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FINDINGS 

12131 WEST WASHINGTON PLACE UNITS E & F 
LOS ANGELES, CA 90066 

 
PROJECT DESCRIPTION / REQUEST: 
 
Pursuant to Los Angeles Municipal Code Section 12.24 W.1, the Applicant is requesting to 
obtain a new conditional use permit to upgrade their current beer and wine off sale privileges 
to include a full line of alcoholic beverages for off-site consumption (ABC Type 21 liquor 
license) in conjunction with an existing 1,362 square foot market. The existing establishment, 
known as 77 MINI MARKET operates daily from 7 am to 10 pm and is in the C2-1- Zone.   
 
The applicant is proposing operating hours of 7 am to 1 am with the liquor license upgrade. 
 
BACKGROUND 
 
The subject property, consisting of six adjoining lots, is a level, rectangular-shaped, corner, 
approximately 15,976- square-foot parcel of land with a 135-foot frontage on the north side of 
Washington Place and an 85-foot frontage on the east side of Grandview Boulevard. The 
property also abuts a 20-foot wide alleyway to the northwest (rear). The property has a 
generally even width and depth of 160 feet and 100 feet, respectively, with a rounded 
southwestern 15-foot radius corner. 
 
The property is located within the Palms - Mar Vista - Del Rey Community Plan Area which 
designates the property for Neighborhood Commercial land uses, corresponding to the C1, C1 
(PV), C1 .5, C2, C4, RAS3 and RAS4 Zones and Height District No. 1. In addition, the project 
site is located within the boundaries of the Coastal Transportation Corridor Specific Plan. It is 
also located within a Transit Priority Area in the City of Los Angeles and the Local Emergency 
Temporary Regulations - Time Limits and Parking Relief. The project site is located within 4.86 
kilometers of the Newport-Inglewood Fault Zone. 
 
The site is improved with a one-story, L-shaped, approximately 8,138 square-foot mini 
shopping center constructed circa 1985 and associated parking lot. Tenants include a 
restaurant (El Sazon Oaxaqueño), bakery (Pan Dulce Bakery), party rental (Cecis Party 
Rental), beauty salon (Excelencia Latina Beauty Salon), and a laundromat (310 Laundromat). 
The subject establishment,  77 MINI MARKET is a market that occupies approximately 1,362 
square feet of floor area. 
 
Surrounding properties 
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The northeast adjoining property is zoned C2-1 and developed with a two-story mixed-use 
building containing a barbershop and check cashing business, along with eight dwelling units. 
Farther northeast, properties are zoned R3-1 and developed with multi-family residential uses. 
The southeast adjoining properties, across Washington Place, are zoned C2-1 and R3-1 and 
developed with automotive repair use, an office building, and multifamily residential uses. The 
southwest adjoining properties, across Grand View Boulevard, are located within the Culver 
City and developed with a private K-12 school and multi-family residential uses. The northwest 
adjoining properties, across an alleyway and fronting Mitchell Avenue, are zoned R3-1 and 
R1V2 and developed with a multi-family residential complex and single-family dwellings. 
 
Streets & Circulation 
 
Washington Place, adjoining the property to the southeast, is designated as Boulevard 11, 
dedicated a variable 100- and 102-foot width, and improved with an asphalt roadway, concrete 
curb, gutter, and sidewalk. 
Grand View Boulevard, adjoining the property to the southwest, is an undesignated roadway, 
dedicated to a width of approximately 60 feet, and improved with an asphalt roadway, concrete 
curb, gutter, and sidewalk. 
 
Alley, adjoining the property to the northwest, is dedicated to a width of 20 feet and improved 
with an asphalt roadway and concrete centerline gutter. 

CUB FINDINGS: 

The project will enhance the built environment in the surrounding neighborhood or will 
perform a function or provide a service that is essential or beneficial to the community, 
city, or region. 

The site is improved with a one-story, L-shaped, approximately 8,138 square-foot mini 
shopping center constructed circa 1985 and associated parking lot. Tenants include a 
restaurant (El Sazon Oaxaqueño), bakery (Pan Dulce Bakery), party rental (Cecis Party 
Rental), beauty salon (Excelencia Latina Beauty Salon), and a laundromat (310 Laundromat). 
The subject establishment, 77 MINI MARKET is a market that occupies approximately 1,362 
square feet of floor area. 
 
