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FINDINGS

e The Orange Julius building “reflects the broad cultural, economic, or social history of the
nation, state, or community” as one of the only remaining, intact walk-up food stands
associated with the Orange Julius company, which was founded in Los Angeles.

e The Orange Julius building "embodies the distinguishing characteristics of an
architectural-type specimen, inherently valuable for study of a period, style or method of
construction” as an excellent and highly intact example of a 1960s walk-up food stand.

CRITERIA

The criterion is the Cultural Heritage Ordinance which defines a historical or cultural monument
as any site (including significant trees or other plant life located thereon) building or structure of
particular historic or cultural significance to the City of Los Angeles, such as historic structures
or sites in which the broad cultural, economic, or social history of the nation, State or community
is reflected or exemplified, or which are identified with historic personages or with important
events in the main currents of national, State or local history or which embody the distinguishing
characteristics of an architectural type specimen, inherently valuable for a study of a period style
or method of construction, or a notable work of a master builder, designer or architect whose
individual genius influenced his age.

SUMMARY

The Orange Julius building is a one-story food stand structure located at 6001 West Pico
Boulevard, at the northwest corner of West Pico Blvd and Stearns Drive and adjacent to the
Carthay Square Historic Preservation Overlay Zone. Constructed in 1964, it was designed in a
simplified Googie style by the architecture firm Armet & Davis for Sam Silver. The property was
occupied by the Orange Julius of America company later the same year.

The subject property has a 281 square foot rectangular plan and sits in the southeast corner of
a surface parking lot used by customers of the restaurant. It has a stucco-clad exterior and
features a Googie-style folded plate roof covered with a rolled composition membrane, an
original pole sign, several service windows, and an outdoor seating area at the rear with a barrel
vault-shaped metal cover.

The first Orange Julius stand was established by Julius Freed and Bill Hamlin in 1926 on South
Broadway in Downtown Los Angeles. At the time, the booming citrus industry in Southern
California and an emerging reliance on travel by automobile led to the emergence of roadside
stands selling orange juice. Many of these stands displayed programmatic architecture to catch
the eye of passing drivers. In a departure from the standard orange juice offered at other
stands, Freed and Hamlin created a new creamy version; their recipe was a hit with the
Southern California population. By 1929, there were over 100 Orange Julius locations and by
1967, over 700 locations existed in outdoor stands and shopping malls in the United States and
internationally. After the merge of Orange Julius and Dairy Queen in 1987, the subject property
sustained operation as a walk-up food stand: in 1987, it was listed as Millionaire’s Burger, in
1991 it served as a donut shop, and it was most recently the home of L.A. Burger.

The architecture firm of Louis Armet (1914-1981) and Eldon Davis (1917-2011) influenced the
development and dissemination of the modernist Googie style, which combined futuristic and
energetic designs with modern engineering, functional spaces, and an emphasis on advertising.
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Armet (born in St. Louis, Missouri) and Davis (born in Anaconda, Washington) met as students
at the USC School of Architecture. After forming a firm in 1947, they designed a wide variety of
buildings, including schools, churches, banks, custom residences, apartments, motels, shopping
centers, and bowling alleys. Other works by Armet & Davis include the Holiday Bowl (1958,
HCM #688), Johnie's Coffee Shop (1956, HCM #1045), and Norm’s La Cienega Coffee Shop
(1956, HCM #1090).

Based on permit records, the only alterations to the subject property include repairing fire
damage to ten percent of the building and an addition in 1971. The building has no apparent
additions and the permit may refer to the metal cover for the outdoor seating area at the rear of
the building.

The citywide historic resources survey, SurveyLA, identified the subject property as individually
eligible for listing or designation at the national, state and local levels as an excellent and rare
intact example of a 1960s walk-up food stand.

The Council Motion (17-0325) referred to the property at 6001 West Pico Boulevard as the L.A.
Burger Restaurant building; however, staff found the name Orange Julius to be more historically
appropriate based on further research that revealed additional information.

DISCUSSION

The Orange Julius building successfully meets two of the Historic-Cultural Monument criteria. It
“reflects the broad cultural, economic, or social history of the nation, state, or community” as
one of the only remaining, intact walk-up food stands associated with the Orange Julius
company. Originating in Los Angeles as a chain of walk-up food stands, the Orange Julius
business expanded across the country and internationally throughout the 20" century before
merging with Dairy Queen in 1987. During the 1960s, when the subject property was
constructed, Orange Julius walk-up stands were common and later became fixtures in shopping
malls nationwide. Today there are no Orange Julius locations operating in the city of Los
Angeles.

