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Review, and Certificate of Appropriateness.

4. ADOPT the modified Conditions of Approval and Findings.
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PROJECT ANALYSIS 
 
PROJECT SUMMARY 
 
The project involves the remodel and rehabilitation of a multi-tenant retail façade resulting in a 
consolidated retail corner suite with new windows, entryways, awnings, lighting, and an open-air 
patio and the change of use from retail to restaurant. Exterior work includes: new storefront 
systems, new steel awnings, the uncovering of original vent windows, new bi-folding aluminum 
windows and doors, and the restoration of historic transom windows in the corner space; 
restoration of original wrought ironwork on the corner pavilion and new rooftop mechanical 
equipment and equipment screen. 
 
BACKGROUND 
 
The proposed project pertains to a one- and two- story, multi-tenant commercial building. It 
involves the consolidation of five (5) separate tenant spaces, a façade remodel, and the change 
of use to establish a new take-out and dine-in fast-food restaurant use in the resulting commercial 
tenant space. The exterior scope of work includes the installation of new glazed aluminum 
storefront doors and glazed aluminum storefronts on thin brick-veneered stem walls on the 
Weyburn Avenue and South Broxton Avenue frontages; new steel awnings with composite plank 
soffits over the storefronts; replacement of the blocked historic vent windows above; new bi-
folding aluminum windows and restoration of the historic transom lights in the corner pavilion, and 
installation of a new signage band above; and new rooftop mechanical equipment and equipment 
screen for a new restaurant (Raising Cane’s).  
  
The project site is in a designated Locally Significant Cultural Resource (No. 45, Stan’s Donuts) 
per the Westwood Village Specific Plan, which states that, “no Cultural Resources in the Specific 
Plan Area shall be demolished, relocated, significantly altered or removed unless a Certificate of 
Appropriateness has been approved by the designated decision-maker in accordance with the 
standards and procedures set forth in Sections 12.20.3 K, N, O, P and Q of the Los Angeles 
Municipal Code. A Cultural Resource Documentation Report (November 30, 1985) was prepared 
by Johnson Heumann Research Associates for Gruen Associates as part of the Westwood Village 
Specific Plan Study. The study was conducted in preparation for the adoption of the Westwood 
Village Specific Plan. This report, which predates the adoption of the Specific Plan in 1989, 
describes the structure’s Mediterranean-influenced design as well as the mission tile hipped roof 
along the Broxton façade and tile edged parapets along the Weyburn frontage.  
 
The most recent case associated with the portion of the subject site was approved in January of 
2024; it was a prior iteration of the current proposal. The property owner has since acquired an 
additional tenant suite at the corner of the subject property and has elected to pursue additional 
entitlements for the ensuing façade changes.  
 
The applicant submitted a Cultural Resource Report dated October 2024 prepared by John 
LoCascio, licensed architect, of Historic Resources Group. The report corroborated the proposed 
project’s compliance with the Secretary of the Interior’s Standards for Rehabilitation and found 
that the proposed project would not have any potential impacts on the significance of the resource. 
The Office of Historic Resources reviewed the proposed project and COA Findings and 
recommended that the report be adopted, and a Certificate of Appropriateness be granted for the 
proposed project. 
 
Westwood Community Design Review Board 
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The project was first presented to the Design Review Board (DRB) for Preliminary Review at a 
public hearing on August 21, 2024, where the Board members provided preliminary feedback on 
the originally proposed design. The project was then redesigned according to feedback received 
during the Preliminary Review and presented for Final Review at the November 20, 2024, hearing, 
where a quorum of four (4) Board Members voted to continue the project to the December 4, 
2024, meeting. The Board failed to meet quorum on December 4th and the applicant 
subsequently agreed to reconvene at the regularly scheduled December 18, 2024, meeting; the 
hearing was re-noticed accordingly. At the second Final Review on December 18, 2024, the 
project representative made a brief presentation to the Board detailing the changes made in 
response to comments during the First Final Review. Five (5) members of the public provided 
comment, and Board Members asked questions. The Board voted four (4) to two (2) to 
recommend approval of the project with conditions regarding the color of a singular door and the 
material of the equipment screen. 
 
Director’s Determination 
 
On January 23, 2025, the Director of Planning issued a Determination Letter to conditionally 
approve a Project Compliance Review, Design Review, and Certificate of Appropriateness for the 
proposed project and incorporated conditions recommended by the Westwood Community DRB.  
 
On January 30, 2025, the applicant’s representative alerted City Planning staff that Condition of 
Approval No. 5 of the Director’s Determination lists an incorrect material for rooftop screening 
equipment, as well as a typo in the subsequent Design Review Criteria condition. Specifically, the 
Design Review Criteria Conditions shall be corrected to accurately reflect the recommendations 
from the December 18, 2024, vote of the Westwood Community Design Review Board. 
 
On February 7, 2025, an appeal was filed for the decision, in a timely manner. The appeal of the 
Director of Planning’s Conditioned Approval of DIR-2024-4409-DRB-SPP-COA contends that: 
 

APPEAL ANALYSIS 
 

Below is a summary of the appeal points relevant to the Director of Planning’s determination and 
staff’s response. 
 
APPEAL POINTS AND STAFF RESPONSES 
 
Appeal Point No. 1. The Appellant contends the Westwood Community DRB did not make the 
required findings for the issuance of the Certificate of Appropriateness and provides the following 
discussion:  
 

I attended every single public hearing in their entirety, including both preliminary and final 
hearings, conducted by the Westwood Design Review Board (DRB), including the final 
meeting held on December 18, 2024, when the Board, by the BARE MINIMUM VOTE of 
4 in favor and 2 opposed, ostensibly acted to recommend the project to the Director of 
Planning for approval. 
 
However, the Board FAILED COMPLETELY to analyze the project and make the 
LEGALLY REQUIRED FINDINGS as enumerated in the Los Angeles Municipal Code, the 
Westwood Village Specific Plan, including the 10 mandatory findings required for the 
issuance of a COA. A vote was taken, the required findings were not made and ignored 
and were only INSERTED into the Letter of Determination by staff, using boilerplate 
language found in nearly every other LOD. 
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Further, the legal standard to make the required findings is based on SUBSTANTIAL 
EVIDENCE IN THE RECORD. In fact, there was NOT substantial evidence in the record, 
and in certain cases there was NO EVIDENCE IN THE RECORD whatsoever. 

 
Staff Response: 
The Rules and Operating Procedures of the Westwood Community Design Review Board are 
adopted pursuant to the authority set forth in Charter Section 506 to assist the Board in conducting 
City business consistent with the law. The adopted Rules and Procedures of the Board defines a 
“Board Action” as a decision adopted by a simple majority of the Board (four votes on a seven-
member Board). On December 18, 2024, the Board convened with a quorum of six members out 
of seven, where a duly noticed public hearing was held in accordance with the notification 
requirements of LAMC Chapter 1A Section 13B.4.3.C.The Board Action was a recommendation 
for approval (moved by James Grant, seconded by Bob Mirdamadi), passed by a vote of 4-2 with 
James Grant, Bob Mirdamadi, Gene Fong, and Alex Wuo in favor and Kathryn Welch-Howe and 
Raun Thorp opposed. The vote was recorded and submitted to the file (see Exhibit B), signed by 
Board Chair James Grant on December 26, 2024, in accordance with the Rules and Operating 
Procedures Section 6.0, and as required by Section 13B.4.3.D.4. of Chapter 1A of the Los 
Angeles Municipal Code.  
 
Substantial evidence to support the DRB recommendation and Director’s Determination for 
approval was provided by the applicant from a third-party historic consultant. The approved design 
seen in Exhibit B was referenced in an updated Cultural Resource Report dated October 2024 
prepared by John LoCasio, a licensed architect with Historic Resources Group, (Exhibit D), which 
concludes that the proposed project is in conformance with the US Secretary of the Interior 
Standards for Rehabilitation of Historic Properties. This report was submitted to staff on October 
23, 2024, reviewed and corroborated by the Senior Architect of the department’s Office of Historic 
Resources in an email statement dated October 30, 2024. This report was subsequently uploaded 
to a public Google Drive folder for reference by the Design Review Board and the public in 
advance of the November 20, 2024, meeting. The report has since remained available to the 
board members and public. 
 
Appeal Point No. 2. The Appellant contends the following: 
 

I note further that the two NO votes were the TWO leading experts on the DRB with vast 
knowledge and full understanding of the REQUIREMENTS of the Secretary of the 
Interior’s Standards. One of these two DRB members is the former President of the Los 
Angeles Conservancy Board of Directors, and a current Board member of the National 
Trust for Historic Preservation. This Board member stated repeatedly that the project as 
proposed FAILED utterly to meet the required standards for approval. 
 
The other DRB member who also voted NO on the project is a longtime member of a 
Historic Preservation Overlay Zone (HPOZ) Board in the city of Los Angeles. As such, she 
is also highly experienced in CORRECTLY applying the Secretary of the Interior 
Standards. She also voted no, stating that the project as proposed, especially the 
treatment of the corner, FAILED to meet the legally required standards… 
 
To put it simply, the DRB, by a BARE MAJORITY VOTE of 4-2 simply “approved the 
project” without making the required findings by the DRB members, and absent substantial 
evidence in the record. 
 
This is not permitted, and is a violation of the LAMC, the California Environmental Quality 
Act (CEQA), and established Planning Department policies, practices, and procedures. 

 
Staff Response: 
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As stated in Staff’s Response to Appeal Point No. 1 above, the Design Review Board, in its 
capacity as the decision maker for the Certificate of Appropriateness, voted to approve the project 
in accordance with the Westwood Village Specific Plan Section 6.C. Thereafter, a Director’s 
Determination was issued on January 23, 2025, where the project was approved and conditioned 
to conform with the Secretary of the Interior’s Standards for Rehabilitation. The Director’s 
Determination makes the required Findings in the affirmative that the project: 1) complies with the 
Standards for Rehabilitation approved by the United States Secretary of the Interior, and 2) 
protects and preserves the historic and architectural qualities and the physical characteristics 
which make the building a Contributing Element of the Preservation Zone [Westwood Village].  

The Westwood DRB acted by a vote of the simple majority with a quorum of members present to 
recommend approval of the project with conditions, as detailed in the DRB Recommendation 
(Exhibit B) signed by the Board Chair on December 26, 2025, consistent with the requirements of 
LAMC Chapter 1A Section 13B.4.3. and the adopted Westwood Community Design Review 
Board Rules and Operating Procedures. The required findings for approval, supported by the 
Cultural Resource Report prepared by a third-party historic consultant (Exhibit D), were made in 
the Director’s Determination dated January 23, 2025. As such, the appellant’s contention that 
both staff and the Design Review Board failed to make the required findings is inaccurate.  

Appeal Point No. 3. The Appellant contends the following: 

Specifically, I wish to bring to your attention (1.) several MANDATORY FINDINGS 
enumerated below that must be made to approve this project; and (2.) to request that the 
proposed project be APPROVED WITH THE FOLLOWING CONDITIONS BELOW. 

Note that the CORNER portion of this 1938 Villa Mart building at Broxton and Weyburn 
Avenues is expressly called out as a “Character-defining feature” under the Secretary of 
the Interior’s Standards for Rehabilitation, in the 1985 Historic Resources Report relied 
upon by the Planning Department and City Council in originally adopting the Westwood 
Village Specific Plan: … 

By allowing the most significant character-defining feature of the building – the anchor 
corner element – to be essentially obliterated with missing windows and doors (replaced 
by inauthentic “folding plate windows and folding plate doors”) this is a SIGNFICANT 
ALTERATION OF A KEY SPACIAL RELATIONSHIP, expressly prohibited by mandatory 
findings numbered 1, 2, and 3. 

Staff Response: 

The appellant contends that the installation of operable bi-fold windows prejudices the character 
defining features of Locally Significant Cultural Resource No. 45 (Stan’s Donuts), as designated 
by the Westwood Village Specific Plan. The subject property is not a designated Historic Cultural 
Monument (HCM). The designation of the subject site as a Locally Significant Cultural Resource 
is rooted in a Cultural Resource Documentation Report (Exhibit D) for Westwood Village prepared 
by Gruen & Associates in 1985, in advance of the Specific Plan which was adopted in 1989. This 
report does not cite windows as a character defining feature of the resource. Rather, the report 
asserts that “despite its many changes, the building does suggest the themes which were 
historically identified with Westwood Village”, acknowledging the following character defining 
features:  

1. Reinforced brick and concrete material
2. mission tile hipped roof,
3. parapet edged with tile caps,
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4. angled bay with simulated rusticated façade,
5. ornamental ironwork, and
6. altered storefronts.

The applicant, Raising Cane’s, seeks to provide an indoor-outdoor dining experience in 
conjunction with a quick-service restaurant on a site where constraints in the public right-of-way 
make outdoor al-fresco dining unviable. In response to feedback from the Westwood Design 
Review Board as well as the public, the approved project plans (Exhibit B) feature operable bi-
fold doors within the existing historically altered window openings of the angled corner bay. The 
provision of operable bi-fold windows within the existing openings allows for an open-air dining 
experience during business hours with the option for the windows to remain fixed and closed 
outside of business hours or during inclement weather. The change of use to allow for open-air 
dining is consistent with the historic use(s) at the subject site, one of which included the historic 
open-air market Villa Mart. Further, the vertical bi-fold function of the proposed windows creates 
awning-like coverings while in use; the Locally Significant Cultural Resource previously used 
awnings in a similar manner, as supported by historic photos included in the Appendix of the 
Cultural Resource Report dated October 2024 (Exhibit D).  

On March 20, 2025, the applicant’s historic consultant, Historic Resources Group, submitted a 
Memo in response to the appellant claims (Exhibit D), clarifying the parameters of rehabilitation 
and restoration of historic properties as outlined by the National Park Service: 

According to guidance from the National Park Service (US Secretary of the Interior), the 
accommodation of change to make possible an efficient new use of a historic building is 
basic to the process of rehabilitation and distinguishes it from restoration. The US 
Secretary of the Interior Standards do not contain requirements that missing or damaged 
historic features be restored; notwithstanding, the proposed project involves the 
restoration of the historic transom windows and ornamental ironwork that are original to 
the building. The Guidelines for Rehabilitating Historic Buildings recommends that missing 
historic features may be replaced with a new design that is compatible with the character 
of the historic building but clearly differentiated so that a false historical appearance is not 
created. The proposed new windows will be compatible with the size, shape, proportion, 
and pattern of the building’s historic windows but will be clearly differentiated by their 
contemporary design featuring bi-folding operation and steel sash (John LoCasio, Historic 
Resources Group, submitted March 20, 2025, and revised April 24, 2025). 

As stated in Finding No. 3 in the Director’s Determination, the project as approved conforms to 
the Secretary of the Interior’s Standards 1-10 for Rehabilitation as required by Section 2.E. of the 
Specific Plan. In response to the Appellants Appeal Justification, Standards 1-3 have been 
supplemented below as appropriate: 

Standard 1 of the Secretary of the Interior’s Standards for Rehabilitation requires that a 
property will be used as it was historically or be given a new use that requires minimal 
change to its distinctive materials, features, spaces and spatial relationships. The Project 
will adapt the former Stan’s Donut and Villa Mart buildings for new use as a restaurant 
while retaining all of its distinctive materials, features, spaces and spatial relationships, 
including the polygonal corner pavilion with its flat roof, metal roof balustrade, window 
openings, and transoms. Therefore, the Project complies with Standard 1. 

Standard 2 requires that the historic character of a property will be retained and preserved 
and recommends avoiding removal of distinctive materials or alteration of features, spaces 
and spatial relationships that characterize the property. The Project will preserve the 
historic character of the former Villa Mart building by retaining its distinctive materials, 
features, spaces and spatial relationships, including the polygonal corner pavilion with its 
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flat roof, metal roof balustrade, window openings, and transoms. Therefore, the Project 
complies with Standard 2. 
 
Standard 3 requires that each property be recognized as a physical record of its time, 
place and use and prohibits changes that create a false sense of historical development, 
such as adding conjectural features or elements from other historic properties. The Project 
does not propose adding conjectural features or elements from other historic properties; 
it will install new, differentiated bi-folding steel sash windows in the historic window 
openings as recommended by the National Park Service in the Guidelines for 
Rehabilitating Historic Buildings. Therefore, the Project complies with Standard 3 (John 
LoCasio, Historic Resources Group, submitted March 20, 2025 and revised April 24, 
2025). 

 
The change of use from retail to quick-service restaurant requires minimal changes to the 
distinctive characteristics of the Locally Significant Cultural Resource, consistent with Standard 1 
detailed above. The project involves the restoration and preservation of multiple architectural 
elements including transom windows and ironwork, in compliance with Standard 2 as detailed 
above. Further, the project does not propose conjectural features or elements from other Locally 
Significant Cultural Resources, in conformance with Standard 3 detailed above.  
 
While the appellant asserts the proposed bi-fold windows is a “significant alteration of a key spatial 
relationship,” he does not provide substantial evidence to support this claim. As discussed in 
Findings No. 3 and 4 of the Director’s Determination and this response, the proposed 
improvements are consistent with the Secretary of the Interior’s Standards for Rehabilitation and 
the required findings were made to approve the Certificate of Appropriateness.    
 
Appeal Point No. 4: The Appellant contends the following: 
 

Additionally, the following are the MANDATORY FINDINGS that must be made by the 
DRB to recommend a project for approval to the Director of Planning, for Specific Plan 
Project Permit Compliance (SPPC) as enumerated in the Westwood Village Specific Plan: 
… 
 
The addition of historically inaccurate, modern aluminum framed folding-place windows 
and folding plate doors is absolutely NOT consistent with ANY of the 46 historic-cultural 
resource buildings listed in the Westwood Village Specific Plan. 
 
The Applicant failed completely to provide ANY evidence in the record that such modern 
windows are “reasonably consistent” with ANY of the 46 historic-cultural resource 
buildings… 
 
Additionally, the fact that the windows and doors on the corner element are COMPLETELY 
DIFFERENT AND OBVIOUSLY do not matching the rest of the windows and doors of the 
project is a blatant violation of Condition 9 above which requires that “any exterior 
treatment, including color, texture, and other architectural features, shall be applied to all 
exterior walls in a similar manner.” Windows and doors are both highly significant 
architectural features, and as such must be applied to ALL exterior walls in a similar 
manner… 
 
…Raising Cane’s absolutely must be held to the same standard, and respect the historical, 
architectural, and cultural integrity of Westwood Village and the 1938 Villa Mart building, 
a Mediterranean Revival structure, especially as the highly significant corner of Broxton 
and Weyburn Avenues, directly across the street from three highly significant, iconic, and 
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landmark buildings in our Village – the Fox Westwood Village Theater, the El Paseo 
Building, and the Bruin Theater. 

 
Staff Response: 

The Appellant asserts that the proposed bi-folding steel sash windows are not “reasonably 
consistent with the character of cultural resources in the area” as required by Design Review 
Criterion 3. However, Criterion 3 of the Westwood Village Specific Plan explicitly requires that 
“colors and types of building materials shall be reasonably consistent with the character of Cultural 
Resources in the area”. Criterion 7 of the Westwood Village Specific Plan Section 13 B stipulates 
that the architectural style of the building shall relate to surrounding Cultural Resources. There 
are nine Locally Significant Cultural Resources as identified in the Specific Plan in the near vicinity 
of the Project Site: 

1. 945 Broxton Avenue (Fox Theatre) 
2. 926-940 Broxton Avenue (Bruin Theatre) 
3. 10935-10937 Weyburn Avenue 
4. 10931-10933 Weyburn Avenue 
5. 10923-10927 Weyburn Avenue 
6. 901-951 Westwood Boulevard (Holmby Building) 
7. 1001 Westwood Boulevard 
8. 10924 Weyburn Avenue 
9. 1001-1009 Broxton Avenue (El Paseo Building) 

As iterated in the Memo prepared by the applicant’s historic consultant, Historic Resources Group, 
submitted in response to the appellant claims (Exhibit D): 
 

There is little consistency in the types, sizes, shapes, materials, or character of the 
windows of these nine buildings. In fact, there is substantial evidence that each of the 
individual resources have seen some extent of window replacement. Examples of the 
diverse array of fenestration elements from nearby Resources include fixed, divided-light 
aluminum windows, some with tiled bulkheads; fixed aluminum storefronts, some with 
projecting decorative surrounds; punched, fixed divided-light windows; stacked awning 
windows; casement windows; aluminum-framed bay windows; wood-framed display 
windows; and fixed display windows with round-arched transom lights (John LoCasio, 
Historic Resources Group, submitted March 20, 2025 and revised April 24, 2025). 

 
The diversity of window treatment across these Resources nullifies the prospect that the proposed 
project remains consistent; rather, the proposed fenestration of the project contributes to the 
diversity of window treatments in other Resources. Further, the proposed color and materials, 
namely beige-toned masonry, and aluminum, are not a novelty and will not create adverse 
inconsistencies in building color or materials seen in other Village Resources.  
 
The appellant maintains that the bi-folding steel sash windows do not match the other windows 
and doors in the Project and therefore do not comply with Design Review Criterion 9, which states 
that “any exterior treatment, including color, texture, and other architectural features, shall be 
applied to all exterior walls in a similar manner.” However, the fenestration and exterior treatment 
of the former Villa Mart building’s corner pavilion were historically different from those of the rest 
of the building. The Weyburn façade was finished in smooth cement plaster and was nearly 
entirely open to the street, whereas the corner pavilion has rusticated piers framing rectangular 
windows. The Weyburn façade was later enclosed with aluminum storefront and the windows in 
the corner pavilion were replaced within the original openings. The Project will maintain the 
historic character of the building by applying different fenestration treatments to the Weyburn 
frontage and corner pavilion: glazed storefronts on Weyburn, and bi-folding windows in the 
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original window openings of the corner pavilion. The Project will retain all of the surviving 
character-defining features of the former Villa Mart building, including the polygonal corner 
pavilion with its flat roof, metal roof balustrade, window openings, and transoms, and will install 
compatible new windows in the window openings. It therefore complies with the Standards for 
Rehabilitation as required under Section 2.E. of the Specific Plan and concurrently complies with 
the Design Review Criteria from the Specific Plan. 
 
Appeal Point No. 5:  
 

IF YOUR COMMISSION DECIDES TO GRANT THE APPEAL BY AMENDING SOME OF 
THE CONDITIOND IN THE LOD, I OFFER THE FOLLOWING SUGGESTED MODIFIED 
CONDITIONS OF APPROVAL FOR RAISING CANE’S PROJECT (IN THE 1938 
HISTORIC “VILLA MART” BUILDING, AT THE CORNER OF BROXTON & WEYBURN 
AVENUES, IDENTIFIED AS A HISTORIC CULTURAL RESOURCE BUILDING UNDER 
THE WESTWOOD VILLAGE SPECIFIC PLAN: 
 … 
 
Additional suggested NOTES regarding advising Planning staff on the proposed signage: 
1. The Village Pedestrian signs (aka “Blade Signs”) as shown on the plans and renderings 
for both the Weyburn and Broxton elevations are UNAPPROVABLE. 
… 

 
Staff Response:  
 
Additionally, in the final remarks of the appeal justification, the appellant provides a list of 
supplemental recommended conditions of approval— namely, to condition “fixed and inoperable 
windows” among others— as well as suggestions regarding proposed signage. The Westwood 
Village Specific Plan was amended in 2022 (effective date December 1, 2022) to remand the 
approval of signage projects that comply with Section 11 of this Specific Plan and do not require 
an adjustment, modification, exception, or a Certificate of Appropriateness, to staff. The scope of 
work of the proposed project does not include signage, as it does not involve the restoration or 
rehabilitation of any existing historic signage that would otherwise require a Certificate of 
Appropriateness. The recommended conditions of approval and suggestions regarding signage 
do not constitute a veritable appeal point and therefore no staff response is provided. However, 
the appellant’s suggestions have been forwarded to the Commission for consideration.  
 
Conclusion 
 
The project, as conditioned in the Letter of Determination, accommodates the rehabilitation of a 
Locally Significant Cultural Resource in a manner that is consistent with both the Secretary of the 
Interior Standards for Rehabilitation of Historic Structures and the Westwood Village Specific Plan 
Design Review Criteria. The provision of operable, bi-fold windows within the existing window 
openings as recommended for approval by the Design Review Board exists as a mechanism to 
allow for open-air dining in a manner that sounds not prejudice any established character-defining 
features of the existing Resource.  
 
Staff recommends the West Los Angeles Area Planning Commission (WLAAPC) find that the 
project is Categorically Exempt pursuant to the California Environmental Quality Act, deny in part 
and grant in part the appeal to adopt the modified conditions of approval, and sustain the Director 
of Planning’s Determination to approve the Project Compliance Review, Design Review, and 
Certificate of Appropriateness.   
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MODIFIED CONDITIONS 
 

Text changes are noted as follows: deletions in bold strikethrough and additions in bold 
underline. 
 
CONDITIONS OF APPROVAL 
 

1. Site Development. Except as modified herein, the project shall be in substantial 
conformance with the plans and materials submitted by the Applicant, stamped “Exhibit 
A,” and attached to the subject case file. No change to the plans will be made without prior 
review by the Department of City Planning, Project Planning Division, and written approval 
by the Director of Planning. Each change shall be identified and justified in writing. Minor 
deviations may be allowed in order to comply with the provisions of the Municipal Code, 
the project conditions, or the project permit authorization. 

 
2. All use, height, and area regulations of the LAMC and all other applicable 

government/regulatory agencies shall be strictly complied with in the development and 
use of the subject property, except as such regulations are herein specifically varied or 
required. 

 
3. Façade Modifications. Current entry doors, façade materials, awnings, and storefront 

windows shall be removed and replaced with new entry doors, façade materials, awnings, 
and storefront windows as shown in Exhibit A. 

 
4. Roof Equipment. New rooftop mechanical equipment shall be fully screened from view, 

as depicted in Exhibit A. 
 

5. Design Review Criteria 
 

a. The rooftop equipment screening shall be perforated metal, utilize EIFS Material 
color to match EWF-8 as depicted on Sheet MS-1.0 of Exhibit A, as depicted 
in material EWF-2 on page A4.20 of Exhibit A (Option 1).  
 

b. The That the back-of-house singular door on the Broxton Avenue elevation be 
painted black to match material P-10 as shown in Exhibit A.   

 
6. Certificate of Appropriateness. As shown in Exhibit A, the project shall conform with the 

Secretary of Interior’s Standards for Rehabilitation, listed below: 
 

a. A property will be used as it was historically or be given a new use that require 
minimal changes to its distinctive materials, features, spaces, and spatial 
relationships.  

b. The historic character of a property will be retained and preserved. The removal of 
distinctive materials or alteration of features, spaces, and spatial relationships that 
characterize a property will be avoided.  

c. Each property will be recognized as a physical record of its time, place, and use. 
Changes that create a false sense of historical development, such as adding 
conjectural features or elements from other historic properties, will not be 
undertaken.  

d. Changes to a property that have acquired historic significance in their own right 
will be retained and preserved.  

e. Distinctive materials, features, finishes, and construction techniques or examples 
of craftmanship that characterize a property will be preserved.  
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f. Deteriorated historic features will be repaired rather than replaced. Where the
severity of deterioration required replacement of a distinctive feature, the new
feature will match the old in design, color, texture, and, where possible, materials.
Replacement of missing feature will be substantiated by documentary and physical
evidence.

g. Chemical or physical treatments, if appropriate, will be undertaken using the
gentlest means possible. Treatments that cause damage to historic materials will
not be used.

h. Archeological resources will be protected and preserved in place. If such resources
must be disturbed, mitigation measures will be undertaken.

i. New additions, exterior alterations, or related new construction will not destroy
historic materials, features, and spatial relationships that characterize the property.
The new work will be differentiated from the old and will be compatible with the
historic materials, features, size, scale, and proportion, and massing to protect the
integrity of the property and its environment.

j. New additions and adjacent or related new construction will be undertaken in such
a manner that, if removed in the future, the essential form and integrity of the
historic property and its environment would be unimpaired.

Administrative Conditions   

7. Final Plans. Prior to the issuance of any building permits for the project by the Department
of Building and Safety, the applicant shall submit all final construction plans that are
awaiting issuance of a building permit by the Department of Building and Safety for final
review and approval by the Department of City Planning. All plans that are awaiting
issuance of a building permit by the Department of Building and Safety shall be stamped
by Department of City Planning staff “Final Plans.” A copy of the Final Plans, supplied by
the applicant, shall be retained in the subject case file.

8. Notations on Plans. Plans submitted to the Department of Building and Safety, for the
purpose of processing a building permit application shall include all of the Conditions of
Approval herein attached as a cover sheet and shall include any modifications or notations
required herein.

9. Approval, Verification and Submittals. Copies of any approvals, guarantees or
Verification of consultations, review of approval, plans, etc., as may be required by the
subject conditions, shall be provided to the Department of City Planning prior to clearance
of any building permits, for placement in the subject file.

10. Revocable Permit. If any portion of the structure is determined to be located within the
public right-of-way, the applicant shall obtain an approval of a revocable permit from the
Bureau of Engineering.

11. Code Compliance. Use, area, height, and yard regulations of the zone classification of
the subject property shall be complied with, except where granted conditions differ herein.

12. Department of Building and Safety. The granting of this determination by the Director
of Planning does not in any way indicate full compliance with applicable provisions of the
Los Angeles Municipal Code Chapter IX (Building Code). Any corrections and/or
modifications to plans made subsequent to this determination by a Department of Building
and Safety Plan Check Engineer that affect any part of the exterior design or appearance
of the project as approved by the Director, and which are deemed necessary by the
Department of Building and Safety for Building Code compliance, shall require a referral



DIR-2024-4409-DRB-SPPC-COA-1A C-3

of the revised plans back to the Department of City Planning for additional review and 
sign-off prior to the issuance of any permit in connection with those plans. 

13. Condition Compliance. Compliance with these conditions and the intent of these
conditions shall be to the satisfaction of the Department of City Planning.

14. Prior to the issuance of any permits, a covenant acknowledging and agreeing to comply
with all the terms and conditions established herein shall be recorded in the County
Recorder's Office. The agreement (standard covenant and agreement form CP-6770)
shall run with the land and shall be binding on any subsequent owners, heirs or assigns.
The agreement with the conditions attached must be submitted to the Development
Services Center for approval before being recorded. After recordation, a certified copy
bearing the Recorder's number and date shall be provided to the Department of City
Planning for attachment to the subject case file.

15. Indemnification and Reimbursement of Litigation Costs. Applicant shall do all of the
following:

(i) Defend, indemnify and hold harmless the City from any and all actions against
the City relating to or arising out of the City’s processing and approval of this
entitlement, including but not limited to, an action to attack, challenge, set
aside, void, or otherwise modify or annul the approval of the entitlement, the
environmental review of the entitlement, or the approval of  subsequent
permit decisions, or to claim personal property damage, including from inverse
condemnation or any other constitutional claim.

(ii) Reimburse the City for any and all costs incurred in defense of an action related
to or arising out of the City’s processing and approval of the entitlement,
including but not limited to payment of all court costs and attorney’s fees, costs
of any judgments or awards against the City (including an award of attorney’s
fees), damages, and/or settlement costs.

(iii) Submit an initial deposit for the City’s litigation costs to the City within 10 days’
notice of the City tendering defense to the Applicant and requesting a deposit.
The initial deposit shall be in an amount set by the City Attorney’s Office, in its
sole discretion, based on the nature and scope of action, but in no event shall
the initial deposit be less than $50,000. The City’s failure to notice or collect
the deposit does not relieve the Applicant from responsibility to reimburse the
City pursuant to the requirement in paragraph (ii).

(iv) Submit supplemental deposits upon notice by the City. Supplemental deposits
may be required in an increased amount from the initial deposit if found
necessary by the City to protect the City’s interests. The City’s failure to notice
or collect the deposit does not relieve the Applicant from responsibility to
reimburse the City pursuant to the requirement in paragraph (ii).

(v) If the City determines it necessary to protect the City’s interest, execute an
indemnity and reimbursement agreement with the City under terms consistent
with the requirements of this condition.

The City shall notify the applicant within a reasonable period of time of its receipt of any action 
and the City shall cooperate in the defense. If the City fails to notify the applicant of any claim, 
action, or proceeding in a reasonable time, or if the City fails to reasonably cooperate in the 
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defense, the applicant shall not thereafter be responsible to defend, indemnify or hold harmless 
the City.  
 
The City shall have the sole right to choose its counsel, including the City Attorney’s office or 
outside counsel. At its sole discretion, the City may participate at its own expense in the defense 
of any action, but such participation shall not relieve the applicant of any obligation imposed by 
this condition. In the event the Applicant fails to comply with this condition, in whole or in part, the 
City may withdraw its defense of the action, void its approval of the entitlement, or take any other 
action. The City retains the right to make all decisions with respect to its representations in any 
legal proceeding, including its inherent right to abandon or settle litigation. 
 
For purposes of this condition, the following definitions apply: 
   
“City” shall be defined to include the City, its agents, officers, boards, commissions, committees, 
employees, and volunteers. 
 
“Action” shall be defined to include suits, proceedings (including those held under alternative 
dispute resolution procedures), claims, or lawsuits. Actions includes actions, as defined herein, 
alleging failure to comply with any federal, state or local law. 
 
Nothing in the definitions included in this paragraph are intended to limit the rights of the City or 
the obligations of the Applicant otherwise created by this condition. 



DIR-2024-4409-DRB-SPPC-COA-1A 

Exhibit A 

Appeal Documents 



Page 1 of 5  Los Angeles City Planning  |  CP13-7769 [12.19.2024]             

 
PURPOSE 
This application is for the appeal of Los Angeles Department of City Planning determinations, as 
authorized by the LAMC. For California Environmental Quality Act Appeals, use form CP13-7840. For 
Building and Safety Appeals and Housing Department Appeals, use form CP13-7854. 

RELATED CODE SECTION 
Refer to the Letter of Determination (LOD) for the subject case to identify the applicable Los Angeles 
Municipal Code (LAMC) Section for the entitlement and the appeal procedures. 

APPELLATE BODY 
Check only one. If unsure of the Appellate Body, check with City Planning staff before 
submission. 

☐ Area Planning Commission (APC) ☐ City Planning Commission (CPC) ☐ City Council

☐ Zoning Administrator (ZA)

CASE INFORMATION 
Case Number:  

APN:   

Project Address:   

Final Date to Appeal: 

APPELLANT 
Check all that apply. 

☐ Person, other than the Applicant, Owner or Operator claiming to be aggrieved

☐ Representative ☐ Property Owner ☐ Applicant ☐ Operator of the Use/Site

APPEAL APPLICATION 
Instructions and Checklist 

https://planning.lacity.gov/odocument/af9c6b90-ffda-48c9-9e82-a5cc37f46f02/CP13-7840_CEQA_Appeal_Application.pdf
https://planning.lacity.gov/odocument/3d099420-dcd1-4c2e-a114-384b24e1adce/CP13-7854
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APPELLANT INFORMATION 
Appellant Name:   

Company/Organization:   

Mailing Address:   

City:           State:       Zip Code:     

Telephone:         E-mail:  

Is the appeal being filed on your behalf or on behalf of another party, organization, or company? 

☐ Self ☐ Other:

Is the appeal being filed to support the original applicant’s position? ☐ YES ☐ NO

REPRESENTATIVE / AGENT INFORMATION 
Name:  

Company/Organization: 

Mailing Address:   

City:      State:  Zip Code: 

Telephone:     E-mail:

JUSTIFICATION / REASON FOR APPEAL 
Is the decision being appealed in its entirety or in part? ☐ Entire ☐ Part

Are specific Conditions of Approval being appealed?  ☐ YES ☐ NO

If Yes, list the Condition Number(s) here:  

On a separate sheet provide the following:  

☐ Reason(s) for the appeal

☐ Specific points at issue

☐ How you are aggrieved by the decision
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APPLICANT’S AFFIDAVIT 
I certify that the statements contained in this application are complete and true. 

Appellant Signature:  Date: 

GENERAL NOTES 
A Certified Neighborhood Council (CNC) or a person identified as a member of a CNC or as 
representing the CNC may not file an appeal on behalf of the Neighborhood Council; persons 
affiliated with a CNC may only file as an individual on behalf of self. 

The appellate body must act on the appeal within a time period specified in the LAMC Section(s) 
pertaining to the type of appeal being filed. Los Angeles City Planning will make its best efforts to 
have appeals scheduled prior to the appellate body’s last day to act in order to provide due process to 
the appellant. If the appellate body is unable to come to a consensus or is unable to hear and 
consider the appeal prior to the last day to act, the appeal is automatically deemed denied, and the 
original decision will stand. The last day to act as defined in the LAMC may only be extended if 
formally agreed upon by the applicant. 

THIS SECTION FOR CITY PLANNING STAFF USE ONLY 
Base Fee:   

Reviewed & Accepted by (DSC Planner): 

Receipt No.:   Date: 

☐ Determination authority notified ☐ Original receipt and BTC receipt (if original applicant)

GENERAL APPEAL FILING REQUIREMENTS 
If dropping off an appeal at a Development Services Center (DSC), the following items are required. 
See also additional instructions for specific case types. To file online, visit our Online Application 
System (OAS). 

APPEAL DOCUMENTS 
1. Hard Copy

Provide three sets (one original, two duplicates) of the listed documents for each appeal filed. 

 Appeal Application

 Justification/Reason for Appeal

https://plncts.lacity.org/oas
https://plncts.lacity.org/oas
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 Copy of Letter of Determination (LOD) for the decision being appealed

2. Electronic Copy

 Provide an electronic copy of the appeal documents on a USB flash drive. The following items
must be saved as individual PDFs and labeled accordingly (e.g., “Appeal Form”,
“Justification/Reason Statement”, or “Original Determination Letter”). No file should exceed 70
MB in size.

3. Appeal Fee

 Original Applicant. The fee charged shall be in accordance with LAMC Section 19.01 B.1(a) of
Chapter 1 or LAMC Section 15.1.1.F.1.a. (Appeal Fees) of Chapter 1A as applicable, or a fee
equal to 85% of the original base application fee. Provide a copy of the original application
receipt(s) to calculate the fee.

 Aggrieved Party. The fee charged shall be in accordance with LAMC Section 19.01 B.1(b) of
Chapter 1 or LAMC Section 15.1.1.F.1.b. (Appeal Fees) of Chapter 1A as applicable

4. Noticing Requirements (Applicant Appeals Only)

 Copy of Mailing Labels. All appeals require noticing of the appeal hearing per the applicable
LAMC Section(s). Original Applicants must provide noticing per the LAMC for all Applicant
appeals.

 BTC Receipt. Proof of payment by way of a BTC Receipt must be submitted to verify that
mailing fees for the appeal hearing notice have been paid by the Applicant to City Planning’s
mailing contractor (BTC).

See the Mailing Procedures Instructions (CP13-2074) for applicable requirements.

SPECIFIC CASE TYPES 
ADDITIONAL APPEAL FILING REQUIREMENTS AND / OR LIMITATIONS 

DENSITY BONUS (DB) / TRANSIT ORIENTED COMMUNITES (TOC) 
Appeal procedures for DB/TOC cases are pursuant to LAMC Section 13B.2.5. (Director 
Determination) of Chapter 1A or LAMC Section 13B.2.3. (Class 3 Conditional Use) of Chapter 1A as 
applicable. 

• Off-Menu Incentives or Waiver of Development Standards are not appealable.

