Site GM
When any of the following situations occur, the GM for the site and/or the property 

owner must be immediately contacted and briefed:

Death of a patron or employee.
Serious injury of patron or employee.
Assault on a patron or associate on property.
Robbery of a patron or associate on property.
Fire, bomb or shooting threat.
Serious power outage.
Serious weather alert.
Serious patron accident.
Any major criminal act discovered on property.
Any serious breach of policy, procedure or directive.
Any alarm activation that is not a false alarm.
Any major disaster.
Any request from Federal, State or County Law Enforcement Agencies. 
Any situation in which you have a question as to proper action to take.

Contact the above individuals at office, home, or cell phone when these emergencies 
occur, especially if they are serious or have the potential for serious consequences. The contact 
information for the Property’s GM and the property owner shall be available to security 
personnel and posted in a manner as to be easily identifiable and available to all employees and 
security personnel.

GM / Business Owner - Steve Oh - 213-268-5453
LAPD Non-emergency number-213-ASK-LAPD (213-275-5273)
LAPD Patrol - 323-744-1819
LAPD Patrol (text only) - 323-744-1819
For emergencies requiring immediate assistance - dial 9-1-1.



Security Personnel Conduct: Procedures
Security personnel will remain at their post until properly relieved or authorized to do so. 

Security personnel are responsible for checking their schedules. Schedules may change at any 
time. Any schedule change must be approved by the GM or property owner. Security personnel 
must report for duty on time. Any call-offs or adjustments to start time need to be reported to the 
Site GM at least four (4) hours in advance. Merely leaving a voicemail in the office is not 
acceptable. You must speak to the GM personally.

Security personnel should be polite to the Liquor Bank’s patrons, but shall not engage in 
any conversation that may compromise their duties. The security personnel will ensure that 
patrons and workers behave appropriately within the premises, the perimeter, and do not disturb 
neighbors. They shall maintain an obvious presence throughout the interior and perimeter of 
premises and will wear attire to clearly identify themselves as security personnel. Security 
personnel will monitor patrons for obvious signs of intoxication and determines when assistance 
from law enforcement personnel is necessary. In particular, security personnel are to vigorously 
enforce all of the Planning Action’s condition, including, but not limited to the following:

- Security must ask all people loitering within the parking lots or within the store in excess of 
IS minutes to leave. At any time, if a person is unwilling to leave the premises, LAPD shall 
be called.

* Security shall immediately ask anyone not affiliated with the Liquor Bank to refrain from 
selling any and all goods. If a person is unwilling to cease their illegal vending, LAPD shall 
be called.

- Individuals waiting in cars for longer than 15 minutes, drinking any alcoholic beverages, 
whether purchased at the Liquor Bank or anywhere else, or committing any illegal act, such 
as vandalism, public lewdness, or creating a public nuisance, shall be immediately asked to 
leave. LAPD shall be notified in the event of any confrontation.

- Security shall remove litter from the premises.
- Security shall ask individuals loitering in the public right of way immediately adjacent to the 

Property or in the neighboring alley to leave. Security shall contact LAPD in the event any 
member of the public is either unwilling to comply or causes any disturbance. Security 
personnel may not, however, prevent people from waiting at the nearby bus stop along 
Crenshaw Boulevard. Security personnel shall understand that while only LAPD may patrol 
the public right of way, LAPD will only do so if requested by security personnel.

- Security staff shall ensure that the parking gate at the rear of the Property is locked at all 
times. In the event the gate is open for any reason, security personnel shall be positioned 
outside and make sure that no one is to use the gate for ingress or egress. The security guard 
shall direct all traffic to the Property’s proper ingress and egress.



Security personnel may carry cellular/smart phone and use it for emergency purposes 
only. Security personnel shall familiarize themselves and utilize commonly-accepted radio 
codes, as provided in Exhibit A. Security personnel shall also carry identification, including 
proper State of California licensing information at all times. All security personnel must be 
fluent in English and Spanish, and may not live within one mile of the Property.

Liquor Bank does not restrict entry to patrons 21 years of age or older, but alcohol may 
not be served to anyone unable to verify they are of legal drinking age with proper identification 
(“ID”), including state issued driver’s licenses, or government issued passports or military 
identification cards. ID checks will primarily be conducted at the point of sale. Security 
personnel may be asked to assist other staff members in the event there is an issue arising from 
the sale of alcohol. Security personnel shall have access to an electronic ID verification device 
in the event the validity of any identification is questioned. If the ID card is expired or appears 
questionable, the employee shall request a second form of identification. The employee shall 
make sure that the individual attempting to purchase alcoholic beverages resembles the ID card. 
All employees will ask purchaser questions relating to their identification in order to verify the 
information. If the employee has a strong suspicion that an ID is false, altered, or belongs to 
someone other than the person presenting the ID, he/she shall confiscate the ID and turn it over 
to management, to be presented to law enforcement.

Providing Subject Descriptions
When relaying vehicle/ subject descriptions, remember, give the "bigger picture" first. If 

a suspect has just fled the property, give the vehicle description first as the responding agents 
will probably see the large speeding car before they see the (1) suspect on a street full of people. 
The following points to remember with descriptions:

Think of the word CYMBOL (Symbol) for vehicle descriptions.