The applicant is requesting a conditional use to permit the beer and wine alcohol license 
upgrade to a full line for off-site consumption in conjunction with the existing 1,362 square foot 
convenience store with proposed hours of operation from 7 a.m. to 1 a.m. daily. 
 
The Mini- Market has been serving the needs of the surrounding community for several years.  
The premise has been generally used as a market with off-site beer and wine sales since 
October 11th, 2022.  The surrounding area is a mix of primarily mini shopping centers and 
single/multi-family residential uses.  The subject business serves these neighboring areas.  
Residents, commuters, visitors, workers and guests from the surrounding area patronize the 
market on a regular basis. 
 
The facility's beneficial use for the site has been well established.  Furthermore, the facility 
fulfills a convenience market niche that has operated with a beer and wine license since as 
early as  2022.  The applicant seek to upgrade from beer and wine only to full line alcoholic 
beverages since they won a Type 21 Liquor License during the ABC’s yearly priority lottery. 
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The development of commercial uses, such as that of the 77 Mini Market, is needed to keep 
pace with a growing population, and their proportionate needs.  The proposed upgrade in 
licensing privileges at this location will allow the business to develop economically and meet 
the needs of area residents who benefit from having said use located within walking distance 
of their place of employment or residence.  This results in a use which is both proper and 
positive in its relation to adjacent uses. 
 
The Market is located along Washington Place and is also at Grand View Blvd; both a strong 
and major transportation corridors in this community.  These businesses cater to a growing 
local population appreciative of finding services in close proximity to their area of residence, 
rather than having to travel a considerable number of miles to have access to these services. 
The sale of a full line of alcoholic beverages, in addition to grocery items, will logically complete 
the line of products offered by the store. Proposed as a use accessory to the operation of an 
existing store, part of an existing site oriented towards the provision of services to the 
surrounding community, the instant request at this location can be found to be desirable to the 
public convenience and welfare. 
 
Denial of the requested entitlement would unfairly prevent the applicant from enjoying 
reasonable use of the subject site.  The conditional use permit process considers individual 
unique characteristics of a specific intended use. In this instance, the Code’s desire to achieve 
compatibility between respective sites and protect neighboring properties and the applicants 
desire to provide a viable business can be accommodated in a manner consistent with the 
intent and purpose of the zoning regulations.  The selling of alcoholic beverages for off-site 
consumption when incidental to the other goods and services provided in the convenience 
store, can be proper in relation to adjacent uses when appropriately conditioned. 
 
The location and the request will continue to serve a commercial and residential population 
and allow for convenient access. As such, the location can be deemed to be desirable to the 
public convenience and welfare and is proper in relation to the surrounding uses. The request 
does not represent the introduction of a new use to the area. The location is within an area 
which is developed with a range of commercial uses which also include retail locations. The 
proposal remains in keeping with the nature of the development in the area. As such, the use 
will continue to serve a function and provide a service that will be beneficial to the community, 
which in conjunction with the imposition of a number of conditions addressing operational 
measures will result in the enhancement of the built environment. 
 
The project’s location, size, height, operations, and other significant features will be 
compatiblewith and will not adversely affect or further degrade adjacent properties, the 
surroundingneighborhood, or the public health, welfare, and safety. 
 
The subject property comprises six contiguous lots forming a level, rectangular-shaped corner 
parcel spanning approximately 15,976 square feet. It features a 135-foot frontage along the 
north side of Washington Place and an 85-foot frontage along the east side of Grandview 
Boulevard. Additionally, the property borders a 20-foot-wide alley to the northwest (rear). With 
a generally uniform width of 160 feet and a depth of 100 feet, the parcel also includes a rounded 
southwestern corner with a 15-foot radius. 
 
The project site is located within the C2-1 Zone and is in proper relation to the adjacent 
commercial uses. The location is zoned for commercial uses, which permits convenience 
markets within its guidelines.  The existing market is not undergoing any structural changes 
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that will alter the size or height features of the establishment. The subject property falls within 
the parameters outlined in the municipal code for commercial zones.  The market is a one-
story structure and is within guidelines. The primary function of the establishment is a 
convenience market, and the current character and method of operation will not change with 
the herein authorization.   The grant is requested to complete the product selection at the store 
and establish an all-inclusive experience for its clients. This assures a use that is both 
convenient to patrons and respects the welfare of the community. 
 