• Appeals of On-Menu Density Bonus or Additional Incentives for TOC cases can only be filed
by adjacent owners or tenants and is appealable to the City Planning Commission.

https://codelibrary.amlegal.com/codes/los_angeles/latest/lapz/0-0-0-18449#JD_19.01.
https://codelibrary.amlegal.com/codes/los_angeles/latest/lapz/0-0-0-18449#JD_19.01.
https://zoning.lacity.org/browse/15#15.1.1
https://codelibrary.amlegal.com/codes/los_angeles/latest/lapz/0-0-0-18449#JD_19.01.
https://codelibrary.amlegal.com/codes/los_angeles/latest/lapz/0-0-0-18449#JD_19.01.
https://zoning.lacity.org/browse/15#15.1.1
https://planning.lacity.gov/odocument/0fc04592-3185-412a-978f-44d4be16f932/CP13-2074_Mailing_Procedures_05.2023.pdf
https://export.amlegal.com/highlighter/viewer/?file=https%3A%2F%2Fexport.amlegal.com%2Fmedia%2F24259a9bf34d8bbd74290ebcea364555aab18977%2FPDF%2FChapter%25201A_PDF.pdf&script=%2Fstatic%2Fjs%2Fhighlighter-hooks.js&hitNavLoc=2&powerSearch=1&hlCopy=1&nativePrint=1&#LA_Art13_1_11_2024.indd%3A.124139%3A25820
https://export.amlegal.com/highlighter/viewer/?file=https%3A%2F%2Fexport.amlegal.com%2Fmedia%2F24259a9bf34d8bbd74290ebcea364555aab18977%2FPDF%2FChapter%25201A_PDF.pdf&script=%2Fstatic%2Fjs%2Fhighlighter-hooks.js&hitNavLoc=2&powerSearch=1&hlCopy=1&nativePrint=1&#LA_Art13_1_11_2024.indd%3A.124139%3A25820
https://export.amlegal.com/highlighter/viewer/?file=https%3A%2F%2Fexport.amlegal.com%2Fmedia%2F24259a9bf34d8bbd74290ebcea364555aab18977%2FPDF%2FChapter%25201A_PDF.pdf&script=%2Fstatic%2Fjs%2Fhighlighter-hooks.js&hitNavLoc=2&powerSearch=1&hlCopy=1&nativePrint=1&#LA_Art13_1_11_2024.indd%3A.124131%3A25818
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 Provide documentation confirming adjacent owner or tenant status is required (e.g., a
lease agreement, rent receipt, utility bill, property tax bill, ZIMAS, driver’s license, bill
statement).

WAIVER OF DEDICATION AND / OR IMPROVEMENT 
Procedures for appeals of Waiver of Dedication and/or Improvements (WDIs) are pursuant to LAMC 
Section 12.37 I of Chapter 1 or LAMC Section 10.1.10. (Waiver and Appeals) of Chapter 1A as 
applicable. 

• WDIs for by-right projects can only be appealed by the Property Owner.

• If the WDI is part of a larger discretionary project, the applicant may appeal pursuant to the
procedures which govern the main entitlement.

[VESTING] TENTATIVE TRACT MAP 
Procedures for appeals of [Vesting] Tentative Tract Maps are pursuant LAMC Section 13B.7.3.G. of 
Chapter 1A. 

• Appeals must be filed within 10 days of the date of the written determination of the decision-
maker.

NUISANCE ABATEMENT / REVOCATIONS 
Appeal procedures for Nuisance Abatement/Revocations are pursuant to LAMC Section 13B.6.2.G. 
of Chapter 1A. Nuisance Abatement/Revocations cases are only appealable to the City Council. 

Appeal Fee 

 Applicant (Owner/Operator). The fee charged shall be in accordance with the LAMC Section
19.01 B.1(a) of Chapter 1 or LAMC Section 15.1.1.F.1.a. (Appeal Fees) of Chapter 1A as
applicable. 

For appeals filed by the property owner and/or business owner/operator, or any 
individuals/agents/representatives/associates affiliated with the property and business, who 
files the appeal on behalf of the property owner and/or business owner/operator, appeal 
application fees listed under LAMC Section 19.01 B.1(a) of Chapter 1 shall be paid, at the time 
the appeal application is submitted, or the appeal application will not be accepted. 

 Aggrieved Party. The fee charged shall be in accordance with the LAMC Section 19.01 B.1(b)
of Chapter 1 or LAMC Section 15.1.1.F.1.b. (Appeal Fees) of Chapter 1A as applicable.

https://codelibrary.amlegal.com/codes/los_angeles/latest/lapz/0-0-0-18023
https://codelibrary.amlegal.com/codes/los_angeles/latest/lapz/0-0-0-18023
https://zoning.lacity.org/browse/10#10.1.10
https://export.amlegal.com/highlighter/viewer/?file=https%3A%2F%2Fexport.amlegal.com%2Fmedia%2F24259a9bf34d8bbd74290ebcea364555aab18977%2FPDF%2FChapter%25201A_PDF.pdf&script=%2Fstatic%2Fjs%2Fhighlighter-hooks.js&hitNavLoc=2&powerSearch=1&hlCopy=1&nativePrint=1&#LA_Art13_1_11_2024.indd%3A.124229%3A25842
https://export.amlegal.com/highlighter/viewer/?file=https%3A%2F%2Fexport.amlegal.com%2Fmedia%2F24259a9bf34d8bbd74290ebcea364555aab18977%2FPDF%2FChapter%25201A_PDF.pdf&script=%2Fstatic%2Fjs%2Fhighlighter-hooks.js&hitNavLoc=2&powerSearch=1&hlCopy=1&nativePrint=1&#LA_Art13_1_11_2024.indd%3A.124229%3A25842
https://export.amlegal.com/highlighter/viewer/?file=https%3A%2F%2Fexport.amlegal.com%2Fmedia%2F24259a9bf34d8bbd74290ebcea364555aab18977%2FPDF%2FChapter%25201A_PDF.pdf&script=%2Fstatic%2Fjs%2Fhighlighter-hooks.js&hitNavLoc=2&powerSearch=1&hlCopy=1&nativePrint=1&#LA_Art13_1_11_2024.indd%3A.124213%3A25838
https://export.amlegal.com/highlighter/viewer/?file=https%3A%2F%2Fexport.amlegal.com%2Fmedia%2F24259a9bf34d8bbd74290ebcea364555aab18977%2FPDF%2FChapter%25201A_PDF.pdf&script=%2Fstatic%2Fjs%2Fhighlighter-hooks.js&hitNavLoc=2&powerSearch=1&hlCopy=1&nativePrint=1&#LA_Art13_1_11_2024.indd%3A.124213%3A25838
https://codelibrary.amlegal.com/codes/los_angeles/latest/lapz/0-0-0-18449
https://codelibrary.amlegal.com/codes/los_angeles/latest/lapz/0-0-0-18449
https://zoning.lacity.org/browse/15#15.1.1
https://codelibrary.amlegal.com/codes/los_angeles/latest/lapz/0-0-0-18449
https://codelibrary.amlegal.com/codes/los_angeles/latest/lapz/0-0-0-18449
https://codelibrary.amlegal.com/codes/los_angeles/latest/lapz/0-0-0-18449
https://zoning.lacity.org/browse/15#15.1.1
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Steven D. Sann 

907 Westwood Boulevard, # 203 

Los Angeles, CA 90024-2904 

Writer’s Direct: (213) 448-8147 • Email: stevesann2001@yahoo.com 

 

 

February 7, 2025 

 

West Los Angeles Area Planning Commission   April Sandifer, President 

c/o Commission Executive Assistant    Marty Shelton, Vice President 

City Hall       Haley Feng, Commissioner 

200 North Spring Street, Room 272    Esther Marguilies, Commissioner 

Los Angeles, CA  90012      Lisa Waltz Morocco, Commissioner 

 

Re:  Case No. DIR-2024-4409-DRB-SPPC-COA; CEQA: ENV-2024-4410-CE 

 10942-10946 W. Weyburn Ave. & 1008 S. Broxton Ave.; Los Angeles, CA 90024 

Applicant: Raising Cane’s 

 

Honorable Commissioners: 

 

This letter is submitted as a supplement to the Appeal of the case number captioned above, stating the 

reasons for this appeal, the specific points at issue, how I and other members of our Westwood 

community are aggrieved by the decision, and why I believe the decision-maker erred or abused their 

discretion in this case. 

 

I am the Chair of the Westwood Community Council, Inc., however I am filing this appeal as individual. 

 

This is an Appeal of the improper issuance of a Certificate of Appropriateness (COA) of one of our 46 

Historic-Cultural Resource buildings in our Westwood Village Specific Plan area and the improper 

issuance of Specific Plan Project Permit Compliance (SPPC). 

 

I am writing in reference to the Raising Cane’s project proposed for the 1938 Villa Mart building in 

Westwood Village, located at the highly significant “Crossroads Corner” of Broxton and Weyburn 

Avenues.  This building faces three of our most architecturally, culturally, and historically landmark 

buildings in the entire Village:  the 1931 Fox Westwood Village Theater, the 1932 El Paseo Building, and 

the 1937 Bruin Theater.  Together, these four historic structures anchor one of the most significant and 

important corners in the Village, in Los Angeles, and indeed in the entire film entertainment world. 

 

I attended every single public hearing in their entirety, including both preliminary and final hearings, 

conducted by the Westwood Design Review Board (DRB), including the final meeting held on 

December 18, 2024, when the Board, by the BARE MINIMUM VOTE of 4 in favor and 2 opposed, 

ostensibly acted to recommend the project to the Director of Planning for approval. 

 

However, the Board FAILED COMPLETELY to analyze the project, and make the LEGALLY REQUIRED 

FINDINGS as enumerated in the Los Angeles Municipal Code, the Westwood Village Specific Plan, 

including the 10 mandatory findings required for the issuance of a COA.  A vote was taken, the required 

findings were not made and ignored, and were only INSERTED into the Letter of Determination by staff, 

using boilerplate language found in nearly every other LOD. 
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Further, the legal standard to make the required findings is based on SUBSTANTIAL EVIDENCE IN THE 

RECORD. In fact, there was NOT substantial evidence in the record, and in certain cases there was NO 

EVIDENCE IN THE RECORD whatsoever. 

 

I note further that the two NO votes were the TWO leading experts on the DRB with vast knowledge 

and full understanding of the REQUIREMENTS of the Secretary of the Interior’s Standards.  One of 

these two DRB members is the former President of the Los Angeles Conservancy Board of Directors, 

and a current Board member of the National Trust for Historic Preservation.  This Board member 

stated repeatedly that the project as proposed FAILED utterly to meet the required standards for 

approval. 

 

The other DRB member who also voted NO on the project is a longtime member of a Historic 

Preservation Overlay Zone (HPOZ) Board in the city of Los Angeles.  As such, she is also highly 

experienced in CORRECTLY applying the Secretary of the Interior Standards.  She also voted no, stating 

that the project as proposed, especially the treatment of the corner, FAILED to meet the legally 

required standards. 

 

Underscoring the fatally flawed process in this case, BOTH of the dissenting Board members have 

formally asked City staff to provide urgently needed “in service training” possibly by the Office of 

Historic Resources (OHR) staff, to educate the DRB members on the correct process, their role, and 

duties to properly perform the function of the DRB, particularly when it is performing the function of an 

HPOZ Board, as required for the 46 enumerated historic-cultural resource buildings listed in the 

Westwood Village Specific Plan. 

 

Despite these fatal flaws, fabricated “findings” were essentially plucked out of thin air, and boilerplate 

language was inserted into the LOD by planning staff, not based on any discussion, inquiry, or evaluation, 

or determination by the DRB, falsely asserting that the project, in fact, met the required findings.   

 

To put it simply, the DRB, by a BARE MAJORITY VOTE of 4-2 simply “approved the project” without 

making the required findings by the DRB members, and absent substantial evidence in the record.   

 

This is not permitted, and is a violation of the LAMC, the California Environmental Quality Act (CEQA), 

and established Planning Department policies, practices, and procedures. 

 

Specifically, I wish to bring to your attention (1.) several MANDATORY FINDINGS enumerated 

below that must be made to approve this project; and (2.) to request that the proposed 

project be APPROVED WITH THE FOLLOWING CONDITIONS BELOW. 

 

Note that the CORNER portion of this 1938 Villa Mart building at Broxton and Weyburn 

Avenues is expressly called out as a “Character-defining feature” under the Secretary of 

the Interior’s Standards for Rehabilitation, in the 1985 Historic Resources Report relied upon by 

the Planning Department and City Council in originally adopting the Westwood Village Specific Plan: 

 

Historic Resources Survey (1985)  

Address:  10948 Weyburn Ave. 

Common Name:  Stan’s Donuts 

Historic Name:  Villa Mart 

Architectural Style:  Mediterranean (Revival) 

Year of original construction:  1938 
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“This wedge-shaped building of Mediterranean-influenced design is located at the intersection of 

Weyburn and Broxton.  Apparently built in increments, it is one story and built of reinforced concrete and 

brick.  A mission tile hipped roof tops the west (Broxton) elevation.  An angled bay with a simulated 

rusticated façade acknowledges the corner.  Ornamental ironwork surmounts the bay.  Altered 

storefronts face each street.  Despite its many changes, the building does suggest the themes which were 

historically identified with Westwood Village.” 

 

The following are the Ten Mandatory “Standards of the Secretary of the Interior” ALL of 

which are required “findings” (and which findings must be based on substantial evidence in 

the record) in order to recommend to the Director of Planning that a Certificate of 

Appropriateness (COA) be granted for this project, under the Westwood Village Specific 

Plan and the Los Angeles Municipal Code:  

 

1. A property will be used as it was historically, or be given a new use that requires minimal 

change to its distinctive materials, features, spaces, and spacial The historic 

character of a property shall be retained and preserved. The removal of historic 

materials or alteration of features and spaces that characterize a property shall be 

avoided. 

2. The historic character of a property will be retained and preserved.  The removal of 

distinctive materials or alteration of features, spaces, and spatial relationships that 

characterize a property will be avoided. 

3. Each property will be recognized as a physical record of its time, place, and use. Changes that 

create a false sense of historical development, such as adding conjectural features 

or architectural elements from other buildings, will not be undertaken. 

4. Most properties change over time; those changes that have acquired historic significance in their 

own right will be retained and preserved. 

5. Distinctive features, finishes, and construction techniques or examples of 

craftsmanship that characterize a historic property will be preserved. 

6. Deteriorated historic features will be repaired rather than replaced. Where the 

severity of deterioration requires replacement of a distinctive feature, the new 

feature shall match the old in design, color, texture, and other visual qualities and, 

where possible, materials. Replacement of missing features will be substantiated by 

documentary, physical, or pictorial evidence. 

7. Chemical or physical treatments, such as sandblasting, that cause damage to historic materials 

will not be used. The surface cleaning of structures, if appropriate, shall be undertaken using the 

gentlest means possible. 

8. Significant archeological resources affected by a project will be protected and preserved. If such 

resources must be disturbed, mitigation measures will be undertaken. 

9. New additions, exterior alterations, or related new construction will not destroy historic 

materials that characterize the property. The new work will be differentiated from the old and 

will be compatible with the historic materials, features, size, scale, proportion, and massing, to 

protect the historic integrity of the property and its environment. 

10. New additions and adjacent or related new construction will be undertaken in such a manner 

that if removed in the future, the essential form and integrity of the historic property and its 

environment would be unimpaired. 

 

By allowing the most significant character-defining feature of the building – the anchor corner element – 

to be essentially obliterated with missing windows and doors (replaced by inauthentic “folding plate 

windows and folding plate doors”) this is a SIGNFICANT ALTERATION OF A KEY SPACIAL 

RELATIONSHIP, expressly prohibited by mandatory findings numbered 1, 2, and 3. 

 

Additionally, the following are the MANDATORY FINDINGS that must be made by the DRB to 

recommend a project for approval to the Director of Planning, for Specific Plan Project Permit 

Compliance (SPPC) as enumerated in the Westwood Village Specific Plan: 
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Section 13.B. Design Review Criteria.  

Pursuant to LAMC Section 16.50, the DRB shall make a recommendation to the Director 

of Planning concerning a proposed Project on the basis of the following criteria:  

 

1. The Project shall conform to all applicable provisions of the Specific Plan. 

 

2. The Project shall be consistent with the Westwood Village Design Guidelines.  

 

3. The colors and types of building materials shall be reasonably consistent with the 

character of Cultural Resources in the area.  

 

4. The Project shall not cast shadows onto adjacent residential buildings outside the Specific Plan Area 

for more than two hours between 10 a.m. and 4 p.m. on December 21 or between 10 a.m. and 4 p.m. 

on March 21.  

 

5. All open areas not used for buildings, walkways, or driveways shall be landscaped.  

 

6. The massing of the building shall relate in scale to surrounding Cultural Resources and shall be 

appropriate to the pedestrian oriented character of Westwood Village.  

 

7. The architectural style of the building shall relate to surrounding Cultural Resources.  

 

8. All mechanical equipment and other appurtenances shall be screened from public view.  

 

9. Any exterior treatment, including color, texture, and other architectural features, shall 

be applied to all exterior walls in a similar manner. 

 

The addition of historically inaccurate, modern aluminum framed folding-place windows and folding plate 

doors is absolutely NOT consistent with ANY of the 46 historic-cultural resource buildings listed in the 

Westwood Village Specific Plan. 

 

The Applicant failed completely to provide ANY evidence in the record that such modern windows are 

“reasonably consistent” with ANY of the 46 historic-cultural resource buildings.  No photos were 

submitted.  Nothing! In fact, NO SUCH EVIDENCE could be provided because NONE of these 46 

buildings have modern folding-plate windows and folding plate doors. 

 

I defy the decision maker to point to ANY such evidence in the case file.  In fact, NO SUCH evidence 

exists.  Note also that the Historic Resources Survey report that was submitted was for an entirely 

DIFFERENT window treatment and design (rolling garage doors and windows), and no supplemental 

report was ever submitted to reflect the CURRENT design.  As such there was no evidence in the 

record on which either the DRB or the Director of Planning could rely. 

 

Additionally, the fact that the windows and doors on the corner element are COMPLETELY 

DIFFERENT AND OBVIOUSLY do not matching the rest of the windows and doors of the project is a 

blatant violation of Condition 9 above which requires that “any exterior treatment, including 

color, texture, and other architectural features, shall be applied to all exterior walls in a 

similar manner.”  Windows and doors are both highly significant architectural features, 

and as such must be applied to ALL exterior walls in a similar manner.  The corner 

windows and doors fail that required finding.  Thus the legally required finding CANNOT 

be made without modifying this condition, requiring that ALL windows and doors must be 

similar. 
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I note that Raising Cane’s has recently built and opened many restaurants in architecturally 

and historically significant buildings, including in New York City, Washington, D.C., 

Boston, Nashville, and Chapel Hill, among other locations.  IN NONE OF THESE CASES 

OF HISTORIC BUILDINGS did Raising Cane’s install, nor were they authorized to install, 

folding plate windows or folding plate doors.  That is because folding plate windows and folding 

plate doors are MODERN style windows and doors that are historically INAPPROPRIATE, inaccurate, 

and incompatible, under the Secretary of the Interior’s Standards, and thus a Certificate of 

Appropriateness (COA) would not be granted. 

 

Given Raising Cane’s track record of RESPECTING the architectural and historical integrity of these 

historic and architecturally significant buildings in other cities across the United States, Raising Cane’s 

absolutely must be held to the same standard, and respect the historical, architectural, and 

cultural integrity of Westwood Village and the 1938 Villa Mart building, a Mediterranean 

Revival structure, especially as the highly significant corner of Broxton and Weyburn 

Avenues, directly across the street from three highly significant, iconic, and landmark 

buildings in our Village – the Fox Westwood Village Theater, the El Paseo Building, and 

the Bruin Theater. 

 

IF YOUR COMMISSION DECIDES TO GRANT THE APPEAL BY AMENDING SOME OF 

THE CONDITIOND IN THE LOD, I OFFER THE FOLLOWING SUGGESTED MODIFIED 

CONDITIONS OF APPROVAL FOR RAISING CANE’S PROJECT (IN THE 1938 

HISTORIC “VILLA MART” BUILDING, AT THE CORNER OF BROXTON & WEYBURN 

AVENUES, IDENTIFIED AS A HISTORIC CULTURAL RESOURCE BUILDING UNDER 

THE WESTWOOD VILLAGE SPECIFIC PLAN: 

 

1. All windows and mullions on the corner portion of the building at Broxton & Weyburn shall be 

of the same style, type, design, dimension, and color to match the windows as shown on the 

plans and renderings of the Weyburn elevation, namely that they shall be FIXED and 

INOPERABLE WINDOWS of large single plate glass, to match the windows shown on page 

21 of the Applicant’s Historic Resources Group Report (photo dated c. 1950) with matching 

mullions made out of metal (or anodized aluminum?) painted in black enamel. (Note: need to specify 

(a.) exact color of glass, whether clear or tinted in different color specification, and (b.) either single 

paned or doubled paned glass, as required by Code and energy efficiency rules). Also need to specify 

whether flat or glossy paint finish for the mullions?).  (Note: Folding plate windows to be 

expressly disallowed.) 

 

2. All doors on the corner portion of the building at Broxton & Weyburn Avenues shall be of the 

same style, type, design, dimension, and color of the solid traditional-style doors of red-painted 

wood (or metal?) and glass to match the doors as shown on the renderings and plans for the 

Weyburn elevation of the building.  (Note: Folding plate doors to be expressly disallowed.) 

 

3. The windows and mullions on the Broxton elevation shall be of the same style, type, design, 

dimension, and color to match the windows as shown on the plans and renderings of the 

Weyburn elevation, namely that they be FIXED and INOPERABLE WINDOWS of large 

plate glass with matching mullions made out of metal (or anodized aluminum?) painted in black 

enamel (Note: need to specify (a.) exact color of glass, whether clear or tinted in different color 

specification, and (b.) either single paned or doubled paned glass, as required by Code and energy 

efficiency rules; note also that windows may be frosted on the inside to provide an opaque appearance. 

Also need to specify whether flat or glossy paint finish?).   
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4. Note:  Presently, there are large “sheets” of paint peeling off the building, especially at the 

corner.  Please add a condition that all such damaged paint be removed by the least intrusive 

method possible (careful scraping by hand), and absolutely NO SANDBLASTING OR WATER 

BLASTING which is forbidden under the Secretary of the Interior Standards. 

 

5. All other unapproved elements such as existing flood lights, brackets from long-removed signs, 

and other extraneous materials currently on the façade should be carefully removed, the surface 

should be patched, carefully sanded and painted to match the original. 

 

Additional suggested NOTES regarding advising Planning staff on the proposed signage: 

 

1. The Village Pedestrian signs (aka “Blade Signs”) as shown on the plans and renderings for 

both the Weyburn and Broxton elevations are UNAPPROVABLE.  Note the definition in 

Section 4 of the Westwood Village Specific Plan:  “Village Pedestrian Sign – A sign that is 

attached to a wall or to the underside of an  awning or marquee with one or two sign faces 

perpendicular to the face of the building and that identifies a use or service exclusively or 

primarily by symbol.”  The proposed blade signs are 100% text and unapprovable.  If 

the Applicant wishes to change the design to depict their company mascot, “Cane” the 

Labrador, or perhaps a chicken (or chicken finger?) then perhaps they could be approvable.  

Note also that the DRB Design Guidelines and Practices and Preferences have routinely 

disallowed THICK box-like signs that resemble unapprovable CABINET signs hanging off a 

façade.  The Board also has routinely disapproved INTERNALLY LIT blade signs, as these cause 

the signs to need to be too thick and bulky to accommodate the circuitry and electronics inside 

the “cabinet.” The Board has routinely approved and preferred EXTERNALLY LIT blade signs 

(using goose neck or tensor lights, etc.). 

 

2. Note also the definition of a “Cabinet Sign – A wall sign placed on the face of enclosed cabinet/box 

attached to a building that may display any message allowed on either an off-site or an on-site sign.” All 

such Cabinet signs are UNAPPROVABLE.  The three round red “Raising Canes – Chicken 

Fingers” signs shown on the Weyburn elevation, Broxton elevation, and at the 

corner of Broxton & Weyburn Avenues all appear to be Cabinet Signs, and as such 

appear to be UNAPPROVABLE. 

 

With these necessary and well considered REVISED Conditions of Approval, your Commission could 

correct the fatal flaws contained in the current LOD. 

 

Thank you very much for your diligent attention to this very important project, for following the legally 

mandated standards and findings as required by our Westwood Village Specific Plan, the Secretary of the 

Interior Standards for Rehabilitation, and the Los Angeles Municipal Code, and for helping bring in this 

new and eagerly anticipated restaurant into Westwood Village.  With these AMENDED conditions your 

Board will achieve a “Win-Win” – helping Raising Cane’s come into Westwood Village without delay,  

 

The project can EASILY be modified, the corner treatment can be brought into proper compliance with 

the required findings, and the applicant can move forward with a slightly modified project and open for 

business, all while protecting the architectural and historical integrity at this highly significant corner of 

Westwood Village. 
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Therefore, I respectfully ask that the Commission GRANT the appeal, and find that the decision-maker 

erred or abused their discretion in granting this project approval absent substantial evidence in the 

record that the legally required findings were neither discussed, nor were the findings made by the DRB, 

and MODIFY the Conditions as noted above,. 

 

I expressly reserve the right to submit supplemental materials for consideration by the Area Planning 

Commission, in accordance with the rules of procedure governing the submission of such materials, 

prior to the public hearing. 

 

Sincerely, 
 

Steven D. Sann 
 

Steven D. Sann 



DIR-2024-4409-DRB-SPPC-COA-1A  
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WESTWOOD VILLAGE SPECIFIC PLAN 

PROJECT PERMIT COMPLIANCE REVIEW & 
DESIGN REVIEW 

 
January 23, 2025 
 
Applicant 
Kristen Roberts 
Raising Cane’s 
6800 Bishop Road 
Plano, TX 75024 
 
Property Owner 
Westwood Village Properties LLC, 
Attn: Seth Bell 
1901 Avenue of the Stars #630 
Los Angeles, CA 90067 
 
Representative 
Sara Houghton 
Three6ixty 
11287 Washington Boulevard 
Culver City, CA 90230 
 

 Case No. DIR-2024-4409-DRB-SPPC-COA 
 CEQA: ENV-2024-4410-CE 
   
 Location: 10942 – 10946 W. 

Weyburn Avenue & 
1008 South Broxton 
Avenue 

 Council District: CD 5 – Katy Yaroslavsky 
 Neighborhood Council: North Westwood 
 Community Plan Area: Westwood 
 Specific Plan: 

 
Land Use Designation: 

Westwood Village; Westwood 
Community Design Review Board  
Community Commercial 

 Zone: C4-2D-O 
 Legal Description: Lot 12, Block 5, 

Tract TR 10600 
 

 Last Day to File an 
Appeal: 

 
February 7, 2025 

 
DETERMINATION    
 
Determined, based on the whole of the administrative record that the Project is exempt from 
CEQA pursuant to State CEQA Guidelines, Sections 15301 Class 1 (Existing Facilities) and 
15331 (Historical Resource Restoration/Rehabilitation), and there is no substantial evidence 
demonstrating that an exception to a categorical exemption pursuant to CEQA Guidelines, 
Section 15300.2 applies. 
 
Pursuant to Los Angeles Municipal Code Sections 13B.4.3 and 13B.8.5 of Chapter 1A, and based 
upon the recommendation of the Westwood Community Design Review Board, I have reviewed 
the proposed Project and as the designee of the Director of Planning, I hereby: 
 
 Approve with Conditions a Project Permit Compliance Review, Design Review, and 

Certificate of Appropriateness for a façade remodel and rehabilitation resulting in a 
consolidated retail corner suite with new windows, entryways, awnings, lighting, and an open-
air patio and the change of use from retail to restaurant.  
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The approval of the proposed project is based upon the attached Findings and subject to the 
attached Conditions of Approval.  
 

CONDITIONS OF APPROVAL 
 

1. Site Development. Except as modified herein, the project shall be in substantial 
conformance with the plans and materials submitted by the Applicant, stamped “Exhibit A,” 
and attached to the subject case file. No change to the plans will be made without prior 
review by the Department of City Planning, Project Planning Division, and written approval 
by the Director of Planning. Each change shall be identified and justified in writing. Minor 
deviations may be allowed in order to comply with the provisions of the Municipal Code, the 
project conditions, or the project permit authorization. 

 
2. All use, height, and area regulations of the LAMC and all other applicable 

government/regulatory agencies shall be strictly complied with in the development and use 
of the subject property, except as such regulations are herein specifically varied or required. 

 
3. Façade Modifications. Current entry doors, façade materials, awnings, and storefront 

windows shall be removed and replaced with new entry doors, façade materials, awnings, 
and storefront windows as shown in Exhibit A. 

 
4. Roof Equipment. New rooftop mechanical equipment shall be fully screened from view, as 

depicted in Exhibit A. 
 

5. Design Review Criteria 
 

a. The rooftop equipment screening shall be perforated metal, color to match EWF-8 
as depicted on Sheet MS-1.0 of Exhibit A.  

b. The That the back-of-house singular door on the Broxton Avenue elevation be 
painted black to match material P-10, on Sheet A4.20 of Exhibit A.  

 
6. Certificate of Appropriateness. As shown in Exhibit A, the project shall conform with the 

Secretary of Interior’s Standards for Rehabilitation, listed below: 
 

a. A property will be used as it was historically or be given a new use that require 
minimal changes to its distinctive materials, features, spaces, and spatial 
relationships.  

b. The historic character of a property will be retained and preserved. The removal of 
distinctive materials or alteration of features, spaces, and spatial relationships that 
characterize a property will be avoided.  

c. Each property will be recognized as a physical record of its time, place, and use. 
Changes that create a false sense of historical development, such as adding 
conjectural features or elements from other historic properties, will not be 
undertaken.  

d. Changes to a property that have acquired historic significance in their own right 
will be retained and preserved.  

e. Distinctive materials, features, finishes, and construction techniques or examples 
of craftmanship that characterize a property will be preserved.  

f. Deteriorated historic features will be repaired rather than replaced. Where the 
severity of deterioration required replacement of a distinctive feature, the new 
feature will match the old in design, color, texture, and, where possible, materials. 
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Replacement of missing feature will be substantiated by documentary and physical 
evidence.  

g. Chemical or physical treatments, if appropriate, will be undertaken using the 
gentlest means possible. Treatments that cause damage to historic materials will 
not be used.  

h. Archeological resources will be protected and preserved in place. If such resources 
must be disturbed, mitigation measures will be undertaken.  

i. New additions, exterior alterations, or related new construction will not destroy 
historic materials, features, and spatial relationships that characterize the property. 
The new work will be differentiated from the old and will be compatible with the 
historic materials, features, size, scale, and proportion, and massing to protect the 
integrity of the property and its environment.  

j. New additions and adjacent or related new construction will be undertaken in such 
a manner that, if removed in the future, the essential form and integrity of the 
historic property and its environment would be unimpaired.  

 
Administrative Conditions    
 
7. Final Plans. Prior to the issuance of any building permits for the project by the Department 

of Building and Safety, the applicant shall submit all final construction plans that are awaiting 
issuance of a building permit by the Department of Building and Safety for final review and 
approval by the Department of City Planning. All plans that are awaiting issuance of a 
building permit by the Department of Building and Safety shall be stamped by Department 
of City Planning staff “Final Plans.” A copy of the Final Plans, supplied by the applicant, shall 
be retained in the subject case file. 

 
8. Notations on Plans. Plans submitted to the Department of Building and Safety, for the 

purpose of processing a building permit application shall include all of the Conditions of 
Approval herein attached as a cover sheet and shall include any modifications or notations 
required herein. 

 
9. Approval, Verification and Submittals. Copies of any approvals, guarantees or 

Verification of consultations, review of approval, plans, etc., as may be required by the 
subject conditions, shall be provided to the Department of City Planning prior to clearance 
of any building permits, for placement in the subject file.  

 
10. Revocable Permit. If any portion of the structure is determined to be located within the 

public right-of-way, the applicant shall obtain an approval of a revocable permit from the 
Bureau of Engineering.  
 

11. Code Compliance. Use, area, height, and yard regulations of the zone classification of the 
subject property shall be complied with, except where granted conditions differ herein.  

 
12. Department of Building and Safety. The granting of this determination by the Director of 

Planning does not in any way indicate full compliance with applicable provisions of the Los 
Angeles Municipal Code Chapter IX (Building Code). Any corrections and/or modifications 
to plans made subsequent to this determination by a Department of Building and Safety 
Plan Check Engineer that affect any part of the exterior design or appearance of the project 
as approved by the Director, and which are deemed necessary by the Department of 
Building and Safety for Building Code compliance, shall require a referral of the revised 
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plans back to the Department of City Planning for additional review and sign-off prior to the 
issuance of any permit in connection with those plans. 

 
13. Condition Compliance. Compliance with these conditions and the intent of these 

conditions shall be to the satisfaction of the Department of City Planning. 
 

14. Prior to the issuance of any permits, a covenant acknowledging and agreeing to comply with 
all the terms and conditions established herein shall be recorded in the County Recorder's 
Office. The agreement (standard covenant and agreement form CP-6770) shall run with the 
land and shall be binding on any subsequent owners, heirs or assigns. The agreement with 
the conditions attached must be submitted to the Development Services Center for approval 
before being recorded. After recordation, a certified copy bearing the Recorder's number 
and date shall be provided to the Department of City Planning for attachment to the subject 
case file. 
 

15. Indemnification and Reimbursement of Litigation Costs. Applicant shall do all of the 
following: 

 
(i) Defend, indemnify and hold harmless the City from any and all actions against the 

City relating to or arising out of the City’s processing and approval of this 
entitlement, including but not limited to, an action to attack, challenge, set aside, 
void, or otherwise modify or annul the approval of the entitlement, the 
environmental review of the entitlement, or the approval of  subsequent permit 
decisions, or to claim personal property damage, including from inverse 
condemnation or any other constitutional claim. 
 

(ii) Reimburse the City for any and all costs incurred in defense of an action related to 
or arising out of the City’s processing and approval of the entitlement, including but 
not limited to payment of all court costs and attorney’s fees, costs of any judgments 
or awards against the City (including an award of attorney’s fees), damages, and/or 
settlement costs. 

 
(iii) Submit an initial deposit for the City’s litigation costs to the City within 10 days’ 

notice of the City tendering defense to the Applicant and requesting a deposit. The 
initial deposit shall be in an amount set by the City Attorney’s Office, in its sole 
discretion, based on the nature and scope of action, but in no event shall the initial 
deposit be less than $50,000. The City’s failure to notice or collect the deposit does 
not relieve the Applicant from responsibility to reimburse the City pursuant to the 
requirement in paragraph (ii).  

 
(iv) Submit supplemental deposits upon notice by the City. Supplemental deposits may 

be required in an increased amount from the initial deposit if found necessary by 
the City to protect the City’s interests. The City’s failure to notice or collect the 
deposit does not relieve the Applicant from responsibility to reimburse the City 
pursuant to the requirement in paragraph (ii). 

 
(v) If the City determines it necessary to protect the City’s interest, execute an 

indemnity and reimbursement agreement with the City under terms consistent with 
the requirements of this condition. 
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The City shall notify the applicant within a reasonable period of time of its receipt of any 
action and the City shall cooperate in the defense. If the City fails to notify the applicant of 
any claim, action, or proceeding in a reasonable time, or if the City fails to reasonably 
cooperate in the defense, the applicant shall not thereafter be responsible to defend, 
indemnify or hold harmless the City.  

 
The City shall have the sole right to choose its counsel, including the City Attorney’s office 
or outside counsel. At its sole discretion, the City may participate at its own expense in 
the defense of any action, but such participation shall not relieve the applicant of any 
obligation imposed by this condition. In the event the Applicant fails to comply with this 
condition, in whole or in part, the City may withdraw its defense of the action, void its 
approval of the entitlement, or take any other action. The City retains the right to make all 
decisions with respect to its representations in any legal proceeding, including its inherent 
right to abandon or settle litigation. 

 
For purposes of this condition, the following definitions apply: 

   
“City” shall be defined to include the City, its agents, officers, boards, commissions, 
committees, employees, and volunteers. 

 
“Action” shall be defined to include suits, proceedings (including those held under 
alternative dispute resolution procedures), claims, or lawsuits. Actions includes 
actions, as defined herein, alleging failure to comply with any federal, state or local 
law. 

 
Nothing in the definitions included in this paragraph are intended to limit the rights of the 
City or the obligations of the Applicant otherwise created by this condition.  
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FINDINGS 
 
The proposed project, located at 10942 – 10946 West Weyburn Avenue & 1008 South Broxton 
Avenue, consists of a retail suite consolidation, façade remodel, and the change of use to 
establish a new take-out and dine-in fast-food restaurant use in the resulting commercial tenant 
space The exterior scope of work includes the installation of new glazed aluminum storefront 
doors and glazed aluminum storefronts on thin brick-veneered stem walls on the Weyburn Avenue 
and South Broxton Avenue frontages; new steel awnings with composite plank soffits over the 
storefronts; replacement of the blocked historic vent windows above; new bi-folding aluminum 
windows and restoration of the historic transom lights in the corner pavilion, and installation of a 
new signage band above; and new rooftop mechanical equipment and equipment screen for a 
new restaurant (Raising Cane’s). The project is located within a one-two story, multi-tenant 
commercial building and will involve the consolidation five (5) separate tenant spaces.  
  
The project site is in a designated Locally Significant Cultural Resource (No. 45, Stan’s Donuts) 
per the Westwood Village Specific Plan, which states that, “no Cultural Resources in the Specific 
Plan Area shall be demolished, relocated, significantly altered or removed unless a Certificate of 
Appropriateness has been approved by the designated decision-maker in accordance with the 
standards and procedures set forth in Sections 12.20.3 K, N, O, P and Q of the Los Angeles 
Municipal Code. A Cultural Resource Documentation Report (November 30, 1985) was prepared 
by Johnson Heumann Research Associates for Gruen Associates as part of the Westwood Village 
Specific Plan Study. The study was conducted in preparation for the adoption of the Westwood 
Village Specific Plan. This report, which predates the adoption of the Specific Plan in 1989, 
describes the structure’s Mediterranean-influenced design as well as the mission tile hipped roof 
along the Broxton façade and tile edged parapets along the Weyburn frontage. There are previous 
projects associated with this building, and some have required a Certificate of Appropriateness 
(COA), while others have not, dependent on the project scope.  
 
The most recent case associated with the portion of the subject site was approved in January of 
2024; it was a prior iteration of the current proposal. The property owner has since acquired an 
additional tenant suite at the corner of the subject property and has elected to pursue additional 
entitlements for the ensuing façade changes.  
 

 DIR-2023-4907-DRB-SPP-COA – On January 3, 2024, the Director of Planning approved with 
conditions a Design Review, Project Permit Compliance, and Certificate of Appropriateness 
for a façade remodel, including new awnings, storefront windows, entry doors, material 
finishes, and rooftop equipment for a new restaurant. 

 
The previous case associated with the structure did not require a Certificate of Appropriateness: 
 

DIR-2019-1690-DRB-SPP – On June 12, 2019, the Director of Planning approved with 
conditions a Design Review and Project Permit Compliance Review for the installation of one 
illuminated wall sign on an existing fast-food establishment.  

 
The applicant submitted a Cultural Resource Report dated October 2024 prepared by John 
Locascio, licensed architect, of Historic Resources Group. The report corroborated the proposed 
project’s compliance with the Secretary of the Interior’s Standards for Rehabilitation and found 
that the proposed project would not have any potential impacts on the significance of the resource. 
The Office of Historic Resources reviewed the proposed project and COA Findings and 
recommended that the report be adopted, and a Certificate of Appropriateness be granted for the 
proposed project. 
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Design Review Finding 
  
1. A recommendation was made by the Westwood Community Design Review Board, 

pursuant to LAMC Sections 13B.4.3 and 13B.8.5 of Chapter 1A: 
 
The project was first presented to the Design Review Board (DRB) for Preliminary Review 
at a public hearing on August 21, 2024, where the Board members provided preliminary 
feedback on the originally proposed design. The project was then redesigned according to 
feedback received during the Preliminary Review and presented for Final Review at the 
November 20, 2024, hearing, where a quorum of four (4) Board Members voted to continue 
the project to the December 4, 2024 meeting. The Board failed to meet quorum on 
December 4th and the applicant subsequently agreed to reconvene at the regularly 
scheduled December 18, 2024 meeting; the hearing was re-noticed accordingly.  At the 
second Final Review on December 18, 2024, the project representative made a brief 
presentation to the Board detailing the changes made in response to comments during the 
First Final Review. Five (5) members of the public provided comment, and Board Members 
asked questions. The Board voted four (4) to two (2) to recommend approval of the project 
with conditions, as the project will substantially comply with LAMC Section 16.50, 
Subsection E as well as the relevant design guidelines and development provisions of the 
Specific Plan. 

 
Project Permit Compliance Findings 

 
2. The project substantially complies with the applicable regulations, findings, 

standards, and provisions of the specific plan. 
 
The proposed project involves a change of use and façade remodel, including new awnings, 
storefront windows, entry doors, material finishes, and rooftop equipment for a new 
restaurant within the Westwood Village Specific Plan (WVSP). No changes to floor area, 
height, setbacks, or parking are proposed, approved, or authorized. Therefore, Sections 7, 
8, and 9 of the WVSP are not applicable. The proposed signs for the new restaurant are 
eligible for Administrative Review under a separate permit per Section 3.A.1(a) of the 
WVSP. As such, Section 11 is not applicable to this scope of work. Finally, a Village-Wide 
Improvements Assessment District has not been established; therefore, Section 12 of the 
Specific Plan is not applicable. 
 
