
LAND USE SERVICES DEPARTMENT
PLANNING COMMISSION STAFF REPORT

Project Description Vicinity Map  
APN: 0422-054-05 

Applicant: 
Appellant: 

Tawfik Ghorab 
David J. Greiner Law Group 

Community/ 
 District:  

Lenwood/ 
1st Supervisorial District 

Location: 25133 W. Main Street; Lenwood, CA 
92311 

Project No: PAPL-2021-00005 
(Appeal of PABC-2021-00006) 

Staff: Oxso Shahriari, Planner 
Rep: Tina Mateo 

Proposal: Appeal of the approval of a Letter of 
Public Convenience and Necessity, 
Project Number: PABC-2021-00006 

30 Hearing Notices Sent on January 7, 2022   Report Prepared By: Oxso Shahriari, Planner 

SITE INFORMATION: 
Parcel Size: 0.33 Acre (14,374 square feet)  
Terrain: Relatively flat terrain 
Vegetation: Site is paved and cleared of vegetation 

 SURROUNDING LAND DESCRIPTION: 
AREA EXISTING LAND USE LAND USE CATEGORY/ZONING DISTRICT 

Site Lenwood Discount Market Commercial (C)/Rural Commercial (CR) 
North Storage Warehouse Commercial (C)/Rural Commercial (CR) 
South Vacant Rural (RL)/ Rural Living (RL) 

East Vacant Commercial (C)/Rural Commercial (CR) 
West Vacant Commercial (C)/Rural Commercial (CR) 

Agency Comment 
City Sphere of Influence: None  None 
Water Service: Golden State Water Company The site is served. 
Sewer Service: Existing Onsite Wastewater Treatment 

System 
Will be reviewed and certified by EHS 

STAFF RECOMMENDATION: That the Planning Commission DENY the Appeal and FIND that a public 
convenience or necessity will be served by the granting of the license1. 

1 In accordance with Section 86.08.010 of the Development Code, this action may be appealed to the Board of Supervisors. 

    HEARING DATE: January 20, 2022 AGENDA ITEM #4 
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Land Use Zoning Map 
 

  

Project Site is located within  
Rural Commercial (CR)  
Zoning District 
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Project Site Street Views 

  

Looking at the subject property from Main Street, Lenwood 

 
 

Interior Views 

 

Inside views of the store 
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BACKGROUND:  
The applicant, Tawfik Ghorab, operates an existing, permitted local market, and seeks a liquor 
license from the California Department of Alcoholic Beverage Control (ABC). The project site 
is located at 25133 West Main Street within the Land Use Category of Commercial (C) and a 
zoning district of Rural Commercial (CR). The primary purpose of the CR zoning district is to 
provide locations for retail, office, and service commercial businesses for local residents, 
regional markets, and visitors/tourists that provides employment opportunities for residents in 
the surrounding area. The CR zoning district allows for a mix of commercial and lower density 
residential uses in rural areas. The existing market is an allowed use in the CR zoning district. 
 
The applicant filed an application with ABC for a type 21 license that would allow the sale of 
beer, wine and distilled spirits for off-site consumption. ABC has determined that there is an 
overconcentration of similar ABC licenses in the vicinity and the applicant was directed to 
obtain a letter of Public Convenience or Necessity (PCN) from the County.  
 
The applicant submitted the required Licensing Review application to the County on June 22, 
2021 (Exhibit A). After the application was deemed complete, project notices were sent to all 
property owners within 500 feet of the external boundaries of the site. As a result of project 
notification, staff received feedback from the public both in support of and in opposition to the 
issuance of the PCN Letter. On October 6, 2021, the Director determined that a public 
convenience or necessity will be served by the granting of the license and issued a PCN letter.  
 
APPEAL: 
The appellant filed an Appeal Application (Exhibit C) on October 15, 2021, to overturn the 
Director’s PCN determination. The basis of the appeal cites law enforcement problems that 
may result in, or add to, undue concentration of ABC licenses and that the site is unsuitable 
for a Type-21 ABC License. The appeal was timely filed and deemed complete for processing 
on November 2, 2021. As outlined in Development Code § 85.04.030(d) notice was provided 
to owners and occupants of property located within 500 feet of the exterior boundaries of the 
proposed establishment.  
 