The Orange Julius building also "embodies the distinguishing characteristics of an architectural-
type specimen, inherently valuable for study of a period, style or method of construction” as an
excellent and highly intact example of a 1960s walk-up food stand. In the 1960s, the Orange
Julius company adopted a modern look that often included a simple, boxy one-story building
topped with a zig-zag roof and an exaggerated pole sign that often contained at least one
elongated hexagonal sign. Although a few other examples of former Orange Julius stands are
extant in the Southern California area, the subject property appears to be the most intact
example in the city of Los Angeles, which up until recently continued to operate as a walk-up
food stand.

The Orange Julius building appears to be highly intact and maintains a high level of integrity of
location, design, materials, setting, workmanship, feeling, and association.

CALIFORNIA ENVIRONMENTAL QUALITY ACT (*CEQA”) FINDINGS

State of California CEQA Guidelines, Article 19, Section 15308, Class 8 “consists of actions
taken by regulatory agencies, as authorized by state or local ordinance, to assure the
maintenance, restoration, enhancement, or protection of the environment where the regulatory
process involves procedures for protection of the environment.”
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State of California CEQA Guidelines Article 19, Section 15331, Class 31 “consists of projects
limited to maintenance, repair, stabilization, rehabilitation, restoration, preservation,
conservation or reconstruction of historical resources in a manner consistent with the Secretary
of the Interior's Standards for the Treatment of Historic Properties with Guidelines for
Preserving, Rehabilitating, Restoring, and Reconstructing Historic buildings.”

The designation of Orange Julius as an Historic-Cultural Monument in accordance with Chapter
9, Article 1, of The City of Los Angeles Administrative Code (“LAAC”) will ensure that future
construction activities involving the subject property are regulated in accordance with Section
22.171.14 of the LAAC. The purpose of the designation is to prevent significant impacts to a
Historic-Cultural Monument through the application of the standards set forth in the LAAC.
Without the regulation imposed by way of the pending designation, the historic significance and
integrity of the subject property could be lost through incompatible alterations and new
construction and the demolition of an irreplaceable historic site/open space. The Secretary of
the Interior's Standards for Rehabilitation are expressly incorporated into the LAAC and provide
standards concerning the historically appropriate construction activities which will ensure the
continued preservation of the subject property.

The use of Categorical Exemption Class 8 in connection with the proposed designation is
consistent with the goals of maintaining, restoring, enhancing, and protecting the environment
through the imposition of regulations designed to prevent the degradation of Historic-Cultural
Monuments.

The use of Categorical Exemption Class 31 in connection with the proposed designation is
consistent with the goals relating to the preservation, rehabilitation, restoration and
reconstruction of historic buildings and sites in a manner consistent with the Secretary of the
Interior's Standards for the Treatment of Historic Properties.

Categorical Exemption ENV-2017-1354-CE was prepared on May 2, 2017.

BACKGROUND

On March 31, 2017, the Los Angeles City Council, acting upon a motion introduced by
Councilmember Paul Koretz, initiated consideration of the subject property as an Historic-
Cultural Monument worthy of preservation.
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A. Proposed Monument Description

Architectural Description:

The walk-up food stand at 6001 W. Pico Blvd is located at the northwest corner of W. Pico Blvd and
Stearns Drive adjacent to the Carthay Square Historic Preservation Overlay Zone. The building was
constructed in 1964 and designed by the architecture firm Armet & Davis.

The building has a 281 square foot rectangular plan and sits in the southeast corner of a surface
parking lot used by customers of the restaurant. The building has a stucco-clad exterior and a
composition roof. The structure features a Googie-style folded plate roof characteristic of the style,
and retains its original pole sign, which intersects the roof. Typical of the property type the building
displays a walk-up window for ordering and receiving food, as well as an outdoor seating area at the
rear with a barrel vault-shaped metal cover.

Alterations:

Permits for the property indicate a 1971 addition and repair of damage from a fire that had affected
10% of the building. The building has no apparent additions and the permit may refer to the metal
cover for the outdoor seating area

B. Statement of Significance

The subject property is significant under two Historic-Cultural Monument criteria. First, it reflects “the
broad cultural, political, economic, or social history of the nation, state, or community” for its
association with the Orange Julius company, which was founded in Los Angeles, and as one of the
only remaining, intact walk-up stands associated with the company. Second, it embodies “the
distinguishing characteristics of an architectural-type specimen, inherently valuable for a study of a
period, style, or method of construction” as an excellent example of a 1960s walk-up food stand.