Section 5 Uses 
 
Section 5.A Permitted Uses limits allowable uses in the WVSP to those permitted in the C4 
Zone, except as provided in Section 5.B and 5.C. The proposed project is a new restaurant, 
which is a permitted use in the C4 Zone. As such, the project is in conformance with Section 
5.A of the WVSP.  
 
Section 5.B Limited Uses lists several different uses and specific limitations depending on 
the use or location of the use in the Specific Plan Area. This section is not applicable to the 
project because it does not include any limitations on restaurant uses.  
 
Section 5.C Prohibited Uses forbids automobile, motorcycle, recreational vehicle, mobile, 
home and trailer sales areas as well as drive-in businesses within the Specific Plan Area. 
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This section is not applicable because the proposed restaurant does not include a drive-in 
window.  
 
Section 5.D.1 Uses Permitted Along the Ground Floor Building Frontage limits the floor area 
on the ground floor of a commercial building to a depth of at least 30 feet, along at least 80 
percent of the frontage to retail, restaurant, or other food service uses. The entirety of the 
proposed project is dedicated to restaurant uses, in conformance with the WVSP.  
 
Section 5.D.2 Uses Permitted Along the Ground Floor Building Frontage requires that 20% 
of the floor area on the ground floor to a depth of 30 feet be devoted to Neighborhood Retail 
and / or Neighborhood Services if the building has over 100 feet of building frontage and is 
occupied by more than five (5) businesses. According to ZIMAS, the subject building has 
ground floor building frontage of 273.54 feet along Weyburn & Broxton Avenue. However, 
this section is not applicable because the subject building will be occupied by only three (3) 
tenant spaces following approval of the proposed project.  
 
Section 6 Preservation of Cultural Resources 
 
The proposed project substantially complies with Section 6 Preservation of Cultural 
Resources of the WVSP. The subject structure is identified on Table 1 and Figure 2 of the 
Westwood Village Specific Plan as a Locally Significant Historic Resource (No. 45, Stan’s 
Donuts). The building was constructed in 1934 in a Mediterranean-influenced architectural 
style, featuring brick masonry with fluted piers, transom windows, a lowered corner with 
decorative wrought-iron fencing, and bow truss roof with rolled roofing and a stepped 
parapet with a simple cornice and clay barrel tile coping. In conformance with Section 6.C, 
a Certificate of Appropriateness (COA) must be approved by the designated decisionmaker 
in accordance with the standards and procedures set forth in Section 12.20.3 K, N, 0, P and 
Q of the Los Angeles Municipal Code prior to any significant structural alterations taking 
place. The Specific Plan provides that the Westwood DRB shall perform the functions of the 
"Board" specified in those Sections. The Westwood DRB provided a recommendation of 
approval at a duly noticed public hearing on December 18, 2024, as such the proposed 
project satisfies the findings for approval of a COA, as discussed below under "Certificate 
of Appropriateness Findings." 
 
Section 10 Development Standards 
 
Section 10.A Development Standards requires that any exterior wall abutting a public right-
of-way not extend more than 40 feet horizontally without containing architectural features 
which will adequately protect against featureless, uninterrupted, large wall planes. The 
Weyburn and Broxton frontages of the proposed project are 50 feet – 6 inches and 42 feet 
– 6 inches respectively. Both frontages will feature interruptions in the form of new awnings, 
doors, windows, and aluminum-framed storefront with brick-veneered stem walls that 
adequately provide visual contrast, in conformance with Section 10.A of the WVSP.  
 
Section 10.B requires ground floor tenants’ primary entrance to be along the public right-of-
way and at ground level. All entrances to the proposed restaurant are located along the 
public right-of-way at ground level in conformance with Section 10.B of the WVSP.  
 
Sections 10.C and 10.D are related to driveways. These sections are not applicable because 
there are no driveways on the project site. 
 



  
DIR-2024-4409-DRB-SPP-COA Page 9 of 16 
  

 

Section 10.E is only applicable to projects on Tiverton Avenue. This section is not applicable 
because the project is not along Tiverton Avenue.  

 
Section 13 Design Review Procedures 
 
The proposed project substantially complies with Section 13, Design Review Procedures, 
which requires that a proposed project be reviewed and approved in accordance with Design 
Review Board (DRB) procedures of Chapter 1 Section 16.50 and the Specific Plan 
procedures of Chapter 1A Section 13B.4.3 of the Los Angeles Municipal Code. The 
proposed project has been reviewed in accordance with the DRB and Specific Plan 
procedures of the Los Angeles Municipal Code. The review and recommendation of the 
Westwood Community DRB was based upon conformance with the criteria in Section 13, 
as described below. 
 
The proposed project involves a change of use and façade remodel, including new awnings, 
storefront windows, entry doors, material finishes, and rooftop equipment for a new 
restaurant within an existing commercial building. No new floor area is proposed. Therefore, 
Design Review Criteria in Section 13.B regarding the building’s shadow impacts (13.B.4), 
landscaping of open areas (13.B.5), massing/scale (13.B.6), and architectural style (13.B.7) 
are not applicable. Additionally, Section 13.B.2 is not applicable because Westwood Village 
Design Guidelines have not been adopted.  

 
Section 13.B.1 The project shall conform to all of the provisions of the Specific Plan. The 
proposed project involves a façade remodel, including new awnings, storefront windows, 
entry doors, material finishes, and rooftop equipment for a new restaurant within an existing 
commercial building. As described above, the proposed project conforms to the relevant 
provisions of the Westwood Village Specific Plan, with conditions imposed to ensure 
compliance.  
 
Section 13.B.3 The colors and types of building materials shall be reasonably consistent 
with the character of the cultural resources in the area. The proposed building materials and 
colors along the façade will be consistent with the rest of the subject building as well as the 
cultural resources in the area. For instance, the Weyburn façade will feature a brick masonry 
veneer that will match the color and texture of the project’s Broxton Avenue façade. The 
Westwood Village Specific Plan’s Locally Significant Historic Resource #45 (project site) as 
well as 2 and 41-44 are located along this block of Weyburn Avenue; the proposed project 
provides storefront glazing and awnings in a manner that is reasonably consistent with the 
glazing and awnings of nearby cultural resources.  
 
Section 13.B.8 All mechanical equipment and other appurtenances shall be screened from 
public view. As shown in Exhibit A, all rooftop mechanical equipment shall be screened from 
public view with solid EFIS material.  
 
Section 13.B.9 Any exterior treatment including color, texture, and other architectural 
features, shall be applied to all exterior walls in a similar manner. As shown in Exhibit A, the 
new storefront windows will be installed along the exterior walls in a similar manner where 
the current windows are located. The windows are finished with anodized silver aluminum 
storefront, including mullions to the likes of the mullions of the bi-fold doors provided at the 
corner. Further, the anodized silver creates a black color that matches the black trim finish 
provided by the proposed Trex Transcend ® awnings with Havana Gold composite decking, 
as seen in Exhibit A material finish EWF-9. This color is consistent with the restoration of 
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the ornamental ironwork at the corner bay, which is also black. The existing façade colors 
will be maintained on a like for like basis and the new awnings will be installed in a similar 
manner to the current location. As such the proposed exterior treatment is applied in a 
similar manner and creates a consolidated, congruent storefront as proposed.  
 

Certificate of Appropriateness Findings 
 
3. The project complies with the Standards for Rehabilitation approved by the United 

States Secretary of the Interior. 
 
The proposed project has been reviewed and approved by the Senior Architect with the 
Department of City Planning's Office of Historic Resources on behalf of the City of Los 
Angeles Cultural Heritage Commission. In addition, the project as proposed has been 
reviewed by a historic architecture and conservation expert and licensed architect with the 
firm Historic Resources Group in a Cultural Resource Report dated October 2024. The 
proposed project complies with the US Department of the Interior Secretary of the Interior’s 
Standards for Rehabilitation, as follows:  
 

a. A property shall be used for its historic purpose or be placed in a new use that requires 
minimal change to the defining characteristics of the building and its site and environment.  
 
The Project includes a change of use from four existing retail and restaurant tenant spaces, 
into a singular tenant space for the operation of a 4,745 square foot dine-in restaurant 
containing 134 seats. The building was previously used as a donut shoppe, bakehouse, and 
grocery market, among other restaurant and retail uses. The proposed use is in keeping 
with the existing restaurant and retail uses of the Project Site. The Project will add new 
signage as part of a separate administrative review process the scope of work under this 
grant is limited to the façade changes herein. There will be no changes to the defining 
characteristics of the building frontage. In contrast, the project will restore the historic, 
character-defining features of the building including transom lights and windows as well as 
the ornamental ironwork at the lowered corner bay. The scope of work includes minimal 
changes to the site and environment, as the existing structures will undergo maintenance 
and rehabilitation.  

 
b. The historic character of a property shall be retained and preserved. The removal of historic 

materials or alteration of features and spaces that characterize a property shall be avoided. 
 
The historic character of the Project Site, namely 1008 Broxton Avenue and 10942-46 
Weyburn Avenue, will be retained and preserved. The exterior alterations proposed by the 
project will require minimal change to the distinctive materials, features, spaces, and spatial 
relationships that characterize the building. The project will replace the storefronts on 
Weyburn Avenue and Broxton Avenue, and the windows in the corner pavilion, none of 
which are historic. The project will retain the building’s complex massing, stepped plaster 
parapet with a simple cornice and clay barrel tile coping, rusticated plaster piers, polygonal 
corner pavilion with flat roof and decorative metal balustrade, vent light openings, painted 
brick masonry, fluted concrete pilasters, brick niches, and cast escutcheons. The Project 
will not remove historic materials or alter features or spaces that characterize the property, 
or the historic features of the neighboring tenant spaces. The proposed work includes a 
façade change for a new Raising Cane’s restaurant, in an existing tenant space that is 
consistent with this Standard.  
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c. Each property shall be recognized as a physical record of its time, place, and use. Changes 
that create a false sense of historical development, such as adding conjectural features or 
architectural elements from other buildings, shall not be undertaken.  
 
The Project does not propose any changes that create a false sense of historical 
development; no conjectural features or architectural elements from other buildings will be 
added. The proposed new storefronts, bi-fold windows, steel canopies, and sign 
rail are contemporary in design. 
 

d. Most properties change over time; those changes that have acquired historic significance in 
their own right shall be retained and preserved.  
 
No changes to the exterior of the building on the Project Site have acquired significance in 
their own right.  

 
e. Distinctive features, finishes, and construction techniques or examples of craftsmanship that 

characterize a property shall be preserved.  
 
The Project will rehabilitate the frontage and will retain and repair distinctive features, 
finishes, and examples of craftsmanship that characterize the building. The frontage will be 
improved with new brickwork, windows, awnings and signage. 

 
f. Deteriorated historic features shall be repaired rather than replaced. Where the severity of 

deterioration requires replacement of a distinctive feature, the new feature shall match the 
old in design, color, texture, and other visual qualities and, where possible, materials. 
Replacement of missing features shall be substantiated by documentary, physical, or 
pictorial evidence.  
 
The Project will repair deteriorated historic features on the Project Site, including awnings, 
brick work, window sash and frames, and new paint finish. The Project will repair the 
decorative metal balustrade and replace its missing braces; and will restore the blocked 
transom lights above the windows of the corner pavilion. Features that are deteriorated 
beyond repair will be replaced with new features that match the originals in size, shape, 
finish, and where possible, materials, based on extant physical examples.  

 
g. Chemical or physical treatments, such as sandblasting, that cause damage to historic 

materials shall not be used. The surface cleaning of structures, if appropriate, shall be 
undertaken using the gentlest means possible.  
 
The Project does not propose chemical or physical treatments that cause damage to historic 
materials, such as sandblasting or high-pressure water blasting. Any treatments shall be 
undertaken using the most gentle means possible in an effort to follow guidance from the 
National Park Service in the applicable Preservation Briefs.  

 
h. Significant archeological resources affected by a project shall be protected and preserved. 

If such resources must be disturbed, mitigation measures shall be undertaken. 
 
The Project Site is not located in an identified archeological zone and the scope of the 
Project does not include soil disruption; therefore, no significant archeological features will 
be found. 
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i. New additions, exterior alterations, or related new construction shall not destroy historic 
materials that characterize the property. The new work shall be differentiated from the old 
and shall be compatible with the massing, size, scale, and architectural features to protect 
the historic integrity of the property and its environment.  
 
As noted previously, the proposed Project includes a façade change on an existing 
commercial building. The new work will connect three of the existing store fronts together 
on Weyburn Avenue and refurbish the frontage along Broxton Avenue. The project will retain 
the building’s exterior character-defining features including its stepped plaster parapet with 
a simple cornice and clay barrel tile coping, rusticated plaster piers, polygonal corner 
pavilion with flat roof and decorative metal balustrade, vent light openings, painted brick 
masonry, fluted concrete pilasters, brick niches, and cast escutcheons. The project will also 
install new doors and glazed aluminum storefronts with steel canopies and brick-veneered 
stem walls on the Weyburn Avenue and South Broxton Avenue frontages, install new bi-fold 
windows and restore the historic transom lights in the polygonal corner unit, install a new 
signage band, and install new rooftop mechanical equipment and equipment screen. The 
new doors, storefronts, canopies, and bi-fold windows will be simple and contemporary in 
design, so will be visually unobtrusive and differentiated from the historic character of the 
building. They will be installed within existing openings, so will not alter the historic scale 
and proportions of the façade or the existing fenestration pattern. The new mechanical 
equipment and equipment screen will be located on the rear portion of the roof and will be 
minimally visible from the street.. The new work will be differentiated from the old by its 
design, which will be a simplified interpretation of historic references, but will not copy any 
design motifs of the neighboring contributing buildings. The footprint of the building is not 
changing, as there is no new construction. The new work is therefore compatible with the 
massing, size, scale, and architectural features of the contributing buildings. 

 
j. New additions and adjacent or related new construction shall be undertaken in such a 

manner that if removed in the future, the essential form and integrity of the historic property 
and its environment would be unimpaired.  
 
The project does not propose new additions or adjacent or related new construction. 
Therefore, this Standard is not applicable to the project.  

 
4. The project protects and preserves the historic and architectural qualities and the 

physical characteristics which make the building a Contributing Element of the 
Preservation Zone. 
 
The Westwood Village Specific Plan identifies 45 Historic and/or Cultural Resources within 
the Specific Plan area; thus, the Specific Plan Area is the equivalent of a Preservation Zone 
for the purposes of implementing Section 6.C. of the Specific Plan and LAMC Section 
13B.8.5 of Chapter 1A. The subject building, built in 1934 with a Mediterranean-influenced 
architectural style, was a contributor to the Mediterranean ambience of Westwood Village 
("Cultural Resource Documentation Report: Westwood Village," prepared by Johnson 
Heumann, Gruen Associates, 1985). Key architectural characteristics include but are not 
limited to the mission tile hipped roof along the Broxton façade and tile edged parapets along 
the Weyburn frontage. The proposed façade remodel, including new awnings, storefront 
windows, entry doors, and material finishes, as well as the restoration of character-defining 
features of the corner façade will help reinforce the vision of the original building and activate 
this extensive frontage in Westwood Village.  
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Environmental Findings 
 
5. The project incorporates mitigation measures, monitoring measures when 

necessary, or alternatives identified in the environmental review, which would 
mitigate the negative environmental effects of the project, to the extent physically 
feasible.  
 
The City of Los Angeles determined based on the whole of the administrative record, that 
the Project is exempt from CEQA pursuant to State CEQA Guidelines, Sections 15301 Class 
1 (Existing Facilities) and 15331 Class 31 (Historic Resource Restoration/Rehabilitation) 
and there is no substantial evidence demonstrating that an exception to a categorical 
exemption pursuant to CEQA Guidelines, Section 15300.2 applies. 
 
The Class 1 Categorical Exemption consists of the operation, repair, maintenance, 
permitting, leasing, licensing, or minor alteration of existing public or private structures, 
facilities, mechanical equipment, or topographical features, involving negligible or no 
expansion of existing or former use. The proposed project involves a façade remodel, 
including new awnings, storefront windows, entry doors, material finishes, and rooftop 
equipment for a new restaurant in an existing commercial building. It is limited to the four 
current tenant spaces and does not propose the expansion of an existing use.  

 
The Class 31 Categorical Exemption allows projects limited to the 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 subject building is a designated 
Locally Significant Cultural Resource within the Westwood Village Specific Plan. A Cultural 
Resources Report, dated October 2024, was prepared by Historic Resources Group. The 
proposed project has been reviewed for consistency with the Secretary of the Interior 
standards by both a third-party historic preservation consultant and the Office of Historic 
Resources. Whereas the project scope involves the rehabilitation of multiple character-
defining historic features of the original building such as transom windows and iron-wrought 
railings, the project is eligible for an exemption of this class.  
 
Furthermore, the Exceptions outlined in Section 15300.2 of the CEQA Guidelines do not 
apply to the proposed project:  

 
(a) Location. The project is not located in a sensitive environment. It is in the commercial 

district of a developed, urban neighborhood and is consistent with the scale and uses 
proximate to the area.  

 
(b) Cumulative Impact. The project is consistent with the type of development permitted 

for the area zoned C4-2D-O and designated for Community Commercial land uses. 
The proposed project will not exceed thresholds identified for impacts to the area (i.e. 
traffic, noise, etc.) and will not result in significant cumulative impacts.    

 
(c) Significant Effect. A Categorical Exemption shall not be used for an activity where 

there is a reasonable possibility that the activity will have a significant effect on the 
environment due to unusual circumstances. The proposed project consists of work 
typical to a developed commercial district. Thus, there are no unusual circumstances 
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that will lead to a significant impact on the environment.  
 
(d) Scenic Highways. The only State-designated Scenic Highway in the City of Los 

Angeles is the Topanga Canyon State Scenic Highway, State Route 27, which travels 
through a portion of the Topanga State Park. The subject property is located 
approximately 8 miles from Topanga Canyon State Scenic Highway. Therefore, the 
proposed project will not create any impacts to scenic resources within a State-
designated Scenic Highway.  

 
(e) Hazardous Waste Sites. According to the EnviroStor, the State of California’s 

database of hazardous waste sites, neither the subject property nor any property in 
the vicinity, is identified as a hazardous waste site. Furthermore, the building permit 
history for the project site does not indicate the site may be hazardous or otherwise 
contaminated. Therefore, this exception does not apply. 

 
(f) Historical Resources. A Categorical Exemption shall not be used for a project which 

may cause a substantial adverse change in the significance of a historical resource. 
The existing structure has been identified as a Locally Significant Cultural Resource 
in the Westwood Village Specific Plan. A Cultural Resources Report, dated October 
2024, was prepared by Historic Resources Group. The Specific Plan requires a 
Certificate of Appropriateness for significant alterations to a Cultural Resource and 
requires compliance with the Secretary of the Interior’s Standards for Rehabilitation in 
order to issue a Certificate of Appropriateness. The project has been evaluated by 
staff, technical experts, and the Westwood Design Review Board against the 
Standards for Rehabilitation. As outlined in the Cultural Resources Report, the project 
complies with the applicable Standards for Rehabilitation and therefore is eligible for 
a Certificate of Appropriateness pursuant to Section 6.C. of the Westwood Village 
Specific Plan. Furthermore, the Office of Historic Resources reviewed the proposed 
project and Report, and determined that it did not alter significant defining features of 
the building that could result in a substantial change to the significance of the historic 
resource. The project will comply with the Secretary of Interior’s Standards for 
Rehabilitation. The project will not result in a substantial adverse change in the 
significance of the Locally Significant Cultural Resource and the Exceptions outlined 
in Section 15300.2 of the CEQA Guidelines do not apply.  

 
Therefore, the proposed project is determined to be categorically exempt and does not 
require mitigation or monitoring measures. 

 
TIME LIMIT – OBSERVANCE OF CONDITIONS 
 
All terms and conditions of the Director’s Determination shall be fulfilled before the use may be 
established. Unless otherwise provided in Chapter 1A, Chapter 1 (General Provisions and 
Zoning), or in a project’s conditions of approval, any approval by the Zoning Administrator, 
Director of Planning, an Area Planning Commission, or the City Planning Commission as initial 
decision makers that is not effectuated within three years of its effective date becomes null and 
void. 
 
Section 12.29 of the Los Angeles Municipal Code provides: “A Quasi-judicial action or any 
conditional approval granted by the Director, pursuant to the authority of this Chapter or Chapter 
1 (General Provisions and Zoning) of this Code shall become effective upon utilization of any 
portion of the privilege, and the owner and applicant shall immediately comply with its conditions. 
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The violation of any condition imposed by the Director, Zoning Administrator, Area Planning 
Commission, City Planning Commission, or City Council in connection with the granting of any 
action taken pursuant to the authority of this Chapter or Chapter 1 (General Provisions and 
Zoning), shall constitute a violation of this Chapter or Chapter 1 (General Provisions and Zoning) 
and shall be subject to the same penalties as any other violation of this Code.”  
 
Every violation of this determination is punishable as a misdemeanor unless provision is otherwise 
made, and shall be punishable by a fine of not more than $2,500 or by imprisonment in the County 
Jail for a period of not more than six months, or by both a fine and imprisonment.” 
 
TRANSFERABILITY 
 
This determination runs with the land. In the event the property is to be sold, leased, rented or 
occupied by any person or corporation other than yourself, it is incumbent that you advise them 
regarding the conditions of this grant.  
 
APPEAL PERIOD - EFFECTIVE DATE 

This grant is not a permit or license and any permits and/or licenses required by law must be 
obtained from the proper public agency. If any Condition of this grant is violated or not complied 
with, then the applicant or their successor in interest may be prosecuted for violating these 
Conditions the same as for any violation of the requirements contained in the Los Angeles 
Municipal Code (LAMC).  
 
This determination will become effective after the end of appeal period date on the first page of 
this document, unless an appeal is filed with the Department of City Planning. An appeal 
application must be submitted and paid for before 4:30 PM (PST) on the final day to appeal the 
determination. Should the final day fall on a weekend or legal City holiday, the time for filing an 
appeal shall be extended to 4:30 PM (PST) on the next succeeding working day. Appeals should 
be filed early to ensure the Development Services Center (DSC) staff has adequate time to review 
and accept the documents, and to allow appellants time to submit payment.  
 
An appeal may be filed utilizing the following options: 
 
Online Application System (OAS): The OAS (https://planning.lacity.org/oas) allows entitlement 
appeals to be submitted entirely electronically by allowing an appellant to fill out and submit an 
appeal application online directly to City Planning’s DSC, and submit fee payment by credit card 
or e-check. 
 
Drop off at DSC. Appeals of this determination can be submitted in-person at the Metro or Van 
Nuys DSC locations, and payment can be made by credit card or check. City Planning has 
established drop-off areas at the DSCs with physical boxes where appellants can drop off appeal 
applications; alternatively, appeal applications can be filed with staff at DSC public counters.  
Appeal applications must be on the prescribed forms, and accompanied by the required fee and 
a copy of the determination letter. Appeal applications shall be received by the DSC public counter 
and paid for on or before the above date or the appeal will not be accepted.  
 
Forms are available online at http://planning.lacity.org/development-services/forms. Public offices 
are located at: 
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City Planning staff may follow up with the appellant via email and/or phone if there are any 
questions or missing materials in the appeal submission, to ensure that the appeal package is 
complete and meets the applicable LAMC provisions. 
  
If you seek judicial review of any decision of the City pursuant to California Code of Civil Procedure 
Section 1094.5, the petition for writ of mandate pursuant to that section must be filed no later than 
the 90th day following the date on which the City's decision became final pursuant to California 
Code of Civil Procedure Section 1094.6. There may be other time limits which also affect your 
ability to seek judicial review. 

Verification of condition compliance with building plans and/or building permit applications are 
done at the City Planning Metro or Valley DSC locations.  An in-person or virtual appointment for 
Condition Clearance can be made through the City’s BuildLA portal (appointments.lacity.org). The 
applicant is further advised to notify any consultant representing you of this requirement as well. 

 
QR Code to  

Online Appeal Filing 

 
QR Code to Forms for In-Person 

Appeal Filing  

 
QR Code to BuildLA Appointment 

Portal for Condition Clearance  
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planning.westla@lacity.org  
(310) 231-2901 



WESTWOOD COMMUNITY DESIGN REVIEW BOARD 
Chair: James Grant, Bob Mirdamadi, Alex Wuo,  

Gene Fong, Bettina O’Mara, Kathryn Welch Howe, Raun Thorp 
     

December 18, 2024 
 

 
 

DIR-2024-4409-DRB-SPP-COA                                      10942 – 10946 W. Weyburn Avenue 
& 1008 South Broxton Avenue 

 
 
DIR-2024-4409-DRB-SPPC-COA; ENV-2024-4410-CE (1004-1010 S. Broxton Avenue & 
10938-10948 W. Weyburn Avenue) SECOND FINAL REVIEW for a façade remodel and 
rehabilitation resulting in a consolidated retail corner suite with new entries, windows, awnings, 
lighting, and an open-air patio for a new restaurant. (Applicant’s Representative: Sara Hougton, 
Three6ixty). 
 
 
 

DRB Recommendation: 
 

Quorum:     X  Yes   No ☐ Approved as Submitted Moved: Grant 
Abstained
 

 ☐ Disapproved Second
 

Mirdamadi 
Absent:  ☐ Continued Ayes: Fong, Wuo 

Recused: O’Mara ☒ Approved with Conditions Nays: Thorp, Welch-Howe 
 
 
 
Approve the project as presented with the following conditions:  
 

1. That the rooftop mechanical equipment screen utilize EIFS Material, as depicted in 
material EWF-2 in Exhibit A (Option 1).  

2. That the back-of-house singular door on the Broxton Avenue elevation be painted black 
to match material P-10.  

  

                                                          December 26, 2024    
_______________________     ______________  
Chair, Westwood Community DRB                  Date 
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5 1 1/2" = 1'-0"
ROOFTOP EQUIPMENT SCREEN

6'-
0"

EWF-2

(NEW ROOF PLATFORM

NEW MECHANICAL SCREEN

EXISTING ROOF

NEW MECHANICAL EQUIPMENT

LE
AS

E 
LIN

E

EXISTING ROOF

27'-6" A.F.F. (V.I.F.)
T.O. SCREEN

27'-6" A.F.F. (V.I.F.)
T.O. SCREEN

29'-0" A.F.F.      V.I.F.
(E) T.O. ROOF

EWS-2

1 1/4" = 1'-0"
MECHANICAL PLATFORM - WEST ELEVATION (BROXTON AVE.)

(N) MECHANICAL SCREEN

(N) PARAPET FLASHING

(N) MECHANICAL UNIT WITHIN

21'-5" A.F.F.      V.I.F.
(E) T.O. PARAPET

27'-6" A.F.F. (V.I.F.)
T.O. SCREEN

EWS-2

(N) MECHANICAL SCREEN

(N) PARAPET FLASHING

(N) MECHANICAL UNIT WITHIN

(E) PARAPET

4 1/4" = 1'-0"
MECHANICAL PLATFORM - NORTH ELEVATION 

EXISTING ROOF
BEYOND

21'-5" A.F.F.      V.I.F.
(E) T.O. PARAPET

29'-0" A.F.F.      V.I.F.
(E) T.O. ROOF

27'-6" A.F.F. (V.I.F.)
T.O. SCREEN

EWS-2

(E) PARAPET

2 1/4" = 1'-0"
MECHANICAL PLATFORM - SOUTH ELEVATION 

(N) MECHANICAL SCREEN

(N) PARAPET FLASHING

(N) MECHANICAL UNIT WITHIN

LE
AS

E 
LIN

E

29'-0" A.F.F.      V.I.F.
(E) T.O. ROOF

EXISTING ROOF

27'-6" A.F.F. (V.I.F.)
T.O. SCREEN

21'-5" A.F.F.      V.I.F.
(E) T.O. PARAPET

EWS-2(E) PARAPET

3 1/4" = 1'-0"
MECHANICAL PLATFORM - EAST ELEVATION 

(N) MECHANICAL SCREEN

(N) PARAPET FLASHING

(N) MECHANICAL UNIT WITHIN

SCHEDULE OF EXTERIOR MATERIALS
KEY MATERIALS MANUFACTURER PRODUCT COLOR / FINISH DESCRIPTION

P-10 PAINT - EXPOSED
STRUCTURAL STEEL SHERWIN WILLIAMS

PRO INDUSTRIAL WATER
BASED ALKYD URETHANE

ENAMEL
BLACK / LOW LUSTRE 2 COATS REQUIRED

P-12 PAINT - ALUMIMUM POWDERCOAT RAL 450-6 TEXTURE

EWF-2 ELASTOMERIC EXTERIOR
FINISH DRYVIT WEATHERLASTIC

TEXTURED FINISH
SANDPEBBLE - E (SPE) TEXTURE -
MATCH EXISTING ROOF COLOR APPLIED OVER EIFS

EWF-4 THIN BRICK VENEER ACME MODULAR ENGLISH
COTTAGE SERIES PAINT MATCH EXISTING COLOR

EWF-6 ELASTOMERIC EXTERIOR
COATING DRYVIT WEATHERLASTIC SMOOTH MATCH EXISTING COLOR APPLIED OVER MASONRY AT EXTERIOR WALLS.

EWF-7 EXISTING BRICK REMAIN - - PAINT MATCH EXISTING COLOR PAINT AS NEEDED WITH LIKE-FOR-LIKE COLOR
EWF-9 COMPOSITE CLADDING TREX TRANSCEND HAVANA GOLD
EWS-2 ALUMINUM STOREFRONT TUBELITE T14000 BLACK GL1   1" INSULATED GLAZING (CLEAR), TEMPERED WHERE REQUIRED BY CODE

EWS-3 BIFOLD DOOR RENLITA TBD BLACK
EWS-4 ALUMINUM STOREFRONT TUBELITE T1400 BLACK GL2 1" INSULATED GLAZING (OPAQUE), TEMPERED

EWS-5 EXISTING WINDOW EXISTING EXISTING RESTORE EXISTING EXISTING FRAME TO BE RESTORED, PROVIDE NEW GLAZING

EM-3 POWDER COATED ALUMINUM SIGNAGE SUPPLIER BLACK POWDER COATED ALUM.
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OPEN

LE
AS

E 
LIN

E

1 3/16" = 1'-0"
FRONT-NORTH ELEVATION (WEYBURN AVE) - ROOF SCREEN OPTION 2

0'-0" A.F.F.
DINING F.F.

3'-0" A.F.F.
WINDOW SILL

11'-8" A.F.F.
T.O. STOREFRONT

23'-6" A.F.F.      V.I.F.
(E) T.O. PARAPET

29'-0" A.F.F.      V.I.F.
(E) T.O. ROOF

EXISTING ROOF

ADJACENT TENANT (NOT IN SCOPE)
AREA OF WORK

EWS-2

EWS-2

EWS-2 EWS-2

EWS-2

EWS-2

EWS-2 EWS-2

EWF-4
PT-12

EWS-2

EWS-2EWS-2

EWS-2 EWS-2 EWS-2

EWF-4 EWF-4
PT-12

EWF-6

EWF-6

EWF-4 EWF-4

EWS-3 EWS-3
EWF-6

PT-10

EWF-9 UNDERSIDE

EWF-6

EWF-6

EWS-3

PATCH AND REPAIR (E)
TILE AS NEEDED

(N) BLADE SIGNAGE

PT-10

NEW CANOPY

EWS-2 EWS-2 EWS-2

EWS-5EWS-2EWS-2

EWS-5 EWS-5 EWS-5EWS-5

EWF-6EWF-6EWF-6

EWS-2

EWF-2 EWF-2

(N) EXHAUST BEYOND (N) EXHAUST BEYOND

EXISTING HVAC UNITS

PAINT EXISTING RAILING
PT-10

SCHEDULE OF EXTERIOR MATERIALS
KEY MATERIALS MANUFACTURER PRODUCT COLOR / FINISH DESCRIPTION

P-10 PAINT - EXPOSED
STRUCTURAL STEEL SHERWIN WILLIAMS

PRO INDUSTRIAL WATER
BASED ALKYD URETHANE

ENAMEL
BLACK / LOW LUSTRE 2 COATS REQUIRED

P-12 PAINT - ALUMIMUM POWDERCOAT RAL 450-6 TEXTURE

EWF-2 ELASTOMERIC EXTERIOR
FINISH DRYVIT WEATHERLASTIC

TEXTURED FINISH
SANDPEBBLE - E (SPE) TEXTURE -

MATCH EXISTING COLOR APPLIED OVER STUCCO

EWF-4 THIN BRICK VENEER ACME MODULAR ENGLISH
COTTAGE SERIES PAINT MATCH EXISTING COLOR

EWF-6 ELASTOMERIC EXTERIOR
COATING DRYVIT WEATHERLASTIC SMOOTH MATCH EXISTING COLOR APPLIED OVER MASONRY AT EXTERIOR WALLS.

EWF-7 EXISTING BRICK REMAIN - - PAINT MATCH EXISTING COLOR PAINT AS NEEDED WITH LIKE-FOR-LIKE COLOR

EWF-8 PERFORATED METAL SCREEN McNICHOLS 17143863SA
AIJ3003H14.063GA 1/4RD MECHANICAL ROOF PLATFORM SCREEN

EWF-9 COMPOSITE CLADDING TREX TRANSCEND HAVANA GOLD
EWS-2 ALUMINUM STOREFRONT TUBELITE T14000 BLACK GL1   1" INSULATED GLAZING (CLEAR), TEMPERED WHERE REQUIRED BY CODE

EWS-3 BIFOLD DOOR RENLITA TBD BLACK
EWS-4 ALUMINUM STOREFRONT TUBELITE T1400 BLACK GL2 1" INSULATED GLAZING (OPAQUE), TEMPERED

EWS-5 EXISTING WINDOW EXISTING EXISTING RESTORE EXISTING EXISTING FRAME TO BE RESTORED, PROVIDE NEW GLAZING

EM-3 POWDER COATED ALUMINUM SIGNAGE SUPPLIER BLACK POWDER COATED ALUM.

Sheet Versions:

# Date Description

- - -
- - -
- - -
- - -
- - -
- - -
- - -

Te
le

: 9
72

-7
69

-3
10

0 
 F

ax
: 9

72
-7

69
-3

10
1

68
00

 B
is

ho
p 

Ro
ad

, P
la

no
, T

X 
75

02
4

Re
st

au
ra

nt
 S

up
po

rt 
Of

fic
e

Restaurant:

Designer's Information:

CSRS Project Manager:

Prototype Phase:

Project Issue Date:

301 E. OCEAN BLVD. SUITE 1560
LONG BEACH, CA 90802

Telephone: 833-523-2526
www.csrsinc.com

Raising Cane's
Restaurant #925

1008 Broxton Avenue
Los Angeles, CA 90024

NTV [B]

NTV

00-00-0000

KF

DRB REVIEW
12/02/2024

Sheet Number:

Sheet Title:

PROPOSED EXTERIOR
ELEVATIONS OPT. 2

A4.10

filkins
Dimension
11'-8"

502783
VPP Exhibit A



MR. RICE

1 3/16" = 1'-0"
REAR-WEST ELEVATION (BROXTON AVE) - ROOF SCREEN OPTION 2

LE
AS

E 
LIN

E

21'-5" A.F.F.      V.I.F.
(E) T.O. PARAPET

29'-0" A.F.F.      V.I.F.
(E) T.O. ROOF

EXISTING ROOF

0'-0" A.F.F.
DINING F.F.

AREA OF WORK

ADJACENT TENANT (NOT IN SCOPE)

27'-6" A.F.F. (V.I.F.)
T.O. SCREEN

-1'-4" V.I.F.
CORRAL F.F.

EWS-2 EWS-2 EWS-2 EWS-2

P-12

EWS-3 EWS-3
EWS-3 EWF-6

EWF-4 EWF-4

EWS-2

PT-10 PT-10

EWS-2 EWS-2 EWS-2

(N) MECHANICAL SCREEN

INFILL WITH NEW BRICK//CONCRETE TO
MATCH  EXISTING ADJACENT( TEXTURE
AND FINISH, & PAINT TO MATCH
ADJACENT)

EWF-9 UNDERSIDE
CANOPY

EWF-9 UNDERSIDE
CANOPY

EWF-6

EWF-7

(N) MECHANICAL UNIT
WITHIN, RE: MECHANICAL

EWS-2

NEW CONCRETE BASE TO MATCH
EXISTING

PAINT EXISTING RAILING
PT-10

EWF-6

EWF-6

EWS-5EWS-5

(N) EXHAUST BEYOND (N) EXHAUST BEYOND

(N) EXHAUST BEYOND

(N) CONDENSER BEYOND

(N) PARAPET
FLASHING

EWF-6

EWF-4

EWF-8

EWF-4

INFILL WITH NEW BRICK TO MATCH
EXISTING ADJACENT
( TEXTURE AND FINISH, & PAINT TO MATCH
ADJACENT)

NEW BLADE SIGN

SCHEDULE OF EXTERIOR MATERIALS
KEY MATERIALS MANUFACTURER PRODUCT COLOR / FINISH DESCRIPTION

P-10 PAINT - EXPOSED
STRUCTURAL STEEL SHERWIN WILLIAMS

PRO INDUSTRIAL WATER
BASED ALKYD URETHANE

ENAMEL
BLACK / LOW LUSTRE 2 COATS REQUIRED

P-12 PAINT - ALUMIMUM POWDERCOAT RAL 450-6 TEXTURE

EWF-2 ELASTOMERIC EXTERIOR
FINISH DRYVIT WEATHERLASTIC

TEXTURED FINISH
SANDPEBBLE - E (SPE) TEXTURE -

MATCH EXISTING COLOR APPLIED OVER STUCCO

EWF-4 THIN BRICK VENEER ACME MODULAR ENGLISH
COTTAGE SERIES PAINT MATCH EXISTING COLOR

EWF-6 ELASTOMERIC EXTERIOR
COATING DRYVIT WEATHERLASTIC SMOOTH MATCH EXISTING COLOR APPLIED OVER MASONRY AT EXTERIOR WALLS.

EWF-7 EXISTING BRICK REMAIN - - PAINT MATCH EXISTING COLOR PAINT AS NEEDED WITH LIKE-FOR-LIKE COLOR

EWF-8 PERFORATED METAL SCREEN McNICHOLS 17143863SA
AIJ3003H14.063GA 1/4RD MECHANICAL ROOF PLATFORM SCREEN

EWF-9 COMPOSITE CLADDING TREX TRANSCEND HAVANA GOLD
EWS-2 ALUMINUM STOREFRONT TUBELITE T14000 BLACK GL1   1" INSULATED GLAZING (CLEAR), TEMPERED WHERE REQUIRED BY CODE

EWS-3 BIFOLD DOOR RENLITA TBD BLACK
EWS-4 ALUMINUM STOREFRONT TUBELITE T1400 BLACK GL2 1" INSULATED GLAZING (OPAQUE), TEMPERED

EWS-5 EXISTING WINDOW EXISTING EXISTING RESTORE EXISTING EXISTING FRAME TO BE RESTORED, PROVIDE NEW GLAZING

EM-3 POWDER COATED ALUMINUM SIGNAGE SUPPLIER BLACK POWDER COATED ALUM.
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5 1 1/2" = 1'-0"
ROOFTOP EQUIPMENT SCREEN

6'-
0"

EWF-8

(NEW ROOF PLATFORM

NEW MECHANICAL SCREEN

EXISTING ROOF

NEW MECHANICAL EQUIPMENT

EWF-8

1 1/4" = 1'-0"
MECHANICAL PLATFORM - WEST ELEVATION (BROXTON AVE.)

LE
AS

E 
LIN

E

EXISTING ROOF

27'-6" A.F.F. (V.I.F.)
T.O. SCREEN

27'-6" A.F.F. (V.I.F.)
T.O. SCREEN

29'-0" A.F.F.      V.I.F.
(E) T.O. ROOF

(N) MECHANICAL SCREEN

(N) PARAPET FLASHING

(N) MECHANICAL UNIT WITHIN

EWF-8

4 1/4" = 1'-0"
MECHANICAL PLATFORM - NORTH ELEVATION 

21'-5" A.F.F.      V.I.F.
(E) T.O. PARAPET

27'-6" A.F.F. (V.I.F.)
T.O. SCREEN

BROXTON AVE.

