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PROJECT DESCRIPTION/REQUEST: 

The applicant, ABACUS BUSINESS CAPITAL, Inc., is requesƟng a condiƟonal use permit pursuant 

to LAMC SecƟon 12.24 W.1, to allow the sale and dispensing of beer and wine (Type 20 ABC 

License) for off-site consumpƟon, in conjuncƟon with an exisƟng 17,095 sq Ō grocery store known 

as Island Pacific Seafood Market.   

The current hours of operaƟon are daily, from 8:00 am to 9:00 pm and is in the  

C4-1VL Zone.  The space is not undergoing any structural changes to the size, mass or height of 

the exisƟng building. The direct request is to change the scope of the alcohol sales as incidental 

use.  

ABOUT THE APPLICANT: 

Island Pacific is a Filipino Supermarket Serving the Filipino community but also aspiring to 

promote Filipino food to the rest of the world.  We are a cohesive team of associates commiƩed 

to be the number one Filipino Food Market in the United States in terms of market share, 

profitability, customer service, and associate’s saƟsfacƟon.  Island Pacific Supermarket, also 

known as Island Pacific Seafood Market, is a Filipino-American supermarket chain that operates 

17 stores in California and Nevada. Headquartered in Walnut, California, the chain sells fresh 

seafood, meat, and produce, specializing in Filipino cuisine, though it also sells American staple 

foods. 

We accomplish this by offering the finest and top of the line products in our stores because that’s 

what Filipino cooking is all about – you just never compromise with ingredients. We believe a 

country’s food is a fair reflecƟon of its culture and we at Island Pacific will conƟnuously showcase 

the colorful and rich Filipino tradiƟon to the world through naƟve foods culled from the different 

regions of the Philippines. We are very proud of our roots, our steadfast efforts to make it known, 

and we will conƟnue to strive to be the best at what we do. 

We believe that our first and primary responsibility is to our customers. We must treat all of our 

customers with courtesy and respect. Men, women, and children of all ages consume the food 

products we sell. We must ensure that the food we serve is of the highest quality and is safe to 

consume. ProtecƟng the health and safety of our customers must always take precedence over 

our profit objecƟves. 
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BACKGROUND: 

The subject property is situated on a 344,784 square foot lot with an irregular shape, and it is 

zoned as C4-1VL. It is part of a larger commercial shopping center posiƟoned on the northeast 

corner of Balboa Boulevard and San Fernando Mission Boulevard. The site consists of a shopping 

center with surface level parking, and there are a total of 27 tenant spaces. Island Pacific 

Supermarket is the second storefront from the northeastern edge of the building, adjacent to PEP 

BOYS. 

Access to the parking lot is shared with the businesses already operaƟng on the property. 

Adjacent to the subject site, towards the west, you'll find a Trader Joe's grocery store and a Jack 

In the Box fast food restaurant. The shopping center has a total of five driveways, with three facing 

Balboa Boulevard on the west side and two facing San Fernando Mission Boulevard on the south 

side. 

The proposed site falls within the Granada Hills - Knollwood Community Plan. The requested 

hours of operaƟon for the site will remain from 8:00 a.m. to 9:00 p.m.  No changes have been 

proposed for the exisƟng site in terms of addiƟonal square footage or operaƟng hours. 

SURROUNDING PROPERTIES: 

At the intersecƟon's northeast corner, there is a gas staƟon located directly adjacent to the 

subject site within the C4-1VL Zone. Moving to the northwest corner, you'll find a gas staƟon 

within the C2-1VL Zone and a Target store within the (T)(Q)C2-1VL Zone. On the southeast corner 

of the intersecƟon, there is a gas staƟon within the C2-1L Zone, as well as a larger shopping center 

that offers various commercial establishments such as a Vons supermarket, Big 5 SporƟng Goods, 

Ross Dress for Less, and Wells Fargo Bank serving as the main anchor. AddiƟonally, this shopping 

center features restaurants, pet supplies, retail services, and other support services within the 

C2-1 and P-1L Zones. 