PUBLIC CONVENIENCE OR NECESSITY: 
The California Constitution grants ABC exclusive authority to issue licenses for the sale of 
alcoholic beverages subject to limitations the Legislature enacts. (Cal. Const., art. XX, § 22.) 
The Constitution further provides that ABC “shall have the power, in its discretion, to deny, 
suspend or revoke any specific alcoholic beverage license if it shall determine for good cause 
that the granting or continuance of such license would be contrary to public welfare or 
morals....” (Ibid.) 
 
ABC may deny the issuance of a liquor license “if issuance would result in or add to an undue 
concentration of licenses.” (California Business and Professions Code1 § 23958.) 
Notwithstanding this prohibition, ABC may issue a license that would result in an undue 
concentration of licenses “if the local governing body of the area in which the applicant 
premises are located ... determines within 90 days of notification of a completed application 
that public convenience or necessity would be served by the issuance.” (§ 23958.4, subd. 
(b)(2).) The local governing body may delegate the public convenience or necessity 
determination to a “subordinate officer or body.” (Ibid.) If the local governing body or its 

 
1 All further reference is to the California Business and Professions Code unless indicated otherwise.  
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designee fails to act timely, ABC may still issue the license provided it determines issuance 
would serve the public convenience or necessity. (Ibid.)   
 
What it means to have a “public convenience or necessity” is not statutorily defined.  As a 
result, courts have concluded that “whether issuance of a license would serve 
the public convenience or necessity must be determined on a case-by-case basis; there is no 
single fact that must be established because there is no single definition of what 
constitutes public convenience or necessity. The primary consideration is whether the 
determination is reasonable based on the circumstances of each case.” Nick v. City of Lake 
Forest (2014) 232 Cal.App.4th 871, 886. 
 
Whether the local governing body or the ABC makes the public convenience or necessity 
determination, the ultimate decision to issue the license lies with ABC. (Cal. Const., art. XX, § 
22; see §§ 23958, 23958.4, subd. (b)(2).) ABC still must determine whether the applicant and 
the premises for which a license is sought satisfy the Alcoholic Beverage Control Act's other 
requirements, and whether issuing the license would be contrary to public welfare or morals. 
A local governing body's public convenience or necessity determination is, therefore, only one 
of many factors bearing on ABC's final decision. 
 
ANALYSIS:  
In order for the County to issue a letter of PCN, a finding must be made that a public 
convenience or necessity will be served by the granting of the license. The subject property is 
located within a census tract that allows for four licenses of this type. Any licenses issued 
beyond this limitation are considered an overconcentration and requires a finding of PCN from 
the local governing body or ABC.  
 
In reviewing this request, the County found the following: 
• Lenwood community by itself has only one ABC Type-21 license authorized in the portion 

of census tract 118.02 west of Highway 58 where the subject property is located.  
Therefore, the additional license would provide a public convenience where there is 
currently only one other Type-21 license, located at 25181 West Main Street. 

• Five Type-21 licenses exist in the downtown Barstow—3.5 to 5.6 miles away from the 
location where the subject license is being requested, indicating that the real concentration 
is actually in Barstow’s downtown area and not in the Lenwood area where the license is 
being sought. 

• Type-21 ABC License provides a unique convenience that is not being offered by other 
types of licenses such as Type-20 which authorizes the sale of beer and wine (excluding 
distilled spirits) for consumption off the premises where sold, or Type-47 which authorizes 
the sale of beer, wine and distilled spirits for consumption on the licenses’ premises such 
as restaurants. 

• The County’s Planning Division is not aware of any substantial evidence that the issuance 
of the ABC license in question would create additional law enforcement issues. The 
application was noticed to the Barstow Sheriff Station to solicit any concerns. The Planning 
Division did not receive any response indicating concerns with the application. 

• ABC still retains the discretion and final decision on whether to issue the license. ABC must 
still determine whether the applicant and the premises for which a license is sought satisfy 
the Alcoholic Beverage Control Act's other requirements, and whether issuing the license 
would be contrary to public welfare or morals.  
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RECOMMENDATION: 
 
That the Planning Commission DENY the Appeal and FIND that a public convenience or 
necessity will be served by the granting of the requested license.  
 