(N) MECHANICAL SCREEN

(N) PARAPET FLASHING

(N) MECHANICAL UNIT WITHIN

EWF-8
(E) PARAPET

2 1/4" = 1'-0"
MECHANICAL PLATFORM - SOUTH ELEVATION 

EXISTING ROOF
BEYOND

21'-5" A.F.F.      V.I.F.
(E) T.O. PARAPET

29'-0" A.F.F.      V.I.F.
(E) T.O. ROOF

27'-6" A.F.F. (V.I.F.)
T.O. SCREEN

(N) MECHANICAL SCREEN

(N) PARAPET FLASHING

(N) MECHANICAL UNIT WITHIN

3 1/4" = 1'-0"
MECHANICAL PLATFORM - EAST ELEVATION 

LE
AS

E 
LIN

E

29'-0" A.F.F.      V.I.F.
(E) T.O. ROOF

EXISTING ROOF

27'-6" A.F.F. (V.I.F.)
T.O. SCREEN

21'-5" A.F.F.      V.I.F.
(E) T.O. PARAPET

EWF-8

(N) MECHANICAL SCREEN

(N) PARAPET FLASHING

(N) MECHANICAL UNIT WITHIN

SCHEDULE OF EXTERIOR MATERIALS
KEY MATERIALS MANUFACTURER PRODUCT COLOR / FINISH DESCRIPTION

P-10 PAINT - EXPOSED
STRUCTURAL STEEL SHERWIN WILLIAMS

PRO INDUSTRIAL WATER
BASED ALKYD URETHANE

ENAMEL
BLACK / LOW LUSTRE 2 COATS REQUIRED

P-12 PAINT - ALUMIMUM POWDERCOAT RAL 450-6 TEXTURE

EWF-2 ELASTOMERIC EXTERIOR
FINISH DRYVIT WEATHERLASTIC

TEXTURED FINISH
SANDPEBBLE - E (SPE) TEXTURE -

MATCH EXISTING COLOR APPLIED OVER STUCCO

EWF-4 THIN BRICK VENEER ACME MODULAR ENGLISH
COTTAGE SERIES PAINT MATCH EXISTING COLOR

EWF-6 ELASTOMERIC EXTERIOR
COATING DRYVIT WEATHERLASTIC SMOOTH MATCH EXISTING COLOR APPLIED OVER MASONRY AT EXTERIOR WALLS.

EWF-7 EXISTING BRICK REMAIN - - PAINT MATCH EXISTING COLOR PAINT AS NEEDED WITH LIKE-FOR-LIKE COLOR

EWF-8 PERFORATED METAL SCREEN McNICHOLS 17143863SA
AIJ3003H14.063GA 1/4RD MECHANICAL ROOF PLATFORM SCREEN

EWF-9 COMPOSITE CLADDING TREX TRANSCEND HAVANA GOLD
EWS-2 ALUMINUM STOREFRONT TUBELITE T14000 BLACK GL1   1" INSULATED GLAZING (CLEAR), TEMPERED WHERE REQUIRED BY CODE

EWS-3 BIFOLD DOOR RENLITA TBD BLACK
EWS-4 ALUMINUM STOREFRONT TUBELITE T1400 BLACK GL2 1" INSULATED GLAZING (OPAQUE), TEMPERED

EWS-5 EXISTING WINDOW EXISTING EXISTING RESTORE EXISTING EXISTING FRAME TO BE RESTORED, PROVIDE NEW GLAZING

EM-3 POWDER COATED ALUMINUM SIGNAGE SUPPLIER BLACK POWDER COATED ALUM.
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1 3/4" = 1'-0"
WALL SECTION AT OUTDOOR PATIO BI-FOLD ENTRY DOOR

0'-0"
T.O. F.F.

EXISTING ROOF FRAMING

NEW BI-FOLD DOOR, RE: DOOR SCHEDULE

NEW TRANSOM WINDOW TO MATCH
EXISTING ADJACENT TRANSOM
WINDOWS

RE: ELEVATIONS

RE: ELEVATIONS

RE: ELEVATIONS
B.O.EXISTING HEADER

2 3/4" = 1'-0"
WALL SECTION AT  BI-FOLD WINDOW WITH EXISTING TRANSOM 

0'-0"
T.O. F.F.

RE:ELEVATIONS
T.O. OF EXISTING ROOF

RE: ELEVATIONS
B.O. EXISTING TRANSOM WINDOWS

EXISTING TRANSOM WINDOW TO REMAIN

EXISTING CORNICE TO REMAIN

NEW BI-FOLD WINDOW, RE: WINDOW SCHEDULE

EXISTING RAILING TO REMAIN

RE: ELEVATIONS

RE: ELEVATIONS
B.O.EXISTING HEADER
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DIR-2024-4409-DRB-SPPC-COA-1A  
       

 

 
 
 

Exhibit C 
 

Environmental 
Clearance 

 
 
 
 
 



COUNTY CLERK’S USE CITY OF LOS ANGELES  
OFFICE OF THE CITY CLERK 

200 NORTH SPRING STREET, ROOM 395 
LOS ANGELES, CALIFORNIA 90012 

CALIFORNIA ENVIRONMENTAL QUALITY ACT 

NOTICE OF EXEMPTION 
(PRC Section 21152; CEQA Guidelines Section 15062) 

 
Pursuant to Public Resources Code § 21152(b) and CEQA Guidelines § 15062, the notice should be posted with the County Clerk by 
mailing the form and posting fee payment to the following address: Los Angeles County Clerk/Recorder, Environmental Notices, P.O. 
Box 1208, Norwalk, CA 90650. Pursuant to Public Resources Code § 21167 (d), the posting of this notice starts a 35-day statute of 
limitations on court challenges to reliance on an exemption for the project. Failure to file this notice as provided above, results in the 
statute of limitations being extended to 180 days. 
PARENT CASE NUMBER(S) / REQUESTED ENTITLEMENTS 
DIR-2024-4409-DRB-SPPC-COA; Project Compliance (Design Review Board), Certificate of Appropriateness 

LEAD CITY AGENCY 
City of Los Angeles (Department of City Planning) 

CASE NUMBER 
ENV-2024-4410-CE 

PROJECT TITLE 
Raising Cane’s Westwood Village 

COUNCIL DISTRICT 
5 – Yaroslavsky 

PROJECT LOCATION   (Street Address and Cross Streets and/or Attached Map)                           ☐   Map attached. 
10942 – 10946 W Weyburn Avenue & 1008 S Broxton Avenue 
PROJECT DESCRIPTION:                                                                                                                 ☐   Additional page(s) attached. 
A façade remodel and rehabilitation resulting in a consolidated retail corner suite with new windows, entryways, awnings, lighting, and 
an open-air patio and the change of use from retail to restaurant.  
NAME OF APPLICANT / OWNER: 
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Cultural Resource and the Exceptions outlined in Section 15300.2 of the CEQA Guidelines do not apply.  
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1.0 EXECUTIVE SUMMARY 

Raising Cane’s Chicken Fingers (the Applicant) is proposing tenant improvements (the Project) to 

the retail spaces located at 10940-10948 Weyburn Avenue and 1008 South Broxton Avenue in the 

Westwood Village Specific Plan Area of the City of Los Angeles. The retail spaces are located in 

one of the two abutting commercial buildings located on the parcel (APN 4363-018-020, the 

Project Site) which encompasses the addresses 10936-10948 West Weyburn Avenue and 1004-

1010 South Broxton Avenue.  

The Project Site was historically occupied by the Villa Mart market and is identified in the 

Westwood Village Specific Plan as a “Locally Significant Cultural Resource.” The purpose of this 

report is to evaluate the Project for eligibility for a Certificate of Appropriateness in compliance 

with the Specific Plan. This evaluation included review of existing information on the history and 

development of the Project Site; observation of existing conditions on the parcel; and analysis of 

the proposed tenant improvements. Research, observation, and analysis were performed by John 

LoCascio, AIA, Principal Architect, a qualified professional who meets the Secretary of the 

Interior’s Professional Qualification Standards (36 CFR 61) in Architecture and Historic 

Architecture. A resume is included in Appendix C.  

The Project proposes to combine existing tenant spaces into a single new restaurant space. The 

related exterior scope of work includes installation of new doors and glazed aluminum storefronts 

with steel canopies and brick-veneered stem walls on the Weyburn Avenue and South Broxton 

Avenue frontages; installation of new bi-fold windows and restoration of the historic transom 

lights in the polygonal corner unit; a new signage band; and new rooftop mechanical equipment 

and equipment screen. 

This evaluation has determined that the Project complies with the Secretary of the Interior’s 

Standards for Rehabilitation and therefore is eligible for a Certificate of Appropriateness pursuant 

to Section 6.C. of the Westwood Village Specific Plan.   
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2.0 PROJECT SUMMARY 

Project Location 

The Project Site is located at the southeast corner of the intersection of Weyburn Avenue and 

South Broxton Avenue in Westwood Village. A location map is included in Figure 1, below. 

FIGURE 1: LOCATION MAP  

 
Project Site outlined in red 

Project Description 

The Project proposes to combine existing tenant spaces (10940-10948 Weyburn Avenue and 

1008 South Broxton Avenue) into a single new restaurant space for Raising Cane’s Chicken 

Fingers Restaurant #925. The interior of the tenant space will be reconfigured with new pick-up 

and dining areas, kitchen, and restrooms. The exterior scope of work includes installation of new 

glazed aluminum storefront doors and glazed aluminum storefronts on thin brick-veneered stem 

walls on the Weyburn Avenue and South Broxton Avenue frontages; new steel awnings with 

composite plank soffits over the storefronts; replacement of the blocked historic vent windows 

above; new bi-folding aluminum windows and restoration of the historic transom lights in the 

corner pavilion, and installation of a new signage band above; and new rooftop mechanical 

equipment and equipment screen. See Appendix A for Project information.  



 

Historic Resources Group                   10940-10948 Weyburn Avenue  

 

3

3.0 SUMMARY OF PREVIOUS EVALUATIONS 

Westwood Village Specific Plan 

Westwood Village is currently regulated by the Westwood Village Specific Plan, originally 

adopted in 1989, with the most recent amendments effective December 1, 2022. The Specific 

Plan identifies a number of properties as “locally significant cultural resources” or “National 

Register eligible cultural resources,” based upon the criteria for Los Angeles Historic 

Preservation Overlay Zones. While not officially designated, these properties are subject to 

review by the Westwood Community Design Review Board. The Project Site (#45 in the map 

below) is identified in the Specific Plan as a “Locally Significant Cultural Resource.”   

FIGURE 2: WESTWOOD VILLAGE SPECIFIC PLAN AREA 

 



 

Historic Resources Group                   10940-10948 Weyburn Avenue  

 

4

SurveyLA 

SurveyLA is the City of Los Angeles’ citywide survey of historic resources, conducted in 

accordance with the standards and guidelines set forth by the National Park Service and the 

California State Office of Historic Preservation, and overseen by the City’s Office of Historic 

Resources. Properties surveyed as part of SurveyLA were evaluated for eligibility for listing in the 

National Register of Historic Places, the California Register of Historical Resources, and as City of 

Los Angeles Historic-Cultural Monuments and Historic Preservation Overlay Zones. 

The Westwood Village Commercial Planning District was identified by SurveyLA as an 

important example of early-20th century neighborhood commercial planning and development. 

Westwood Village is a planned commercial district located at the southern entrance to the 

campus of UCLA. It was developed by the Janss Investment Company beginning in 1929. The 

Janss brothers envisioned a business district that would serve the student population and 

adjacent neighborhoods, but would also become a shopping destination for the growing 

population of western Los Angeles. Guidelines established for building exteriors allowed 

architects to work within a loosely defined range of Mediterranean styles which would 

complement the Italian and Romanesque architecture of the adjacent university campus. Today, 

Westwood Village retains a number of its original buildings, several of which are designated 

Historic-Cultural Monuments. While the area as a whole does not retain sufficient integrity or 

cohesion to qualify as a historic district, over a dozen properties were identified individually as 

excellent examples of early commercial development associated with the original vision of 

Westwood by the Janss Corporation. About half of these were also evaluated for their 

architectural merit. The Project Site is located within the Westwood Village Commercial 

Planning District but was not identified in SurveyLA as individually eligible for historic 

designation, either for its association with the original vision of Westwood or for its 

architectural merit.  

Built Environment Resources Directory (BERD) 

The California Office of Historic Preservation (OHP) maintains the Built Environment Resource 

Directory (BERD), a database of previously evaluated resources throughout the state. The BERD 

contains information only for cultural resources that have been processed through OHP. This 

includes resources reviewed for eligibility for the National Register of Historic Places and the 

California Historical Landmarks programs through federal and state environmental compliance 

laws, and resources nominated under federal and state registration programs. The Project Site is 

not listed in the BERD.1   

 
1 California Office of Historic Preservation, “Built 
Environment Resource Directory: Los Angeles County,” 2021. 
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4.0 DESCRIPTION OF THE PROJECT SITE  

The parcel at 10936-10948 West Weyburn Avenue and 1004-1010 South Broxton Avenue is 

located at the southeast corner of the intersection of Weyburn Avenue and Broxton Avenue in 

the Westwood Village neighborhood of Los Angeles. The irregularly shaped parcel is bounded 

on the west by Broxton Avenue, on the north by Weyburn Avenue, on the east by an adjacent 

commercial building, and on the south by a service alley. The parcel is occupied by two abutting 

commercial buildings set flush to the property lines on the west, north, east, and south, save for 

a narrow parking strip at the south edge of the property along the alley.  

The west building (10940-10948 West Weyburn Avenue and 1004-1010 South Broxton 

Avenue) is of concrete frame and brick masonry construction with a roughly triangular plan and 

complex massing. It is one story in height, with a mezzanine at the rear (south). It has a bow 

truss roof with rolled roofing and a stepped parapet with a simple cornice and clay barrel tile 

coping. The parapet angles back at the northeast corner to highlight a lower polygonal pavilion 

with rusticated plaster piers, a flat roof, and a decorative metal balustrade. The primary (north) 

façade is asymmetrically composed of continuous aluminum-framed storefronts between 

rusticated plaster piers, with a smooth cement plaster parapet above. Remnant divided-light 

vent lights, painted shut, are visible in the parapet. The secondary (west) façade is of painted 

brick masonry and expressed concrete, with rectangular storefront openings divided by fluted 

concrete piers. The parapet is articulated with a brick niche centered above each storefront, and 

a cast escutcheon above each pier. The south (rear) façade is utilitarian.  

The east building (10936-10938 West Weyburn Avenue) is of brick masonry construction with 

a rectangular plan and simple massing. It is one story in height, with a mezzanine at the rear 

(south). It has a bow truss roof with rolled roofing and a parapet with a simple cornice and clay 

barrel tile coping on the primary (north) façade. The north façade is finished in smooth cement 

plaster. It has a shed-roofed projection at the aluminum-framed storefronts, and a parapet 

frieze of recessed plaster panels between squat, fluted piers, with a row of rondels above. The 

south (rear) façade is of expressed board-formed concrete with flush doors, horizontal sliding 

aluminum-sash windows, and security grilles.  

Alterations 

There have been numerous alterations to the exterior of the west building. The historically 

open frontage on Weyburn Avenue has been infilled with glazed aluminum storefronts. The 

windows in the corner pavilion have been replaced, and the transom lights above have been 

blocked. The plaster and brick base of the corner pavilion has been veneered with ceramic tile. 

The shed-roofed projection on the north façade of 10936-10938 West Weyburn Avenue was 

likely added in 1963.  

Historic photographs of the Project Site are included in Appendix B. Photographs of existing 

conditions on the Project Site are included below.  
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EXISTING CONDITIONS PHOTOGRAPHS OF THE PROJECT SITE  

Historic Resources Group 

Image 1: Overview of north façade, view southwest from Weyburn Avenue 

Image 2: North façade, view southeast from Weyburn Avenue 
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Image 3: North façade, view southwest from Weyburn Avenue 

Image 4: North façade, view east on Weyburn Avenue 
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Image 5: Corner pavilion, view southeast from intersection of Weyburn Avenue and Broxton Avenue 

Image 6: West façade, view southeast from Broxton Avenue 
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Image 7: West façade, view northeast from Broxton Avenue 

Image 8: West façade, view northeast from Broxton Avenue 
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Image 9: Southeast façade, view northwest from alley 

Image 10: South façade, view north from alley 
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5.0 ANALYSIS OF PROJECT COMPLIANCE 

Framework for Analysis 

Section 6.C. of the Westwood Village Specific Plan requires approval of a Certificate of 

Appropriateness for significant alterations to a Cultural Resource. Section 2.E. of the 

Specific Plan specifies that “Projects requiring a Certificate of Appropriateness shall be 

subject to the procedures set forth in Section 12.20.3 of the Los Angeles Municipal 

Code.” Section 12.20.3, “HP” Historic Preservation Overlay Zone, requires the Director to 

base a determination on approval of a Certificate of Appropriateness on the project’s 

compliance with the Secretary of the Interior’s Standards for Rehabilitation.   

THE SECRETARY OF THE INTERIOR’S STANDARDS FOR REHABILITATION 

The Secretary of the Interior’s Standards for the Treatment of Historic Properties (“the 

Standards”) provides guidance for reviewing proposed projects that may affect historical 

resources. The Standards and associated guidelines address four distinct historic 

“treatments,” including: (1) preservation; (2) rehabilitation; (3) restoration; and (4) 

reconstruction. The specific Standards and guidelines associated with each of these 

possible treatments are provided on the National Park Service’s website regarding the 

treatment of historic resources.2 

The intent of the Standards is to assist the long-term preservation of a property’s 

significance through the preservation, rehabilitation, and maintenance of historic 

materials and features. The Standards pertain to historic buildings of all materials, 

construction types, sizes, and occupancy and encompass the exterior and interior of the 

buildings. The Standards also encompass related landscape features and the building’s 

site and environment, as well as attached, adjacent, or related new construction.  

The Standards for Rehabilitation address the most prevalent treatment. “Rehabilitation” 

is defined as “the process of returning a property to a state of utility, through repair or 

alteration, which makes possible an efficient contemporary use while preserving those 

portions and features of the property which are significant to its historic, architectural, 

and cultural values.” 

As stated in the definition, the treatment rehabilitation assumes that at least some 

repair or alteration of the historic building will be needed in order to provide for an 

efficient contemporary use; however, these repairs and alterations must not damage or 

destroy materials, features or finishes that are important in defining the building’s 

historic character. Historic building materials and character-defining features are 

 
2 U. S. Department of the Interior, National Park Service, “Rehabilitation Standards and Guidelines,” Technical Preservation 
Services, https://www.nps.gov/tps/standards/rehabilitation.htm (accessed October 2020). See also The Secretary of the 
Interior’s Standards for the Treatment of Historic Properties with Guidelines for Preserving, Rehabilitating, Restoring & 
Reconstructing Historic Buildings, by Kay D. Weeks and Anne E. Grimmer (1995), revised by Anne E. Grimmer (Washington, 
DC: 2017), https://www.nps.gov/tps/standards/treatment-guidelines-2017.pdf (accessed September 2023). 
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protected and maintained; however, greater latitude is given to replace missing or 

extensively deteriorated or damaged features using compatible substitutes. According 

to guidance from the National Park Service, the accommodation of change to make 

possible an efficient use of a historic building is basic to the process of rehabilitation and 

distinguishes it from restoration. It is the owner’s choice as to what or how much work 

will be undertaken in a project. There is no requirement that missing or damaged 

historic features be restored.3 The Guidelines for Rehabilitating Historic Buildings 

recommends accurately reproducing a missing historic feature if adequate historical, 

pictorial, and physical documentation exists; or replacing the missing feature with a new 

design that is compatible with the character of the historic building but clearly 

differentiated so that a false historical appearance is not created.4  

Standards Compliance Analysis 

The Project proposes exterior alterations to the building at 10940-10946 Weyburn Avenue 

and 1004-1010 South Broxton Avenue, including installation of new doors and glazed 

aluminum storefronts with steel canopies and brick-veneered stem walls on the Weyburn 

Avenue and South Broxton Avenue frontages; installation of new bi-fold windows and 

restoration of the historic transom lights in the polygonal corner unit; a new signage band; 

and new rooftop mechanical equipment and equipment screen. The Project is evaluated 

below against the Secretary of the Interior’s Standards for Rehabilitation to determine its 

eligibility for a Certificate of Appropriateness. 

Standard 1: A property will be used as it was historically or be given a new use that 

requires minimal change to its distinctive materials, features, spaces and spatial 

relationships. 

The former Villa Mart building at 10940-10946 Weyburn Avenue and 1004-1010 South 

Broxton Avenue will continue in its historic use as a retail commercial building. The 

exterior alterations proposed by the Project will require minimal change to the 

distinctive materials, features, spaces, and spatial relationships that characterize the 

building. The Project will replace the storefronts on Weyburn Avenue and Broxton 

Avenue, and the windows in the corner pavilion, none of which are historic. The Project 

will retain the building’s complex massing; stepped plaster parapet with a simple cornice 

and clay barrel tile coping; rusticated plaster piers; polygonal corner pavilion with flat 

roof and decorative metal balustrade; vent light openings; painted brick masonry; fluted 

concrete pilasters; brick niches; and cast escutcheons. The Project complies with 

Standard 1.  

 
3 National Park Service, “Historic Preservation Tax Incentives: Cumulative Effect and Historic Character,” 
https://www.nps.gov/subjects/taxincentives/cumulative-effect-and-historic-character.htm (accessed July 2024). 
4 National Park Service, Technical Preservation Services, “Guidelines for Rehabilitating Historic Buildings: Introduction to 
the Guidelines,” The Secretary of the Interior's Standards for Rehabilitation & Illustrated Guidelines for Rehabilitating 
Historic Buildings (nps.gov), (accessed August 2024).  
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Standard 2: The historic character of a property will be retained and preserved. The 

removal of distinctive materials or alteration of features, spaces and spatial 

relationships that characterize a property will be avoided. 

The Project will retain and preserve the historic character of the former Villa Mart 

building and will avoid the removal of distinctive materials or the alteration of features, 

spaces, and spatial relationships that characterize the property. The Project will retain 

and preserve the building’s exterior character-defining features, including its complex 

massing; stepped plaster parapet with a simple cornice and clay barrel tile coping; 

rusticated plaster piers; polygonal corner pavilion with flat roof and decorative metal 

balustrade; vent light openings; painted brick masonry; fluted concrete pilasters; brick 

niches; and cast escutcheons. The Project will replace the storefronts on Weyburn 

Avenue and Broxton Avenue, and the windows in the corner pavilion, which are not 

historic. The Project complies with Standard 2.  

Standard 3: Each property will be recognized as a physical record of its time, place 

and use. Changes that create a false sense of historical development, such as 

adding conjectural features or elements from other historic properties, will not be 

undertaken.  

The Project does not propose changes that create a false sense of historical 

development or the addition of conjectural features or architectural elements from 

other buildings. The proposed new storefronts, bi-fold windows, steel canopies, and sign 

rail are clearly contemporary in design. The Project complies with Standard 3.  

Standard 4: Changes to a property that have acquired historic significance in their 

own right will be retained and preserved. 

No changes to the former Villa Mart building have acquired significance in their own 

right. The Project complies with Standard 4.  

Standard 5: Distinctive materials, features, finishes, and construction techniques or 

examples of craftsmanship that characterize a property will be preserved. 

The Project will retain and preserve the distinctive features, finishes, and examples of 

craftsmanship that characterize the former Villa Mart building, including its complex 

massing; stepped plaster parapet with a simple cornice and clay barrel tile coping; 

rusticated plaster piers; polygonal corner pavilion with flat roof and decorative metal 

balustrade; vent light openings; painted brick masonry; fluted concrete pilasters; brick 

niches; and cast escutcheons. The Project complies with Standard 5.  

Standard 6: Deteriorated historic features will be repaired rather than replaced. 

Where the severity of deterioration requires replacement of a distinctive feature, 

the new feature will match the old in design, color, texture and, where possible, 
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materials. Replacement of missing features will be substantiated by documentary 

and physical evidence.  

The Project will retain the historic features of the former Villa Mart building, including 

its stepped plaster parapet with a simple cornice and clay barrel tile coping; rusticated 

plaster piers; polygonal corner pavilion with flat roof and decorative metal balustrade; 

vent light openings; painted brick masonry; fluted concrete pilasters; brick niches; and 

cast escutcheons. The Project will repair the decorative metal balustrade and replace its 

missing braces; and will restore the blocked transom lights above the windows of the 

corner pavilion. The Project complies with Standard 6.  

Standard 7: Chemical or physical treatments, if appropriate, will be undertaken 

using the gentlest means possible. Treatments that cause damage to historic 

materials will not be used. 

The Project does not propose any chemical or physical treatments, such as sandblasting or 

high-pressure water blasting, that cause damage to historic materials. Any treatments will 

be undertaken using the gentlest means possible, following guidance provided by the 

National Park Service in the applicable Preservation Briefs. The Project complies with 

Standard 7.  

Standard 8: Archeological resources will be protected and preserved in place. If such 

resources must be disturbed, mitigation measures will be undertaken. 

The Project does not propose excavation that might reveal unexpected archeological 

resources. In addition, the Project Site is located in an urbanized area and has been subject 

to grading, excavation, fill, and construction activities in the past; any archeological 

resources that may have once existed on the Project Site have likely been previously 

disturbed. Standard 8 is not applicable to the Project.  

Standard 9: New additions, exterior alterations, or related new construction will not 

destroy historic materials, features, and spatial relationships that characterize the 

property. The new work will be differentiated from the old and will be compatible 

with the historic materials, features, size, scale and proportion, and massing to 

protect the integrity of the property and its environment.  

The exterior alterations proposed by the Project will not destroy historic materials, 

features, or spatial relationships that characterize the former Villa Mart building. The 

Project will retain the building’s exterior character-defining features including its 

stepped plaster parapet with a simple cornice and clay barrel tile coping; rusticated 

plaster piers; polygonal corner pavilion with flat roof and decorative metal balustrade; 

vent light openings; painted brick masonry; fluted concrete pilasters; brick niches; and 

cast escutcheons. The Project will install new doors and glazed aluminum storefronts 

with steel canopies and brick-veneered stem walls on the Weyburn Avenue and South 
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Broxton Avenue frontages; install new bi-fold windows and restore the historic transom 

lights in the polygonal corner unit; install a new signage band; and install new rooftop 

mechanical equipment and equipment screen. The new doors, storefronts, canopies, and 

bi-fold windows will be simple and contemporary in design, so will be visually 

unobtrusive and differentiated from the historic character of the building. They will be 

installed within existing openings, so will not alter the historic scale and proportions of 

the façade or the existing fenestration pattern. The new mechanical equipment and 

equipment screen will be located on the rear portion of the roof and will be minimally 

visible from the street. The Project complies with Standard 9.  

Standard 10: New additions and adjacent or related new construction will be 

undertaken in such a manner that, if removed in the future, the essential form and 

integrity of the historic property and its environment would be unimpaired.  

The Project does not propose new additions or adjacent or related new construction. 

Therefore, Standard 10 is not applicable to the Project.  
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6.0 CONCLUSION 

The Project proposes tenant improvements to the existing commercial building located at 

10936-10948 West Weyburn Avenue and 1004-1010 South Broxton Avenue, including 

interior remodel to combine existing tenant spaces (10942-10946 Weyburn Avenue and 

1008 North Broxton Avenue) into a single new restaurant space; installation of new glazed 

aluminum storefront doors and glazed aluminum storefronts on thin brick-veneered stem 

walls on the Weyburn Avenue and South Broxton Avenue frontages; new steel awnings 

with composite plank soffits over the storefronts; replacement of the blocked historic vent 

windows above; new bi-folding aluminum windows and restoration of the historic transom 

lights in the corner pavilion, and installation of a new signage band above; and new rooftop 

mechanical equipment and equipment screen.  

The Project Site was identified in the Westwood Village Specific Plan as a “Locally 

Significant Cultural Resource.” The Specific Plan requires a Certificate of Appropriateness 

for significant alterations to a Cultural Resource and requires compliance with the 

Secretary of the Interior’s Standards for Rehabilitation for approval of a Certificate of 

Appropriateness. Therefore, this report has evaluated the Project against the Standards 

for Rehabilitation.  

This report has determined that the Project complies with the applicable Standards for 

Rehabilitation and therefore is eligible for a Certificate of Appropriateness pursuant to 

Section 6.C. of the Westwood Village Specific Plan.   
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APPENDIX B  

HISTORIC PHOTOGRAPHS 
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The Villa Mart market, c. 1940, view southeast from Weyburn Avenue (courtesy of Steve Sann) 
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The Villa Mart market, corner pavilion, c. 1950, view southeast from Weyburn Avenue and Broxton Avenue (courtesy of 
Steve Sann) 
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Stan’s Donuts, c. 1980, view east from Broxton Avenue (courtesy of Steve Sann) 
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APPENDIX C 
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JOHN LOCASCIO, AIA 

Principal Architect 

 

Experience Profile 

Years of Experience: 31 

 

John LoCascio has been with HRG since 2011, involved in historic 

preservation since 2002, and a licensed, practicing architect since 1993.  

John’s areas of focus at HRG include historic architecture and technology, 

building conservation, historic structure reports and federal historic 

rehabilitation tax credit projects. He provides technical assistance for 

construction documents, advises on compliance with the Secretary of the 
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structures in California as well as in other states. He is currently advising 
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architecture consultation for numerous LAUSD campus modernization 

projects.  

John LoCascio meets the Secretary of the Interior’s Professional 
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Master’s Degree, Historic 
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MEMO 

TO: OFFICE OF HISTORIC RESOURCES 

ATTN: LAMBERT GIESSINGER, SENIOR ARCHITECT 

FROM: JOHN LOCASCIO, AIA, PRINCIPAL ARCHITECT 

DATE: MARCH 2025 

RE: APPEAL OF DIR-2024-4409-DRB-SPPC-COA; ENV-2024-4410-CE 

Introduction 

This memorandum is submitted in response to the February 7, 2025 Appeal (attached) of the 

above-referenced Westwood Village Specific Plan Project Permit Compliance Review and 

Design Review determination, dated January 23, 2025 (attached), for alterations to the property 

at 10942-10946 W. Weyburn Avenue and 1008 S. Broxton Avenue. The property was 

historically occupied by the Villa Mart market and is identified in the Westwood Village Specific 

Plan as a “Locally Significant Cultural Resource.” This memorandum supplements our Cultural 

Resource Report dated October, 2024 (attached), which determined that the proposed 

alterations comply with the Secretary of the Interior’s Standards for Rehabilitation.  

The Appeal claims that the issuance of a Certificate of Appropriateness (COA) for the Raising 

Cane’s improvements (the Project) to the former Villa Mart building at 10942-10946 W. 

Weyburn Avenue and 1008 S. Broxton Avenue (the Project Site) is “improper” because the 

Project’s proposed installation of bi-folding steel sash windows in the existing window openings 

of the building’s polygonal corner pavilion does not comply with: 

 The Secretary of the Interior’s Standards for Rehabilitation, specifically Standards 1, 2,

3, and 5, as required under Section 2.E. of the Specific Plan; and

 The Design Review Criteria, specifically Criteria 3, 7, and 9, as required in Section 13.B.

of the Specific Plan.

The Appeal makes numerous incorrect claims, as demonstrated below, and has no merit. 

556 S Fair Oaks Avenue, Suite 101-514 

Pasadena, CA 91105 

Tel 626-793-2400 

historicresourcesgroup.com 
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Compliance with the Standards for Rehabilitation 

The Secretary of the Interior’s Standards for the Treatment of Historic Properties (“the 

Standards”) provides guidance for reviewing proposed projects that may affect historical 

resources. The Standards for Rehabilitation address the most prevalent treatment. 

“Rehabilitation” is defined as “the process of returning a property to a state of utility, through 

repair or alteration, which makes possible an efficient contemporary use while preserving those 

portions and features of the property which are significant to its historic, architectural, and 

cultural values.” The Secretary of the Interior’s Standards for Rehabilitation are: 

Standard 1: A property will be used as it was historically or be given a new use that requires 

minimal change to its distinctive materials, features, spaces and spatial relationships. 

Standard 2: The historic character of a property will be retained and preserved. The 

removal of distinctive materials or alteration of features, spaces and spatial relationships 

that characterize a property will be avoided. 

Standard 3: Each property will be recognized as a physical record of its time, place and use. 

Changes that create a false sense of historical development, such as adding conjectural 

features or elements from other historic properties, will not be undertaken.  

Standard 4: Changes to a property that have acquired historic significance in their own 

right will be retained and preserved. 

Standard 5: Distinctive materials, features, finishes, and construction techniques or 

examples of craftsmanship that characterize a property will be preserved. 

Standard 6: Deteriorated historic features will be repaired rather than replaced. Where the 

severity of deterioration requires replacement of a distinctive feature, the new feature will 

match the old in design, color, texture and, where possible, materials. Replacement of 

missing features will be substantiated by documentary and physical evidence.  

Standard 7: Chemical or physical treatments, if appropriate, will be undertaken using the 

gentlest means possible. Treatments that cause damage to historic materials will not be 

used. 

Standard 8: Archeological resources will be protected and preserved in place. If such 

resources must be disturbed, mitigation measures will be undertaken. 

Standard 9: New additions, exterior alterations, or related new construction will not 

destroy historic materials, features, and spatial relationships that characterize the 

property. The new work will be differentiated from the old and will be compatible with the 

historic materials, features, size, scale and proportion, and massing to protect the integrity 

of the property and its environment.  

Standard 10: New additions and adjacent or related new construction will be undertaken in 

such a manner that, if removed in the future, the essential form and integrity of the historic 
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property and its environment would be unimpaired.  

The Appeal incorrectly claims that “the Historic Resources Survey [sic] report that was 

submitted was for an entirely DIFFERENT window treatment and design (rolling garage doors 

and windows), and no supplemental report was ever submitted to reflect the CURRENT design. 

As such there was no evidence in the record on which either the DRB or the Director of 

Planning could rely.” HRG prepared an updated report in October 2024 that included evaluation 

of the current design with the proposed bi-folding windows. That report was submitted to Staff 

on October 23, 2024 and was thus available to the DRB and the Director of Planning to inform 

their determination.  

The Appeal claims without basis that the building’s polygonal corner pavilion will be “essentially 

obliterated” by the installation of bi-folding steel sash windows in the existing window 

openings and thus the Project does not comply with Standards 1, 2, 3, and 5 of the Secretary of 

the Interior’s Standards for Rehabilitation. This is completely inaccurate. As noted in our 

October 2024 report, the Project will in fact retain all of the surviving character-defining 

features of the former Villa Mart building, including the polygonal corner pavilion with its flat 

roof, metal roof balustrade, window openings, and transoms. The windows in the corner 

pavilion were originally wood framed fixed windows, each topped by a transom with a central 

light flanked by vents. By about 1980 the transoms had been blocked on the exterior and the 

fixed windows had been replaced. The Project proposes to restore the transoms and replace the 

existing non-historic windows with new bi-folding steel sash windows within the historic 

window openings. This will provide an indoor-outdoor option for the new restaurant’s corner 

dining room without removing any historic materials or features of the corner pavilion, and 

without altering the size, shape and proportions of the historic window openings. It must also 

be noted that the Project proposes to replace the existing non-historic ceramic tile below the 

windows with brick veneer to simulate the historic condition.  

According to guidance from the National Park Service, the accommodation of change to make 

possible an efficient new use of a historic building is basic to the process of rehabilitation and 

distinguishes it from restoration. It is the owner’s choice as to what or how much work will be 

undertaken in a project. There is no requirement that missing or damaged historic features be 

restored.1 The Guidelines for Rehabilitating Historic Buildings recommends that missing historic 

features may be replaced with a new design that is compatible with the character of the historic 

building but clearly differentiated so that a false historical appearance is not created.2 The 

proposed new windows will be compatible with the size, shape, proportion, and pattern of the 

building’s historic windows but will be clearly differentiated by their contemporary bi-folding 

operation and steel sash.  

Standard 1 of the Secretary of the Interior’s Standards for Rehabilitation requires that a 

property will be used as it was historically or be given a new use that requires minimal change 

to its distinctive materials, features, spaces and spatial relationships. The Project will adapt the 

 
1 National Park Service, “Historic Preservation Tax Incentives: 
Cumulative Effect and Historic Character,” 
https://www.nps.gov/subjects/taxincentives/cumulative-
effect-and-historic-character.htm (accessed July 2024). 

2 National Park Service, Technical Preservation Services, 
“Guidelines for Rehabilitating Historic Buildings: Introduction 
to the Guidelines,” The Secretary of the Interior's Standards 
for Rehabilitation & Illustrated Guidelines for Rehabilitating 
Historic Buildings (nps.gov), (accessed August 2024).  
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former Villa Mart market building for new use as a restaurant while retaining all of its 

distinctive materials, features, spaces and spatial relationships, including the polygonal corner 

pavilion with its flat roof, metal roof balustrade, window openings, and transoms. Therefore, the 

Project complies with Standard 1.  

Standard 2 requires that the historic character of a property will be retained and preserved and 

recommends avoiding removal of distinctive materials or alteration of features, spaces and 

spatial relationships that characterize the property. The Project will preserve the historic 

character of the former Villa Mart building by retaining its distinctive materials, features, spaces 

and spatial relationships, including the polygonal corner pavilion with its flat roof, metal roof 

balustrade, window openings, and transoms. Therefore, the Project complies with Standard 2. 

Standard 3 requires that each property be recognized as a physical record of its time, place and 

use and prohibits changes that create a false sense of historical development, such as adding 

conjectural features or elements from other historic properties. The Project does not propose 

adding conjectural features or elements from other historic properties; it will install new, 

differentiated bi-folding steel sash windows in the historic window openings as recommended 

by the National Park Service in the Guidelines for Rehabilitating Historic Buildings. Therefore, 

the Project complies with Standard 3.  

Standard 5 requires that distinctive features and materials that characterize the historic 

property be preserved. As described in our October 2024 report, the Project will retain and 

preserve all the remaining features, finishes, and examples of craftsmanship that characterize 

the former Villa Mart building, including its complex massing; stepped plaster parapet with a 

simple cornice and clay barrel tile coping; rusticated plaster piers; polygonal corner pavilion with 

flat roof and decorative metal balustrade; vent light openings; painted brick masonry; fluted 

concrete pilasters; brick niches; and cast escutcheons. Therefore, the Project complies with 

Standard 5.  

As demonstrated in our October 2024 report and detailed above, the Project complies with the 

Secretary of the Interior’s Standards for Rehabilitation as required under Section 2.E. of the 

Specific Plan. Therefore, the Appeal has no merit.  

Compliance with the Design Review Criteria 

The Appeal claims that the proposed bi-folding steel sash windows are not “reasonably 

consistent with the character of cultural resources in the area” as required by Design Review 

Criterion 3. There are nine “cultural resources” as identified in the Specific Plan in the near 

vicinity of the Project Site:  

 945 Broxton Avenue (Fox Theatre) 

 926-940 Broxton Avenue (Bruin Theatre) 

 10935-10937 Weyburn Avenue 

 10931-10933 Weyburn Avenue 

 10923-10927 Weyburn Avenue 

 901-951 Westwood Boulevard (Holmby Building) 

 1001 Westwood Boulevard  



Historic Resources Group                    10942-10946 W Weyburn Ave 5  

 10924 Weyburn Avenue 

 1001-1009 Broxton Avenue (El Paseo Building) 

There is no consistency in the types, sizes, shapes, materials, or character of the windows of 

these nine buildings; and all have had their original windows replaced. Examples include fixed, 

divided-light aluminum windows, some with tiled bulkheads; fixed aluminum storefronts, some 

with projecting decorative surrounds; punched, fixed divided-light windows; stacked awning 

windows; casement windows; aluminum-framed bay windows; wood-framed display windows; 

and fixed display windows with round-arched transom lights. This complete lack of consistency 

in the character of the fenestration of the surrounding “cultural resources” renders Design 

Review Criterion 3 inapplicable to the Project. Further, Design Review Criterion 3 applies only 

to “color and building materials;” it does not apply to window design.  

In addition, Standard 3 of the Secretary of the Interior’s Standards for Rehabilitation specifically 

prohibits “changes that create a false sense of historical development, such as adding 

conjectural features or elements from other properties.” The former Villa Mart building is 

considered a “cultural resource” under the Specific Plan, which requires compliance with the 

Standards; therefore, any changes to the former Villa Mart building must be compatible only 

with the historic character of the former Villa Mart building itself, and not with the character of 

other cultural resources in the area. It may be that Design Review Criterion 3 was intended to 

apply only to proposed new construction in the Specific Plan Area, but this is only speculative 

and is not clarified in the Specific Plan; regardless, it is not possible for the Project to comply 

with Design Review Criterion 3 and still comply with the Standards.  