The northwest corner of the intersecƟon is developed with two mini-shopping centers. These 

centers house a liquor store, delicatessen, a variety of small local restaurants, an eyewear store, 

and a cigar/smoke shop. These establishments are located within the C2-1VL, C1-1VL, and CR-1VL 

Zones. 

To the north of the subject site, you will find single-family homes that are zoned RS-1. These 

homes are located along Balboa Boulevard, McLennan Avenue, Forbes Avenue, Donmetz Street, 

and McKeever Street. Moving towards the east side of the subject site, there is a line of residenƟal 
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condominiums in the RD2-1 Zone, as well as a row of single-family residenƟal buildings facing San 

Fernando Mission Boulevard, which fall under the RS-1 Zone. 

STREETS & CIRCULATION: 

Balboa Boulevard is designated as a Boulevard II with a 100-foot width at the project's street 

frontage and improved with curb, guƩer, sidewalk, landscaping, street trees, and streetlights.  

San Fernando Mission Boulevard is designated as an Avenue I & II with a varying width between 

91-foot and 88-foot width at the crossing of Balboa Boulevard. The street is improved with a curb, 

guƩer, sidewalk, telephone poles, a sidewalk, landscaping, a trash can and streetlights. 

GENERAL FINDINGS: 

The project will enhance the built environment in the surrounding neighborhood or will 

perform a funcƟon or provide a service that is essenƟal or beneficial to the community, city, or 

region. 

The introducƟon of the new market has significantly enriched the shopping opƟons available in 

the Granada Hills - Knollwood Community Plan area, thanks to its convenient locaƟon within an 

exisƟng Balboa Mission Square shopping center. The sale of alcoholic beverages will serve as a 

supplementary offering alongside the sale of ethnic groceries and produce. By introducing this 

new and specialized market, the diversity of shopping opportuniƟes are enhanced, thereby 

strengthening the overall commercial shopping center. 

Island Pacific Seafood Market aims to cater to the specific cultural and culinary needs of the 

Filipino and Asian American populaƟon in the area, providing them with culturally relevant food 

items and products.  Situated within a fully developed, single-story shopping center that faces 

Balboa and San Fernando Mission Boulevards, the site already houses a bank, various retailers, 

and a fitness center. It falls within Commercial Sector of the Granada Hills Specific Plan. 

By allowing the sale of alcohol for off-site consumpƟon in conjuncƟon with the operaƟon of a 

specialty market, the proposed plan seeks to support the market's clientele by providing them 

with a comprehensive service and unique products. It's worth noƟng that the residenƟal 

properƟes surrounding the site are adequately separated from the tenant space by parking areas, 

driveways, streets, and walls. Therefore, the sale of alcohol for off-site consumpƟon will not have 

any adverse impact on the public health, safety, and welfare of the surrounding area. 

The locaƟon and the request will conƟnue to serve a commercial and residenƟal populaƟon and 

allow for convenient access. As such, the locaƟon can be deemed to be desirable to the public 
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convenience and welfare and is proper in relaƟon to the surrounding uses. The request does not 

represent the introducƟon of a new use to the area. The locaƟon is within an area which is 

developed with a range of commercial uses which also include retail locaƟons. The proposal 

remains in keeping with the nature of the development in the area. As such, the use will conƟnue 

to serve a funcƟon and provide a service that will be beneficial to the community, which in 

conjuncƟon with the imposiƟon of a number of condiƟons addressing operaƟonal measures will 

result in the enhancement of the built environment. 

The project's locaƟon, size, height, operaƟons and other significant features will be compaƟble 

with and will not adversely affect or further degrade adjacent properƟes, the surrounding 

neighborhood, or the public health, welfare, and safety. 

