
APPLICATION TO THE ZONING ADMINISTRATOR FOR A PLAN APPROVAL OF A DEEMED TO BE
APPROVED CONDITIONAL USE - ALCOHOLIC BEVERAGES (PAD PA)

APPLICANT: JOYA FOOD ENTERPRISES, INC.
DBA: VALLARTA SUPERMARKET #8

PROPERTY: 9136 N. SEPULVEDA BLVD.
NORTH HILLS, CA 91343

REFERENCE: PLAN APPROVAL TO ALLOW A 2,516 SF EXPANSION OF AN EXISTING
DEEMED TO BE APPROVED CONDITIONAL USE SUPERMARKET WITH
OFF-SITE ALCOHOL SALES.

____________________________________________________________________________

Summary of Request

Pursuant to L.A.M.C. Section 12.24-M, the applicant Joya Food Enterprises, Inc. is seeking a Plan
Approval to allow an expansion of floor area for a Deemed to be Approved Conditional Use supermarket
with the off-site sale of alcohol.  Vallarta Supermarket #8 is located at 9136 N. Sepulveda Blvd. within an
established retail shopping center located at the corner of Sepulveda Blvd. and Nordhoff St.  The
supermarket is a Deemed to be Approved Conditional Use operation for the off-site sale of alcohol. An
ABC Licensed supermarket has continually operated in this location since August 10, 1979, which
predates the City of LA guideline of July 11, 1986. The supermarket operates with an ABC Type #21
license, proof of continual ABC licensing is included in the materials submitted with the subject
application.  The supermarket proposes to expand its current 23,277 sf floor area to include an adjacent
2,516 sf tenant space.  The newly expanded supermarket will total 25,743 sf.  This additional square
footage falls under a 20% increase in floor area, thereby qualifying for a Plan Approval request.  Hours of
operation and alcohol sales will be 7am to 11pm daily.

The property is listed as Community Commercial under General Plan land use designations, and located
within the C2-1/P-1 zone, Council District 7 and the Mission Hills - Panorama City - North Hills Community
Plan.

The Applicant

Vallarta Supermarkets (Carniceria Vallarta) was founded in 1985 by Enrique Gonzalez Sr., who was later
joined in the business by his four brothers, his son and a nephew. Their family roots and humble origins
began in a very small town named Jalostotitlán, Jalisco, Mexico where meals from the four basic food
groups (dairy, meat, grains, and vegetables) were not common to the Gonzalez family. The five brothers
were raised on a meager farm the majority of their impressionable years. The parents instilled into their
children at very young ages a strong work ethic which enabled them to overcome any obstacles that
came their way. Subsistence farming was a normal way of life in this part of the world; everyone had to
contribute to the daily activities to make ends meet for the household. When the opportunity arose to
immigrate to the United States in the 1960’s, the Gonzalez family was thankful to stake their claim in the
“land of opportunity”, the United States of America. The five brothers’ strong work ethic was immediately
put to use by accepting jobs in restaurants, either as short order cooks or bussing tables. Even though
some of the brothers were younger and still going to school, they all were working for wages to help the
family make ends meet.

In 1985 Enrique Gonzalez Sr. began his journey into the grocery business when he opened the first
Vallarta Supermarket (Carniceria Vallarta) in a comfortable 1,000 square foot market in Van Nuys, CA.
With weekly sales of $3,500 - $5,000 and 5 employees, it was difficult to maintain. With the opening of the
second store in Van Nuys, the other Gonzalez brothers began to get involved in the business. Vallarta
Supermarkets embarked on an arduous, but successful adventure to build a reputation of service and
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excellence. The key to Vallarta’s success was the dedication of the ownership to focus on customer
service with a smile, and to offer only the highest quality products to their customers. The Gonzalez family
capitalized on serving the Hispanic community, a niche that was not addressed by the big chain stores.
Vallarta Supermarkets offered a wide variety of Latin foods and products which could only be found at its
store: meat cut to order Latin style (ranchera, diesmillo, lomo de res), spices, hot foods ready to eat,
sweet breads made daily, and fresh produce in addition to everything else you would expect from a
traditional grocery store.