The Appeal claims that the Project does not apply with Design Review Criterion 7 but does not 

elaborate. Design Review Criterion 7 states that “The architectural style of the building shall 

relate to surrounding Cultural Resources.” This Criterion appears to have been intended to 

apply to new construction, like Criterion 3, and not to existing cultural resources. The former 

Villa Mart building is itself identified in the Specific Plan as a “cultural resource” and the Project 

will retain the building’s Mediterranean Revival architectural style.  

Finally, the Appeal claims that the bi-folding steel sash windows do not match the other 

windows and doors in the Project and therefore do not comply with Design Review Criterion 9, 

“Any exterior treatment, including color, texture, and other architectural features, shall be 

applied to all exterior walls in a similar manner.” However, the fenestration and exterior 

treatment of the former Villa Mart building’s corner pavilion were historically different from 

those of the rest of the building. The Weyburn façade was finished in smooth cement plaster 

and was almost entirely open to the street, whereas the corner pavilion has rusticated piers 

framing rectangular windows. The Weyburn façade was later enclosed with aluminum 

storefront and the windows in the corner pavilion were replaced within the original openings. 

The Project will maintain the historic character of the building by applying different 

fenestration treatments to the Weyburn frontage and corner pavilion: glazed storefronts on 

Weyburn, and bi-folding windows in the original window openings of the corner pavilion. The 

Project will retain all of the surviving character-defining features of the former Villa Mart 

building, including the polygonal corner pavilion with its flat roof, metal roof balustrade, 

window openings, and transoms, and will install compatible new windows in the window 
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openings. It therefore complies with the Standards for Rehabilitation as required under Section 

2.E. of the Specific Plan. As with Design Review Criterion 3, discussed above, it is not possible 

for the Project to comply with Design Review Criterion 9 and still comply with the Standards.  

Conclusion 

As demonstrated in our October 2024 report and detailed above, the Project will retain all of 

the surviving character-defining features of 10942-10946 W Weyburn Avenue and will install 

compatible new storefront and windows that are differentiated from the missing historic 

windows. When closed, the proposed new bi-folding windows will absolutely be consistent with 

the existing architectural character of the former Villa Mart building while retaining all of the 

building’s remaining features and materials; when open, the windows will provide protective 

awnings and allow for an indoor-outdoor dining option that engages the adjacent street. The 

Project complies with the Secretary of the Interior’s Standards for Rehabilitation and with the 

applicable Westwood Village Specific Plan Design Review Criteria. Therefore, the Appeal has no 

merit.  

 

 

 

Attachments:  

Appeal of DIR-2024-4409-DRB-SPPC-COA; ENV-2024-4410-CE, February 7, 2025 

Westwood Village Specific Plan Project Permit Compliance Review and Design Review, Case 

No. DIR-2024-4409-DRB-SPPC-COA, CEQA: ENV-2024-4410-CE, January 23, 2025 

Historic Resources Group, “Cultural Resource Report, 10940-10948 Weyburn Avenue and 1008 

S. Broxton Avenue,” October 2024  
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PURPOSE 
This application is for the appeal of Los Angeles Department of City Planning determinations, as 
authorized by the LAMC. For California Environmental Quality Act Appeals, use form CP13-7840. For 
Building and Safety Appeals and Housing Department Appeals, use form CP13-7854. 

RELATED CODE SECTION 
Refer to the Letter of Determination (LOD) for the subject case to identify the applicable Los Angeles 
Municipal Code (LAMC) Section for the entitlement and the appeal procedures. 

APPELLATE BODY 
Check only one. If unsure of the Appellate Body, check with City Planning staff before 
submission. 

☐ Area Planning Commission (APC) ☐ City Planning Commission (CPC) ☐ City Council

☐ Zoning Administrator (ZA)

CASE INFORMATION 
Case Number:  

APN:   

Project Address:   

Final Date to Appeal: 

APPELLANT 
Check all that apply. 

☐ Person, other than the Applicant, Owner or Operator claiming to be aggrieved

☐ Representative ☐ Property Owner ☐ Applicant ☐ Operator of the Use/Site

APPEAL APPLICATION 
Instructions and Checklist 

https://planning.lacity.gov/odocument/af9c6b90-ffda-48c9-9e82-a5cc37f46f02/CP13-7840_CEQA_Appeal_Application.pdf
https://planning.lacity.gov/odocument/3d099420-dcd1-4c2e-a114-384b24e1adce/CP13-7854
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APPELLANT INFORMATION 
Appellant Name:   

Company/Organization:   

Mailing Address:   

City:           State:       Zip Code:     

Telephone:         E-mail:  

Is the appeal being filed on your behalf or on behalf of another party, organization, or company? 

☐ Self ☐ Other:

Is the appeal being filed to support the original applicant’s position? ☐ YES ☐ NO

REPRESENTATIVE / AGENT INFORMATION 
Name:  

Company/Organization: 

Mailing Address:   

City:      State:  Zip Code: 

Telephone:     E-mail:

JUSTIFICATION / REASON FOR APPEAL 
Is the decision being appealed in its entirety or in part? ☐ Entire ☐ Part

Are specific Conditions of Approval being appealed?  ☐ YES ☐ NO

If Yes, list the Condition Number(s) here:  

On a separate sheet provide the following:  

☐ Reason(s) for the appeal

☐ Specific points at issue

☐ How you are aggrieved by the decision
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APPLICANT’S AFFIDAVIT 
I certify that the statements contained in this application are complete and true. 

Appellant Signature:  Date: 

GENERAL NOTES 
A Certified Neighborhood Council (CNC) or a person identified as a member of a CNC or as 
representing the CNC may not file an appeal on behalf of the Neighborhood Council; persons 
affiliated with a CNC may only file as an individual on behalf of self. 

The appellate body must act on the appeal within a time period specified in the LAMC Section(s) 
pertaining to the type of appeal being filed. Los Angeles City Planning will make its best efforts to 
have appeals scheduled prior to the appellate body’s last day to act in order to provide due process to 
the appellant. If the appellate body is unable to come to a consensus or is unable to hear and 
consider the appeal prior to the last day to act, the appeal is automatically deemed denied, and the 
original decision will stand. The last day to act as defined in the LAMC may only be extended if 
formally agreed upon by the applicant. 

THIS SECTION FOR CITY PLANNING STAFF USE ONLY 
Base Fee:   

Reviewed & Accepted by (DSC Planner): 

Receipt No.:   Date: 

☐ Determination authority notified ☐ Original receipt and BTC receipt (if original applicant)

GENERAL APPEAL FILING REQUIREMENTS 
If dropping off an appeal at a Development Services Center (DSC), the following items are required. 
See also additional instructions for specific case types. To file online, visit our Online Application 
System (OAS). 

APPEAL DOCUMENTS 
1. Hard Copy

Provide three sets (one original, two duplicates) of the listed documents for each appeal filed. 

 Appeal Application

 Justification/Reason for Appeal

https://plncts.lacity.org/oas
https://plncts.lacity.org/oas
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 Copy of Letter of Determination (LOD) for the decision being appealed

2. Electronic Copy

 Provide an electronic copy of the appeal documents on a USB flash drive. The following items
must be saved as individual PDFs and labeled accordingly (e.g., “Appeal Form”,
“Justification/Reason Statement”, or “Original Determination Letter”). No file should exceed 70
MB in size.

3. Appeal Fee

 Original Applicant. The fee charged shall be in accordance with LAMC Section 19.01 B.1(a) of
Chapter 1 or LAMC Section 15.1.1.F.1.a. (Appeal Fees) of Chapter 1A as applicable, or a fee
equal to 85% of the original base application fee. Provide a copy of the original application
receipt(s) to calculate the fee.

 Aggrieved Party. The fee charged shall be in accordance with LAMC Section 19.01 B.1(b) of
Chapter 1 or LAMC Section 15.1.1.F.1.b. (Appeal Fees) of Chapter 1A as applicable

4. Noticing Requirements (Applicant Appeals Only)

 Copy of Mailing Labels. All appeals require noticing of the appeal hearing per the applicable
LAMC Section(s). Original Applicants must provide noticing per the LAMC for all Applicant
appeals.

 BTC Receipt. Proof of payment by way of a BTC Receipt must be submitted to verify that
mailing fees for the appeal hearing notice have been paid by the Applicant to City Planning’s
mailing contractor (BTC).

See the Mailing Procedures Instructions (CP13-2074) for applicable requirements.

SPECIFIC CASE TYPES 
ADDITIONAL APPEAL FILING REQUIREMENTS AND / OR LIMITATIONS 

DENSITY BONUS (DB) / TRANSIT ORIENTED COMMUNITES (TOC) 
Appeal procedures for DB/TOC cases are pursuant to LAMC Section 13B.2.5. (Director 
Determination) of Chapter 1A or LAMC Section 13B.2.3. (Class 3 Conditional Use) of Chapter 1A as 
applicable. 

• Off-Menu Incentives or Waiver of Development Standards are not appealable.

• Appeals of On-Menu Density Bonus or Additional Incentives for TOC cases can only be filed
by adjacent owners or tenants and is appealable to the City Planning Commission.

https://codelibrary.amlegal.com/codes/los_angeles/latest/lapz/0-0-0-18449#JD_19.01.
https://codelibrary.amlegal.com/codes/los_angeles/latest/lapz/0-0-0-18449#JD_19.01.
https://zoning.lacity.org/browse/15#15.1.1
https://codelibrary.amlegal.com/codes/los_angeles/latest/lapz/0-0-0-18449#JD_19.01.
https://codelibrary.amlegal.com/codes/los_angeles/latest/lapz/0-0-0-18449#JD_19.01.
https://zoning.lacity.org/browse/15#15.1.1
https://planning.lacity.gov/odocument/0fc04592-3185-412a-978f-44d4be16f932/CP13-2074_Mailing_Procedures_05.2023.pdf
https://export.amlegal.com/highlighter/viewer/?file=https%3A%2F%2Fexport.amlegal.com%2Fmedia%2F24259a9bf34d8bbd74290ebcea364555aab18977%2FPDF%2FChapter%25201A_PDF.pdf&script=%2Fstatic%2Fjs%2Fhighlighter-hooks.js&hitNavLoc=2&powerSearch=1&hlCopy=1&nativePrint=1&#LA_Art13_1_11_2024.indd%3A.124139%3A25820
https://export.amlegal.com/highlighter/viewer/?file=https%3A%2F%2Fexport.amlegal.com%2Fmedia%2F24259a9bf34d8bbd74290ebcea364555aab18977%2FPDF%2FChapter%25201A_PDF.pdf&script=%2Fstatic%2Fjs%2Fhighlighter-hooks.js&hitNavLoc=2&powerSearch=1&hlCopy=1&nativePrint=1&#LA_Art13_1_11_2024.indd%3A.124139%3A25820
https://export.amlegal.com/highlighter/viewer/?file=https%3A%2F%2Fexport.amlegal.com%2Fmedia%2F24259a9bf34d8bbd74290ebcea364555aab18977%2FPDF%2FChapter%25201A_PDF.pdf&script=%2Fstatic%2Fjs%2Fhighlighter-hooks.js&hitNavLoc=2&powerSearch=1&hlCopy=1&nativePrint=1&#LA_Art13_1_11_2024.indd%3A.124131%3A25818
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 Provide documentation confirming adjacent owner or tenant status is required (e.g., a
lease agreement, rent receipt, utility bill, property tax bill, ZIMAS, driver’s license, bill
statement).

WAIVER OF DEDICATION AND / OR IMPROVEMENT 
Procedures for appeals of Waiver of Dedication and/or Improvements (WDIs) are pursuant to LAMC 
Section 12.37 I of Chapter 1 or LAMC Section 10.1.10. (Waiver and Appeals) of Chapter 1A as 
applicable. 

• WDIs for by-right projects can only be appealed by the Property Owner.

• If the WDI is part of a larger discretionary project, the applicant may appeal pursuant to the
procedures which govern the main entitlement.

[VESTING] TENTATIVE TRACT MAP 
Procedures for appeals of [Vesting] Tentative Tract Maps are pursuant LAMC Section 13B.7.3.G. of 
Chapter 1A. 

• Appeals must be filed within 10 days of the date of the written determination of the decision-
maker.

NUISANCE ABATEMENT / REVOCATIONS 
Appeal procedures for Nuisance Abatement/Revocations are pursuant to LAMC Section 13B.6.2.G. 
of Chapter 1A. Nuisance Abatement/Revocations cases are only appealable to the City Council. 

Appeal Fee 

 Applicant (Owner/Operator). The fee charged shall be in accordance with the LAMC Section
19.01 B.1(a) of Chapter 1 or LAMC Section 15.1.1.F.1.a. (Appeal Fees) of Chapter 1A as
applicable. 

For appeals filed by the property owner and/or business owner/operator, or any 
individuals/agents/representatives/associates affiliated with the property and business, who 
files the appeal on behalf of the property owner and/or business owner/operator, appeal 
application fees listed under LAMC Section 19.01 B.1(a) of Chapter 1 shall be paid, at the time 
the appeal application is submitted, or the appeal application will not be accepted. 

 Aggrieved Party. The fee charged shall be in accordance with the LAMC Section 19.01 B.1(b)
of Chapter 1 or LAMC Section 15.1.1.F.1.b. (Appeal Fees) of Chapter 1A as applicable.

https://codelibrary.amlegal.com/codes/los_angeles/latest/lapz/0-0-0-18023
https://codelibrary.amlegal.com/codes/los_angeles/latest/lapz/0-0-0-18023
https://zoning.lacity.org/browse/10#10.1.10
https://export.amlegal.com/highlighter/viewer/?file=https%3A%2F%2Fexport.amlegal.com%2Fmedia%2F24259a9bf34d8bbd74290ebcea364555aab18977%2FPDF%2FChapter%25201A_PDF.pdf&script=%2Fstatic%2Fjs%2Fhighlighter-hooks.js&hitNavLoc=2&powerSearch=1&hlCopy=1&nativePrint=1&#LA_Art13_1_11_2024.indd%3A.124229%3A25842
https://export.amlegal.com/highlighter/viewer/?file=https%3A%2F%2Fexport.amlegal.com%2Fmedia%2F24259a9bf34d8bbd74290ebcea364555aab18977%2FPDF%2FChapter%25201A_PDF.pdf&script=%2Fstatic%2Fjs%2Fhighlighter-hooks.js&hitNavLoc=2&powerSearch=1&hlCopy=1&nativePrint=1&#LA_Art13_1_11_2024.indd%3A.124229%3A25842
https://export.amlegal.com/highlighter/viewer/?file=https%3A%2F%2Fexport.amlegal.com%2Fmedia%2F24259a9bf34d8bbd74290ebcea364555aab18977%2FPDF%2FChapter%25201A_PDF.pdf&script=%2Fstatic%2Fjs%2Fhighlighter-hooks.js&hitNavLoc=2&powerSearch=1&hlCopy=1&nativePrint=1&#LA_Art13_1_11_2024.indd%3A.124213%3A25838
https://export.amlegal.com/highlighter/viewer/?file=https%3A%2F%2Fexport.amlegal.com%2Fmedia%2F24259a9bf34d8bbd74290ebcea364555aab18977%2FPDF%2FChapter%25201A_PDF.pdf&script=%2Fstatic%2Fjs%2Fhighlighter-hooks.js&hitNavLoc=2&powerSearch=1&hlCopy=1&nativePrint=1&#LA_Art13_1_11_2024.indd%3A.124213%3A25838
https://codelibrary.amlegal.com/codes/los_angeles/latest/lapz/0-0-0-18449
https://codelibrary.amlegal.com/codes/los_angeles/latest/lapz/0-0-0-18449
https://zoning.lacity.org/browse/15#15.1.1
https://codelibrary.amlegal.com/codes/los_angeles/latest/lapz/0-0-0-18449
https://codelibrary.amlegal.com/codes/los_angeles/latest/lapz/0-0-0-18449
https://codelibrary.amlegal.com/codes/los_angeles/latest/lapz/0-0-0-18449
https://zoning.lacity.org/browse/15#15.1.1
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Steven D. Sann 

907 Westwood Boulevard, # 203 

Los Angeles, CA 90024-2904 

Writer’s Direct: (213) 448-8147 • Email: stevesann2001@yahoo.com 

 

 

February 7, 2025 

 

West Los Angeles Area Planning Commission   April Sandifer, President 

c/o Commission Executive Assistant    Marty Shelton, Vice President 

City Hall       Haley Feng, Commissioner 

200 North Spring Street, Room 272    Esther Marguilies, Commissioner 

Los Angeles, CA  90012      Lisa Waltz Morocco, Commissioner 

 

Re:  Case No. DIR-2024-4409-DRB-SPPC-COA; CEQA: ENV-2024-4410-CE 

 10942-10946 W. Weyburn Ave. & 1008 S. Broxton Ave.; Los Angeles, CA 90024 

Applicant: Raising Cane’s 

 

Honorable Commissioners: 

 

This letter is submitted as a supplement to the Appeal of the case number captioned above, stating the 

reasons for this appeal, the specific points at issue, how I and other members of our Westwood 

community are aggrieved by the decision, and why I believe the decision-maker erred or abused their 

discretion in this case. 

 

I am the Chair of the Westwood Community Council, Inc., however I am filing this appeal as individual. 

 

This is an Appeal of the improper issuance of a Certificate of Appropriateness (COA) of one of our 46 

Historic-Cultural Resource buildings in our Westwood Village Specific Plan area and the improper 

issuance of Specific Plan Project Permit Compliance (SPPC). 

 

I am writing in reference to the Raising Cane’s project proposed for the 1938 Villa Mart building in 

Westwood Village, located at the highly significant “Crossroads Corner” of Broxton and Weyburn 

Avenues.  This building faces three of our most architecturally, culturally, and historically landmark 

buildings in the entire Village:  the 1931 Fox Westwood Village Theater, the 1932 El Paseo Building, and 

the 1937 Bruin Theater.  Together, these four historic structures anchor one of the most significant and 

important corners in the Village, in Los Angeles, and indeed in the entire film entertainment world. 

 

I attended every single public hearing in their entirety, including both preliminary and final hearings, 

conducted by the Westwood Design Review Board (DRB), including the final meeting held on 

December 18, 2024, when the Board, by the BARE MINIMUM VOTE of 4 in favor and 2 opposed, 

ostensibly acted to recommend the project to the Director of Planning for approval. 

 

However, the Board FAILED COMPLETELY to analyze the project, and make the LEGALLY REQUIRED 

FINDINGS as enumerated in the Los Angeles Municipal Code, the Westwood Village Specific Plan, 

including the 10 mandatory findings required for the issuance of a COA.  A vote was taken, the required 

findings were not made and ignored, and were only INSERTED into the Letter of Determination by staff, 

using boilerplate language found in nearly every other LOD. 

 

mailto:stevesann2001@yahoo.com
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Further, the legal standard to make the required findings is based on SUBSTANTIAL EVIDENCE IN THE 

RECORD. In fact, there was NOT substantial evidence in the record, and in certain cases there was NO 

EVIDENCE IN THE RECORD whatsoever. 

 

I note further that the two NO votes were the TWO leading experts on the DRB with vast knowledge 

and full understanding of the REQUIREMENTS of the Secretary of the Interior’s Standards.  One of 

these two DRB members is the former President of the Los Angeles Conservancy Board of Directors, 

and a current Board member of the National Trust for Historic Preservation.  This Board member 

stated repeatedly that the project as proposed FAILED utterly to meet the required standards for 

approval. 

 

The other DRB member who also voted NO on the project is a longtime member of a Historic 

Preservation Overlay Zone (HPOZ) Board in the city of Los Angeles.  As such, she is also highly 

experienced in CORRECTLY applying the Secretary of the Interior Standards.  She also voted no, stating 

that the project as proposed, especially the treatment of the corner, FAILED to meet the legally 

required standards. 

 

Underscoring the fatally flawed process in this case, BOTH of the dissenting Board members have 

formally asked City staff to provide urgently needed “in service training” possibly by the Office of 

Historic Resources (OHR) staff, to educate the DRB members on the correct process, their role, and 

duties to properly perform the function of the DRB, particularly when it is performing the function of an 

HPOZ Board, as required for the 46 enumerated historic-cultural resource buildings listed in the 

Westwood Village Specific Plan. 

 

Despite these fatal flaws, fabricated “findings” were essentially plucked out of thin air, and boilerplate 

language was inserted into the LOD by planning staff, not based on any discussion, inquiry, or evaluation, 

or determination by the DRB, falsely asserting that the project, in fact, met the required findings.   

 

To put it simply, the DRB, by a BARE MAJORITY VOTE of 4-2 simply “approved the project” without 

making the required findings by the DRB members, and absent substantial evidence in the record.   

 

This is not permitted, and is a violation of the LAMC, the California Environmental Quality Act (CEQA), 

and established Planning Department policies, practices, and procedures. 

 

Specifically, I wish to bring to your attention (1.) several MANDATORY FINDINGS enumerated 

below that must be made to approve this project; and (2.) to request that the proposed 

project be APPROVED WITH THE FOLLOWING CONDITIONS BELOW. 

 

Note that the CORNER portion of this 1938 Villa Mart building at Broxton and Weyburn 

Avenues is expressly called out as a “Character-defining feature” under the Secretary of 

the Interior’s Standards for Rehabilitation, in the 1985 Historic Resources Report relied upon by 

the Planning Department and City Council in originally adopting the Westwood Village Specific Plan: 

 

Historic Resources Survey (1985)  

Address:  10948 Weyburn Ave. 

Common Name:  Stan’s Donuts 

Historic Name:  Villa Mart 

Architectural Style:  Mediterranean (Revival) 

Year of original construction:  1938 
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“This wedge-shaped building of Mediterranean-influenced design is located at the intersection of 

Weyburn and Broxton.  Apparently built in increments, it is one story and built of reinforced concrete and 

brick.  A mission tile hipped roof tops the west (Broxton) elevation.  An angled bay with a simulated 

rusticated façade acknowledges the corner.  Ornamental ironwork surmounts the bay.  Altered 

storefronts face each street.  Despite its many changes, the building does suggest the themes which were 

historically identified with Westwood Village.” 

 

The following are the Ten Mandatory “Standards of the Secretary of the Interior” ALL of 

which are required “findings” (and which findings must be based on substantial evidence in 

the record) in order to recommend to the Director of Planning that a Certificate of 

Appropriateness (COA) be granted for this project, under the Westwood Village Specific 

Plan and the Los Angeles Municipal Code:  

 

1. A property will be used as it was historically, or be given a new use that requires minimal 

change to its distinctive materials, features, spaces, and spacial The historic 

character of a property shall be retained and preserved. The removal of historic 

materials or alteration of features and spaces that characterize a property shall be 

avoided. 

2. The historic character of a property will be retained and preserved.  The removal of 

distinctive materials or alteration of features, spaces, and spatial relationships that 

characterize a property will be avoided. 

3. Each property will be recognized as a physical record of its time, place, and use. Changes that 

create a false sense of historical development, such as adding conjectural features 

or architectural elements from other buildings, will not be undertaken. 

4. Most properties change over time; those changes that have acquired historic significance in their 

own right will be retained and preserved. 

5. Distinctive features, finishes, and construction techniques or examples of 

craftsmanship that characterize a historic property will be preserved. 

6. Deteriorated historic features will be repaired rather than replaced. Where the 

severity of deterioration requires replacement of a distinctive feature, the new 

feature shall match the old in design, color, texture, and other visual qualities and, 

where possible, materials. Replacement of missing features will be substantiated by 

documentary, physical, or pictorial evidence. 

7. Chemical or physical treatments, such as sandblasting, that cause damage to historic materials 

will not be used. The surface cleaning of structures, if appropriate, shall be undertaken using the 

gentlest means possible. 

8. Significant archeological resources affected by a project will be protected and preserved. If such 

resources must be disturbed, mitigation measures will be undertaken. 

9. New additions, exterior alterations, or related new construction will not destroy historic 

materials that characterize the property. The new work will be differentiated from the old and 

will be compatible with the historic materials, features, size, scale, proportion, and massing, to 

protect the historic integrity of the property and its environment. 

10. New additions and adjacent or related new construction will be undertaken in such a manner 

that if removed in the future, the essential form and integrity of the historic property and its 

environment would be unimpaired. 

 

By allowing the most significant character-defining feature of the building – the anchor corner element – 

to be essentially obliterated with missing windows and doors (replaced by inauthentic “folding plate 

windows and folding plate doors”) this is a SIGNFICANT ALTERATION OF A KEY SPACIAL 

RELATIONSHIP, expressly prohibited by mandatory findings numbered 1, 2, and 3. 

 

Additionally, the following are the MANDATORY FINDINGS that must be made by the DRB to 

recommend a project for approval to the Director of Planning, for Specific Plan Project Permit 

Compliance (SPPC) as enumerated in the Westwood Village Specific Plan: 
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Section 13.B. Design Review Criteria.  

Pursuant to LAMC Section 16.50, the DRB shall make a recommendation to the Director 

of Planning concerning a proposed Project on the basis of the following criteria:  

 

1. The Project shall conform to all applicable provisions of the Specific Plan. 

 

2. The Project shall be consistent with the Westwood Village Design Guidelines.  

 

3. The colors and types of building materials shall be reasonably consistent with the 

character of Cultural Resources in the area.  

 

4. The Project shall not cast shadows onto adjacent residential buildings outside the Specific Plan Area 

for more than two hours between 10 a.m. and 4 p.m. on December 21 or between 10 a.m. and 4 p.m. 

on March 21.  

 

5. All open areas not used for buildings, walkways, or driveways shall be landscaped.  

 

6. The massing of the building shall relate in scale to surrounding Cultural Resources and shall be 

appropriate to the pedestrian oriented character of Westwood Village.  

 

7. The architectural style of the building shall relate to surrounding Cultural Resources.  

 

8. All mechanical equipment and other appurtenances shall be screened from public view.  

 

9. Any exterior treatment, including color, texture, and other architectural features, shall 

be applied to all exterior walls in a similar manner. 

 

The addition of historically inaccurate, modern aluminum framed folding-place windows and folding plate 

doors is absolutely NOT consistent with ANY of the 46 historic-cultural resource buildings listed in the 

Westwood Village Specific Plan. 

 

The Applicant failed completely to provide ANY evidence in the record that such modern windows are 

“reasonably consistent” with ANY of the 46 historic-cultural resource buildings.  No photos were 

submitted.  Nothing! In fact, NO SUCH EVIDENCE could be provided because NONE of these 46 

buildings have modern folding-plate windows and folding plate doors. 

 

I defy the decision maker to point to ANY such evidence in the case file.  In fact, NO SUCH evidence 

exists.  Note also that the Historic Resources Survey report that was submitted was for an entirely 

DIFFERENT window treatment and design (rolling garage doors and windows), and no supplemental 

report was ever submitted to reflect the CURRENT design.  As such there was no evidence in the 

record on which either the DRB or the Director of Planning could rely. 

 

Additionally, the fact that the windows and doors on the corner element are COMPLETELY 

DIFFERENT AND OBVIOUSLY do not matching the rest of the windows and doors of the project is a 

blatant violation of Condition 9 above which requires that “any exterior treatment, including 

color, texture, and other architectural features, shall be applied to all exterior walls in a 

similar manner.”  Windows and doors are both highly significant architectural features, 

and as such must be applied to ALL exterior walls in a similar manner.  The corner 

windows and doors fail that required finding.  Thus the legally required finding CANNOT 

be made without modifying this condition, requiring that ALL windows and doors must be 

similar. 
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I note that Raising Cane’s has recently built and opened many restaurants in architecturally 

and historically significant buildings, including in New York City, Washington, D.C., 

Boston, Nashville, and Chapel Hill, among other locations.  IN NONE OF THESE CASES 

OF HISTORIC BUILDINGS did Raising Cane’s install, nor were they authorized to install, 

folding plate windows or folding plate doors.  That is because folding plate windows and folding 

plate doors are MODERN style windows and doors that are historically INAPPROPRIATE, inaccurate, 

and incompatible, under the Secretary of the Interior’s Standards, and thus a Certificate of 

Appropriateness (COA) would not be granted. 

 

Given Raising Cane’s track record of RESPECTING the architectural and historical integrity of these 

historic and architecturally significant buildings in other cities across the United States, Raising Cane’s 

absolutely must be held to the same standard, and respect the historical, architectural, and 

cultural integrity of Westwood Village and the 1938 Villa Mart building, a Mediterranean 

Revival structure, especially as the highly significant corner of Broxton and Weyburn 

Avenues, directly across the street from three highly significant, iconic, and landmark 

buildings in our Village – the Fox Westwood Village Theater, the El Paseo Building, and 

the Bruin Theater. 

 

IF YOUR COMMISSION DECIDES TO GRANT THE APPEAL BY AMENDING SOME OF 

THE CONDITIOND IN THE LOD, I OFFER THE FOLLOWING SUGGESTED MODIFIED 

CONDITIONS OF APPROVAL FOR RAISING CANE’S PROJECT (IN THE 1938 

HISTORIC “VILLA MART” BUILDING, AT THE CORNER OF BROXTON & WEYBURN 

AVENUES, IDENTIFIED AS A HISTORIC CULTURAL RESOURCE BUILDING UNDER 

THE WESTWOOD VILLAGE SPECIFIC PLAN: 

 

1. All windows and mullions on the corner portion of the building at Broxton & Weyburn shall be 

of the same style, type, design, dimension, and color to match the windows as shown on the 

plans and renderings of the Weyburn elevation, namely that they shall be FIXED and 

INOPERABLE WINDOWS of large single plate glass, to match the windows shown on page 

21 of the Applicant’s Historic Resources Group Report (photo dated c. 1950) with matching 

mullions made out of metal (or anodized aluminum?) painted in black enamel. (Note: need to specify 

(a.) exact color of glass, whether clear or tinted in different color specification, and (b.) either single 

paned or doubled paned glass, as required by Code and energy efficiency rules). Also need to specify 

whether flat or glossy paint finish for the mullions?).  (Note: Folding plate windows to be 

expressly disallowed.) 

 

2. All doors on the corner portion of the building at Broxton & Weyburn Avenues shall be of the 

same style, type, design, dimension, and color of the solid traditional-style doors of red-painted 

wood (or metal?) and glass to match the doors as shown on the renderings and plans for the 

Weyburn elevation of the building.  (Note: Folding plate doors to be expressly disallowed.) 

 

3. The windows and mullions on the Broxton elevation shall be of the same style, type, design, 

dimension, and color to match the windows as shown on the plans and renderings of the 

Weyburn elevation, namely that they be FIXED and INOPERABLE WINDOWS of large 

plate glass with matching mullions made out of metal (or anodized aluminum?) painted in black 

enamel (Note: need to specify (a.) exact color of glass, whether clear or tinted in different color 

specification, and (b.) either single paned or doubled paned glass, as required by Code and energy 

efficiency rules; note also that windows may be frosted on the inside to provide an opaque appearance. 

Also need to specify whether flat or glossy paint finish?).   
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4. Note:  Presently, there are large “sheets” of paint peeling off the building, especially at the 

corner.  Please add a condition that all such damaged paint be removed by the least intrusive 

method possible (careful scraping by hand), and absolutely NO SANDBLASTING OR WATER 

BLASTING which is forbidden under the Secretary of the Interior Standards. 

 

5. All other unapproved elements such as existing flood lights, brackets from long-removed signs, 

and other extraneous materials currently on the façade should be carefully removed, the surface 

should be patched, carefully sanded and painted to match the original. 

 

Additional suggested NOTES regarding advising Planning staff on the proposed signage: 

 

1. The Village Pedestrian signs (aka “Blade Signs”) as shown on the plans and renderings for 

both the Weyburn and Broxton elevations are UNAPPROVABLE.  Note the definition in 

Section 4 of the Westwood Village Specific Plan:  “Village Pedestrian Sign – A sign that is 

attached to a wall or to the underside of an  awning or marquee with one or two sign faces 

perpendicular to the face of the building and that identifies a use or service exclusively or 

primarily by symbol.”  The proposed blade signs are 100% text and unapprovable.  If 

the Applicant wishes to change the design to depict their company mascot, “Cane” the 

Labrador, or perhaps a chicken (or chicken finger?) then perhaps they could be approvable.  

Note also that the DRB Design Guidelines and Practices and Preferences have routinely 

disallowed THICK box-like signs that resemble unapprovable CABINET signs hanging off a 

façade.  The Board also has routinely disapproved INTERNALLY LIT blade signs, as these cause 

the signs to need to be too thick and bulky to accommodate the circuitry and electronics inside 

the “cabinet.” The Board has routinely approved and preferred EXTERNALLY LIT blade signs 

(using goose neck or tensor lights, etc.). 

 

2. Note also the definition of a “Cabinet Sign – A wall sign placed on the face of enclosed cabinet/box 

attached to a building that may display any message allowed on either an off-site or an on-site sign.” All 

such Cabinet signs are UNAPPROVABLE.  The three round red “Raising Canes – Chicken 

Fingers” signs shown on the Weyburn elevation, Broxton elevation, and at the 

corner of Broxton & Weyburn Avenues all appear to be Cabinet Signs, and as such 

appear to be UNAPPROVABLE. 

 

With these necessary and well considered REVISED Conditions of Approval, your Commission could 

correct the fatal flaws contained in the current LOD. 

 

Thank you very much for your diligent attention to this very important project, for following the legally 

mandated standards and findings as required by our Westwood Village Specific Plan, the Secretary of the 

Interior Standards for Rehabilitation, and the Los Angeles Municipal Code, and for helping bring in this 

new and eagerly anticipated restaurant into Westwood Village.  With these AMENDED conditions your 

Board will achieve a “Win-Win” – helping Raising Cane’s come into Westwood Village without delay,  

 

The project can EASILY be modified, the corner treatment can be brought into proper compliance with 

the required findings, and the applicant can move forward with a slightly modified project and open for 

business, all while protecting the architectural and historical integrity at this highly significant corner of 

Westwood Village. 
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Therefore, I respectfully ask that the Commission GRANT the appeal, and find that the decision-maker 

erred or abused their discretion in granting this project approval absent substantial evidence in the 

record that the legally required findings were neither discussed, nor were the findings made by the DRB, 

and MODIFY the Conditions as noted above,. 

 

I expressly reserve the right to submit supplemental materials for consideration by the Area Planning 

Commission, in accordance with the rules of procedure governing the submission of such materials, 

prior to the public hearing. 

 

Sincerely, 
 

Steven D. Sann 
 

Steven D. Sann 
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 Approve with Conditions a Project Permit Compliance Review, Design Review, and 
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consolidated retail corner suite with new windows, entryways, awnings, lighting, and an open-
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The approval of the proposed project is based upon the attached Findings and subject to the 
attached Conditions of Approval.  
 

CONDITIONS OF APPROVAL 
 

1. Site Development. Except as modified herein, the project shall be in substantial 
conformance with the plans and materials submitted by the Applicant, stamped “Exhibit A,” 
and attached to the subject case file. No change to the plans will be made without prior 
review by the Department of City Planning, Project Planning Division, and written approval 
by the Director of Planning. Each change shall be identified and justified in writing. Minor 
deviations may be allowed in order to comply with the provisions of the Municipal Code, the 
project conditions, or the project permit authorization. 

 
2. All use, height, and area regulations of the LAMC and all other applicable 

government/regulatory agencies shall be strictly complied with in the development and use 
of the subject property, except as such regulations are herein specifically varied or required. 

 
3. Façade Modifications. Current entry doors, façade materials, awnings, and storefront 

windows shall be removed and replaced with new entry doors, façade materials, awnings, 
and storefront windows as shown in Exhibit A. 

 
4. Roof Equipment. New rooftop mechanical equipment shall be fully screened from view, as 

depicted in Exhibit A. 
 

5. Design Review Criteria 
 

a. The rooftop equipment screening shall be perforated metal, color to match EWF-8 
as depicted on Sheet MS-1.0 of Exhibit A.  

b. The That the back-of-house singular door on the Broxton Avenue elevation be 
painted black to match material P-10, on Sheet A4.20 of Exhibit A.  

 
6. Certificate of Appropriateness. As shown in Exhibit A, the project shall conform with the 

Secretary of Interior’s Standards for Rehabilitation, listed below: 
 

a. A property will be used as it was historically or be given a new use that require 
minimal changes to its distinctive materials, features, spaces, and spatial 
relationships.  

b. The historic character of a property will be retained and preserved. The removal of 
distinctive materials or alteration of features, spaces, and spatial relationships that 
characterize a property will be avoided.  

c. Each property will be recognized as a physical record of its time, place, and use. 
Changes that create a false sense of historical development, such as adding 
conjectural features or elements from other historic properties, will not be 
undertaken.  

d. Changes to a property that have acquired historic significance in their own right 
will be retained and preserved.  

e. Distinctive materials, features, finishes, and construction techniques or examples 
of craftmanship that characterize a property will be preserved.  

f. Deteriorated historic features will be repaired rather than replaced. Where the 
severity of deterioration required replacement of a distinctive feature, the new 
feature will match the old in design, color, texture, and, where possible, materials. 



  
DIR-2024-4409-DRB-SPP-COA Page 3 of 16 
  

 

Replacement of missing feature will be substantiated by documentary and physical 
evidence.  

g. Chemical or physical treatments, if appropriate, will be undertaken using the 
gentlest means possible. Treatments that cause damage to historic materials will 
not be used.  

h. Archeological resources will be protected and preserved in place. If such resources 
must be disturbed, mitigation measures will be undertaken.  

i. New additions, exterior alterations, or related new construction will not destroy 
historic materials, features, and spatial relationships that characterize the property. 
The new work will be differentiated from the old and will be compatible with the 
historic materials, features, size, scale, and proportion, and massing to protect the 
integrity of the property and its environment.  

j. New additions and adjacent or related new construction will be undertaken in such 
a manner that, if removed in the future, the essential form and integrity of the 
historic property and its environment would be unimpaired.  

 
Administrative Conditions    
 
7. Final Plans. Prior to the issuance of any building permits for the project by the Department 

of Building and Safety, the applicant shall submit all final construction plans that are awaiting 
issuance of a building permit by the Department of Building and Safety for final review and 
approval by the Department of City Planning. All plans that are awaiting issuance of a 
building permit by the Department of Building and Safety shall be stamped by Department 
of City Planning staff “Final Plans.” A copy of the Final Plans, supplied by the applicant, shall 
be retained in the subject case file. 

 
8. Notations on Plans. Plans submitted to the Department of Building and Safety, for the 

purpose of processing a building permit application shall include all of the Conditions of 
Approval herein attached as a cover sheet and shall include any modifications or notations 
required herein. 

 
9. Approval, Verification and Submittals. Copies of any approvals, guarantees or 

Verification of consultations, review of approval, plans, etc., as may be required by the 
subject conditions, shall be provided to the Department of City Planning prior to clearance 
of any building permits, for placement in the subject file.  

 
10. Revocable Permit. If any portion of the structure is determined to be located within the 

public right-of-way, the applicant shall obtain an approval of a revocable permit from the 
Bureau of Engineering.  
 

11. Code Compliance. Use, area, height, and yard regulations of the zone classification of the 
subject property shall be complied with, except where granted conditions differ herein.  

 
12. Department of Building and Safety. The granting of this determination by the Director of 

Planning does not in any way indicate full compliance with applicable provisions of the Los 
Angeles Municipal Code Chapter IX (Building Code). Any corrections and/or modifications 
to plans made subsequent to this determination by a Department of Building and Safety 
Plan Check Engineer that affect any part of the exterior design or appearance of the project 
as approved by the Director, and which are deemed necessary by the Department of 
Building and Safety for Building Code compliance, shall require a referral of the revised 
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plans back to the Department of City Planning for additional review and sign-off prior to the 
issuance of any permit in connection with those plans. 

 
13. Condition Compliance. Compliance with these conditions and the intent of these 

conditions shall be to the satisfaction of the Department of City Planning. 
 

14. Prior to the issuance of any permits, a covenant acknowledging and agreeing to comply with 
all the terms and conditions established herein shall be recorded in the County Recorder's 
Office. The agreement (standard covenant and agreement form CP-6770) shall run with the 
land and shall be binding on any subsequent owners, heirs or assigns. The agreement with 
the conditions attached must be submitted to the Development Services Center for approval 
before being recorded. After recordation, a certified copy bearing the Recorder's number 
and date shall be provided to the Department of City Planning for attachment to the subject 
case file. 
 

