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CONDITIONAL USE FINDINGS 

 

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 allow the sale and dispensing of beer and wine for off-site consumption 
(ABC Type 20 liquor license) in conjunction with an existing 1,861 square foot convenience store. The 
existing establishment known as BESTIES VEGAN PARADISE operates from 10 am to 9 pm daily and is 
in the C4-1D Zone.   

BESTIES VEGAN PARADISE 

BESTIES Vegan Paradise is the first and only vegan marketplace in the country to sell products 
exclusively from 100% vegan brands - all of the products we sell are from independent companies that 
do not use any animal ingredients in anything that they make and never conduct any animal testing. 
We do not sell any products from companies owned by parent companies who make products that 
are not vegan or conduct animal testing. Every dollar spent at BESTIES Vegan Paradise goes towards 
building an entirely vegan economy free of human oppression, corporate profiteers, animal cruelty, 
and all of those putting profit over people. 

BACKGROUND: 

The project site is a 2,513 square-foot interior lot bounded by Lexington Avenue to the south, Fountain 
Avenue to the north, Edgemont Avenue to the West and Berendo Street to the east, within Subarea B 
(Mixed Use Boulevards) of the Vermont/Western Station Neighborhood Area Plan (SNAP) Specific 
Plan. The property is zoned C4-1 D, designated for Neighborhood Office Commercial land uses. 
Pedestrian access to the building is from the Fountain Avenue frontage. The property is located within 
the Hollywood Community Plan area and is subject to the regulations set forth within Subarea B 
(Mixed Use Boulevards) of the Vermont/Western Station Neighborhood Area Plan (SNAP). 
Surrounding properties are characterized by level topography and improved streets, and developed 
multi-family residential uses and commercial retail uses along Fountain Avenue. Outside of this 
commercial corridor on Fountain Avenue, there are a multitude of multi-family residential apartment 
buildings. The commercial corridor along Fountain Avenue is zoned C4-1 D north of Lexington Avenue 
and C2-1 south of Sunset Boulevard. The properties outside of this commercial corridor and north of 
Fountain Avenue are zoned RD1 .5-1XL. The properties outside of this commercial corridor and south 
of Fountain Avenue are zoned R3-1XL. 
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CIRCULATION: 

Berendo Street, adjoining the subject property to the East, is a Local Street-Standard, dedicated to a 
roadway width of 36 feet and improved with asphalt roadway, concrete curb, gutter, and sidewalk.  

Edgemont Street, adjoining the property to the west, is a Collector Street, dedicated to a roadway 
width of 40 feet and improved with asphalt roadway, concrete curb, gutter, and sidewalk.  

Fountain Avenue, adjoining the property to the north, is a Collector Street, dedicated to a roadway 
width of 40 feet and improved with asphalt roadway, concrete curb, gutter, and sidewalk. 

GENERAL CONDITIONAL USE FOR CUB AND/OR CUX 

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 project site is a 2,513 square-foot interior lot bounded by Lexington Avenue to the south, Fountain 
Avenue to the north, Edgemont Avenue to the West and Berendo Street to the east, within Subarea B 
(Mixed Use Boulevards) of the Vermont/Western Station Neighborhood Area Plan (SNAP) Specific 
Plan. The property is zoned C4-1 D, designated for Neighborhood Office Commercial land uses. 
Pedestrian access to the building is from the Fountain Avenue frontage. The property is located within 
the Hollywood Community Plan area and is subject to the regulations set forth within Subarea B 
(Mixed Use Boulevards) of the Vermont/Western Station Neighborhood Area Plan (SNAP).  The 
application is requesting a conditional use to permit the off-site dispensing and consumption of beer 
and wine in conjunction with the existing 1,861 square foot convenience store having hours of 
operation from 10 a.m. to 9 p.m. daily. 

Besties Vegan Paradise has been serving the needs of the surrounding community for several years.  
Surrounding properties are characterized by level topography and improved streets, and developed 
multi-family residential uses and commercial retail uses along Fountain Avenue.  Outside of this 
commercial corridor on Fountain Avenue, there are a multitude of multi-family residential apartment 
buildings. The commercial corridor along Fountain Avenue is zoned C4-1 D north of Lexington Avenue 
and C2-1 south of Sunset Boulevard. The properties outside of this commercial corridor and north of 
Fountain Avenue are zoned RD1 .5-1XL.   The properties outside of this commercial corridor and south 
of Fountain Avenue are zoned R3-1XL. Residents, commuters, visitors, workers and guests from the 
surrounding area patronize the convenience market on a regular basis. 