The property is located within an area characterized by a variety of neighborhood oriented 
commercial uses serving the local residential community. Multiple-family complexes and 
single-family neighborhoods are located along the major thoroughfares and local streets, 
respectively. The proposed use, including reasonable operating hours, is in keeping with the 
character of the immediate area, serving the varied needs of the community.  The orientation 
of the establishment, away from the nearest residential uses, provides a reasonable buffer to 
the adjacent neighbors from the proposed activities. The services provided in this general 
commercial area including the proposed use, make it a convenience to the immediate 
community. As such, it can be found that the proposed use at this location is proper in relation 
to adjacent uses and the development of the community and will not be materially detrimental 
to the character of the development in the immediate neighborhood. 
 
The project substantially conforms with the purpose, intent and provisions of the 
General Plan,the applicable community plan, and any applicable specific plan. 
 
The General Plan serves as the City's blueprint for future growth and development, outlining 
goals, policies, and programs that guide regulatory decisions and address environmental 
concerns. Its elements establish the framework for managing the City’s development and 
ensuring sustainable planning. Many of the policies derived from these elements are 
implemented through Municipal Code requirements. The General Plan consists of the 
Framework Element, seven state-mandated elements, and four additional elements. The 
Framework Element provides overarching policy direction, shaping the City's long-term vision 
and guiding its implementation. 
 
The Land Use Element of the City’s General Plan divides the City into 35 Community Plans, 
with the subject property situated within the Palms-Mar Vista-Del Rey Community Plan area. 
According to the Community Plan Area Map, the property is designated for Neighborhood 
Commercial land uses, corresponding to zoning classifications C1, C1 (PV), C1.5, C2, C4, 
RAS3, and RAS4, within Height District No. 1. The property is specifically zoned C2-1, 
aligning with the General Plan’s land use designation.  The Palms-Mar Vista-Del Rey 
Community Plan does not explicitly address the sale and dispensing of alcohol. In such cases, 
the Zoning Administrator is responsible for interpreting the intent of the Plan. This project aligns 
with the following goals and policies outlined in the Community Plan: 
 

 Goal 2 A strong and competitive commercial sector which promotes economic vitality, 
serves the needs of a community through well designed, safe and accessible areas 
while preserving the historic, commercial and cultural character of the community. 

o Objective 2-1 To conserve and strengthen viable commercial development in 
the community and to provide additional opportunities for new commercial 
development and services within existing commercial areas. 
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 Policy 2-1.3 Ensure the viability of existing neighborhood stores and 
businesses which support the needs of residents and are compatible 
with the neighborhood. 

 
The property is also located within the Coastal Transportation Corridor Specific Plan. However, 
this is an implementation plan focused on transportation-related impacts; it contains no 
guidance concerning the sale of alcoholic beverages. 
 
The addition of the sale of a full line of alcoholic beverages for off-site consumption at the 
existing 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 
residential area would enjoy. At this location, the proposed use will promote convenience 
shopping opportunities for both workers and patrons of the area's commercial business 
community as well as for the nearby residential neighborhoods, thereby contributing to a viable 
commercial environment of the immediate area.   
 
Approval of the proposed use will enhance the viability of the local area without creating 
significant adverse impacts to any surrounding properties, and as such, is consistent with the 
spirit, intent and objectives of the General Plan. 
 
SUPPLEMENTAL FINDINGS 
 
The proposed use will not adversely affect the welfare of the pertinent community. 
 
The Applicant is requesting to obtain a new conditional use permit to upgrade their current beer 
and wine off sale privileges to include a full line of alcoholic beverages for off-site consumption 
(ABC Type 21 liquor license) in conjunction with an existing 1,362 square foot market . The 
existing establishment, known as 77 MINI MARKET is proposing new daily operating hours of 
7 am to 1 am with the liquor license upgrade.   
 