15. Indemnification and Reimbursement of Litigation Costs. Applicant shall do all of the 
following: 

 
(i) Defend, indemnify and hold harmless the City from any and all actions against the 

City relating to or arising out of the City’s processing and approval of this 
entitlement, including but not limited to, an action to attack, challenge, set aside, 
void, or otherwise modify or annul the approval of the entitlement, the 
environmental review of the entitlement, or the approval of  subsequent permit 
decisions, or to claim personal property damage, including from inverse 
condemnation or any other constitutional claim. 
 

(ii) Reimburse the City for any and all costs incurred in defense of an action related to 
or arising out of the City’s processing and approval of the entitlement, including but 
not limited to payment of all court costs and attorney’s fees, costs of any judgments 
or awards against the City (including an award of attorney’s fees), damages, and/or 
settlement costs. 

 
(iii) Submit an initial deposit for the City’s litigation costs to the City within 10 days’ 

notice of the City tendering defense to the Applicant and requesting a deposit. The 
initial deposit shall be in an amount set by the City Attorney’s Office, in its sole 
discretion, based on the nature and scope of action, but in no event shall the initial 
deposit be less than $50,000. The City’s failure to notice or collect the deposit does 
not relieve the Applicant from responsibility to reimburse the City pursuant to the 
requirement in paragraph (ii).  

 
(iv) Submit supplemental deposits upon notice by the City. Supplemental deposits may 

be required in an increased amount from the initial deposit if found necessary by 
the City to protect the City’s interests. The City’s failure to notice or collect the 
deposit does not relieve the Applicant from responsibility to reimburse the City 
pursuant to the requirement in paragraph (ii). 

 
(v) If the City determines it necessary to protect the City’s interest, execute an 

indemnity and reimbursement agreement with the City under terms consistent with 
the requirements of this condition. 
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The City shall notify the applicant within a reasonable period of time of its receipt of any 
action and the City shall cooperate in the defense. If the City fails to notify the applicant of 
any claim, action, or proceeding in a reasonable time, or if the City fails to reasonably 
cooperate in the defense, the applicant shall not thereafter be responsible to defend, 
indemnify or hold harmless the City.  

 
The City shall have the sole right to choose its counsel, including the City Attorney’s office 
or outside counsel. At its sole discretion, the City may participate at its own expense in 
the defense of any action, but such participation shall not relieve the applicant of any 
obligation imposed by this condition. In the event the Applicant fails to comply with this 
condition, in whole or in part, the City may withdraw its defense of the action, void its 
approval of the entitlement, or take any other action. The City retains the right to make all 
decisions with respect to its representations in any legal proceeding, including its inherent 
right to abandon or settle litigation. 

 
For purposes of this condition, the following definitions apply: 

   
“City” shall be defined to include the City, its agents, officers, boards, commissions, 
committees, employees, and volunteers. 

 
“Action” shall be defined to include suits, proceedings (including those held under 
alternative dispute resolution procedures), claims, or lawsuits. Actions includes 
actions, as defined herein, alleging failure to comply with any federal, state or local 
law. 

 
Nothing in the definitions included in this paragraph are intended to limit the rights of the 
City or the obligations of the Applicant otherwise created by this condition.  
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FINDINGS 
 
The proposed project, located at 10942 – 10946 West Weyburn Avenue & 1008 South Broxton 
Avenue, consists of a retail suite consolidation, façade remodel, and the change of use to 
establish a new take-out and dine-in fast-food restaurant use in the resulting commercial tenant 
space The exterior scope of work includes the installation of new glazed aluminum storefront 
doors and glazed aluminum storefronts on thin brick-veneered stem walls on the Weyburn Avenue 
and South Broxton Avenue frontages; new steel awnings with composite plank soffits over the 
storefronts; replacement of the blocked historic vent windows above; new bi-folding aluminum 
windows and restoration of the historic transom lights in the corner pavilion, and installation of a 
new signage band above; and new rooftop mechanical equipment and equipment screen for a 
new restaurant (Raising Cane’s). The project is located within a one-two story, multi-tenant 
commercial building and will involve the consolidation five (5) separate tenant spaces.  
  
The project site is in a designated Locally Significant Cultural Resource (No. 45, Stan’s Donuts) 
per the Westwood Village Specific Plan, which states that, “no Cultural Resources in the Specific 
Plan Area shall be demolished, relocated, significantly altered or removed unless a Certificate of 
Appropriateness has been approved by the designated decision-maker in accordance with the 
standards and procedures set forth in Sections 12.20.3 K, N, O, P and Q of the Los Angeles 
Municipal Code. A Cultural Resource Documentation Report (November 30, 1985) was prepared 
by Johnson Heumann Research Associates for Gruen Associates as part of the Westwood Village 
Specific Plan Study. The study was conducted in preparation for the adoption of the Westwood 
Village Specific Plan. This report, which predates the adoption of the Specific Plan in 1989, 
describes the structure’s Mediterranean-influenced design as well as the mission tile hipped roof 
along the Broxton façade and tile edged parapets along the Weyburn frontage. There are previous 
projects associated with this building, and some have required a Certificate of Appropriateness 
(COA), while others have not, dependent on the project scope.  
 
The most recent case associated with the portion of the subject site was approved in January of 
2024; it was a prior iteration of the current proposal. The property owner has since acquired an 
additional tenant suite at the corner of the subject property and has elected to pursue additional 
entitlements for the ensuing façade changes.  
 

 DIR-2023-4907-DRB-SPP-COA – On January 3, 2024, the Director of Planning approved with 
conditions a Design Review, Project Permit Compliance, and Certificate of Appropriateness 
for a façade remodel, including new awnings, storefront windows, entry doors, material 
finishes, and rooftop equipment for a new restaurant. 

 
The previous case associated with the structure did not require a Certificate of Appropriateness: 
 

DIR-2019-1690-DRB-SPP – On June 12, 2019, the Director of Planning approved with 
conditions a Design Review and Project Permit Compliance Review for the installation of one 
illuminated wall sign on an existing fast-food establishment.  

 
The applicant submitted a Cultural Resource Report dated October 2024 prepared by John 
Locascio, licensed architect, of Historic Resources Group. The report corroborated the proposed 
project’s compliance with the Secretary of the Interior’s Standards for Rehabilitation and found 
that the proposed project would not have any potential impacts on the significance of the resource. 
The Office of Historic Resources reviewed the proposed project and COA Findings and 
recommended that the report be adopted, and a Certificate of Appropriateness be granted for the 
proposed project. 
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Design Review Finding 
  
1. A recommendation was made by the Westwood Community Design Review Board, 

pursuant to LAMC Sections 13B.4.3 and 13B.8.5 of Chapter 1A: 
 
The project was first presented to the Design Review Board (DRB) for Preliminary Review 
at a public hearing on August 21, 2024, where the Board members provided preliminary 
feedback on the originally proposed design. The project was then redesigned according to 
feedback received during the Preliminary Review and presented for Final Review at the 
November 20, 2024, hearing, where a quorum of four (4) Board Members voted to continue 
the project to the December 4, 2024 meeting. The Board failed to meet quorum on 
December 4th and the applicant subsequently agreed to reconvene at the regularly 
scheduled December 18, 2024 meeting; the hearing was re-noticed accordingly.  At the 
second Final Review on December 18, 2024, the project representative made a brief 
presentation to the Board detailing the changes made in response to comments during the 
First Final Review. Five (5) members of the public provided comment, and Board Members 
asked questions. The Board voted four (4) to two (2) to recommend approval of the project 
with conditions, as the project will substantially comply with LAMC Section 16.50, 
Subsection E as well as the relevant design guidelines and development provisions of the 
Specific Plan. 

 
Project Permit Compliance Findings 

 
2. The project substantially complies with the applicable regulations, findings, 

standards, and provisions of the specific plan. 
 
The proposed project involves a change of use and façade remodel, including new awnings, 
storefront windows, entry doors, material finishes, and rooftop equipment for a new 
restaurant within the Westwood Village Specific Plan (WVSP). No changes to floor area, 
height, setbacks, or parking are proposed, approved, or authorized. Therefore, Sections 7, 
8, and 9 of the WVSP are not applicable. The proposed signs for the new restaurant are 
eligible for Administrative Review under a separate permit per Section 3.A.1(a) of the 
WVSP. As such, Section 11 is not applicable to this scope of work. Finally, a Village-Wide 
Improvements Assessment District has not been established; therefore, Section 12 of the 
Specific Plan is not applicable. 
 
Section 5 Uses 
 
Section 5.A Permitted Uses limits allowable uses in the WVSP to those permitted in the C4 
Zone, except as provided in Section 5.B and 5.C. The proposed project is a new restaurant, 
which is a permitted use in the C4 Zone. As such, the project is in conformance with Section 
5.A of the WVSP.  
 
Section 5.B Limited Uses lists several different uses and specific limitations depending on 
the use or location of the use in the Specific Plan Area. This section is not applicable to the 
project because it does not include any limitations on restaurant uses.  
 
Section 5.C Prohibited Uses forbids automobile, motorcycle, recreational vehicle, mobile, 
home and trailer sales areas as well as drive-in businesses within the Specific Plan Area. 
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This section is not applicable because the proposed restaurant does not include a drive-in 
window.  
 
Section 5.D.1 Uses Permitted Along the Ground Floor Building Frontage limits the floor area 
on the ground floor of a commercial building to a depth of at least 30 feet, along at least 80 
percent of the frontage to retail, restaurant, or other food service uses. The entirety of the 
proposed project is dedicated to restaurant uses, in conformance with the WVSP.  
 
Section 5.D.2 Uses Permitted Along the Ground Floor Building Frontage requires that 20% 
of the floor area on the ground floor to a depth of 30 feet be devoted to Neighborhood Retail 
and / or Neighborhood Services if the building has over 100 feet of building frontage and is 
occupied by more than five (5) businesses. According to ZIMAS, the subject building has 
ground floor building frontage of 273.54 feet along Weyburn & Broxton Avenue. However, 
this section is not applicable because the subject building will be occupied by only three (3) 
tenant spaces following approval of the proposed project.  
 
Section 6 Preservation of Cultural Resources 
 
The proposed project substantially complies with Section 6 Preservation of Cultural 
Resources of the WVSP. The subject structure is identified on Table 1 and Figure 2 of the 
Westwood Village Specific Plan as a Locally Significant Historic Resource (No. 45, Stan’s 
Donuts). The building was constructed in 1934 in a Mediterranean-influenced architectural 
style, featuring brick masonry with fluted piers, transom windows, a lowered corner with 
decorative wrought-iron fencing, and bow truss roof with rolled roofing and a stepped 
parapet with a simple cornice and clay barrel tile coping. In conformance with Section 6.C, 
a Certificate of Appropriateness (COA) must be approved by the designated decisionmaker 
in accordance with the standards and procedures set forth in Section 12.20.3 K, N, 0, P and 
Q of the Los Angeles Municipal Code prior to any significant structural alterations taking 
place. The Specific Plan provides that the Westwood DRB shall perform the functions of the 
"Board" specified in those Sections. The Westwood DRB provided a recommendation of 
approval at a duly noticed public hearing on December 18, 2024, as such the proposed 
project satisfies the findings for approval of a COA, as discussed below under "Certificate 
of Appropriateness Findings." 
 
Section 10 Development Standards 
 
Section 10.A Development Standards requires that any exterior wall abutting a public right-
of-way not extend more than 40 feet horizontally without containing architectural features 
which will adequately protect against featureless, uninterrupted, large wall planes. The 
Weyburn and Broxton frontages of the proposed project are 50 feet – 6 inches and 42 feet 
– 6 inches respectively. Both frontages will feature interruptions in the form of new awnings, 
doors, windows, and aluminum-framed storefront with brick-veneered stem walls that 
adequately provide visual contrast, in conformance with Section 10.A of the WVSP.  
 
Section 10.B requires ground floor tenants’ primary entrance to be along the public right-of-
way and at ground level. All entrances to the proposed restaurant are located along the 
public right-of-way at ground level in conformance with Section 10.B of the WVSP.  
 
Sections 10.C and 10.D are related to driveways. These sections are not applicable because 
there are no driveways on the project site. 
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Section 10.E is only applicable to projects on Tiverton Avenue. This section is not applicable 
because the project is not along Tiverton Avenue.  

 
Section 13 Design Review Procedures 
 
The proposed project substantially complies with Section 13, Design Review Procedures, 
which requires that a proposed project be reviewed and approved in accordance with Design 
Review Board (DRB) procedures of Chapter 1 Section 16.50 and the Specific Plan 
procedures of Chapter 1A Section 13B.4.3 of the Los Angeles Municipal Code. The 
proposed project has been reviewed in accordance with the DRB and Specific Plan 
procedures of the Los Angeles Municipal Code. The review and recommendation of the 
Westwood Community DRB was based upon conformance with the criteria in Section 13, 
as described below. 
 
The proposed project involves a change of use and façade remodel, including new awnings, 
storefront windows, entry doors, material finishes, and rooftop equipment for a new 
restaurant within an existing commercial building. No new floor area is proposed. Therefore, 
Design Review Criteria in Section 13.B regarding the building’s shadow impacts (13.B.4), 
landscaping of open areas (13.B.5), massing/scale (13.B.6), and architectural style (13.B.7) 
are not applicable. Additionally, Section 13.B.2 is not applicable because Westwood Village 
Design Guidelines have not been adopted.  

 
Section 13.B.1 The project shall conform to all of the provisions of the Specific Plan. The 
proposed project involves a façade remodel, including new awnings, storefront windows, 
entry doors, material finishes, and rooftop equipment for a new restaurant within an existing 
commercial building. As described above, the proposed project conforms to the relevant 
provisions of the Westwood Village Specific Plan, with conditions imposed to ensure 
compliance.  
 
Section 13.B.3 The colors and types of building materials shall be reasonably consistent 
with the character of the cultural resources in the area. The proposed building materials and 
colors along the façade will be consistent with the rest of the subject building as well as the 
cultural resources in the area. For instance, the Weyburn façade will feature a brick masonry 
veneer that will match the color and texture of the project’s Broxton Avenue façade. The 
Westwood Village Specific Plan’s Locally Significant Historic Resource #45 (project site) as 
well as 2 and 41-44 are located along this block of Weyburn Avenue; the proposed project 
provides storefront glazing and awnings in a manner that is reasonably consistent with the 
glazing and awnings of nearby cultural resources.  
 
Section 13.B.8 All mechanical equipment and other appurtenances shall be screened from 
public view. As shown in Exhibit A, all rooftop mechanical equipment shall be screened from 
public view with solid EFIS material.  
 
Section 13.B.9 Any exterior treatment including color, texture, and other architectural 
features, shall be applied to all exterior walls in a similar manner. As shown in Exhibit A, the 
new storefront windows will be installed along the exterior walls in a similar manner where 
the current windows are located. The windows are finished with anodized silver aluminum 
storefront, including mullions to the likes of the mullions of the bi-fold doors provided at the 
corner. Further, the anodized silver creates a black color that matches the black trim finish 
provided by the proposed Trex Transcend ® awnings with Havana Gold composite decking, 
as seen in Exhibit A material finish EWF-9. This color is consistent with the restoration of 
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the ornamental ironwork at the corner bay, which is also black. The existing façade colors 
will be maintained on a like for like basis and the new awnings will be installed in a similar 
manner to the current location. As such the proposed exterior treatment is applied in a 
similar manner and creates a consolidated, congruent storefront as proposed.  
 

Certificate of Appropriateness Findings 
 
3. The project complies with the Standards for Rehabilitation approved by the United 

States Secretary of the Interior. 
 
The proposed project has been reviewed and approved by the Senior Architect with the 
Department of City Planning's Office of Historic Resources on behalf of the City of Los 
Angeles Cultural Heritage Commission. In addition, the project as proposed has been 
reviewed by a historic architecture and conservation expert and licensed architect with the 
firm Historic Resources Group in a Cultural Resource Report dated October 2024. The 
proposed project complies with the US Department of the Interior Secretary of the Interior’s 
Standards for Rehabilitation, as follows:  
 

a. A property shall be used for its historic purpose or be placed in a new use that requires 
minimal change to the defining characteristics of the building and its site and environment.  
 
The Project includes a change of use from four existing retail and restaurant tenant spaces, 
into a singular tenant space for the operation of a 4,745 square foot dine-in restaurant 
containing 134 seats. The building was previously used as a donut shoppe, bakehouse, and 
grocery market, among other restaurant and retail uses. The proposed use is in keeping 
with the existing restaurant and retail uses of the Project Site. The Project will add new 
signage as part of a separate administrative review process the scope of work under this 
grant is limited to the façade changes herein. There will be no changes to the defining 
characteristics of the building frontage. In contrast, the project will restore the historic, 
character-defining features of the building including transom lights and windows as well as 
the ornamental ironwork at the lowered corner bay. The scope of work includes minimal 
changes to the site and environment, as the existing structures will undergo maintenance 
and rehabilitation.  

 
b. The historic character of a property shall be retained and preserved. The removal of historic 

materials or alteration of features and spaces that characterize a property shall be avoided. 
 
The historic character of the Project Site, namely 1008 Broxton Avenue and 10942-46 
Weyburn Avenue, will be retained and preserved. The exterior alterations proposed by the 
project will require minimal change to the distinctive materials, features, spaces, and spatial 
relationships that characterize the building. The project will replace the storefronts on 
Weyburn Avenue and Broxton Avenue, and the windows in the corner pavilion, none of 
which are historic. The project will retain the building’s complex massing, stepped plaster 
parapet with a simple cornice and clay barrel tile coping, rusticated plaster piers, polygonal 
corner pavilion with flat roof and decorative metal balustrade, vent light openings, painted 
brick masonry, fluted concrete pilasters, brick niches, and cast escutcheons. The Project 
will not remove historic materials or alter features or spaces that characterize the property, 
or the historic features of the neighboring tenant spaces. The proposed work includes a 
façade change for a new Raising Cane’s restaurant, in an existing tenant space that is 
consistent with this Standard.  
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c. Each property shall be recognized as a physical record of its time, place, and use. Changes 
that create a false sense of historical development, such as adding conjectural features or 
architectural elements from other buildings, shall not be undertaken.  
 
The Project does not propose any changes that create a false sense of historical 
development; no conjectural features or architectural elements from other buildings will be 
added. The proposed new storefronts, bi-fold windows, steel canopies, and sign 
rail are contemporary in design. 
 

d. Most properties change over time; those changes that have acquired historic significance in 
their own right shall be retained and preserved.  
 
No changes to the exterior of the building on the Project Site have acquired significance in 
their own right.  

 
e. Distinctive features, finishes, and construction techniques or examples of craftsmanship that 

characterize a property shall be preserved.  
 
The Project will rehabilitate the frontage and will retain and repair distinctive features, 
finishes, and examples of craftsmanship that characterize the building. The frontage will be 
improved with new brickwork, windows, awnings and signage. 

 
f. Deteriorated historic features shall be repaired rather than replaced. Where the severity of 

deterioration requires replacement of a distinctive feature, the new feature shall match the 
old in design, color, texture, and other visual qualities and, where possible, materials. 
Replacement of missing features shall be substantiated by documentary, physical, or 
pictorial evidence.  
 
The Project will repair deteriorated historic features on the Project Site, including awnings, 
brick work, window sash and frames, and new paint finish. The Project will repair the 
decorative metal balustrade and replace its missing braces; and will restore the blocked 
transom lights above the windows of the corner pavilion. Features that are deteriorated 
beyond repair will be replaced with new features that match the originals in size, shape, 
finish, and where possible, materials, based on extant physical examples.  

 
g. Chemical or physical treatments, such as sandblasting, that cause damage to historic 

materials shall not be used. The surface cleaning of structures, if appropriate, shall be 
undertaken using the gentlest means possible.  
 
The Project does not propose chemical or physical treatments that cause damage to historic 
materials, such as sandblasting or high-pressure water blasting. Any treatments shall be 
undertaken using the most gentle means possible in an effort to follow guidance from the 
National Park Service in the applicable Preservation Briefs.  

 
h. Significant archeological resources affected by a project shall be protected and preserved. 

If such resources must be disturbed, mitigation measures shall be undertaken. 
 
The Project Site is not located in an identified archeological zone and the scope of the 
Project does not include soil disruption; therefore, no significant archeological features will 
be found. 
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i. New additions, exterior alterations, or related new construction shall not destroy historic 
materials that characterize the property. The new work shall be differentiated from the old 
and shall be compatible with the massing, size, scale, and architectural features to protect 
the historic integrity of the property and its environment.  
 
As noted previously, the proposed Project includes a façade change on an existing 
commercial building. The new work will connect three of the existing store fronts together 
on Weyburn Avenue and refurbish the frontage along Broxton Avenue. The project will retain 
the building’s exterior character-defining features including its stepped plaster parapet with 
a simple cornice and clay barrel tile coping, rusticated plaster piers, polygonal corner 
pavilion with flat roof and decorative metal balustrade, vent light openings, painted brick 
masonry, fluted concrete pilasters, brick niches, and cast escutcheons. The project will also 
install new doors and glazed aluminum storefronts with steel canopies and brick-veneered 
stem walls on the Weyburn Avenue and South Broxton Avenue frontages, install new bi-fold 
windows and restore the historic transom lights in the polygonal corner unit, install a new 
signage band, and install new rooftop mechanical equipment and equipment screen. The 
new doors, storefronts, canopies, and bi-fold windows will be simple and contemporary in 
design, so will be visually unobtrusive and differentiated from the historic character of the 
building. They will be installed within existing openings, so will not alter the historic scale 
and proportions of the façade or the existing fenestration pattern. The new mechanical 
equipment and equipment screen will be located on the rear portion of the roof and will be 
minimally visible from the street.. The new work will be differentiated from the old by its 
design, which will be a simplified interpretation of historic references, but will not copy any 
design motifs of the neighboring contributing buildings. The footprint of the building is not 
changing, as there is no new construction. The new work is therefore compatible with the 
massing, size, scale, and architectural features of the contributing buildings. 

 
j. New additions and adjacent or related new construction shall be undertaken in such a 

manner that if removed in the future, the essential form and integrity of the historic property 
and its environment would be unimpaired.  
 
The project does not propose new additions or adjacent or related new construction. 
Therefore, this Standard is not applicable to the project.  

 
4. The project protects and preserves the historic and architectural qualities and the 

physical characteristics which make the building a Contributing Element of the 
Preservation Zone. 
 
The Westwood Village Specific Plan identifies 45 Historic and/or Cultural Resources within 
the Specific Plan area; thus, the Specific Plan Area is the equivalent of a Preservation Zone 
for the purposes of implementing Section 6.C. of the Specific Plan and LAMC Section 
13B.8.5 of Chapter 1A. The subject building, built in 1934 with a Mediterranean-influenced 
architectural style, was a contributor to the Mediterranean ambience of Westwood Village 
("Cultural Resource Documentation Report: Westwood Village," prepared by Johnson 
Heumann, Gruen Associates, 1985). Key architectural characteristics include but are not 
limited to the mission tile hipped roof along the Broxton façade and tile edged parapets along 
the Weyburn frontage. The proposed façade remodel, including new awnings, storefront 
windows, entry doors, and material finishes, as well as the restoration of character-defining 
features of the corner façade will help reinforce the vision of the original building and activate 
this extensive frontage in Westwood Village.  
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Environmental Findings 
 
5. The project incorporates mitigation measures, monitoring measures when 

necessary, or alternatives identified in the environmental review, which would 
mitigate the negative environmental effects of the project, to the extent physically 
feasible.  
 
The City of Los Angeles determined based on the whole of the administrative record, that 
the Project is exempt from CEQA pursuant to State CEQA Guidelines, Sections 15301 Class 
1 (Existing Facilities) and 15331 Class 31 (Historic Resource Restoration/Rehabilitation) 
and there is no substantial evidence demonstrating that an exception to a categorical 
exemption pursuant to CEQA Guidelines, Section 15300.2 applies. 
 
The Class 1 Categorical Exemption consists of the operation, repair, maintenance, 
permitting, leasing, licensing, or minor alteration of existing public or private structures, 
facilities, mechanical equipment, or topographical features, involving negligible or no 
expansion of existing or former use. The proposed project involves a façade remodel, 
including new awnings, storefront windows, entry doors, material finishes, and rooftop 
equipment for a new restaurant in an existing commercial building. It is limited to the four 
current tenant spaces and does not propose the expansion of an existing use.  

 
The Class 31 Categorical Exemption allows projects limited to the 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 subject building is a designated 
Locally Significant Cultural Resource within the Westwood Village Specific Plan. A Cultural 
Resources Report, dated October 2024, was prepared by Historic Resources Group. The 
proposed project has been reviewed for consistency with the Secretary of the Interior 
standards by both a third-party historic preservation consultant and the Office of Historic 
Resources. Whereas the project scope involves the rehabilitation of multiple character-
defining historic features of the original building such as transom windows and iron-wrought 
railings, the project is eligible for an exemption of this class.  
 
Furthermore, the Exceptions outlined in Section 15300.2 of the CEQA Guidelines do not 
apply to the proposed project:  

 
(a) Location. The project is not located in a sensitive environment. It is in the commercial 

district of a developed, urban neighborhood and is consistent with the scale and uses 
proximate to the area.  

 
(b) Cumulative Impact. The project is consistent with the type of development permitted 

for the area zoned C4-2D-O and designated for Community Commercial land uses. 
The proposed project will not exceed thresholds identified for impacts to the area (i.e. 
traffic, noise, etc.) and will not result in significant cumulative impacts.    

 
(c) Significant Effect. A Categorical Exemption shall not be used for an activity where 

there is a reasonable possibility that the activity will have a significant effect on the 
environment due to unusual circumstances. The proposed project consists of work 
typical to a developed commercial district. Thus, there are no unusual circumstances 
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that will lead to a significant impact on the environment.  
 
(d) Scenic Highways. The only State-designated Scenic Highway in the City of Los 

Angeles is the Topanga Canyon State Scenic Highway, State Route 27, which travels 
through a portion of the Topanga State Park. The subject property is located 
approximately 8 miles from Topanga Canyon State Scenic Highway. Therefore, the 
proposed project will not create any impacts to scenic resources within a State-
designated Scenic Highway.  

 
(e) Hazardous Waste Sites. According to the EnviroStor, the State of California’s 

database of hazardous waste sites, neither the subject property nor any property in 
the vicinity, is identified as a hazardous waste site. Furthermore, the building permit 
history for the project site does not indicate the site may be hazardous or otherwise 
contaminated. Therefore, this exception does not apply. 

 
(f) Historical Resources. A Categorical Exemption shall not be used for a project which 

may cause a substantial adverse change in the significance of a historical resource. 
The existing structure has been identified as a Locally Significant Cultural Resource 
in the Westwood Village Specific Plan. A Cultural Resources Report, dated October 
2024, was prepared by Historic Resources Group. The Specific Plan requires a 
Certificate of Appropriateness for significant alterations to a Cultural Resource and 
requires compliance with the Secretary of the Interior’s Standards for Rehabilitation in 
order to issue a Certificate of Appropriateness. The project has been evaluated by 
staff, technical experts, and the Westwood Design Review Board against the 
Standards for Rehabilitation. As outlined in the Cultural Resources Report, the project 
complies with the applicable Standards for Rehabilitation and therefore is eligible for 
a Certificate of Appropriateness pursuant to Section 6.C. of the Westwood Village 
Specific Plan. Furthermore, the Office of Historic Resources reviewed the proposed 
project and Report, and determined that it did not alter significant defining features of 
the building that could result in a substantial change to the significance of the historic 
resource. The project will comply with the Secretary of Interior’s Standards for 
Rehabilitation. The project will not result in a substantial adverse change in the 
significance of the Locally Significant Cultural Resource and the Exceptions outlined 
in Section 15300.2 of the CEQA Guidelines do not apply.  

 
Therefore, the proposed project is determined to be categorically exempt and does not 
require mitigation or monitoring measures. 

 
TIME LIMIT – OBSERVANCE OF CONDITIONS 
 
All terms and conditions of the Director’s Determination shall be fulfilled before the use may be 
established. Unless otherwise provided in Chapter 1A, Chapter 1 (General Provisions and 
Zoning), or in a project’s conditions of approval, any approval by the Zoning Administrator, 
Director of Planning, an Area Planning Commission, or the City Planning Commission as initial 
decision makers that is not effectuated within three years of its effective date becomes null and 
void. 
 
Section 12.29 of the Los Angeles Municipal Code provides: “A Quasi-judicial action or any 
conditional approval granted by the Director, pursuant to the authority of this Chapter or Chapter 
1 (General Provisions and Zoning) of this Code shall become effective upon utilization of any 
portion of the privilege, and the owner and applicant shall immediately comply with its conditions. 
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The violation of any condition imposed by the Director, Zoning Administrator, Area Planning 
Commission, City Planning Commission, or City Council in connection with the granting of any 
action taken pursuant to the authority of this Chapter or Chapter 1 (General Provisions and 
Zoning), shall constitute a violation of this Chapter or Chapter 1 (General Provisions and Zoning) 
and shall be subject to the same penalties as any other violation of this Code.”  
 
Every violation of this determination is punishable as a misdemeanor unless provision is otherwise 
made, and shall be punishable by a fine of not more than $2,500 or by imprisonment in the County 
Jail for a period of not more than six months, or by both a fine and imprisonment.” 
 
TRANSFERABILITY 
 
This determination runs with the land. In the event the property is to be sold, leased, rented or 
occupied by any person or corporation other than yourself, it is incumbent that you advise them 
regarding the conditions of this grant.  
 
APPEAL PERIOD - EFFECTIVE DATE 

This grant is not a permit or license and any permits and/or licenses required by law must be 
obtained from the proper public agency. If any Condition of this grant is violated or not complied 
with, then the applicant or their successor in interest may be prosecuted for violating these 
Conditions the same as for any violation of the requirements contained in the Los Angeles 
Municipal Code (LAMC).  
 
This determination will become effective after the end of appeal period date on the first page of 
this document, unless an appeal is filed with the Department of City Planning. An appeal 
application must be submitted and paid for before 4:30 PM (PST) on the final day to appeal the 
determination. Should the final day fall on a weekend or legal City holiday, the time for filing an 
appeal shall be extended to 4:30 PM (PST) on the next succeeding working day. Appeals should 
be filed early to ensure the Development Services Center (DSC) staff has adequate time to review 
and accept the documents, and to allow appellants time to submit payment.  
 
An appeal may be filed utilizing the following options: 
 
Online Application System (OAS): The OAS (https://planning.lacity.org/oas) allows entitlement 
appeals to be submitted entirely electronically by allowing an appellant to fill out and submit an 
appeal application online directly to City Planning’s DSC, and submit fee payment by credit card 
or e-check. 
 
Drop off at DSC. Appeals of this determination can be submitted in-person at the Metro or Van 
Nuys DSC locations, and payment can be made by credit card or check. City Planning has 
established drop-off areas at the DSCs with physical boxes where appellants can drop off appeal 
applications; alternatively, appeal applications can be filed with staff at DSC public counters.  
Appeal applications must be on the prescribed forms, and accompanied by the required fee and 
a copy of the determination letter. Appeal applications shall be received by the DSC public counter 
and paid for on or before the above date or the appeal will not be accepted.  
 
Forms are available online at http://planning.lacity.org/development-services/forms. Public offices 
are located at: 
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City Planning staff may follow up with the appellant via email and/or phone if there are any 
questions or missing materials in the appeal submission, to ensure that the appeal package is 
complete and meets the applicable LAMC provisions. 
  
If you seek judicial review of any decision of the City pursuant to California Code of Civil Procedure 
Section 1094.5, the petition for writ of mandate pursuant to that section must be filed no later than 
the 90th day following the date on which the City's decision became final pursuant to California 
Code of Civil Procedure Section 1094.6. There may be other time limits which also affect your 
ability to seek judicial review. 

Verification of condition compliance with building plans and/or building permit applications are 
done at the City Planning Metro or Valley DSC locations.  An in-person or virtual appointment for 
Condition Clearance can be made through the City’s BuildLA portal (appointments.lacity.org). The 
applicant is further advised to notify any consultant representing you of this requirement as well. 

 
QR Code to  

Online Appeal Filing 

 
QR Code to Forms for In-Person 

Appeal Filing  

 
QR Code to BuildLA Appointment 

Portal for Condition Clearance  
 
VINCENT P. BERTONI, AICP 
Director of Planning 
 
Approved by: 
 
 
 
  

 
Prepared by: 

Juliet Oh, Senior City Planner 
 

Jackson Olson, Planning Assistant 
jackson.olson@lacity.org 

 

Metro DSC Van Nuys DSC 

201 N. Figueroa Street 
Los Angeles, CA 90012 
planning.figcounter@lacity.org 
(213) 482-7077 

6262 Van Nuys Boulevard 
Van Nuys, CA 91401 
planning.mbc2@lacity.org 
(818) 374-5050 

South LA DSC West LA DSC 

(In person appointments available on 
Tuesdays and Thursdays 8am-4pm only) 
8475 S. Vermont Avenue, 1st Floor 
Los Angeles, CA 90044 
planning.southla@lacity.org 

(CURRENTLY CLOSED) 
1828 Sawtelle Boulevard 
West Los Angeles, CA 90025 
planning.westla@lacity.org  
(310) 231-2901 
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LOS ANGELES, CALIFORNIA 90024 

ZONE: C4-2D-O (COMMERCIAL ZONE) 

LEGAL DESCRIPTION: 
TRACK = 1 0600 

- BLOCK = 5 
- LOT = 12 

ARB= N/A 

APN #: 4363-018-020 

SITE INFORMATION: 
- SQUARE FOOTAGE = 4,745 SF 
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THERE ARE NO STAND ALONE 
SIGNS OR BLADE SIGNS 
FLOOR AREA RATIO (FAR): NO 
CHANGES 
TOTAL PARCEL AREA: 0.66 AC 

HEIGHT OF BUILDING: 
- B.O. CEILING (FROM F.F.) = 27'-4" 
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LANDSCAPING: 
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OPEN SPACE: 
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PARKING: 
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EXISTING TILE BASE - (GC TO VERIFY EXISTING 

STOREFRONT STRUCTURE, SHORE 
AS REQ'D) 

11 ~~~~T-NORTH ELEVATION (WEYBURN AVE) 

,-ii 2g-0• A.F.F. V.I.F. 

T (E)T.O. ROOF 

__dii 21'-S' AF.F. V.I.F. 
T (E)T.O. PARAPET 

o·-0· cc 

DINING F.F. 
-1'4" 
CORRALF F 

1 3/16" 1'-0" 

[E) METAL RAILING TO RBMJ~ 

I 

EXISTING HVAC EQUIPMENT ~ 
TO BE REMOVED 

If"..,. .-
11/ // 
II/ 

.JI 

\ 
L, 

AREA OF WORK 

EXISTING PILASTER TO REMAIN 

7 
/I 

EXISTING EXHAUST 
TO BE REMOVED 

EXSTING DECORATIVE NICHE TO REMAd EXISTING DECORATIVE MEDALLION u TOREMAIN 

\__ REMOVE EXISTING WOOD STOREFRONT 
AND DOOR 

LLLL.LLU LLL~,t 

EXISTING PILASTER TO REMAIN 

EXISTING DECORA~~NICHE TO REMAIN 

11 

\ 
~ EXISTINGWINDOWTOBE 

REMOVED 
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I 

·.J.. __ 

EXISTING PILASTER TO REMAIN 

-. .. 
.. .. .. - - I 

ff ff ff 

ADJACENT TENANT (NOT IN SCOPE) 

ff ff 
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11111 z -... 
z 
Ill 
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.-l 211'-0' A.F.F. V.I.F. 
1 (~IO.ROOF 

.-l 23'-6" A.F.F. V.I.F. 
I (E) T.O. PARAPET 

.-l 11'-!!" A.F.F. 
j T.O. STOREFRONT 

..l 3'-0' AF.F. 
I WINOOW SILL 

,,.L 0'-0' AF.F. 
I DINING F.F. 

r----_ 

ADJACENTTENANT (NOT IN SCOPE) 

_)i 

□□ CD □ 
,.:-

1[ 11 
\' __ /' 

7 I 

1 FRONT-NORTH ELEVATION (WEYBURN AVE)-ROOF SCREEN OPTION 1 
3/16" = 1'-0" 

-=II 
I 

EXISTING HVAC UNITS 

~ I 

AREA OF WORK 

: IT 'C✓~-1-EX-HA-us_,_BEY_ON_□ ________ ~[ __ 7 ___ ~_1_EXHA_u.,_BEY_o_,_, _____________ ____ 

/ y L.7 
I 

1IFr•(91 r (N}BLAOESIGNAGE 

I 
/ 

I I I I 
I I I I 

I I I I 
I I I I 

,------ NEW CANOPY 

(EWF<) I ~ EWF-9 UNDERSIDE 

I PT-10 l i!r,j 1,_PT-10; ' 

KEY 

P-10 

P-12 

EWF-2 

EWF4 

EWF, 

EWF-7 

EWF-9 

EWS-2 

EWS-3 

EWS-4 

EWS-5 

SCHEDULE OF EXTERIOR MATERIALS 
MATERIALS 

PAINT -EXPOSED 
STRUCTURAL STEEL 

PAINT -ALUMIMUM 

ELASTOMERIC EXTERIOR 
FINISH 

THIN BRICK VENEER 

ELASTOMERIC EXTERIOR 
COATING 

EXISTING BRICK REMAIN 

COMPOSITE CLADDING 

ALUMINUM STOREFROl'JT 

BIFOLD DOOR 

ALUMINUM STOREFRONT 

EXISTING WINOOW 

POWDER COATED ALUMINUM 

~ 

MANUFACTURER 

SHERWIN WILLIAMS 

PO'M)ERCOAT 

DRYVIT 

ACME 

DRYVIT 

1REX 

TUBELITE 

RENLrrA 

TUBELITE 

EXISTlNG 

SIGNAGE SUPPLIER 

PRODUCT 
PRO INDUSTRIAL WATER 
BASED ALKYD URETHANE 

ENA"4EL 

RAL 

Vl'EATHERL.ASTIC 
TEXTURED FINISH 

MODULAR ENGLISH 
COTTAGE SERIES 

WEATHERLASTIC SMOOTH 

TRANSCEND 

11400) 

7BD 

11400 

EXISTING 

~ PATCHANDREPAIR(E) 
TILE AS NEEDED 

' 

I 

□EEJ I□ DI~ [ 
// I.,, .. 

I', (EW~) I 
• 

. 

;; ~ 
~ 

EWF-2 

(EWF<) 

[:< R ill EWF-4 
. I: I: I: I 

COLOR/ FINISH 

BLACK/ L(JoH LUSTRE 

450-6 TEXlURE 

8.ANDPEBBLE- E (SPE) TEXTURE
MATCH EXISTING ROOF COLOR 

PAINT MATCH EXISTING COLOR 

MATCH EXISTING COLOR 

PAINT MATCH EXISTING COLOR 

HAVANA GOLD 

BLACK 

BLACK 

BLACK 

RESTORE EXISTING 

BLACK 

DESCRIPTION 

2 COATS REQUIRED 

APPLIED OVER EIFS 

APPLIED OVER MASONRY AT EXTERIOR WALLS. 

PAINT AS NEEDED WITH LIKE-FOR-LIKE COLOR 

GL1 1' INSULATED GLAZING (a.EAR~ TEMPERED WHERE REQUIRED BY CODE 

GL21' INSULATED GLAZING (OPAQUE), TEMPERED 

EXISTING FRAME TOBE RESTORED, PROVIDE NEW GLAZING 

POVi'DER COATED ALUM. 