The subject property is situated within a well-established shopping center in the intersecƟon of 

Balboa Blvd. and San Fernando Mission Blvd. that boasts adequate lighƟng and has proven to be 

harmonious with the surrounding neighborhood, having been developed several decades ago. It 

falls within the C4-1VL zoning designaƟon and is located within the Granada Hills - Knollwood 

Community Plan. The shopping center accommodates various other retail establishments. 

Island Pacific Seafood Market seeks a condiƟonal use permit to allow the sale of beer and wine 

beverages for off-site consumpƟon, in conjuncƟon with the market's operaƟon, during the hours 

of 8 a.m. to 9 p.m. on a daily basis.  It's important to note that the store's operaƟng hours do not 

extend into late-night hours, ensuring minimal disrupƟon to the neighborhood. The market will 

be meƟculously maintained and operated, with ample lighƟng and well-trained staff, thereby 

enhancing the aestheƟcs, convenience, livability, and security of the neighborhood. 

The surrounding properƟes exhibit a diverse range of developments. Towards the north of Balboa 

Mission Square, the landscape consists of single-family homes. On the western side of the subject 

property, there is yet another retail shopping center, while on the southern side, you'll find 

another retail shopping center. Moving towards the eastern direcƟon, the properƟes are 

occupied by mulƟ-family homes, adding to the variety of land uses in the vicinity.  The adjacent 

residenƟal properƟes are buffered from the site by an exisƟng access driveway and parking lot. 

Residents would not have direct contact with the operaƟons of the subject site. 

Through the implementaƟon of internal policies, procedures, and appropriate condiƟons set by 

the Zoning Administrator, the operaƟon will prioriƟze the avoidance of any adverse impact on 

public health, welfare, and safety. The delivery hours will be strictly controlled to minimize noise 

disturbances for adjacent residenƟal properƟes, adhering to more restricƟve regulaƟons than 
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what is permiƩed by code. With operaƟng hours limited to 8 a.m. to 9 p.m., there will be no 

generaƟon of late-night nuisances or excessive noise. 

The employees at Island Pacific Seafood Market involved in alcohol sales will undergo STAR 

training, ensuring responsible pracƟces. AddiƟonally, the installaƟon of security cameras will 

contribute to maintaining the project's integrity without adversely affecƟng or degrading 

neighboring properƟes. 

Considering all these factors, including the locaƟon, operaƟons, and other significant aƩributes, 

the project is expected to be compaƟble with the surrounding properƟes, the neighborhood, and 

will not have any adverse effects on public health, welfare, and safety. 

That the project substanƟally conforms with the purpose, intent and provisions of the General 

Plan, the applicable community plan, and any applicable specific plan. 

The subject property is zoned C4-1 VL and is located within the Granada Hills - Knollwood 

Community Plan Area, and the adopted land use map for this Plan designates the subject site as 

Community Commercial, corresponding to the C2, C4, R3, and RAS3 Zones. The property's C4-1VL 

zoning is consistent with the General Plan's land use designaƟon for the site. AddiƟonally, the 

subject property is located within the boundaries of the Granada Hills Specific Plan.   The Granada 

Hills - Knollwood Community Plan text is silent with regard to the sale and dispensing of alcohol. 

Specifically, the project addresses the following goals, objecƟves, and policies applicable to 

Community Commercial Areas of the Granada Hills - Knollwood Community Plan:  

 Goal LU12: Vibrant and economically thriving commercial areas that serve the community 

with a wide range of goods and services, support the local businesses and economy, and 

provide employment opportuniƟes and revenue to the City.  

 Policy LU12.1: Commercial PreservaƟon. Protect areas designated and zoned for 

commercial use so that commercial development and reinvestment is encouraged, and the 

community maintains and increases its employment base.  

 Policy LU12.2: AcƟvity-GeneraƟng Uses. Encourage addiƟonal uses in exisƟng commercial 

shopping centers, such as restaurants, entertainment, childcare faciliƟes, public meeƟng 

rooms, recreaƟon, and public open spaces, which enhance neighborhood acƟvity.  