SurveyLA found the subject property eligible for listing under local, state, and national designation
programs as an excellent and rare intact example of a 1960s walk-up food stand.

The first Orange Julius stand was established by Julius Freed and Bill Hamlin in 1926 on South
Broadway in Downtown Los Angeles. At the time, the booming citrus industry in Southern California
and an emerging reliance on travel by automobile led to the emergence of roadside stands selling
orange juice. Many of these stands displayed programmatic architecture to catch the eye of the
passing driver, and were designed as large orange globes (only a few of the programmatic stands still
exist today). In a departure from the standard orange juice offered at other stands, Freed and Hamlin
created a new creamy version, which was supposed to be easier on the stomach. Their recipe was a
hit with the Southern California population and by 1929 there were 100 Orange Julius locations. By
1967, over 700 locations existed in outdoor stands and shopping malls in the United States and
internationally. In 1964, Orange Julius was the official drink of the New York World's Fair. In 1987, the
company merged with the ice cream chain restaurant, Dairy Queen, and today there are no operating
Orange Julius locations left in the city.

After the merger of Orange Julius and Dairy Queen, the subject property sustained operation as a
walk-up food stand. It was listed as a Millionaire’s Burger in 1987, a donut shop in 1991, and was most
recently the home of L.A. Burger.
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The property is an excellent example of a 1960s walk-up food stand and displays a simplified version
of the Googie style that architectural historian and author Alan Hess asserts was characteristic of the
Orange Julius chain. In the 1960s, the Orange Julius company adopted a modern look that often
included a simple, boxy 1-story building topped with a zig-zag roof and an exaggerated pole sign that
often contained at least one elongated hexagonal sign. The style for the chain seems to be based off
of a prototype designed for Orange Julius in 1964 by the award-winning architect, Maynard Lyndon. A
few other examples of former Orange Julius stands are extant in the Southern California area, but the
subject property appears to be the most intact example in the city of Los Angeles and up until recently,
it continued to operate as a walk-up food stand

The stand was constructed in 1964 and designed by master architects, Armet & Davis. The
architecture firm of Louis Armet (1914-1981) and Eldon Davis (1917-2011) was highly influential in the
development of the Googie style. Armet (born in St. Louis, MO) and Davis (born in Anaconda, WA)
met as students at the USC School of Architecture. After forming a firm in 1947, they designed a wide
variety of buildings, including schools, churches, banks, custom residences, apartments, motels,
shopping centers, and bowling alleys. They publicized their work in institutional and professional
magazines, and this attention helped them become well established. In the 1950s, the firm became
influential in developing and disseminating the modernist Googie style, which combined futuristic and
energetic designs with modern engineering, functional spaces, and an emphasis on advertising.
Designing in a style that was perfect for commercial architecture, Armet & Davis continued to
specialize in food service projects such as fast food restaurants, take out bars, snack kiosks, and juice
stores among others. Some of the firm's most renowned Googie designs include Johnie’'s Coffee
Shop, Norms La Cienega, Pann’s Coffee Shop, and Mel’'s Drive-In.

Orange Julius Historic-Cultural Monument Application
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Los Angeles, California 90067-3284

\ Cox, Castle & Nichol LLP
I. C OX C A S T L E 20(;; Ceiifxrj' Park Ilizstf);u(;:: 2100
N I C H O L S O N P: 310.284.2200 F: 310.284.2100

Jason B. Matthews
310.284.2226
jmatthews@coxcastle.com

File No. 077627

May 9, 2017 =
VIA FEDERAL EXPRESS o= A
Honorable Councilmember Paul Koretz o
Fifth Council District o
City of Los Angeles =z
200 North Spring St. #440 o
Los Angeles, CA 90012 e

Re: LA Burger - 6001 West Pico Blvd. - Council File No. 17-0325;
Notice of Intent to Revoke Demolition Permit No. 16019-10000-04571;
Cultural Heritage Commission Hearing Date: May 18, 2017

Dear Councilmember Koretz:

Our firm represents Matt Nelson of Ikon, Ltd., the owner of 6001 Pico Stearns
LLC and the LA Burger restaurant building, located at 6001 West Pico Boulevard, in the City of
Los Angeles. We are in receipt of the Planning Commission’s notice that on March 31, 2017,
under Council File No. 17-0325, the City Council voted to initiate consideration of the site as a

Historic Cultural Monument.

The LA Burger building is undoubtedly an interesting example of 1960s walk-up
style burger stands, but a historic designation jeopardizes the viability of both an approved
affordable housing project and the LA Burger restaurant business itself. Mr. Nelson is willing to
incorporate any historically significant portions of the building into the new affordable housing
project, which is what we see as the best solution for creating 48 new housing units, continuing
the former business operator at this site, and preserving the building’s significant elements.