 
ATTACHMENTS: 
 
EXHIBIT A: Licensing Review Application   
EXHIBIT B: Correspondence 
EXHIBIT C: Appeal Application 
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Licensing Review Application   
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Application Summary Report

System Date: 14/01/2022

Record Status:

Description:

PABC-2021-00006

Type:

APN:

Application Name:

Planning/ABC Letter/NA/NA

0422054050000

ABC LETTER OF PUBLIC 
CONVENIENCE

ABC LETTER OF PUBLIC CONVENIENCE

Record:

Approved

Address Primary
25133 MAIN ST LENWOOD CA 92311 Y

Parcel Number Primary
0422054050000 Y

Applicant Name Organization Name Email Primary

TAWFIK GHORAB tawfik201@yahoo.com Y

Contact Type Contact Name Organization Name Email Primary

Property 
Owner

Abdallah Hourany ahourany@gmail.com N

Document Name File Name Category Upload Date

ABC POSTING.jpg ABC POSTING.jpg Photo 06/22/2021

ABC LETTER OF 
PUBLIC 
CONVENIENCE.pdf

ABC LETTER OF PUBLIC CONVENIENCE.pdf Document 06/22/2021

ABC 
Application,Lenwood.
pdf

ABC Application,Lenwood.pdf Existing 
Approval/Permit

06/22/2021

_LETTER OF INTENT, 
BARSTOW.pdf

_LETTER OF INTENT, BARSTOW.pdf Letter of Intent 06/22/2021

GRANT DEED, 
BARSTOW.pdf

GRANT DEED, BARSTOW.pdf Proof of Property 
Ownership

06/22/2021

Owner Name Owner Address Primary

MUSEITEF, MAZEN A 1351 ASTRAL DR BARSTOW CA 92311 Y

HAMDAN, MAGGY M (SP MUSATIF) N

MUSEITEF, MAZEN A N

MUSEITEF, MUZEN N

MUSEITEF, SALWA M (SP MAZEN) N

Page 1 of 23
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MAP, BARSTOW.pdf MAP, BARSTOW.pdf Site/Plot Plan 06/22/2021

PLACEHOLDER FOR 
PO CERTIFICATION

PLACEHOLDER.pdf Property Owner 
Certification

06/22/2021

ABC NOTICE.pdf ABC NOTICE.pdf Document 07/01/2021

Custom List Subgroup 
Name

Row Number Column Name Column Value

NOTICES SURROUNDING 
OWNERS

0 APN 042205705

NOTICES SURROUNDING 
OWNERS

0 Owner Full Name SALAZAR LIVING TRUST 4/17/14

NOTICES SURROUNDING 
OWNERS

0 Mailing Address 14804 SULTANA ST

Custom Field Subgroup Name Custom Field Name Custom Field Value
PRIMARY CONTACT INFORMATION Primary Contact Applicant
ABC LETTER APP INFO Existing Licenses TYPE 20 OFF SALE
ABC LETTER APP INFO License Type TYPE 21 OFF SALE
ABC LETTER APP INFO Building Constructed Yes
ABC LETTER APP INFO Building Owned by Applicant No
ABC LETTER APP INFO Existing Land Use Approval Yes
ABC LETTER APP INFO ABC Licensing Office Riverside
ABC LETTER APP INFO License Review Type Transfer
ABC LETTER APP INFO ABC licensed establishments in 5 mile 

radius
3

ABC LETTER APP INFO Resort/Tourism Potential Yes
ABC LETTER APP INFO Sensitive uses within 500 feet Yes
ABC LETTER APP INFO Reasons for Public Convenience or 

Necessity
CUSTOMERS ASKING FOR IT.
TO IMPROVE THE BUSINESS AND BE 
ABLE TO MAKE A LIVING.

APPLICANT ONLY Read Instructions CHECKED
PROJECT NOTICE Notice Fax Number 909-388-5140
LOCATION AND ZONING Supervisory District District 1
LOCATION AND ZONING Zoning CR
LOCATION AND ZONING Community LENWOOD
LOCATION AND ZONING City Sphere of Influence BARS
LOCATION AND ZONING USGS Quad Name EH08
LOCATION AND ZONING School District BARSTOW UNIFIED SCHOOL DISTRICT
LOCATION AND ZONING Zip Code 92311
SURVEYING LOCATION Township-Range T09NR02W
SURVEYING LOCATION Section 17

Page 2 of 23
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6/17/2021 
Lenwood Discount Market 
25133 W. Main St., Barstow Ca. 92311 
 
 
 
 
         To whom it may concern, we believe that we really need a type -21 license because our 
customers are asking for it and do not want to shop at the store across the street for the reason 
of price gouging. We also believe it would improve our business. We have collected many 
names and signatures from our customers for this request. 
 
Thank you 
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Correspondence 
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