 Goal LU13: AƩracƟve, pedestrian-friendly commercial areas with architectural and design 

elements that reflect Granada Hills-Knollwood's architectural history and uniqueness.  

 Policy LU 13.4: Signage. Integrate commercial signs into the design of buildings as a means 

of enhancing the streetscape appearance. 
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The addiƟon of the sale of a beer and wine for off-site consumpƟon at the exisƟng market 

responds to the diverse needs of the surrounding community, and provides the community with 

a complementary service, consistent with the type of services the surrounding residenƟal area 

would enjoy. At this locaƟon, the proposed use will promote convenience shopping opportuniƟes 

for both workers and patrons of the area's commercial business community as well as for the 

nearby residenƟal neighborhoods, thereby contribuƟng to a viable commercial environment of 

the immediate area.   

ADDITIONAL CUB FINDINGS: 

The proposed use will not adversely affect the welfare of the perƟnent community. 

GranƟng approval for the requested CondiƟonal Use Permit will have no detrimental impact on 

the well-being and prosperity of the community. It is important to note that the property is 

appropriately zoned for commercial acƟviƟes, and it is quite common for grocery stores of this 

size and nature to offer a comprehensive selecƟon of alcoholic beverages. By adhering to the 

oversight provided by the California Department of Alcoholic Beverage Control and implemenƟng 

suitable condiƟons, internal policies, and procedures, the project will seamlessly align with the 

exisƟng character of the immediate neighborhood.  Nearby residenƟal uses are buffered from the 

market by the locaƟon of an employee parking lot and access driveway for deliveries. The public 

entrance to the market faces the large commercial parking lot to the west of the store and is 

separated from the residences by the building bulk, the single loaded parking lot and the access 

driveway. This will block any commercial use noise from reaching these homes. 

Island Pacific Seafood market will take significant security measures, including the installaƟon of 

a comprehensive surveillance camera system and the use of electronic ID card readers. 

AddiƟonally, employees will undergo training through the Los Angeles Police Department's STAR 

(Standardized Training for Alcohol Retailers) Program. Both the CondiƟons of Approval and the 

regulaƟons set forth by the State Alcoholic Beverage Control agency are meƟculously designed to 

safeguard the public health, welfare, and safety of the community. 

The applicant fulfills a vital role in providing a diverse range of everyday necessiƟes to cater to 

the needs of local Filipino and Asian American residents, as well as the broader public, workers, 

and visitors. The introducƟon of alcoholic beverage sales will not alter the fundamental character 

of the proposed retail establishment as a Filipino grocery store. The sale of alcoholic beverages 

will be a minor and incidental aspect within the overall operaƟons of a comprehensive grocery 

store, ensuring that it will not have any adverse impact on the surrounding community. 
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That the granƟng of the applicaƟon will not result in an undue concentraƟon of premises for 

the sale or dispensing for consideraƟon of alcoholic beverages, including beer and wine, in the 

area of the City involved, giving consideraƟon to applicable State laws and to the California 

Department of Alcoholic Beverage Control’s guidelines for undue concentraƟon; and also giving 

consideraƟon to the number and proximity of these establishments within a one thousand foot 

radius of the site, the crime rate in the area (especially those crimes involving public 

drunkenness, the illegal sale or use of narcoƟcs, drugs or alcohol, disturbing the peace and 

disorderly conduct), and whether revocaƟon or nuisance proceedings have been iniƟated for 

any use in the area. 

According to the State of California Department of Alcoholic Beverage Control (ABC) licensing 

criteria, 3 on-sale and 2 off-sale licenses are allocated to Census Tract No. 1112.01. There are 

currently 0 onsite and 4 off-sale licenses in this census tract.  