The project has been fully approved, the operator of the former LA Burger has
moved out, and such operator has signed a letter of intent to move into the new project.
However, the stay on construction resulting from the Council nomination has created a
significant hardship for Mr. Nelson and the LA Burger operator. This is an approved,
responsible, and respectful small residential infill development with neighborhood support. Mr.
Nelson has owned the site for two years, during which time he has engaged the City and the
community, and was set to break ground next month. We hope your office is willing to review
the project details below and work towards a compromise that honors the characteristics of the
LA Burger building while allowing the City to realize the important project benefits that this new
construction will bring to the City.

077627\8763169v3
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The Project Provides 48 New Housing Units with No Loss of Existing Housing Units

Mr. Nelson’s proposed project is a new construction, podium-style, 48-unit mixed
use building (“Project”). The Project contains 43 market-rate apartments, 5 deed-restricted very
low income affordable apartments, and 999 square feet of ground floor retail, which the former
operator of LA Burger intends to occupy. The existing improvements proposed for demolition
are 3,056 square feet of vacant commercial buildings with questionable structural integrity.
There is no proposed demolition of existing residences, and none of the commercial buildings
are occupied.

The citywide apartment vacancy rate is approximately 2.6%. City residents have
suffered double-digit rent increases for several years running. This Project may be small, but
streamlining the on-menu density bonus process to allow incremental increases in supply is part
of the solution.

The Project Includes Five Very Low Income (VLI) Apartments

Under the Director’s Determination approving Density Bonus and Affordable
Housing Incentives dated September 30, 2016, the Project includes five (5) apartments
deed-restricted to Very Low Income (VLI) residents — i.e., those making less than 50% of Area
Median Income. The restricted units include a studio apartment, two (2) one-bedroom
apartments, and two (2) two-bedroom apartments. The City Attorney has approved and the Los
Angeles Housing Department has recorded an affordable housing covenant against the Property,
which lasts for 55 years, ensuring that the Project provides its most tangible community benefit
for generations to come.

The Project Was Approved and Vetted By Multiple City Departments

Mr. Nelson has paid the City approximately $94,000 in required application fees,
passed all site plan reviews, and participated in numerous plan check meetings with City
Planning Staff, all with the express purpose of conforming to the City’s requirements and
proactively addressing concerns. The City issued a Demolition Permit for the Project and was
only six clearances away from issuance of the final Building Permit. At no point in the two-year
process did any private consultant or public official raise any issues regarding or relating to a
potential historic status issue. Specific milestones include:

o City Planning issued a CEQA Categorical Exemption on July 25, 2016.

. City Planning issued a Director’s Determination approving Density Bonus
and Affordable Housing Incentives on September 30, 2016.

077627\8763169v3



VIA FEDERAL EXPRESS

Councilmember Paul Koretz
May 9, 2017
Page 3

. City Planning processed applications for pre-inspection and demolition in
early October 2016 without raising the historic status issue.

. The Project passed a Demolition Pre-Inspection, with an express purpose
of identifying potential historic status or other risks of demolition, on October 18, 2016.

. City Planning issued an “Irrevocable Offer to Dedicate” a 15’ x 15’ corner
cut that runs underneath LA Burger.

. City Planning issued Demolition Permit No. 16019-10000-04571 on
November 16, 2016.

° LAHD recorded a Rental Covenant Agreement against five Very Low
Income (VLI) units on April 13,2017, as Doc No. 20170409387 in the Official Records.

The Property is Environmentally Constrained and Only New
Construction Can Remediate the Environmental Issues

Environmental Audit, Inc. prepared a “Soil and Groundwater Investigation” dated
February 2, 2015, which makes two important findings regarding the environmental conditions at
the Property: (1) the Property is located in a City Methane Zone and (2) residual
Tetrachloroethylene (PCE) vapors are rising from the soil. The methane problem in the
Wilshire-Fairfax District is well-documented; indeed, your office has taken the lead in calling for
better inventory and control on these issues. The PCE vapors are not related to any activities on
the Project site; instead, they appear to emanate from a former dry cleaner across the street, with
PCE levels worsening deeper underground.

The Project has been designed to fully address these environmental issues for
future occupants of the Property by incorporating above-ground parking and implementing dual-
purpose Level II methane mitigation measures. The County of Los Angeles Fire Department -
Health Hazardous Materials Division has concurred with these proposed environmental
remediation measures. Specifically, according to the Fire Department, if the proposed venting
vapor barriers are installed, not only will current methane codes be satisfied, but “the residual
PCE vapors will not present a significant public health or environmental hazard.”