PAINT EXISTING RAILING -
PT-10 

-

-

RR= 
,:,(S 
I I I I I I 

' ' ' 
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3/16" = 1'-0" 
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( TEXTURE AND FINISH, & PAINT TO MATCH ADJACENT) 

ADJACENT) ~-- NEW CONCRETE BASE TO MATCH 

~--- NEW BLADE SIGN EXISTING 
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P-10 

P-12 

EWF-2 

EWF4 

EWF, 

EWF-7 

EWF-9 

EWS-2 

EWS-3 

EWS-4 

EWS-5 

'"" 

MATERIALS 

PAINT -EXPOSED 
STRUCTURAL STEEL 

PAINT -ALUMIMUM 

ELASTOMERIC EXTERIOR 
FINISH 

THIN BRICK VENEER 

ELASTOMERIC EXTERIOR 
COATING 

EXISTING BRICK REMAIN 

COMPOSITE CLADDING 

ALUMINUM STOREFROl'JT 

BIFOLD DOOR 

ALUMINUM STOREFRONT 

EXISTING WINOOW 

POWDER COATED ALUMINUM 

I: I 

' ' 

I 
I 

' ' I 
I I I ■ 
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I~ 

SCHEDULE OF EXTERIOR MATERIALS 
MANUFACTURER PRODUCT COLOR/ FINISH DESCRIPTION 

PRO INDUSTRIAL WATER 
SHERWIN WILLIAMS BASED ALKYD URETHANE BLACK/ L(JoH LUSTRE 2 COATS REQUIRED 

ENA"4EL 

PO'M)ERCOAT RAL 450-6 TEXlURE 

Vl'EATHERL.ASTIC 8.ANDPEBBLE- E (SPE) TEXTURE-
APPLIED OVER EIFS DRYVIT 

TEXTURED FINISH MATCH EXISTING ROOF COLOR 

MODULAR ENGLISH ACME PAINT MATCH EXISTING COLOR 
COTTAGE SERIES 

DRYVIT WEATHERLASTIC SMOOTH MATCH EXISTING COLOR APPLIED OVER MASONRY AT EXTERIOR WALLS. 

PAINT MATCH EXISTING COLOR PAINT AS NEEDED WITH LIKE-FOR-LIKE COLOR 

1REX TRANSCEND HAVANA GOLD 

TUBELITE 11400) BLACK GL1 1' INSULATED GLAZING (a.EAR~ TEMPERED WHERE REQUIRED BY CODE 

RENLrrA 7BD BLACK 

TUBELITE 11400 BLACK GL21' INSULATED GLAZING (OPAQUE), TEMPERED 

EXISTlNG EXISTING RESTORE EXISTING EXISTING FRAME TOBE RESTORED, PROVIDE NEW GLAZING 

SIGNAGE SUPPLIER BLACK POVi'DER COATED ALUM. 

ADJACENT TENANT (NOT IN SCOPE) 
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OPTION 1 ( EIFS SCREEN) 

29'-0" A.F.F. V.I.F. 
(E) T.O. ROOF 

(N) MECHANICAL SCREEN --

(N) MECHANICAL UNIT WITHIN 

(N) PARAPET FLASHING --

1 MECHANICAL PLATFORM -WEST ELEVATION (BROXTON AVE.) 

~ 29'-0' A.F.F. V.I.F. 
(E) T.O. ROOF 

~ 27'-6' A.F.F. (V.I.F.) 
T.O. SCREEN 

(E)PARAPET ----~ 

21'-5' A.F.F. V.I.F. 
(E) T.O. PARAPET 

I 

I 

1/4' = 1'-0" 

(N) MECHANICAL SCREEN --~ 

(N) MECHANICAL UNIT WITHIN 

(N) PARAPET FLASHING 

I I I I 
I I ii I I 
I 111 1· I 
I I II I I 

(EWS-2) i 11 : : 
-- I II I I 

j I I ii I I 
l I II I I 
I I II I I 
I I 11 l I 
I. I · 11 I I 
I I II I I 
I _I I II I I 

"<;f ·o,_,,,_ ~."_ ---------'----- _____ _ __ : _______ __: •_l ___ ~-~--L _ ___ L_ ____ - ____ _ 

I 
I 

1 · 11 

1 " 
I -fl 
1 " I II 
1 _ 11 
I -11 

3 I ~-~S~ANICAL PLATFORM- EAST ELEVATION 

I 
I 

I 

I 

'll'-6' A.F.F. (V.1.F.) ~ 
T.O. SCREEN 

29'-0" A.F.F. V.I.F. 
(E) T.O. ROOF 

21'-5" A.F.F. V.I.F. 
(E) T.O. PARAPET 

KEY 

P-10 

P-12 

EWF-2 

EWF4 

EWF, 

EWF-7 

EWF-9 

EWS-2 

EWS-3 

EWS-4 

EWS-5 

MATERIALS 

PAINT -EXPOSED 
STRUCTURAL STEEL 

PAINT -ALUMIMUM 

ELASTOMERIC EXTERIOR 
FINISH 

THIN BRICK VENEER 

ELASTOMERIC EXTERIOR 
COATING 

EXISTING BRICK REMAIN 

COMPOSITE CLADDING 

ALUMINUM STOREFROl'JT 

BIFOLD DOOR 

ALUMINUM STOREFRONT 

EXISTING WINOOW 

POWDER COATED ALUMINUM 

(N)MECHANICALSCREEN --~ 

(N) MECHANICAL UNIT WITHIN 

(N) PARAPET FLASHING , 

MANUFACTURER 

SHERWIN WILLIAMS 

PO'M)ERCOAT 

DRYVIT 

ACME 

DRYVIT 

1REX 

TUBELITE 

RENLrrA 

TUBELITE 

EXISTlNG 

SIGNAGE SUPPLIER 

' ' 
' 
' 
' 
' 
' ' 

(EWS-2) 1 

' 
' ' I I_ 

-- •• ·- . --------------------- ·---------- __ - ._:----. :_J __ ___ -------~ -

- :: .--.------- •· - ---- ·------- . --------- -- > ~ -- --- .. - : - ----- -- -___ - •• - -- -7 

~ISTING ROOF 7 
BEYOND 

' ' 
' 
' 
' 
' 
' 
' 
' 
' 
' 
' 
' 
' 
' 
' 

21 ~-~S~ANICAL PLATFORM-SOUTH ELEVATION 

27'-li" A.F.F. .I.F. 
T.O. SCREEN 

21'-5" A.F.F. V.I.F. 
(E) T.O. PARAPET 

(N) MECHANICAL SCREEN --

(N) MECHANICAL UNIT WITHN 

(N) PARAPET FLASHING , 

,-----------------------

41 ~-~~o-HANICAL PLATFORM - NORTH ELEVATION 

SCHEDULE OF EXTERIOR MATERIALS 
PRODUCT 

PRO INDUSTRIAL WATER 
BASED ALKYD URETHANE 

ENA"4EL 

RAL 

Vl'EATHERL.ASTIC 
TEXTURED FINISH 

MODULAR ENGLISH 
COTTAGE SERIES 

WEATHERLASTIC SMOOTH 

TRANSCEND 

11400) 

7BD 

11400 

EXISTING 

COLOR/ FINISH 

BLACK/ L(JoH LUSTRE 

450-6 TEXlURE 

8.ANDPEBBLE- E (SPE) TEXTURE
MATCH EXISTING ROOF COLOR 

PAINT MATCH EXISTING COLOR 

MATCH EXISTING COLOR 

PAINT MATCH EXISTING COLOR 

HAVANA GOLD 

BLACK 

BLACK 

BLACK 

RESTORE EXISTING 

BLACK 

DESCRIPTION 

2 COATS REQUIRED 

APPLIED OVER EIFS 

APPLIED OVER MASONRY AT EXTERIOR WALLS. 

PAINT AS NEEDED WITH LIKE-FOR-LIKE COLOR 

GL1 1' INSULATED GLAZING (a.EAR~ TEMPERED WHERE REQUIRED BY CODE 

GL21' INSULATED GLAZING (OPAQUE), TEMPERED 

EXISTING FRAME TOBE RESTORED, PROVIDE NEW GLAZING 

POVi'DER COATED ALUM. 

NEW MECHANICAL EQUIPMENT 

J--- NEW MECHANICAL SCREEN 

(NEW ROOF PLATFORM 

EWF-2 

EXISTING ROOF 

5 I ~~9~TOP EQUIPMENT SCREEN 
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12/02/2024 

PROPOSED EXTERIOR 
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A4.30 
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..l 29'-D'AF.F. V.I.F. 
I (E) T.O. ROOF 

..l 23'-6'AF.F. V.I.F. 
y ~) T.0. PARAPET 

..l 11'-8'AF.F. 
T T.O. STOREFRONT 

,..L,,_3'-0"A.F.F. 
T WINDOW Sill 

...l. 0'-0" A.F.F. 
j DINING F.F. 

ADJACENT TENANT (NOT IN SCOPE) 

-

0□1-=-1□1-=-1-=-m□I 0 

"-\ 

II ii 
/' 

11 ~~~~T-NORTH ELEVATION (WEYBURN AVE)- ROOF SCREEN OPTION 2 

lrl 

I 

I (N) EXHAUST BEYOND 

I c / 

EXISTING I-NACUNITS~------i~------17/ 

I 

I 

1~ rl•IBLADESIGNAGE 

~ 

I 
I 

/ 

/ 

1

, r (N)EXHAUSTBEYOND 

I._EWF-V 

l PT-10 J 

KEY 

P.12 

EWF-2 

EWF4 

EWF-6 

EWF-7 

EWF-8 

EWF-9 

EWS-2 

EWS-3 

EWS4 

EWS-5 

MATERIALS 

PAINT -EXPOSED 
STRUCTURAL STEEL 

PAINT -ALUMIMUM 

ELASTCtllERIC EXTERIOR 
FINISH 

THIN BRICK VENEER 

ELASTCtllERIC EXTERIOR 
COATING 

EXISTING BRICK REMAIN 

PERFORAlED METAL SCREEN 

CCMPOSITE CLADDING 

ALUMINUM STOREFROOT 

BIFOLD DOOR 

ALUMINUM STOREFROOT 

EXISTING VvlNDOW 

MANUFACTURER 

SHERWIN WILLIAMS 

POWDERCOAT 

DRYVIT 

ACME 

DRYVIT 

Md\llCHOLS 

lREX 

1UBELITE 

RENLrrA 

lUBELITE 

EXISTlNG 

SCHEDULE OF EXTERIOR MATERIALS 
PRODUCT 

PRO INDUSTRIAL WATER 
BASED ALKYD URETHANE 

ENAMEL 

RAL 

WEATHERL.ASTIC 
TEXJURED FINISH 

MODULAR ENGLISH 
COTTAGE SERIES 

WEATHERLASTIC SMOOTH 

17143863SA 
AIJ&03H14.063GA 1/4RD 

TRANSCEND 

T14COJ 

IBD 

T1400 

EXISTING 

COLOR/ FINISH 

BLACK/ LO'N LUSTRE 

450-6 TEXlURE 

SANDPEBBLE- E (SPE) TEXTURE
MATCH EXISTING COLOR 

PAINT r-.4ATCH EXISTING COLOR 

MATCH EXISTING COLOR 

PAINT MATCH EXISTING COLOR 

HAVANA GOLD 

BLACK 

BLACK 

BLACK 

RESTORE EXISTING 

DESCRIPTION 

2 COATS REQUIRED 

APPLIED OVERSnJCCO 

APPLIED OVER MASONRY AT EXTERIOR WALLS. 

PAINT AS NEEDED WITH LIKE-FOR-LIKE COLOR 

MECHANICAL R□a= PLATFORM SCREEN 

GL1 1' INSULATED GLAZING (a.EAR~ TEMPERED WHERE REQUIRED BY CODE 
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Historic Resources Group                   10940-10948 Weyburn Avenue  

 

1

1.0 EXECUTIVE SUMMARY 

Raising Cane’s Chicken Fingers (the Applicant) is proposing tenant improvements (the Project) to 

the retail spaces located at 10940-10948 Weyburn Avenue and 1008 South Broxton Avenue in the 

Westwood Village Specific Plan Area of the City of Los Angeles. The retail spaces are located in 

one of the two abutting commercial buildings located on the parcel (APN 4363-018-020, the 

Project Site) which encompasses the addresses 10936-10948 West Weyburn Avenue and 1004-

1010 South Broxton Avenue.  

The Project Site was historically occupied by the Villa Mart market and is identified in the 

Westwood Village Specific Plan as a “Locally Significant Cultural Resource.” The purpose of this 

report is to evaluate the Project for eligibility for a Certificate of Appropriateness in compliance 

with the Specific Plan. This evaluation included review of existing information on the history and 

development of the Project Site; observation of existing conditions on the parcel; and analysis of 

the proposed tenant improvements. Research, observation, and analysis were performed by John 

LoCascio, AIA, Principal Architect, a qualified professional who meets the Secretary of the 

Interior’s Professional Qualification Standards (36 CFR 61) in Architecture and Historic 

Architecture. A resume is included in Appendix C.  

The Project proposes to combine existing tenant spaces into a single new restaurant space. The 

related exterior scope of work includes installation of new doors and glazed aluminum storefronts 

with steel canopies and brick-veneered stem walls on the Weyburn Avenue and South Broxton 

Avenue frontages; installation of new bi-fold windows and restoration of the historic transom 

lights in the polygonal corner unit; a new signage band; and new rooftop mechanical equipment 

and equipment screen. 

This evaluation has determined that the Project complies with the Secretary of the Interior’s 

Standards for Rehabilitation and therefore is eligible for a Certificate of Appropriateness pursuant 

to Section 6.C. of the Westwood Village Specific Plan.   
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2.0 PROJECT SUMMARY 

Project Location 

The Project Site is located at the southeast corner of the intersection of Weyburn Avenue and 

South Broxton Avenue in Westwood Village. A location map is included in Figure 1, below. 

FIGURE 1: LOCATION MAP  

 
Project Site outlined in red 

Project Description 

The Project proposes to combine existing tenant spaces (10940-10948 Weyburn Avenue and 

1008 South Broxton Avenue) into a single new restaurant space for Raising Cane’s Chicken 

Fingers Restaurant #925. The interior of the tenant space will be reconfigured with new pick-up 

and dining areas, kitchen, and restrooms. The exterior scope of work includes installation of new 

glazed aluminum storefront doors and glazed aluminum storefronts on thin brick-veneered stem 

walls on the Weyburn Avenue and South Broxton Avenue frontages; new steel awnings with 

composite plank soffits over the storefronts; replacement of the blocked historic vent windows 

above; new bi-folding aluminum windows and restoration of the historic transom lights in the 

corner pavilion, and installation of a new signage band above; and new rooftop mechanical 

equipment and equipment screen. See Appendix A for Project information.  
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3.0 SUMMARY OF PREVIOUS EVALUATIONS 

Westwood Village Specific Plan 

Westwood Village is currently regulated by the Westwood Village Specific Plan, originally 

adopted in 1989, with the most recent amendments effective December 1, 2022. The Specific 

Plan identifies a number of properties as “locally significant cultural resources” or “National 

Register eligible cultural resources,” based upon the criteria for Los Angeles Historic 

Preservation Overlay Zones. While not officially designated, these properties are subject to 

review by the Westwood Community Design Review Board. The Project Site (#45 in the map 

below) is identified in the Specific Plan as a “Locally Significant Cultural Resource.”   

FIGURE 2: WESTWOOD VILLAGE SPECIFIC PLAN AREA 
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SurveyLA 

SurveyLA is the City of Los Angeles’ citywide survey of historic resources, conducted in 

accordance with the standards and guidelines set forth by the National Park Service and the 

California State Office of Historic Preservation, and overseen by the City’s Office of Historic 

Resources. Properties surveyed as part of SurveyLA were evaluated for eligibility for listing in the 

National Register of Historic Places, the California Register of Historical Resources, and as City of 

Los Angeles Historic-Cultural Monuments and Historic Preservation Overlay Zones. 

The Westwood Village Commercial Planning District was identified by SurveyLA as an 

important example of early-20th century neighborhood commercial planning and development. 

Westwood Village is a planned commercial district located at the southern entrance to the 

campus of UCLA. It was developed by the Janss Investment Company beginning in 1929. The 

Janss brothers envisioned a business district that would serve the student population and 

adjacent neighborhoods, but would also become a shopping destination for the growing 

population of western Los Angeles. Guidelines established for building exteriors allowed 

architects to work within a loosely defined range of Mediterranean styles which would 

complement the Italian and Romanesque architecture of the adjacent university campus. Today, 

Westwood Village retains a number of its original buildings, several of which are designated 

Historic-Cultural Monuments. While the area as a whole does not retain sufficient integrity or 

cohesion to qualify as a historic district, over a dozen properties were identified individually as 

excellent examples of early commercial development associated with the original vision of 

Westwood by the Janss Corporation. About half of these were also evaluated for their 

architectural merit. The Project Site is located within the Westwood Village Commercial 

Planning District but was not identified in SurveyLA as individually eligible for historic 

designation, either for its association with the original vision of Westwood or for its 

architectural merit.  

Built Environment Resources Directory (BERD) 

The California Office of Historic Preservation (OHP) maintains the Built Environment Resource 

Directory (BERD), a database of previously evaluated resources throughout the state. The BERD 

contains information only for cultural resources that have been processed through OHP. This 

includes resources reviewed for eligibility for the National Register of Historic Places and the 

California Historical Landmarks programs through federal and state environmental compliance 

laws, and resources nominated under federal and state registration programs. The Project Site is 

not listed in the BERD.1   

 
1 California Office of Historic Preservation, “Built 
Environment Resource Directory: Los Angeles County,” 2021. 
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4.0 DESCRIPTION OF THE PROJECT SITE  

The parcel at 10936-10948 West Weyburn Avenue and 1004-1010 South Broxton Avenue is 

located at the southeast corner of the intersection of Weyburn Avenue and Broxton Avenue in 

the Westwood Village neighborhood of Los Angeles. The irregularly shaped parcel is bounded 

on the west by Broxton Avenue, on the north by Weyburn Avenue, on the east by an adjacent 

commercial building, and on the south by a service alley. The parcel is occupied by two abutting 

commercial buildings set flush to the property lines on the west, north, east, and south, save for 

a narrow parking strip at the south edge of the property along the alley.  

The west building (10940-10948 West Weyburn Avenue and 1004-1010 South Broxton 

Avenue) is of concrete frame and brick masonry construction with a roughly triangular plan and 

complex massing. It is one story in height, with a mezzanine at the rear (south). It has a bow 

truss roof with rolled roofing and a stepped parapet with a simple cornice and clay barrel tile 

coping. The parapet angles back at the northeast corner to highlight a lower polygonal pavilion 

with rusticated plaster piers, a flat roof, and a decorative metal balustrade. The primary (north) 

façade is asymmetrically composed of continuous aluminum-framed storefronts between 

rusticated plaster piers, with a smooth cement plaster parapet above. Remnant divided-light 

vent lights, painted shut, are visible in the parapet. The secondary (west) façade is of painted 

brick masonry and expressed concrete, with rectangular storefront openings divided by fluted 

concrete piers. The parapet is articulated with a brick niche centered above each storefront, and 

a cast escutcheon above each pier. The south (rear) façade is utilitarian.  

The east building (10936-10938 West Weyburn Avenue) is of brick masonry construction with 

a rectangular plan and simple massing. It is one story in height, with a mezzanine at the rear 

(south). It has a bow truss roof with rolled roofing and a parapet with a simple cornice and clay 

barrel tile coping on the primary (north) façade. The north façade is finished in smooth cement 

plaster. It has a shed-roofed projection at the aluminum-framed storefronts, and a parapet 

frieze of recessed plaster panels between squat, fluted piers, with a row of rondels above. The 

south (rear) façade is of expressed board-formed concrete with flush doors, horizontal sliding 

aluminum-sash windows, and security grilles.  

Alterations 

There have been numerous alterations to the exterior of the west building. The historically 

open frontage on Weyburn Avenue has been infilled with glazed aluminum storefronts. The 

windows in the corner pavilion have been replaced, and the transom lights above have been 

blocked. The plaster and brick base of the corner pavilion has been veneered with ceramic tile. 

The shed-roofed projection on the north façade of 10936-10938 West Weyburn Avenue was 

likely added in 1963.  

Historic photographs of the Project Site are included in Appendix B. Photographs of existing 

conditions on the Project Site are included below.  
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EXISTING CONDITIONS PHOTOGRAPHS OF THE PROJECT SITE  

Historic Resources Group 

Image 1: Overview of north façade, view southwest from Weyburn Avenue 

Image 2: North façade, view southeast from Weyburn Avenue 
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Image 3: North façade, view southwest from Weyburn Avenue 

Image 4: North façade, view east on Weyburn Avenue 
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Image 5: Corner pavilion, view southeast from intersection of Weyburn Avenue and Broxton Avenue 

Image 6: West façade, view southeast from Broxton Avenue 
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Image 7: West façade, view northeast from Broxton Avenue 

Image 8: West façade, view northeast from Broxton Avenue 
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Image 9: Southeast façade, view northwest from alley 

Image 10: South façade, view north from alley 
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5.0 ANALYSIS OF PROJECT COMPLIANCE 

Framework for Analysis 

Section 6.C. of the Westwood Village Specific Plan requires approval of a Certificate of 

Appropriateness for significant alterations to a Cultural Resource. Section 2.E. of the 

Specific Plan specifies that “Projects requiring a Certificate of Appropriateness shall be 

subject to the procedures set forth in Section 12.20.3 of the Los Angeles Municipal 

Code.” Section 12.20.3, “HP” Historic Preservation Overlay Zone, requires the Director to 

base a determination on approval of a Certificate of Appropriateness on the project’s 

compliance with the Secretary of the Interior’s Standards for Rehabilitation.   

THE SECRETARY OF THE INTERIOR’S STANDARDS FOR REHABILITATION 

The Secretary of the Interior’s Standards for the Treatment of Historic Properties (“the 

Standards”) provides guidance for reviewing proposed projects that may affect historical 

resources. The Standards and associated guidelines address four distinct historic 

“treatments,” including: (1) preservation; (2) rehabilitation; (3) restoration; and (4) 

reconstruction. The specific Standards and guidelines associated with each of these 

possible treatments are provided on the National Park Service’s website regarding the 

treatment of historic resources.2 

The intent of the Standards is to assist the long-term preservation of a property’s 

significance through the preservation, rehabilitation, and maintenance of historic 

materials and features. The Standards pertain to historic buildings of all materials, 

construction types, sizes, and occupancy and encompass the exterior and interior of the 

buildings. The Standards also encompass related landscape features and the building’s 

site and environment, as well as attached, adjacent, or related new construction.  

The Standards for Rehabilitation address the most prevalent treatment. “Rehabilitation” 

is defined as “the process of returning a property to a state of utility, through repair or 

alteration, which makes possible an efficient contemporary use while preserving those 

portions and features of the property which are significant to its historic, architectural, 

and cultural values.” 

As stated in the definition, the treatment rehabilitation assumes that at least some 

repair or alteration of the historic building will be needed in order to provide for an 

efficient contemporary use; however, these repairs and alterations must not damage or 

destroy materials, features or finishes that are important in defining the building’s 

historic character. Historic building materials and character-defining features are 

 
2 U. S. Department of the Interior, National Park Service, “Rehabilitation Standards and Guidelines,” Technical Preservation 
Services, https://www.nps.gov/tps/standards/rehabilitation.htm (accessed October 2020). See also The Secretary of the 
Interior’s Standards for the Treatment of Historic Properties with Guidelines for Preserving, Rehabilitating, Restoring & 
Reconstructing Historic Buildings, by Kay D. Weeks and Anne E. Grimmer (1995), revised by Anne E. Grimmer (Washington, 
DC: 2017), https://www.nps.gov/tps/standards/treatment-guidelines-2017.pdf (accessed September 2023). 
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protected and maintained; however, greater latitude is given to replace missing or 

extensively deteriorated or damaged features using compatible substitutes. According 

to guidance from the National Park Service, the accommodation of change to make 

possible an efficient use of a historic building is basic to the process of rehabilitation and 

distinguishes it from restoration. It is the owner’s choice as to what or how much work 

will be undertaken in a project. There is no requirement that missing or damaged 

historic features be restored.3 The Guidelines for Rehabilitating Historic Buildings 

recommends accurately reproducing a missing historic feature if adequate historical, 

pictorial, and physical documentation exists; or replacing the missing feature with a new 

design that is compatible with the character of the historic building but clearly 

differentiated so that a false historical appearance is not created.4  

Standards Compliance Analysis 

The Project proposes exterior alterations to the building at 10940-10946 Weyburn Avenue 

and 1004-1010 South Broxton Avenue, including installation of new doors and glazed 

aluminum storefronts with steel canopies and brick-veneered stem walls on the Weyburn 

Avenue and South Broxton Avenue frontages; installation of new bi-fold windows and 

restoration of the historic transom lights in the polygonal corner unit; a new signage band; 

and new rooftop mechanical equipment and equipment screen. The Project is evaluated 

below against the Secretary of the Interior’s Standards for Rehabilitation to determine its 

eligibility for a Certificate of Appropriateness. 

Standard 1: A property will be used as it was historically or be given a new use that 

requires minimal change to its distinctive materials, features, spaces and spatial 

relationships. 

The former Villa Mart building at 10940-10946 Weyburn Avenue and 1004-1010 South 

Broxton Avenue will continue in its historic use as a retail commercial building. The 

exterior alterations proposed by the Project will require minimal change to the 

distinctive materials, features, spaces, and spatial relationships that characterize the 

building. The Project will replace the storefronts on Weyburn Avenue and Broxton 

Avenue, and the windows in the corner pavilion, none of which are historic. The Project 

will retain the building’s complex massing; stepped plaster parapet with a simple cornice 

and clay barrel tile coping; rusticated plaster piers; polygonal corner pavilion with flat 

roof and decorative metal balustrade; vent light openings; painted brick masonry; fluted 

concrete pilasters; brick niches; and cast escutcheons. The Project complies with 

Standard 1.  

 
3 National Park Service, “Historic Preservation Tax Incentives: Cumulative Effect and Historic Character,” 
https://www.nps.gov/subjects/taxincentives/cumulative-effect-and-historic-character.htm (accessed July 2024). 
4 National Park Service, Technical Preservation Services, “Guidelines for Rehabilitating Historic Buildings: Introduction to 
the Guidelines,” The Secretary of the Interior's Standards for Rehabilitation & Illustrated Guidelines for Rehabilitating 
Historic Buildings (nps.gov), (accessed August 2024).  
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Standard 2: The historic character of a property will be retained and preserved. The 

removal of distinctive materials or alteration of features, spaces and spatial 

relationships that characterize a property will be avoided. 

The Project will retain and preserve the historic character of the former Villa Mart 

building and will avoid the removal of distinctive materials or the alteration of features, 

spaces, and spatial relationships that characterize the property. The Project will retain 

and preserve the building’s exterior character-defining features, including its complex 

massing; stepped plaster parapet with a simple cornice and clay barrel tile coping; 

rusticated plaster piers; polygonal corner pavilion with flat roof and decorative metal 

balustrade; vent light openings; painted brick masonry; fluted concrete pilasters; brick 

niches; and cast escutcheons. The Project will replace the storefronts on Weyburn 

Avenue and Broxton Avenue, and the windows in the corner pavilion, which are not 

historic. The Project complies with Standard 2.  

Standard 3: Each property will be recognized as a physical record of its time, place 

and use. Changes that create a false sense of historical development, such as 

adding conjectural features or elements from other historic properties, will not be 

undertaken.  

The Project does not propose changes that create a false sense of historical 

development or the addition of conjectural features or architectural elements from 

other buildings. The proposed new storefronts, bi-fold windows, steel canopies, and sign 

rail are clearly contemporary in design. The Project complies with Standard 3.  

Standard 4: Changes to a property that have acquired historic significance in their 

own right will be retained and preserved. 

No changes to the former Villa Mart building have acquired significance in their own 

right. The Project complies with Standard 4.  

Standard 5: Distinctive materials, features, finishes, and construction techniques or 

examples of craftsmanship that characterize a property will be preserved. 

The Project will retain and preserve the distinctive features, finishes, and examples of 

craftsmanship that characterize the former Villa Mart building, including its complex 

massing; stepped plaster parapet with a simple cornice and clay barrel tile coping; 

rusticated plaster piers; polygonal corner pavilion with flat roof and decorative metal 

balustrade; vent light openings; painted brick masonry; fluted concrete pilasters; brick 

niches; and cast escutcheons. The Project complies with Standard 5.  

Standard 6: Deteriorated historic features will be repaired rather than replaced. 

Where the severity of deterioration requires replacement of a distinctive feature, 

the new feature will match the old in design, color, texture and, where possible, 
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materials. Replacement of missing features will be substantiated by documentary 

and physical evidence.  

The Project will retain the historic features of the former Villa Mart building, including 

its stepped plaster parapet with a simple cornice and clay barrel tile coping; rusticated 

plaster piers; polygonal corner pavilion with flat roof and decorative metal balustrade; 

vent light openings; painted brick masonry; fluted concrete pilasters; brick niches; and 

cast escutcheons. The Project will repair the decorative metal balustrade and replace its 

missing braces; and will restore the blocked transom lights above the windows of the 

corner pavilion. The Project complies with Standard 6.  

Standard 7: Chemical or physical treatments, if appropriate, will be undertaken 

using the gentlest means possible. Treatments that cause damage to historic 

materials will not be used. 

The Project does not propose any chemical or physical treatments, such as sandblasting or 

high-pressure water blasting, that cause damage to historic materials. Any treatments will 

be undertaken using the gentlest means possible, following guidance provided by the 

National Park Service in the applicable Preservation Briefs. The Project complies with 

Standard 7.  

Standard 8: Archeological resources will be protected and preserved in place. If such 

resources must be disturbed, mitigation measures will be undertaken. 

The Project does not propose excavation that might reveal unexpected archeological 

resources. In addition, the Project Site is located in an urbanized area and has been subject 

to grading, excavation, fill, and construction activities in the past; any archeological 

resources that may have once existed on the Project Site have likely been previously 

disturbed. Standard 8 is not applicable to the Project.  

Standard 9: New additions, exterior alterations, or related new construction will not 

destroy historic materials, features, and spatial relationships that characterize the 

property. The new work will be differentiated from the old and will be compatible 

with the historic materials, features, size, scale and proportion, and massing to 

protect the integrity of the property and its environment.  

The exterior alterations proposed by the Project will not destroy historic materials, 

features, or spatial relationships that characterize the former Villa Mart building. The 

Project will retain the building’s exterior character-defining features including its 

stepped plaster parapet with a simple cornice and clay barrel tile coping; rusticated 

plaster piers; polygonal corner pavilion with flat roof and decorative metal balustrade; 

vent light openings; painted brick masonry; fluted concrete pilasters; brick niches; and 

cast escutcheons. The Project will install new doors and glazed aluminum storefronts 

with steel canopies and brick-veneered stem walls on the Weyburn Avenue and South 
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Broxton Avenue frontages; install new bi-fold windows and restore the historic transom 

lights in the polygonal corner unit; install a new signage band; and install new rooftop 

mechanical equipment and equipment screen. The new doors, storefronts, canopies, and 

bi-fold windows will be simple and contemporary in design, so will be visually 

unobtrusive and differentiated from the historic character of the building. They will be 

installed within existing openings, so will not alter the historic scale and proportions of 

the façade or the existing fenestration pattern. The new mechanical equipment and 

equipment screen will be located on the rear portion of the roof and will be minimally 

visible from the street. The Project complies with Standard 9.  

Standard 10: New additions and adjacent or related new construction will be 

undertaken in such a manner that, if removed in the future, the essential form and 

integrity of the historic property and its environment would be unimpaired.  

The Project does not propose new additions or adjacent or related new construction. 

Therefore, Standard 10 is not applicable to the Project.  
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6.0 CONCLUSION 

The Project proposes tenant improvements to the existing commercial building located at 

10936-10948 West Weyburn Avenue and 1004-1010 South Broxton Avenue, including 

interior remodel to combine existing tenant spaces (10942-10946 Weyburn Avenue and 

1008 North Broxton Avenue) into a single new restaurant space; installation of new glazed 

aluminum storefront doors and glazed aluminum storefronts on thin brick-veneered stem 

walls on the Weyburn Avenue and South Broxton Avenue frontages; new steel awnings 

with composite plank soffits over the storefronts; replacement of the blocked historic vent 

windows above; new bi-folding aluminum windows and restoration of the historic transom 

lights in the corner pavilion, and installation of a new signage band above; and new rooftop 

mechanical equipment and equipment screen.  

The Project Site was identified in the Westwood Village Specific Plan as a “Locally 

Significant Cultural Resource.” The Specific Plan requires a Certificate of Appropriateness 

for significant alterations to a Cultural Resource and requires compliance with the 

Secretary of the Interior’s Standards for Rehabilitation for approval of a Certificate of 

Appropriateness. Therefore, this report has evaluated the Project against the Standards 

for Rehabilitation.  

This report has determined that the Project complies with the applicable Standards for 

Rehabilitation and therefore is eligible for a Certificate of Appropriateness pursuant to 

Section 6.C. of the Westwood Village Specific Plan.   
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The Villa Mart market, c. 1940, view southeast from Weyburn Avenue (courtesy of Steve Sann) 
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The Villa Mart market, corner pavilion, c. 1950, view southeast from Weyburn Avenue and Broxton Avenue (courtesy of 
Steve Sann) 
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Stan’s Donuts, c. 1980, view east from Broxton Avenue (courtesy of Steve Sann) 
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1.0 EXECUTIVE SUMMARY 

Raising Cane’s Chicken Fingers (the Applicant) is proposing tenant improvements (the Project) to 

the retail spaces located at 10940-10948 Weyburn Avenue and 1008 South Broxton Avenue in the 

Westwood Village Specific Plan Area of the City of Los Angeles. The retail spaces are located in 

one of the two abutting commercial buildings located on the parcel (APN 4363-018-020, the 

Project Site) which encompasses the addresses 10936-10948 West Weyburn Avenue and 1004-

1010 South Broxton Avenue.  

The Project Site was historically occupied by the Villa Mart market and is identified in the 

Westwood Village Specific Plan as a “Locally Significant Cultural Resource.” The purpose of this 

report is to evaluate the Project for eligibility for a Certificate of Appropriateness in compliance 

with the Specific Plan. This evaluation included review of existing information on the history and 

development of the Project Site; observation of existing conditions on the parcel; and analysis of 

the proposed tenant improvements. Research, observation, and analysis were performed by John 

LoCascio, AIA, Principal Architect, a qualified professional who meets the Secretary of the 

Interior’s Professional Qualification Standards (36 CFR 61) in Architecture and Historic 

Architecture. A resume is included in Appendix C.  

The Project proposes to combine existing tenant spaces into a single new restaurant space. The 

related exterior scope of work includes installation of new doors and glazed aluminum storefronts 

with steel canopies and brick-veneered stem walls on the Weyburn Avenue and South Broxton 

Avenue frontages; installation of new bi-fold windows and restoration of the historic transom 

lights in the polygonal corner unit; a new signage band; and new rooftop mechanical equipment 

and equipment screen. 

This evaluation has determined that the Project complies with the Secretary of the Interior’s 

Standards for Rehabilitation and therefore is eligible for a Certificate of Appropriateness pursuant 

to Section 6.C. of the Westwood Village Specific Plan.   
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2.0 PROJECT SUMMARY 

Project Location 

The Project Site is located at the southeast corner of the intersection of Weyburn Avenue and 

South Broxton Avenue in Westwood Village. A location map is included in Figure 1, below. 

FIGURE 1: LOCATION MAP  

 
Project Site outlined in red 

Project Description 

The Project proposes to combine existing tenant spaces (10940-10948 Weyburn Avenue and 

1008 South Broxton Avenue) into a single new restaurant space for Raising Cane’s Chicken 

Fingers Restaurant #925. The interior of the tenant space will be reconfigured with new pick-up 

and dining areas, kitchen, and restrooms. The exterior scope of work includes installation of new 

glazed aluminum storefront doors and glazed aluminum storefronts on thin brick-veneered stem 

walls on the Weyburn Avenue and South Broxton Avenue frontages; new steel awnings with 

composite plank soffits over the storefronts; replacement of the blocked historic vent windows 

above; new bi-folding aluminum windows and restoration of the historic transom lights in the 

corner pavilion, and installation of a new signage band above; and new rooftop mechanical 

equipment and equipment screen. See Appendix A for Project information.  
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3.0 SUMMARY OF PREVIOUS EVALUATIONS 

Westwood Village Specific Plan 

Westwood Village is currently regulated by the Westwood Village Specific Plan, originally 

adopted in 1989, with the most recent amendments effective December 1, 2022. The Specific 

Plan identifies a number of properties as “locally significant cultural resources” or “National 

Register eligible cultural resources,” based upon the criteria for Los Angeles Historic 

Preservation Overlay Zones. While not officially designated, these properties are subject to 

review by the Westwood Community Design Review Board. The Project Site (#45 in the map 

below) is identified in the Specific Plan as a “Locally Significant Cultural Resource.”   

FIGURE 2: WESTWOOD VILLAGE SPECIFIC PLAN AREA 
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SurveyLA 

SurveyLA is the City of Los Angeles’ citywide survey of historic resources, conducted in 

accordance with the standards and guidelines set forth by the National Park Service and the 

California State Office of Historic Preservation, and overseen by the City’s Office of Historic 

Resources. Properties surveyed as part of SurveyLA were evaluated for eligibility for listing in the 

National Register of Historic Places, the California Register of Historical Resources, and as City of 

Los Angeles Historic-Cultural Monuments and Historic Preservation Overlay Zones. 

The Westwood Village Commercial Planning District was identified by SurveyLA as an 

important example of early-20th century neighborhood commercial planning and development. 

Westwood Village is a planned commercial district located at the southern entrance to the 

campus of UCLA. It was developed by the Janss Investment Company beginning in 1929. The 

Janss brothers envisioned a business district that would serve the student population and 

adjacent neighborhoods, but would also become a shopping destination for the growing 

population of western Los Angeles. Guidelines established for building exteriors allowed 

architects to work within a loosely defined range of Mediterranean styles which would 

complement the Italian and Romanesque architecture of the adjacent university campus. Today, 

Westwood Village retains a number of its original buildings, several of which are designated 

Historic-Cultural Monuments. While the area as a whole does not retain sufficient integrity or 

cohesion to qualify as a historic district, over a dozen properties were identified individually as 

excellent examples of early commercial development associated with the original vision of 

Westwood by the Janss Corporation. About half of these were also evaluated for their 

architectural merit. The Project Site is located within the Westwood Village Commercial 

Planning District but was not identified in SurveyLA as individually eligible for historic 

designation, either for its association with the original vision of Westwood or for its 

architectural merit.  

Built Environment Resources Directory (BERD) 

The California Office of Historic Preservation (OHP) maintains the Built Environment Resource 

Directory (BERD), a database of previously evaluated resources throughout the state. The BERD 

contains information only for cultural resources that have been processed through OHP. This 

includes resources reviewed for eligibility for the National Register of Historic Places and the 

California Historical Landmarks programs through federal and state environmental compliance 

laws, and resources nominated under federal and state registration programs. The Project Site is 

not listed in the BERD.1   

 
1 California Office of Historic Preservation, “Built 
Environment Resource Directory: Los Angeles County,” 2021. 
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4.0 DESCRIPTION OF THE PROJECT SITE  

The parcel at 10936-10948 West Weyburn Avenue and 1004-1010 South Broxton Avenue is 

located at the southeast corner of the intersection of Weyburn Avenue and Broxton Avenue in 

the Westwood Village neighborhood of Los Angeles. The irregularly shaped parcel is bounded 

on the west by Broxton Avenue, on the north by Weyburn Avenue, on the east by an adjacent 

commercial building, and on the south by a service alley. The parcel is occupied by two abutting 

commercial buildings set flush to the property lines on the west, north, east, and south, save for 

a narrow parking strip at the south edge of the property along the alley.  

The west building (10940-10948 West Weyburn Avenue and 1004-1010 South Broxton 

Avenue) is of concrete frame and brick masonry construction with a roughly triangular plan and 

complex massing. It is one story in height, with a mezzanine at the rear (south). It has a bow 

truss roof with rolled roofing and a stepped parapet with a simple cornice and clay barrel tile 

coping. The parapet angles back at the northeast corner to highlight a lower polygonal pavilion 

with rusticated plaster piers, a flat roof, and a decorative metal balustrade. The primary (north) 

façade is asymmetrically composed of continuous aluminum-framed storefronts between 

rusticated plaster piers, with a smooth cement plaster parapet above. Remnant divided-light 

vent lights, painted shut, are visible in the parapet. The secondary (west) façade is of painted 

brick masonry and expressed concrete, with rectangular storefront openings divided by fluted 

concrete piers. The parapet is articulated with a brick niche centered above each storefront, and 

a cast escutcheon above each pier. The south (rear) façade is utilitarian.  