While it is true that the current number of licenses within Census Tract 1112.01 exceeds the 

allocated limit set by the Alcohol Beverage Control for such tracts, it is important to consider the 

unique nature of the subject market. Unlike convenƟonal market and grocery stores, the focus of 

this specialty market lies in offering tradiƟonal Filipino food and groceries. The applicant will sell 

alcohol as an incidental addiƟon to their inventory of groceries and consumer goods.  

Therefore, despite the exisƟng excess of licenses in the census tract, the unique focus of the 

subject market on ethnic Filipino and Asian products and its exclusion of general liquor sales align 

with the disƟnct business model of ethnic markets, emphasizing food offerings rather than a 

broad range of household goods. 

The project, centered around the establishment of a well-known Filipino and Asian American 

grocery store, will have no negaƟve impact on the welfare of the community. On the contrary, it 

represents a highly desirable addiƟon to an area specifically designated for commercial purposes. 

The project's primary objecƟve is to offer convenience to the Filipino community, while also 

catering to the needs of other restaurants that seek a diverse selecƟon of unique products not 

readily available in other stores within the vicinity. 

Moreover, by implemenƟng stringent internal policies and procedures, in conjuncƟon with the 

necessary condiƟons of approval, any concerns related to public health, safety, and welfare will 

be effecƟvely addressed and miƟgated. This ensures that the project will uphold the highest 

standards in these areas and contribute posiƟvely to the overall well-being of the community. 
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That the proposed use will not detrimentally affect nearby residenƟally zoned communiƟes in 

the area of the City involved, aŌer giving consideraƟon to the distance of the proposed use 

from residenƟal buildings, churches, schools, hospitals, public playgrounds and other similar 

uses, and other establishments dispensing, for sale or other consideraƟon, alcoholic beverages, 

including beer and wine. 

The proposed project involves a CondiƟonal Use Permit to enable the sale of a comprehensive 

selecƟon of alcoholic beverages for off-site consumpƟon in conjuncƟon with a 17,095 square-foot 

market. It is important to note that the subject site has been thoughƞully designed to ensure it 

does not disrupt the composiƟon of the surrounding single-family residenƟal areas. The public 

entrance of the market faces the parking lot, and the tenant spaces within the eastern building 

also have their entrances oriented towards the parking lot, rather than adjacent residenƟal 

properƟes. Furthermore, there is a designated delivery driveway and employee parking area that 

acts as a buffer between the building and the RD2-1 zoned condominiums located to the east. 

Recognizing the importance of proacƟve security measures, steps have been taken to miƟgate 

potenƟal adverse effects resulƟng from alcohol sales and the operaƟons of the subject site. 

Measures such as ensuring adequate lighƟng to discourage excessive noise, disrupƟve behavior, 

criminal acƟvity, and underage drinking. AddiƟonally, the use of electronic age verificaƟon devices 

will deter underage purchases.  By implemenƟng these measures, the project aims to create a 

safe and harmonious environment that minimizes any adverse effects associated with alcohol 

sales and promotes the overall well-being of the community. 

Considering the locaƟon and orientaƟon of the property, as detailed above, the limited hours of 

operaƟon, and the miƟgaƟon measures imposed on the project, it can be found that the proposed 

use will not detrimentally affect any nearby residenƟally zoned communiƟes or other sensiƟve 

uses. 

The applicant understands the character of the neighborhood and is commiƩed to help preserve 

such character through responsible service of alcohol.  This project will contribute to this 

neighborhood by serving the neighboring residents, local employees as well as visitors.  

Therefore, the project will not detrimentally affect residenƟally zoned properƟes or any other 

sensiƟve uses in the area. 

The applicant is fully aware of the responsibility of serving alcoholic beverages and will take all 

necessary measures to ensure it is cohesive with its neighboring establishments that also serve 

beer, wine, and disƟlled spirits as an ancillary service.  No detrimental effects should be expected 

from approval of this request since the request is for the conƟnued sale of such. 
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