The development of commercial uses, such as that of the Besties Vegan Paradise, is needed to keep 
pace with a growing population, and their proportionate needs.  The proposed use 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. 
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A grant of the beer and wine request will allow for a completed shopping service that will be beneficial 
to the community. The addition of the project will blend into the existing collection of small size 
businesses serving the local communities and contribute to the variety of dining and shopping options. 
The subject site is located within an area that is established as a retail corridor that shares a similar 
massing, scale and intensity of uses. It is accessible by car, foot and public transit and also supported 
by surrounding commercial and residential uses. Therefore, in conjunction with the imposition of 
conditions addressing operational issues, the request should result in a use which is compatible with 
and an asset to the local neighborhood and the community at large. 

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 property is located on the corner of Edgemont Street and Fountain Avenue.  The proposed project 
will be a plus for convenient shopping of customers being located within walking distance of 
residential zones, this project will provide great convenience for nearby residents.   

The project site is located within the C2-1D 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 store is not undergoing any structural changes 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 primary function of the establishment is a convenience 
market, and the current character and method of operation will not change with the herein 
authorization. Additionally, the current hours of operation from 10:00 am to 9:00 pm daily, prevents 
late night activity that might disturb the neighboring areas. 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 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. 

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 property is located in the Hollywood Community Plan are and designated for Neighborhood Office 
Commercial land uses with the corresponding zone of C4 and Height District 1 D. Moreover, the 
property is also located within Subarea B (Mixed Use Boulevards) of the Vermont/Western Station 
Neighborhood Area Plan (SNAP), which allows residential uses permitted in the R3 Zone and 
commercial uses permitted in the C1 .5 Zone, regardless of the underlying zoning. 
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The addition of the sale of beer and wine 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.  The requested entitlement is consistent with a number of the General 
Plan's objectives and policies land uses such as: 

 Objective 1:  To coordinate the development of Hollywood with that of other parts of the City 
of Los Angeles and the metropolitan area.  To further the development of Hollywood as a major 
center of population, employment, retail services and entertainment and to perpetuate its 
image as the international center of the motion picture industry. 

 Objective 4: To promote economic well-being and public convenience through: 

o Allocation and distributing commercial lands for retail, service and office facilities in 
quantities and patterns based on accepted planning principles and standards. 

The request appears to be consistent with Chapter 7 of the Geneal Plan framework element objectives: 

 Objective 7.2: Establish a balance of land uses that provides for commercial and industrial 
development which meets the needs of local residents, sustain economic growth and assures 
maximum feasible environmental quality. 

 Objective 7.3: Maintain and enhance the existing business in the City 

 Objective 7.3.2: Retain existing neighborhood commercial activities within walking distance of 
residential areas. 

The intersection of Fountain Avenue with Edgmento Street is characterized by a variety of commercial 
offerings to the local community including, but not limited to supermarkets, restaurants, and retail 
shops. 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 beer and wine, 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. 
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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. 

 
Additional Findings for CUB  
  
That the proposed use will not adversely affect the welfare of the pertinent community.  
 
The project site is zoned for commercial uses and is located within the Hollywood Community Plan 
with a Neighborhood Office Commercial land use designation.  A variety of commercial uses are an 
intrinsic part of these service amenities necessary for the conservation, development, and success of 
a vibrant neighborhood.  The Zoning Administrator and Department of Alcoholic Beverages Control 
will set appropriate conditions to ensure the welfare of the pertinent community is protected. 

The project site is located along a developed commercial corridor and will not detrimentally affect the 
existing commercial uses located along Fountain Avenue.  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. 

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. 
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The surrounding neighborhood has been and continues to be a mixed-use neighborhood with a 
mixture of residential complexes and restaurants and commercial businesses.  The churches and 
schools are separated from the site by major commercial thoroughfares, commercial developments, 
and residential neighborhoods.   The project site is zoned for commercial uses and will continue to be 
utilized as such with the existing market use.  The project is consistent with the existing adjacent uses 
to the development.  The site will contribute to the neighborhood and will serve the residents and 
local employees and visitors.  

The applicant understands the character of the neighborhood and is committed to help preserve such 
character through responsible service of alcohol as an ancillary use.  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 serve beer 
and wine as an ancillary service. No detrimental effects should be expected from approval of this 
request.
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That 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, 2 on-site 
and 1 off-site licenses are allocated to the subject Census Tract No. 1912.03. There are currently 3 
existing on-site and 2 existing off-site active licenses within this census tract; thus, resulting in a 
continued undue concentration of alcohol establishments in the area. However, considering how the 
surrounding area is a mixture of commercial, retail, restaurant and residential uses, the thresholds are 
unrealistically low. 