- Color
- Year
- Make
- Body Style (model, 2 or 4 door)
- Other information (rims, lowering, spoilers, TC damage, etc.) 
* License (remember state)

Provide as much information as possible about each suspect, including:
Sex
Race
Adult / Juvenile
Age



- Height/Weight
- Build
- Eyes/ Hair
- Clothing (always from top to bottom - inside to out) 
* Carrying any objects

The police will be called, in a timely manner, when management or staff has information 
to believe a crime has been or is about to be committed and/or whenever a threat of or act of 
physical violence occurs on the premises or off premises in areas that would be considered in 
view or within earshot of the premises. Security or management will ask anyone who is fighting 
to leave. Patrons who are fighting will be separated, IDs will be obtained, and incident report 
will be written. If necessary, security or management will call the local law enforcement agency 
for assistance. The operator will permanently refuse admittance to any chronic problem 
customer.

The premises are equipped with a video surveillance system to aide in the apprehension 
of persons suspected of committing crimes. The system has 31 camera locations and a central 
monitoring system in the Liquor Bank’s office. Footage from the cameras shall be stored for up 
to one months and made available to the LAPD upon request. The Liquor Bank will also work 
to set up a live feed available to LAPD for the outdoor cameras.

Risks and Vulnerabilities

The Property is in an area of high crime with a significant vagrant population. Security 
personnel must be diligent at removing loiterers or illegal vendors. Such activities promote 
lawlessness and create a public nuisance.
Incidents of violence can involve both customers and employees. They may range from 
verbal threats to use of fists, knives or guns by both men and women. Violence can be the 
result of street gang and drug activity both inside the premises and along Stocker Street and 
Crenshaw Boulevard.
The presence of security has been found to be effective in defusing and preventing potential 
acts of violence. Violent acts are more likely to develop and escalate when no one in 
authority is present.
Burglars are usually after money and the inventory.
Intrusion detection alarm systems should be installed in the premises to deter burglars. 
Every business, regardless of size and complexity, should have a simple honesty policy 
applicable to all employees that states clearly and briefly that theft or conversion of any 
business asset is unacceptable.
Some members of today's workforce believe that unless it is in writing, certain behavior 
such as theft is acceptable and not subject to punishment.



Employees should sign the honesty policy that they understand it and will comply with it. 
Prosecution for all crimes on the premises should be fairly and consistently pursued.
All losses due to criminal activity should be reported and properly investigated.



Photos of Restriped Parking Lot
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Proposed New Streamlined Signage
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Staff Emails



Marc Levun

Ralph Avila <ralph.avila@lacity.org>
Thursday, March 09, 2017 8:46 AM 
Rony Giron
Marc Levun; Michael Gonzales; Tim Fargo; Bob Duenas; Herminigildo Agustin 
Re: 3600 Stocker Street (DIR 2009-1885-RV-PA1)

From:
Sent:
To:
Cc:
Subject:

Rony,

Any matters relating to RV must be handled by the RV Unit. This includes any filing of cases or paying of fees 
related to RV.

I am going to instruct counter staff, as they have in the past, that all RV matters are to be referred directly to the 
RV unit.

Ralph

On Tue, Mar 7,2017 at 3:35 PM, Rony Giron <ronv.gtron@lacitv.ore> wrote:
Per telephone inquiry yesterday afternoon regarding condition No. 22, and the associated fees for a previous 
plan approval application ($3,194.00), please bring the case file to any of our counters (Downtown Los 
Angeles or San Fernando Valley).

If there is any question relating this fee please from Planning Staff, please have them contact the Revocations 
Unit.

Best regards, Rony Giron

Condition No. 22

The property owner shall reimburse the City of Los Angeles $3,194 and applicable 
surcharges, as set forth in Los Angeles Municipal Code Section 19.01- P, within 30 days of 
the effective date of this determination.

On Tue, Nov 15,2016 at 8:58 PM, Marc Levun <marc@gonzaleslaweroup.com> wrote:

Rony,

Please see the attached documents. Please let me know If anything else is necessary at this time. We look forward to 
filing.

Thank,

1

mailto:ralph.avila@lacity.org
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Marc
I

From: Rony Giron fmailto:ronv.Eiron@lacitv.org1 
Sent: Wednesday, November 09,201612:46 PM
To: Marc Levun <margg)eonzaleslaweroup.com>: Tim Fargo <Tim.FareofSl3citv.orer 
Subject: 3600 Stocker Street (DIR 2009 4885-RV-PA1)

Marc, please include the following items with the application

I. Condition Compliance Report (ACCR) with the subject plan approval. A sample of this report is attached 
for reference. Also include photographs with this report (ie. Age verification device, 24-hour hotline, STAR 
training, etc.)

2. Make correction to Master Land Use application with correct LAMC Section. See attached.

3. Include a request fora modification for condition (be specific indicate condition number and include 
language to what is being requested).

Best regards,

Rony E. Giron, AICP

Department of City Planning

Ti (2131 202-5403!

201 N. Figueroa St., 5th Floor

Los Angeles. CA. 90012

2



Rony E. Giron, AICP 
Planning Associate
Department of City Planning
T: f213^ 202-5403
201 N. Figueroa St, 5th Floor
Los Angeles, CA. 90012___________

i

!
i

Ralph Avila,
Senior City Planner 
Valley - Development Services Center 
Department of City Planning 
6262 Van Nuys Blvd., 2nd Floor 
Los Angeles, CA 91401 
818.374.9915 (F)818.374.5070