The property’s northeastern adjacent lot features a two-story mixed-use building that includes 
a barbershop, a check-cashing business, and eight residential units. Further northeast, 
properties are primarily developed for multi-family residential use.  To the southeast, across 
Washington Place, the area consists of an automotive repair facility, an office building, and 
multi-family residential developments.  Southwest of the property, across Grand View 
Boulevard, lies Culver City, where the adjoining properties include a private K-12 school and 
multi-family residential units.  To the northwest, across an alleyway and fronting Mitchell 
Avenue, the area is developed with a multi-family residential complex and single-family homes. 
 
The proposed use will actually attract clientele into the area thereby patronizing nearby 
businesses. The approval of the requested discretionary actions will benefit the community 
through the generation of additional business dollars, as well as provide additional tax revenue 
for the City of Los Angeles. 
 
Previous approvals and multiple discretionary actions for the subject premise, the general use 
of the site as a market and the fact that this particular market has operated with beer and wine 
privileges without harm for three years, suggests that the public convenience is served and 
continues to be served.   
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The establishment of the market and its ancillary use can only benefit the economic welfare 
of the community by ensuring a diversity of uses and the full occupancy of an under-utilized 
commercial building.  Therefore, the proposed use will not adversely affect the economic 
welfare of the community. 
 
 
The granting of the application will not result in an undue concentration of premises for 
the sale or dispensing for consideration of alcoholic beverages, including beer and 
wine, in the area of the City involved, giving consideration to applicable State laws and 
to the California Department of Alcoholic Beverage Control’s guidelines for undue 
concentration; and also giving consideration 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 
narcotics, drugs or alcohol, disturbing the peace and disorderly conduct), and whether 
revocation or nuisance proceedings have been initiated for any use in the area.  
 
According to the California State Department of Alcoholic Beverage Control licensing criteria, 
4 on-site and 2 off-site licenses are allocated to the subject Census Tract No. 2723.02.  
However, the instant request is not for a new additional license as the premise is already 
licensed with a Type 20 Beer and Wine license (License #20 - 660825).  The applicant is merely 
requesting an upgrade in licensing privileges, hence, surrendering their current Type 20 
license. 
 
The granting of this request will help the mini market to continue to offer a wider range of drink 
options for its customers and will continue to vitalize the commercial corridor along Washington 
Place, complimenting the other commercial establishments and residential community in the 
area resulting in economic benefits to the pertinent community.  
 
The proposed use will not detrimentally affect nearby residentially zoned communities 
in the area of the City involved, after giving consideration to the distance of the 
proposed use from residential buildings, churches, schools, hospitals, public 
playgrounds and other similar uses, and other establishments dispensing, for sale or 
other consideration, alcoholic beverages, including beer and wine. 
 
The property is located in the midst of a community oriented commercial center. Other than 
the previously noted residential uses located adjacent to the property to the rear, sensitive uses 
identified within 1,000 feet of the site consist of two schools. Considering the location and 
orientation of the property, as detailed above and the mitigation measures imposed on the 
project, it can be found that the proposed use will not detrimentally affect any nearby 
residentially zoned communities or other sensitive uses. 
 
The applicant understands the character of the neighborhood and is committed 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 residentially zoned properties or any other 
sensitive 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 
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serve beer, wine, and distilled spirits as an ancillary service.  No detrimental effects should be 
expected from approval of this request since the request is for the continued sale of such. 
 
 
 
 
 
 



PLANS BY:

PATRICK E. PANZARELLO
CONSULTING SERVICES
PO BOX 1085
SUN VALLEY, CA 91353
(818) 310-8589
PatrickPanzarello@gmail.com

FLOOR PLAN
1/8" = 1'

A - 2

1/ 10/ 22 77 MINI MARKET
12131 WASHINGTON PL. #E&F, LOS ANGELES, CA 90066
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SUMMARY TABLE
CUSTOMER AREA

MARKET

997 SQ. FT.

1,362 SQ. FT.

CASHIER 85 SQ. FT.

UTILITY 44 SQ. FT.

BEER AND WINE DISPLAY 24 SQ. FT.
ALCOHOL STORAGE 24 SQ. FT.

DISTILLED SPIRITS DISPLAY

DISTILLED SPIRITS DISPLAY 20 SQ FT

13106
Polygonal Line

13106
Callout
Alcohol Storage

13106
Rectangle
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RADIUS MAP FOR ALCOHOL USES
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12131 W WASHINGTON PL
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Case Number: TBD
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Land Use: Field
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