The subject site is located within one of the largest and most prominent entertainment, tourist, and 
business centers in Southern California.  In these active commercial areas where there is a demand for 
licenses beyond the allocated number and where an over-concentration of licenses is suggested, the 
ABC recognized that high-activity retail and commercial centers located within revitalized hubs are 
supported by a significant employee population, in addition to the increasing resident population base 
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.   

Therefore, while the number of licensed establishments within the census tract is high, this does not 
result in an undue concentration of such establishments for the reasons previously cited. 

The granting of this request will help the convenience store to continue to offer a wider range of drink 
options for its customers and will continue to vitalize the commercial corridor along Fountain Avenue 
complimenting the other commercial establishments and residential community in the area resulting 
in economic benefits to the pertinent community.  
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That 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 following sensitive uses are located within a 1,000-foot radius of the project site: 

 
 Residential Uses and Type 110 Residential Parcels (SFR, 2-unit, 3-unit, 4-unit, 5+ unit)  
 Churches  

o Church of Scientology (1308 L Ron Hubbard Way, Los Angeles, CA 90027) 
o Reality LA Hope Center (4903 Fountain Ave, Los Angeles, CA 90029)  
o Fountain Avenue Baptist Church (4903 Fountain Ave, Los Angeles, CA 90029) 
o Kairos Hollywood (4903 Fountain Ave, Los Angeles, CA 90029)  
o Realty LA Church Office (1313 N Edgemont St, Los Angeles, CA 90027)  

 Schools, including Nursery Schools & Child Care Facilities  
o Foundation for Early Childhood Day Care (1220 N Berendo St, Los Angeles, CA 90029) 

 
  

  

Establishments Dispensing, for 
Consideration,alcoholic 
beverages for consumption on or 
off premises License Type  

Business Name  Address  

20  ONE STOP MARKET  4900 FOUNTAIN AVE,LOS 
ANGELES, CA 90029  

41  SABOR LATINOS  4906-08 FOUNTAIN AVE, 
LOS ANGELES CA 90029  

41  FOUND OYSTER LLC  4878 FOUNTAIN AVE,LOS 
ANGELES, CA 90029  

47  ADELAINE ARLO LLC  4845 FOUNTAIN AVE,LOS 
ANGELES, CA 90029  
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A list of alcohol establishments between 600 and 1000 ft of the site. Include in the list 
the type of license and address: 

 
4882-4884 Fountain Ave, Los Angeles 

Prepared 07/12/2022 
by Express Mapping  

 
 

A list of alcohol establishments between 600 and 1000 ft of the site. Include in the list 
the type of license and address: 

 
 
 
NONE 



 
 
 
 

A List of Uses within 600 ft 
4882-4884 Fountain Ave, Los Angeles  

Prepared 07/12/2022 
by Express Mapping  

 
Residential Uses and Type  
110 Residential Parcels (SFR, 2-unit, 3-unit, 4-unit, 5+ unit) 

  
Churches 
Church of Scientology (1308 L Ron Hubbard Way, Los Angeles, CA 90027) 
Reality LA Hope Center (4903 Fountain Ave, Los Angeles, CA 90029) 
Fountain Avenue Baptist Church (4903 Fountain Ave, Los Angeles, CA 90029) 
Kairos Hollywood (4903 Fountain Ave, Los Angeles, CA 90029) 
Realty LA Church Office (1313 N Edgemont St, Los Angeles, CA 90027) 
 
Schools, including Nursery Schools & Child Care Facilities 
Foundation for Early Childhood Day Care (1220 N Berendo St, Los Angeles, CA 90029) 
 
Hospitals 
None 
 
Parks, Public Playgrounds & Recreational Areas 
None 
 
Establishments Dispensing, for Consideration, alcoholic beverages for consumption on or off 
premises 
 
 

License 
Type 

Business Name Address 

20 ONE STOP MARKET 4900 FOUNTAIN AVE,LOS ANGELES, CA  90029 
41 SABOR LATINOS 4906-08 FOUNTAIN AVE, LOS ANGELES CA  90029 
41 FOUND OYSTER LLC 4878 FOUNTAIN AVE,LOS ANGELES, CA  90029 
47 ADELAINE ARLO LLC 4845 FOUNTAIN AVE,LOS ANGELES, CA  90029 
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 Arb: 3  
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