Since then, Vallarta Supermarkets has grown to a total of 50 stores throughout California (Ventura, Los
Angeles, San Bernardino, Kern, San Diego, Santa Barbara, Tulare, Orange and Fresno counties). The
company employs approximately 8,000 employees. Vallarta Supermarkets intends to positively impact
100 communities by the year 2030. That means opening new stores at a rate of 3 locations per year. As
the business has grown, great customer service and providing the highest quality products at great prices
has remained their constant goal. The Gonzalez family has adhered to their strong work ethic and has
made it part of their company culture ensuring that all their employees strive for excellence. For over 25
years Vallarta Supermarkets has maintained an image characterized by family values, service,
cleanliness, beautiful decor, a pleasant shopping ambiance and a large variety of products in all
departments. Vallarta Supermarkets offers its clientele exceptional quality, outstanding service and great
prices that keep them coming back to the stores. The Gonzalez partners meet weekly to discuss business
strategies and how to continue improving customer service.

BACKGROUND

The subject property is a level, corner, 224,334 square-foot parcel of land with a frontage of
approximately 400 feet on the north side of Nordhoff Street and approximately 620 feet on the east side
of Sepulveda Boulevard. The site is developed with a neighborhood shopping center with tenants
including the subject supermarket, and a variety of other retail, restaurant, services and a surface parking
lot.  The site is zoned C2-1 and P-1 and is located within the Mission Hills-Panorama City - North Hills
Community Plan with a General Plan Land Use Designation of Community Commercial. The property is
not located within a specific plan area.

The project site is located at the intersection of two major valley arterials and within an established
commercial shopping center. The northern adjoining properties are zoned R3-1 and RA-I and are
developed with single-family and multi-family developments. The eastern adjoining properties are zoned
RA-I and RS-I and are developed with single-family dwellings. The southern adjoining properties (across
Nordhoff Street) are zoned [Q]MI-I and are developed with a commercial shopping center. The western
adjoining properties (across Sepulveda Boulevard) are zoned C2-1 and R4-1 and are developed with
commercial uses, multi-family residential, and motels.

Sepulveda Boulevard, adjoining the subject property to the west, is a designated Boulevard Il, dedicated
to a width of 140 feet and improved with asphalt roadway, concrete curb, gutter, and sidewalk.

Nordhoff Street, adjoining the subject property to the south, is a designated Boulevard Il, dedicated to a
width of 107 feet and improved with asphalt roadway, concrete curb, gutter, and sidewalk.

GENERAL FINDINGS

i. That 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 subject Vallarta Supermarket is in a proper location on a commercially zoned parcel (C2) at the
intersection of two major thoroughfares; Sepulveda Blvd and Nordhoff St.  In addition to the supermarket,
the property includes a variety of retail, restaurant and service uses.  It also has a large surface parking
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area with 280 vehicle parking spaces which are shared among all the site’s tenants.  The layout of the
property helps create a buffer as the site’s commercial tenant spaces are configured so that the main
entrances and operations face back onto Sepulveda Blvd and Nordhoff St.  This helps to avoid any noise
escaping into the neighborhoods and disrupting nearby residential uses.  The subject application is not
proposing a new use, as the location has been home to an ABC licensed supermarket since at least
1979.  Over that time, the supermarket operations have worked to peacefully coexist with the
surrounding uses.  The supermarket provides a necessary service to the surrounding area by providing a
large selection of items needed daily for nearby residents and visitors including produce, dairy, meat,
bakery, sundries, etc., all at competitive prices. Should the subject application be approved, the newly
expanded Vallarta Supermarket will continue to provide a much needed service to the surrounding area.

ii.  That the project’s location, size, height, operations and other significant features will be
compatible with and will not adversely affect or further degrade adjacent properties, the
surrounding neighborhood, or the public health, welfare, and safety.