Failing to address these environmental issues could pose long term issues for
anyone seeking to occupy any of the existing structures, including the LA Burger building.

Property Taxes Will Increase Substantially

The projected increase in property tax revenue attributable to all three parcels
involved in the Project is approximately tenfold.

077627\8763169v3
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The Project Enjoys Community Support

Mr. Nelson’s team engaged the neighborhood in planning and decision-making
early on. After meeting with the South Carthay Neighborhood Association and hearing their
concerns, Mr. Nelson agreed to several Project modifications in August 2016. Design
modifications which accommodated neighbors, and ultimately made a better Project, include
repaving the alley, hedge screens, roof deck curfew, and changes to the garage to reduce car
headlight glare.

The Project Has an Otherwise Ideal Development Location

Except for the 281 square feet of land covered by the LA Burger building, the
Project location is otherwise ideal for fast-tracked and Council-supported development. Recent
City Council initiatives implicated by the Project include Transit-Oriented Development (TOD)
and channeling new residential projects to commercial-zoned land. The Project has multiple bus
stops within 1,500 feet: including Pico WB & Crescent Heights NS in front, Pico EB & Hi Point
NS to the East, and Pico EB & Crescent Heights NS to the West. It is also located on land zoned
C-2 fronting a Class II Major Highway that has not been developed previously with residential
uses, meaning no existing housing stock is threatened.

Mr. Nelson is a Small Business with Limited Ability to Survive Delays

Mr. Nelson is a small business owner with two full-time employees and one other
building under construction, also in the Fifth Council District (25 units at Sepulveda & Sardis).
The delay he is currently experiencing is not an anticipated entitlement hiccup underwritten in
advance by a large developer, but rather a significant financial hardship for a sole proprietor who
intentionally focuses on by-right development. The Project’s land loan comes due June 30,
2017, and cannot be refinanced into a construction loan without a building permit. Mr. Nelson is
at risk of losing the Project, and the vacant LA Burger building suffering the neglect of a
foreclosure process, if a compromise cannot be reached.

LA Burger is a Small Business Hoping to Reoccupy the Project

The restaurant in the LA Burger building is owned and operated by Gustavo
Munoz. Prior to learning of the potential historic status, Mr. Nelson had given Mr. Munoz notice
to vacate, but engaged him in a long-term planning discussion about the future of the site and his
business. Mr. Munoz is excited about occupying the ground floor 999 square feet of newly
constructed custom restaurant space, on the exact same hard corner of Pico & Stearns where he
has worked for over 20 years. Mr. Munoz looks forward to being a future amenity to the 48
families that will be located directly above him, and all parties involved expect even the new
Project will still be known as the LA Burger Building, particularly in light of the proposal to
incorporate any historically significant elements into the future Project.

077627\8763169v3
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Conclusion

Mr. Nelson has engaged Pam O’Connor and David Kaplan at Kaplan Chen
Kaplan to provide a Historic Preservation Consultant Report, evaluate if some or all of the LA
Burger building is historically significant, and recommend solutions that might allow the Project
to go forward without material impairment to a historic resource. He has also consulted with
Armet Davis Newlove Architects, who originally designed the LA Burger building in 1963 as an
Orange Julius. Mr. Nelson is considering preservation alternatives such as incorporating the
folded plate roof into the new building’s first floor awning and keeping the original walk-up
order window. We hope your office is willing to meet to discuss these alternatives and how we
can proceed to a building permit as soon as an agreement is reached. In the midst of a full-blown
housing affordability crisis coupled with a regulatory environment making larger projects
increasingly difficult, by-right new housing construction with no loss of old housing is exactly
the type of smart growth that should be encouraged.

Thank you for your time and attention to these important issues. We look forward
to working collaboratively with your office to find a solution that brings much needed housing,
including affordable housing, to the City, protects a local small business, and preserves any
potentially significant historic resources into the new building.

Sincerely,

Jdson B. Matthews

o Vincent P. Bertoni, Director of Planning
Etta M. Armstrong, Commission Executive Assistant
Shawn Bayliss, Director of Planning & Land Use, Fifth Council District
Faisal Alserri, Planning Deputy, Fifth Council District
Ken Bernstein, Principal Planner
Lambert Giessinger, Architect
Betty Dong, Department of City Planning, GIS Chief
Adrian Scott Fine, LA Conservancy
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