The subject property is a level, corner, 224,334 square-foot site that is developed with a neighborhood
shopping center with tenants including the subject Vallarta Supermarket, a variety of retail, restaurant and
service uses, and the surface parking lots. Adjacent properties to the north and east are generally
developed with multi-family and single-family residential uses. Adjacent properties to the south and west
are developed with commercial and mutli-family residential uses. The applicant is requesting a Plan
Approval to allow an expansion of an existing Deemed to be Approved Conditional Use supermarket with
off-site alcohol sales.  The supermarket would add a 2,516 sf adjacent tenant space into its floor area.
Hours of operation will be 7am to 11pm daily.

The location is well buffered from nearby neighbors and sensitive uses as the site is surrounded by a
large 280 stall surface parking lot.  The proposed market expansion will involve a 2,516 sf adjacent
tenant space.  A majority of the proposed work will be done within the building, which will limit the
possibility of construction noise and debris from affecting neighbors.   The approval of the subject grant
will not adversely affect the neighborhood's noise, safety and security, as the supermarket will continue to
operate in the same safe and responsible manner. By maintaining this level of professionalism, the
proposed expansion of the supermarket’s operation will not adversely affect or further degrade adjacent
properties, the surrounding neighborhood, or the public health, welfare and safety, and will be compatible
with the nature of the built environment.

iii.  That 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 is the City's roadmap for future growth and development. The General Plan Elements
establish goals, policies, purposes, and programs that provide for the regulatory environment in
managing the City, and for addressing environmental concerns and problems. The majority of the policies
derived from these elements are implemented in the form of Municipal Code requirements. The General
Plan is comprised of the Framework Element, seven state-mandated elements, and four additional
elements. The Framework Element establishes the broad overall policy and direction for the General
Plan. Objective 7.3 of the Framework Element sets a goal to "maintain and enhance the existing
businesses in the City" and Policy 7.3.2 encourages the establishment and retention of "neighborhood
commercial activities within walking distance of residential areas."

The Land Use Element of the General Plan divides the City into 35 Community Plan areas. The Mission
Hills-Panorama City-North Hills Community Plan designates the property for Community Commercial
land uses with corresponding zones of CR, C2, C4, RAS3, RAS4, P, PB, and Height District No. 1. This
application involves a Plan Approval to allow the expansion of floor area for a Deemed to be Approved
Conditional Use for the off-site sale of alcohol.
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The property is not subject to any Interim Control Ordinances and the subject request does not deviate
from the Mission Hills-Panorama City-North Hills Community Plan.  The Community Plan text does not
specifically address alcohol uses, however they are permitted subject to the approval of the Zoning
Administrator and the making of findings to support the decision.   The subject supermarket will continue
to offer a much needed service to the surrounding area with a slightly increased floor area, and is thereby
consistent with several goals, policies, and objectives of the Community Plan.

ADDITIONAL PA FINDINGS

i. Explain how the approval of the application will not result in or contribute to an undue
concentration of such establishments.

In active commercial areas where there is a demand for licenses beyond the allocated number, the
Department of Alcoholic Beverage Control (ABC) has recognized that high-activity retail and commercial
centers are supported by a significant and growing employee, visitor, and resident population in the area.
The ABC has discretion to approve an application if there is evidence that normal operations will not be
contrary to public welfare and will not interfere with the quiet enjoyment of property by residents. The
subject Vallarta supermarket is currently operating with a Type #21 license, and the request is to expand
the floor area of the existing supermarket.  The current type #21 license will remain in operation at the
site and there will be no change in the number of ABC Licenses in the area as a result of the subject
application.

ii.  Explain how the approval will not detrimentally affect nearby residential zones or uses

There has been an ABC licensed supermarket located at this site since 1979.  In that time the
supermarket has proved to operate peacefully in relation to nearby residential zones and uses.  It is
sufficiently buffered from nearby residential uses, and the site has sufficient on-site parking to
accommodate all the tenant’s patrons.  The supermarket's hours of operation are also reasonable at 7am
to 11pm daily, thereby avoiding potential issues with late night operations.  The subject request is to allow
a small expansion of floor area into an adjacent tenant space.  Exterior changes and construction will be
minimal, with the majority of tenant improvement occurring within the building.  The remainder of the
operation will continue in the same professional and responsible manner as is currently enjoyed at the
location.  Therefore we believe that the proposed expansion of floor area will not detrimentally affect
nearby residential uses.
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