The east building (10936-10938 West Weyburn Avenue) is of brick masonry construction with 

a rectangular plan and simple massing. It is one story in height, with a mezzanine at the rear 

(south). It has a bow truss roof with rolled roofing and a parapet with a simple cornice and clay 

barrel tile coping on the primary (north) façade. The north façade is finished in smooth cement 

plaster. It has a shed-roofed projection at the aluminum-framed storefronts, and a parapet 

frieze of recessed plaster panels between squat, fluted piers, with a row of rondels above. The 

south (rear) façade is of expressed board-formed concrete with flush doors, horizontal sliding 

aluminum-sash windows, and security grilles.  

Alterations 

There have been numerous alterations to the exterior of the west building. The historically 

open frontage on Weyburn Avenue has been infilled with glazed aluminum storefronts. The 

windows in the corner pavilion have been replaced, and the transom lights above have been 

blocked. The plaster and brick base of the corner pavilion has been veneered with ceramic tile. 

The shed-roofed projection on the north façade of 10936-10938 West Weyburn Avenue was 

likely added in 1963.  

Historic photographs of the Project Site are included in Appendix B. Photographs of existing 

conditions on the Project Site are included below.  
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EXISTING CONDITIONS PHOTOGRAPHS OF THE PROJECT SITE  

Historic Resources Group 

Image 1: Overview of north façade, view southwest from Weyburn Avenue 

Image 2: North façade, view southeast from Weyburn Avenue 
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Image 3: North façade, view southwest from Weyburn Avenue 

Image 4: North façade, view east on Weyburn Avenue 
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Image 5: Corner pavilion, view southeast from intersection of Weyburn Avenue and Broxton Avenue 

Image 6: West façade, view southeast from Broxton Avenue 
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Image 7: West façade, view northeast from Broxton Avenue 

Image 8: West façade, view northeast from Broxton Avenue 
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Image 9: Southeast façade, view northwest from alley 

Image 10: South façade, view north from alley 
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5.0 ANALYSIS OF PROJECT COMPLIANCE 

Framework for Analysis 

Section 6.C. of the Westwood Village Specific Plan requires approval of a Certificate of 

Appropriateness for significant alterations to a Cultural Resource. Section 2.E. of the 

Specific Plan specifies that “Projects requiring a Certificate of Appropriateness shall be 

subject to the procedures set forth in Section 12.20.3 of the Los Angeles Municipal 

Code.” Section 12.20.3, “HP” Historic Preservation Overlay Zone, requires the Director to 

base a determination on approval of a Certificate of Appropriateness on the project’s 

compliance with the Secretary of the Interior’s Standards for Rehabilitation.   

THE SECRETARY OF THE INTERIOR’S STANDARDS FOR REHABILITATION 

The Secretary of the Interior’s Standards for the Treatment of Historic Properties (“the 

Standards”) provides guidance for reviewing proposed projects that may affect historical 

resources. The Standards and associated guidelines address four distinct historic 

“treatments,” including: (1) preservation; (2) rehabilitation; (3) restoration; and (4) 

reconstruction. The specific Standards and guidelines associated with each of these 

possible treatments are provided on the National Park Service’s website regarding the 

treatment of historic resources.2 

The intent of the Standards is to assist the long-term preservation of a property’s 

significance through the preservation, rehabilitation, and maintenance of historic 

materials and features. The Standards pertain to historic buildings of all materials, 

construction types, sizes, and occupancy and encompass the exterior and interior of the 

buildings. The Standards also encompass related landscape features and the building’s 

site and environment, as well as attached, adjacent, or related new construction.  

The Standards for Rehabilitation address the most prevalent treatment. “Rehabilitation” 

is defined as “the process of returning a property to a state of utility, through repair or 

alteration, which makes possible an efficient contemporary use while preserving those 

portions and features of the property which are significant to its historic, architectural, 

and cultural values.” 

As stated in the definition, the treatment rehabilitation assumes that at least some 

repair or alteration of the historic building will be needed in order to provide for an 

efficient contemporary use; however, these repairs and alterations must not damage or 

destroy materials, features or finishes that are important in defining the building’s 

historic character. Historic building materials and character-defining features are 

 
2 U. S. Department of the Interior, National Park Service, “Rehabilitation Standards and Guidelines,” Technical Preservation 
Services, https://www.nps.gov/tps/standards/rehabilitation.htm (accessed October 2020). See also The Secretary of the 
Interior’s Standards for the Treatment of Historic Properties with Guidelines for Preserving, Rehabilitating, Restoring & 
Reconstructing Historic Buildings, by Kay D. Weeks and Anne E. Grimmer (1995), revised by Anne E. Grimmer (Washington, 
DC: 2017), https://www.nps.gov/tps/standards/treatment-guidelines-2017.pdf (accessed September 2023). 
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protected and maintained; however, greater latitude is given to replace missing or 

extensively deteriorated or damaged features using compatible substitutes. According 

to guidance from the National Park Service, the accommodation of change to make 

possible an efficient use of a historic building is basic to the process of rehabilitation and 

distinguishes it from restoration. It is the owner’s choice as to what or how much work 

will be undertaken in a project. There is no requirement that missing or damaged 

historic features be restored.3 The Guidelines for Rehabilitating Historic Buildings 

recommends accurately reproducing a missing historic feature if adequate historical, 

pictorial, and physical documentation exists; or replacing the missing feature with a new 

design that is compatible with the character of the historic building but clearly 

differentiated so that a false historical appearance is not created.4  

Standards Compliance Analysis 

The Project proposes exterior alterations to the building at 10940-10946 Weyburn Avenue 

and 1004-1010 South Broxton Avenue, including installation of new doors and glazed 

aluminum storefronts with steel canopies and brick-veneered stem walls on the Weyburn 

Avenue and South Broxton Avenue frontages; installation of new bi-fold windows and 

restoration of the historic transom lights in the polygonal corner unit; a new signage band; 

and new rooftop mechanical equipment and equipment screen. The Project is evaluated 

below against the Secretary of the Interior’s Standards for Rehabilitation to determine its 

eligibility for a Certificate of Appropriateness. 

Standard 1: A property will be used as it was historically or be given a new use that 

requires minimal change to its distinctive materials, features, spaces and spatial 

relationships. 

The former Villa Mart building at 10940-10946 Weyburn Avenue and 1004-1010 South 

Broxton Avenue will continue in its historic use as a retail commercial building. The 

exterior alterations proposed by the Project will require minimal change to the 

distinctive materials, features, spaces, and spatial relationships that characterize the 

building. The Project will replace the storefronts on Weyburn Avenue and Broxton 

Avenue, and the windows in the corner pavilion, none of which are historic. The Project 

will retain the building’s complex massing; stepped plaster parapet with a simple cornice 

and clay barrel tile coping; rusticated plaster piers; polygonal corner pavilion with flat 

roof and decorative metal balustrade; vent light openings; painted brick masonry; fluted 

concrete pilasters; brick niches; and cast escutcheons. The Project complies with 

Standard 1.  

 
3 National Park Service, “Historic Preservation Tax Incentives: Cumulative Effect and Historic Character,” 
https://www.nps.gov/subjects/taxincentives/cumulative-effect-and-historic-character.htm (accessed July 2024). 
4 National Park Service, Technical Preservation Services, “Guidelines for Rehabilitating Historic Buildings: Introduction to 
the Guidelines,” The Secretary of the Interior's Standards for Rehabilitation & Illustrated Guidelines for Rehabilitating 
Historic Buildings (nps.gov), (accessed August 2024).  



 

Historic Resources Group               10942-10946 Weyburn Avenue   13

Standard 2: The historic character of a property will be retained and preserved. The 

removal of distinctive materials or alteration of features, spaces and spatial 

relationships that characterize a property will be avoided. 

The Project will retain and preserve the historic character of the former Villa Mart 

building and will avoid the removal of distinctive materials or the alteration of features, 

spaces, and spatial relationships that characterize the property. The Project will retain 

and preserve the building’s exterior character-defining features, including its complex 

massing; stepped plaster parapet with a simple cornice and clay barrel tile coping; 

rusticated plaster piers; polygonal corner pavilion with flat roof and decorative metal 

balustrade; vent light openings; painted brick masonry; fluted concrete pilasters; brick 

niches; and cast escutcheons. The Project will replace the storefronts on Weyburn 

Avenue and Broxton Avenue, and the windows in the corner pavilion, which are not 

historic. The Project complies with Standard 2.  

Standard 3: Each property will be recognized as a physical record of its time, place 

and use. Changes that create a false sense of historical development, such as 

adding conjectural features or elements from other historic properties, will not be 

undertaken.  

The Project does not propose changes that create a false sense of historical 

development or the addition of conjectural features or architectural elements from 

other buildings. The proposed new storefronts, bi-fold windows, steel canopies, and sign 

rail are clearly contemporary in design. The Project complies with Standard 3.  

Standard 4: Changes to a property that have acquired historic significance in their 

own right will be retained and preserved. 

No changes to the former Villa Mart building have acquired significance in their own 

right. The Project complies with Standard 4.  

Standard 5: Distinctive materials, features, finishes, and construction techniques or 

examples of craftsmanship that characterize a property will be preserved. 

The Project will retain and preserve the distinctive features, finishes, and examples of 

craftsmanship that characterize the former Villa Mart building, including its complex 

massing; stepped plaster parapet with a simple cornice and clay barrel tile coping; 

rusticated plaster piers; polygonal corner pavilion with flat roof and decorative metal 

balustrade; vent light openings; painted brick masonry; fluted concrete pilasters; brick 

niches; and cast escutcheons. The Project complies with Standard 5.  

Standard 6: Deteriorated historic features will be repaired rather than replaced. 

Where the severity of deterioration requires replacement of a distinctive feature, 

the new feature will match the old in design, color, texture and, where possible, 
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materials. Replacement of missing features will be substantiated by documentary 

and physical evidence.  

The Project will retain the historic features of the former Villa Mart building, including 

its stepped plaster parapet with a simple cornice and clay barrel tile coping; rusticated 

plaster piers; polygonal corner pavilion with flat roof and decorative metal balustrade; 

vent light openings; painted brick masonry; fluted concrete pilasters; brick niches; and 

cast escutcheons. The Project will repair the decorative metal balustrade and replace its 

missing braces; and will restore the blocked transom lights above the windows of the 

corner pavilion. The Project complies with Standard 6.  

Standard 7: Chemical or physical treatments, if appropriate, will be undertaken 

using the gentlest means possible. Treatments that cause damage to historic 

materials will not be used. 

The Project does not propose any chemical or physical treatments, such as sandblasting or 

high-pressure water blasting, that cause damage to historic materials. Any treatments will 

be undertaken using the gentlest means possible, following guidance provided by the 

National Park Service in the applicable Preservation Briefs. The Project complies with 

Standard 7.  

Standard 8: Archeological resources will be protected and preserved in place. If such 

resources must be disturbed, mitigation measures will be undertaken. 

The Project does not propose excavation that might reveal unexpected archeological 

resources. In addition, the Project Site is located in an urbanized area and has been subject 

to grading, excavation, fill, and construction activities in the past; any archeological 

resources that may have once existed on the Project Site have likely been previously 

disturbed. Standard 8 is not applicable to the Project.  

Standard 9: New additions, exterior alterations, or related new construction will not 

destroy historic materials, features, and spatial relationships that characterize the 

property. The new work will be differentiated from the old and will be compatible 

with the historic materials, features, size, scale and proportion, and massing to 

protect the integrity of the property and its environment.  

The exterior alterations proposed by the Project will not destroy historic materials, 

features, or spatial relationships that characterize the former Villa Mart building. The 

Project will retain the building’s exterior character-defining features including its 

stepped plaster parapet with a simple cornice and clay barrel tile coping; rusticated 

plaster piers; polygonal corner pavilion with flat roof and decorative metal balustrade; 

vent light openings; painted brick masonry; fluted concrete pilasters; brick niches; and 

cast escutcheons. The Project will install new doors and glazed aluminum storefronts 

with steel canopies and brick-veneered stem walls on the Weyburn Avenue and South 
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Broxton Avenue frontages; install new bi-fold windows and restore the historic transom 

lights in the polygonal corner unit; install a new signage band; and install new rooftop 

mechanical equipment and equipment screen. The new doors, storefronts, canopies, and 

bi-fold windows will be simple and contemporary in design, so will be visually 

unobtrusive and differentiated from the historic character of the building. They will be 

installed within existing openings, so will not alter the historic scale and proportions of 

the façade or the existing fenestration pattern. The new mechanical equipment and 

equipment screen will be located on the rear portion of the roof and will be minimally 

visible from the street. The Project complies with Standard 9.  

Standard 10: New additions and adjacent or related new construction will be 

undertaken in such a manner that, if removed in the future, the essential form and 

integrity of the historic property and its environment would be unimpaired.  

The Project does not propose new additions or adjacent or related new construction. 

Therefore, Standard 10 is not applicable to the Project.  
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6.0 CONCLUSION 

The Project proposes tenant improvements to the existing commercial building located at 

10936-10948 West Weyburn Avenue and 1004-1010 South Broxton Avenue, including 

interior remodel to combine existing tenant spaces (10942-10946 Weyburn Avenue and 

1008 North Broxton Avenue) into a single new restaurant space; installation of new glazed 

aluminum storefront doors and glazed aluminum storefronts on thin brick-veneered stem 

walls on the Weyburn Avenue and South Broxton Avenue frontages; new steel awnings 

with composite plank soffits over the storefronts; replacement of the blocked historic vent 

windows above; new bi-folding aluminum windows and restoration of the historic transom 

lights in the corner pavilion, and installation of a new signage band above; and new rooftop 

mechanical equipment and equipment screen.  

The Project Site was identified in the Westwood Village Specific Plan as a “Locally 

Significant Cultural Resource.” The Specific Plan requires a Certificate of Appropriateness 

for significant alterations to a Cultural Resource and requires compliance with the 

Secretary of the Interior’s Standards for Rehabilitation for approval of a Certificate of 

Appropriateness. Therefore, this report has evaluated the Project against the Standards 

for Rehabilitation.  

This report has determined that the Project complies with the applicable Standards for 

Rehabilitation and therefore is eligible for a Certificate of Appropriateness pursuant to 

Section 6.C. of the Westwood Village Specific Plan.   



 

Historic Resources Group               10942-10946 Weyburn Avenue   17

7.0 REFERENCES 
California Office of Historic Preservation. Built 

Environment Resource Directory, Los Angeles County, 

2020.  

City of Los Angeles. “Westwood Village Specific Plan.” 

Ordinance No. 187,644, Effective December 1, 2022. 

City of Los Angeles Department of City Planning, Office 

of Historic Resources. Historic Resources Survey 

Report, Westwood Community Plan Area. Prepared by 

Historic Resources Group, March 2015. 

 



 

Historic Resources Group               10942-10946 Weyburn Avenue   18

APPENDIX A  

PROJECT INFORMATION 

 

  



DINING ROOM

MANAGER'S
OFFICE

BROXTON AVE

WE
YB

UR
N 

AV
E

BROXTON AVE

WE
YB

UR
N 

AV
E

1 3/16" = 1'-0"
KEYNOTE FLOOR PLAN

PATIO

CUSTOMER PICKUP

SERVING AREA

KITCHEN

COOLER/
FREEZER

DISHWASH
AREA

CORRAL

GENDER
NEUTRAL

RESTROOM 3

RESTROOM
VESTIBULE

N

PREP
AREA

WASH
AREA

GENDER NEUTRAL
ADA RESTROOM 2

CLOSET

Te
le

: 9
72

-7
69

-3
10

0 
 F

ax
: 9

72
-7

69
-3

10
1

68
00

 B
is

ho
p 

Ro
ad

, P
la

no
, T

X 
75

02
4

Re
st

au
ra

nt
 S

up
po

rt 
Of

fic
e

Restaurant:

Designer's Information:

CSRS Project Manager:

Prototype Phase:

Project Issue Date:

301 E. OCEAN BLVD. SUITE 1560
LONG BEACH, CA 90802

Telephone: 833-523-2526
www.csrsinc.com

Raising Cane's
Restaurant #925

1008 Broxton Avenue
Westwood, CA 90024

NTV [B]

NTV

00-00-0000

KF

DRB REVIEW
10/18/2024

Sheet Versions:

# Date Description

- - -
- - -
- - -
- - -
- - -
- - -
- - -

Sheet Number:

Sheet Title:

KEYNOTE
FLOOR PLAN

A1.10

AutoCAD SHX Text
43" MIN. CLEAR

AutoCAD SHX Text
43" MIN. CLEAR

AutoCAD SHX Text
GREASE

AutoCAD SHX Text
BRINE

AutoCAD SHX Text
RESIN

AutoCAD SHX Text
CO2

AutoCAD SHX Text
B

AutoCAD SHX Text
C

AutoCAD SHX Text
D

AutoCAD SHX Text
E

AutoCAD SHX Text
F

AutoCAD SHX Text
A

AutoCAD SHX Text
G

AutoCAD SHX Text
B

AutoCAD SHX Text
C

AutoCAD SHX Text
D

AutoCAD SHX Text
E

AutoCAD SHX Text
F

AutoCAD SHX Text
A

AutoCAD SHX Text
G



2/A4.10

1/A
4.1

0

OPEN TO BELOW

BROXTON AVE

WE
YB

UR
N 

AV
E

MECHANICAL ROOM
MEZZANINE

ATTIC SPACE A

ATTIC SPACE B

Te
le

: 9
72

-7
69

-3
10

0 
 F

ax
: 9

72
-7

69
-3

10
1

68
00

 B
is

ho
p 

Ro
ad

, P
la

no
, T

X 
75

02
4

Re
st

au
ra

nt
 S

up
po

rt 
Of

fic
e

Restaurant:

Designer's Information:

CSRS Project Manager:

Prototype Phase:

Project Issue Date:

301 E. OCEAN BLVD. SUITE 1560
LONG BEACH, CA 90802

Telephone: 833-523-2526
www.csrsinc.com

Raising Cane's
Restaurant #925

1008 Broxton Avenue
Westwood, CA 90024

NTV [B]

NTV

00-00-0000

KF

DRB REVIEW
10/18/2024

Sheet Versions:

# Date Description

- - -
- - -
- - -
- - -
- - -
- - -
- - -

Sheet Number:

Sheet Title:

KEYNOTE AND FRAMING
MECH. ROOM MEZZANINE PLAN

A1.111 3/16" = 1'-0"
MEZZANINE PLAN

AutoCAD SHX Text
T1

AutoCAD SHX Text
DP

AutoCAD SHX Text
B

AutoCAD SHX Text
C

AutoCAD SHX Text
D

AutoCAD SHX Text
E

AutoCAD SHX Text
F

AutoCAD SHX Text
A

AutoCAD SHX Text
G

AutoCAD SHX Text
FCU-1  (273 LBS)

AutoCAD SHX Text
FCU-2  (273 LBS)

AutoCAD SHX Text
FCU-5  (166 LBS)

AutoCAD SHX Text
FCU-4 (166 LBS)

AutoCAD SHX Text
FCU-6  (120 LBS)

AutoCAD SHX Text
FCU-3  (120 LBS)

AutoCAD SHX Text
ERV-1  (820 LBS)

AutoCAD SHX Text
ERV-2  (450 LBS)



N

2/A4.10

1/A
4.1

0

ROOFTOP SCREEN
FOR MECH. EQUIP

Te
le

: 9
72

-7
69

-3
10

0 
 F

ax
: 9

72
-7

69
-3

10
1

68
00

 B
is

ho
p 

Ro
ad

, P
la

no
, T

X 
75

02
4

Re
st

au
ra

nt
 S

up
po

rt 
Of

fic
e

Restaurant:

Designer's Information:

CSRS Project Manager:

Prototype Phase:

Project Issue Date:

301 E. OCEAN BLVD. SUITE 1560
LONG BEACH, CA 90802

Telephone: 833-523-2526
www.csrsinc.com

Raising Cane's
Restaurant #925

1008 Broxton Avenue
Westwood, CA 90024

NTV [B]

NTV

00-00-0000

KF

DRB REVIEW
10/18/2024

Sheet Versions:

# Date Description

- - -
- - -
- - -
- - -
- - -
- - -
- - -

Sheet Number:

Sheet Title:

ROOF PLAN

A1.50

AutoCAD SHX Text
MAU-1 CONDENSING UNIT

AutoCAD SHX Text
MAU-1 CONDENSING UNIT

AutoCAD SHX Text
F-1 (325LBS) 3,262 CFM

AutoCAD SHX Text
F-2 (100LBS) 788 CFM

AutoCAD SHX Text
F-3 (50LBS) 300 CFM

AutoCAD SHX Text
HP-2 (794 LBS)

AutoCAD SHX Text
HP-1 (1118 LBS)

AutoCAD SHX Text
INTAKE VENTILATOR FOR MAKE-UP AIR UNIT

AutoCAD SHX Text
HP-1 (1118 LBS)

AutoCAD SHX Text
HP-2 (800 LBS)

AutoCAD SHX Text
INTAKE VENTILATOR FOR ERV

AutoCAD SHX Text
WALK-IN COOLER/FREEZER CONDENSING UNITS PROVIDED BY OWNER, SHOWN FOR COORDINATION PURPOSES ONLY.

AutoCAD SHX Text
ICE MACHINE CONDENSING UNIT PROVIDED BY OWNER, SHOWN FOR COORDINATION PURPOSES ONLY.

AutoCAD SHX Text
12"  EXHAUSTOUTLET

AutoCAD SHX Text
18"  EXHAUSTOUTLET

AutoCAD SHX Text
12"  OUTSIDEAIR INTAKE

AutoCAD SHX Text
18"  OUTSIDEAIR INTAKE

AutoCAD SHX Text
B

AutoCAD SHX Text
C

AutoCAD SHX Text
D

AutoCAD SHX Text
E

AutoCAD SHX Text
F

AutoCAD SHX Text
A

AutoCAD SHX Text
G



Sheet Number:

Sheet Title:

Equipment
Key Plan

FS3.10

Sheet Versions:

# Date Description

- - -
- - -
- - -
- - -
- - -
- - -
- - -

1 1/4" = 1'-0"
EQUIPMENT KEY PLAN

Te
le

: 9
72

-7
69

-3
10

0 
 F

ax
: 9

72
-7

69
-3

10
1

68
00

 B
is

ho
p 

Ro
ad

, P
la

no
, T

X 
75

02
4

Re
st

au
ra

nt
 S

up
po

rt 
Of

fic
e

Restaurant:

Designer's Information:

CSRS Project Manager:

Prototype Phase:

Project Issue Date:

301 E. OCEAN BLVD. SUITE 1560
LONG BEACH, CA 90802

Telephone: 833-523-2526
www.csrsinc.com

Raising Cane's
Restaurant #925

1008 Broxton Avenue
Westwood, CA 90024

NTV [B]

NTV

00-00-0000

KF

DRB REVIEW
10/18/2024

AutoCAD SHX Text
2430

AutoCAD SHX Text
3048

AutoCAD SHX Text
3048

AutoCAD SHX Text
GREASE

AutoCAD SHX Text
BRINE

AutoCAD SHX Text
RESIN

AutoCAD SHX Text
CO2

AutoCAD SHX Text
BALER

AutoCAD SHX Text
COMPACTOR

AutoCAD SHX Text
3

AutoCAD SHX Text
3

AutoCAD SHX Text
2448

AutoCAD SHX Text
2430

AutoCAD SHX Text
3048

AutoCAD SHX Text
3

AutoCAD SHX Text
2430

AutoCAD SHX Text
3642

AutoCAD SHX Text
3642

AutoCAD SHX Text
43" MIN. CLEAR

AutoCAD SHX Text
43" MIN. CLEAR

AutoCAD SHX Text
43" MIN. CLEAR

AutoCAD SHX Text
43" MIN. CLEAR

AutoCAD SHX Text
GREASE

AutoCAD SHX Text
BRINE

AutoCAD SHX Text
RESIN

AutoCAD SHX Text
CO2





MR. RICE

1 3/16" = 1'-0"
REAR-WEST ELEVATION (BROXTON AVE) 

LE
AS

E 
LIN

E

21'-5" A.F.F.      V.I.F.
(E) T.O. PARAPET

29'-0" A.F.F.      V.I.F.
(E) T.O. ROOF

EXISTING ROOF

0'-0" A.F.F.
DINING F.F.

AREA OF WORK

ADJACENT TENANT (NOT IN SCOPE)

27'-6" A.F.F. (V.I.F.)
T.O. SCREEN

-1'-4"
CORRAL F.F.

EWS-2 EWS-2 EWS-2 EWS-2

P-12

EWS-3 EWS-3 EWS-3 EWF-6

EWF-4 EWF-4

EWS-2

PT-10 PT-10

EWS-2

EWS-2

EWS-2

EWS-2

EWS-2

EWS-2

EWS-2

(N) MECHANICAL SCREEN

INFILL WITH NEW BRICK TO MATCH
EXISTING ADJACENT( TEXTURE AND
FINISH, & PAINT TO MATCH ADJACENT)

EWF-9 UNDERSIDE
CANOPY

EWF-9 UNDERSIDE
CANOPY

(N) BLADE SIGNAGE

EWF-6

3'-
6"

EIFS

(E) OVERFLOW
SCUPPER, V.I.F.

EWF-7

(N) MECHANICAL UNIT
WITHIN, RE: MECHANICAL

EIFS

35

33

23

EWS-2

NEW CONCRETE BASE TO MATCH
EXISTING

PAINT EXISTING RAILING
PT-10

ANODIZED SILVER
SIGNAGE BAND

EWF-6

EWF-6

EWS-2EWS-2

(N) EXHAUST BEYOND (N) EXHAUST BEYOND

(N) EXHAUST BEYOND

(N) CONDENSER BEYOND
(N) PARAPET

FLASHING

EWF-6

.

5555

?

.
Room name

1
A07.3

Ref

A5.1

1

1 1

1

1A4.1

SYMBOL LEGEND

#

?

WINDOW DESIGNATION

KEY NOTE

DOOR DESIGNATION

ROOM NAME & NUMBER

DETAIL OR SECTION DESIGNATION

INTERIOR ELEVATION MARK

EXTERIOR ELEVATION MARK

FINISH TAG

SCHEDULE OF EXTERIOR MATERIALS
KEY MATERIALS MANUFACTURER PRODUCT COLOR / FINISH DESCRIPTION

P-10 PAINT - EXPOSED
STRUCTURAL STEEL SHERWIN WILLIAMS

PRO INDUSTRIAL WATER
BASED ALKYD URETHANE

ENAMEL
BLACK / LOW LUSTRE 2 COATS REQUIRED

P-12 PAINT - ALUMIMUM POWDERCOAT RAL 450-6 TEXTURE

EIFS ELASTOMERIC EXTERIOR
FINISH DRYVIT WEATHERLASTIC

TEXTURED FINISH MATCH EXISTING EXTERIOR COLORAPPLIED OVER STUCCO

EWF-4 THIN BRICK VENEER ACME MODULAR ENGLISH
COTTAGE SERIES

PAINT TO MATCH (E) BRICK ON
BROXTON AVE PAINT AS NEEDED WITH LIKE-FOR-LIKE COLOR

EWF-6 ELASTOMERIC EXTERIOR
COATING DRYVIT WEATHERLASTIC SMOOTH MATCH EXISTING EXTERIOR COLORAPPLIED OVER MASONRY AT EXTERIOR WALLS.

EWF-7 EXISTING BRICK REMAIN - - - PAINT AS NEEDED WITH LIKE-FOR-LIKE COLOR
EWF-9 COMPOSITE CLADDING TREX TRANSCEND HAVANA GOLD
EWS-2 ALUMINUM STOREFRONT TUBELITE T14000 ANODIZED SILVER GL1   1" INSULATED GLAZING (CLEAR), TEMPERED WHERE REQUIRED BY CODE

EWS-3 BIFOLD DOOR RENLITA TBD ANODIZED SILVER
EM-3 POWDER COATED ALUMINUM SIGNAGE SUPPLIER CHARCOAL POWDER COATED ALUM. MATTE BLACK FINISH 0.063 GA.

KEYNOTES
1 SIGN, BY OWNER. PROVIDE BLOCKING AS REQ'D (4'-0" x 8'-0" OVAL)
8 ADDRESS NUMBERS IN 6" CHARACTERS, SIZE AND LOCATION AS REQUIRED BY AHJ
14 CAST STONE SILL
22 BRAKE METAL BETWEEN WINDOWS PRE-FINISHED TO MATCH STOREFRONT
23 ANODIZED BRAKE METAL SILL CAP
32 VERIFY EPOXY ANCHOR DETAIL W/ STOREFRONT
33 DARPRO OUTLET AND SECURITY BOX.
34 ORIA 4-DIGIT KEY STORAGE BOX
35 CO2 PORT
36 EXISTING SIGNAGE OF ADJACENT TENANT
37 METAL REVEAL
41 EXISTING BRICK FINISH TO REMAIN
42 EXISTING ARCHITECTURAL/STRUCTURAL FEATURE TO REMAIN

GENERAL NOTES
1 SIGNAGE TO BE APPROVED UNDER SEPARATE FILING (DEFERRED SUBMITTAL).

SEALANT NOTES
1 PROVIDE SEALANT & BACKER RODS AT ALL DISSIMILAR MATERIALS.
2 MATCH FRAME COLOR AT ALL DOORS AND WINDOWS. MATCH ADJACENT WALL MATERIAL

COLOR AT WALL PENETRATIONS AND CONSTRUCTION JOINTS; AT JOINT BETWEEN TWO
DIFFERENT WALL MATERIALS, MATCH DARKER MATERIAL.
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INTERIOR ELEVATION MARK

EXTERIOR ELEVATION MARK

FINISH TAG

SCHEDULE OF EXTERIOR MATERIALS
KEY MATERIALS MANUFACTURER PRODUCT COLOR / FINISH DESCRIPTION

P-10 PAINT - EXPOSED
STRUCTURAL STEEL SHERWIN WILLIAMS

PRO INDUSTRIAL WATER
BASED ALKYD URETHANE

ENAMEL
BLACK / LOW LUSTRE 2 COATS REQUIRED

P-12 PAINT - ALUMIMUM POWDERCOAT RAL 450-6 TEXTURE

EIFS ELASTOMERIC EXTERIOR
FINISH DRYVIT WEATHERLASTIC

TEXTURED FINISH MATCH EXISTING EXTERIOR COLORAPPLIED OVER STUCCO

EWF-4 THIN BRICK VENEER ACME MODULAR ENGLISH
COTTAGE SERIES

PAINT TO MATCH (E) BRICK ON
BROXTON AVE PAINT AS NEEDED WITH LIKE-FOR-LIKE COLOR

EWF-6 ELASTOMERIC EXTERIOR
COATING DRYVIT WEATHERLASTIC SMOOTH MATCH EXISTING EXTERIOR COLORAPPLIED OVER MASONRY AT EXTERIOR WALLS.

EWF-7 EXISTING BRICK REMAIN - - - PAINT AS NEEDED WITH LIKE-FOR-LIKE COLOR
EWF-9 COMPOSITE CLADDING TREX TRANSCEND HAVANA GOLD
EWS-2 ALUMINUM STOREFRONT TUBELITE T14000 ANODIZED SILVER GL1   1" INSULATED GLAZING (CLEAR), TEMPERED WHERE REQUIRED BY CODE

EWS-3 BIFOLD DOOR RENLITA TBD ANODIZED SILVER
EM-3 POWDER COATED ALUMINUM SIGNAGE SUPPLIER CHARCOAL POWDER COATED ALUM. MATTE BLACK FINISH 0.063 GA.

KEYNOTES
1 SIGN, BY OWNER. PROVIDE BLOCKING AS REQ'D (4'-0" x 8'-0" OVAL)
8 ADDRESS NUMBERS IN 6" CHARACTERS, SIZE AND LOCATION AS REQUIRED BY AHJ
14 CAST STONE SILL
22 BRAKE METAL BETWEEN WINDOWS PRE-FINISHED TO MATCH STOREFRONT
23 ANODIZED BRAKE METAL SILL CAP
32 VERIFY EPOXY ANCHOR DETAIL W/ STOREFRONT
33 DARPRO OUTLET AND SECURITY BOX.
34 ORIA 4-DIGIT KEY STORAGE BOX
35 CO2 PORT
36 EXISTING SIGNAGE OF ADJACENT TENANT
37 METAL REVEAL
41 EXISTING BRICK FINISH TO REMAIN
42 EXISTING ARCHITECTURAL/STRUCTURAL FEATURE TO REMAIN

GENERAL NOTES
1 SIGNAGE TO BE APPROVED UNDER SEPARATE FILING (DEFERRED SUBMITTAL).

SEALANT NOTES
1 PROVIDE SEALANT & BACKER RODS AT ALL DISSIMILAR MATERIALS.
2 MATCH FRAME COLOR AT ALL DOORS AND WINDOWS. MATCH ADJACENT WALL MATERIAL

COLOR AT WALL PENETRATIONS AND CONSTRUCTION JOINTS; AT JOINT BETWEEN TWO
DIFFERENT WALL MATERIALS, MATCH DARKER MATERIAL.

EXTEND EXISTING ARCH.
FEATURE

Sheet Number:

Sheet Title:

PROPOSED
EXTERIOR ELEVATIONS

A4.10

Sheet Versions:

# Date Description

- - -
- - -
- - -
- - -
- - -
- - -
- - -

Te
le

: 9
72

-7
69

-3
10

0 
 F

ax
: 9

72
-7

69
-3

10
1

68
00

 B
is

ho
p 

Ro
ad

, P
la

no
, T

X 
75

02
4

Re
st

au
ra

nt
 S

up
po

rt 
Of

fic
e

Restaurant:

Designer's Information:

CSRS Project Manager:

Prototype Phase:

Project Issue Date:

301 E. OCEAN BLVD. SUITE 1560
LONG BEACH, CA 90802

Telephone: 833-523-2526
www.csrsinc.com

Raising Cane's
Restaurant #925

1008 Broxton Avenue
Westwood, CA 90024

NTV [B]

NTV

00-00-0000

KF

DRB SUBMITTAL
11/18/2024



EWF-9
(UNDER CANOPY)

P-10

P-12

EWF-9
(UNDER CANOPY)

EWS-2

P-12

P-12

P-10 EWF-4 EWF-6

EWF-4

TO MATCH EXISTING



 

Historic Resources Group               10942-10946 Weyburn Avenue   19

APPENDIX B  

HISTORIC PHOTOGRAPHS 
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The Villa Mart market, c. 1940, view southeast from Weyburn Avenue (courtesy of Steve Sann) 
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The Villa Mart market, corner pavilion, c. 1950, view southeast from Weyburn Avenue and Broxton Avenue (courtesy of 
Steve Sann) 
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Stan’s Donuts, c. 1980, view east from Broxton Avenue (courtesy of Steve Sann) 
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APPENDIX C 

RESUMES OF AUTHORS/CONTRIBUTORS 

 

 

 



JOHN LOCASCIO, AIA 

Principal Architect 

 

Experience Profile 

Years of Experience: 31 

 

John LoCascio has been with HRG since 2011, involved in historic 

preservation since 2002, and a licensed, practicing architect since 1993.  

John’s areas of focus at HRG include historic architecture and technology, 

building conservation, historic structure reports and federal historic 

rehabilitation tax credit projects. He provides technical assistance for 

construction documents, advises on compliance with the Secretary of the 

Interior’s Standards and the use of the State Historic Building Code, 

provides construction monitoring, and paint and materials sampling and 

analysis services. John has worked on a wide variety of buildings and 

structures in California as well as in other states. He is currently advising 

on historic tax credit projects in Los Angeles, the San Francisco Bay area, 

and Washington State. In addition, John regularly provides historic 

architecture consultation for numerous LAUSD campus modernization 

projects.  

John LoCascio meets the Secretary of the Interior’s Professional 

Qualifications Standards in Architecture and Historic Architecture. 

Selected Projects 

28th Street YMCA Rehabilitation and Adaptive Reuse, Los Angeles 

Academy Museum of Motion Pictures Rehabilitation, Hollywood 

Angelus Funeral Home Historic Tax Credit Project, Los Angeles 

CBS Columbia Square Rehabilitation and Adaptive Reuse, Hollywood 

Chapman University VPO Packing House Rehabilitation, Orange 

Climate Pledge Arena Historic Tax Credit Project, Seattle 

Constance Hotel Historic Tax Credit Project, Pasadena 

Grand Central Air Terminal Rehabilitation & Adaptive Reuse, Glendale 

Los Angeles International Airport Preservation Plan and HSRs 

Mayfair Hotel Historic Tax Credit Project, Los Angeles 

Venice High School Comprehensive Modernization, Los Angeles 

 

Professional Affiliations 

American Institute of Architects 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Professional License 

California Architect C24223 

Education 

Master’s Degree, Historic 

Preservation, University of 

Southern California 

Bachelor of Architecture, 

University of Southern California 

Honors and Awards 

National Trust for Historic 

Preservation, Richard H. Driehaus 

Foundation National Preservation 

Award 

Los Angeles Conservancy 

Preservation Award 

California Preservation 

Foundation Preservation Design 

Award 

City of Pasadena Historic 

Preservation Award 

AIA Institute Honor Award 

12 S. Fair Oaks Avenue, Suite 200 

Pasadena, CA 91105 - 3816 

Tel 626-793-2400 

historicresourcesgroup.com 
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Exhibit E 
 

Materials Submitted 
by the Applicant 

 
 
 



 

 
 

 
 

MEMORANDUM 
 
 
 
TO West Los Angeles Area Planning Commission 
 
FROM Sara Houghton, three6ixty 
 
CC Jackson Olson, City Planner 
 Department of City Planning 
 
DATE April 24, 2025 
 
RE Appeal Response 
 Case No. DIR-2024-4409-DRB-SPPC-COA 
 10940-10948 Weyburn Avenue and 1008 South Broxton Avenue 
 
 
Three6ixty represents the Applicant, Raising Cane’s Chicken Fingers, for the project located 
within the commercial spaces at 10940-10948 Weyburn Avenue and 1008 South Broxton 
Avenue in the Westwood Village Specific Plan Area of the City of Los Angeles.  The tenant spaces 
are located within an existing building on the parcel (APN 4363-018-020, the “Project Site”) 
which encompasses the addresses 10936-10948 Weyburn Avenue and 1004-1010 South Broxton 
Avenue. 
 
A Master Land Use Application for the tenant improvement and partial change of use for a new 
restaurant was filed on July 11, 2024 and assigned City Planning Case No. DIR-2024-4409-DRB-
SPPC-COA and ENV-2024-4410-CE (the “Project”).  A final public hearing (after a prior hearing 
and consultation) with the Design Review Board of the Westwood Village Specific Plan area was 
held on December 18, 2024.  The Board voted to support the request, 4 in favor and 2 opposed.  
On January 23, 2025, the Department of City Planning issued a Letter of Determination 
approving the Project1.  
 
An appeal of the City’s determination was submitted on February 7, 2025.  Below is an outline of 
the Appellant’s relevant comments and the Applicant’s responses. 
 
APPEAL RESPONSE - GENERAL 
 
The Appellant makes note of numerous failings of the Westwood Village Design Review Board 
(DRB) as well as Department of City Planning staff, including the ability to make the legally 
required findings in this matter.  The Appellant claims the findings were “picked out of thin air” 

 
1 The Project was previously approved without the inclusion of the corner space, known as Stan’s Donuts, pursuant to 
Case No. DIR-2023-4907-DRB-SPP-COA/ENV-2023-4908-CE and was not appealed. 
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and inserted from other Letters of Determination (LOD).  The Appellant also references 
additional commentary from the DRB to staff, and makes further assumptions as to the state of 
mind of certain DRB members during and as a result of the 4-2 in favor vote.  There is no 
evidence to support this claim in the case file.  This is highly speculative and not relevant to the 
decision which was made following processes and procedures mandated by the City and Los 
Angeles Municipal Code (LAMC).   
 
These statements are opinion and not fact, as no new information was submitted into the 
record in support of the following assertions by the Appellant: 

1. Findings were not made; 
2. Findings were “ignored”; 
3. Findings were “inserted” by staff into the Letter of Determination, “using boilerplate 

language found in nearly every other LOD” (See Exhibit A Appellant’s letter, page 2). 
 
The Appellant’s argument waivers as to whether or not findings were “made” by staff – the 
initial statement being that they weren’t made at all, and then that they were made but 
insufficient and ignored; both statements cannot be true – and then alleges that the findings 
that were included in the LOD issued by staff are “boilerplate”. However, no examples of where 
these findings have been previously used in other LOD’s were provided.  Thus, it cannot be 
concluded that these findings have been used before or are not applicable to the subject 
request. 
 
Further the Appellant states that staff’s actions were made “not based on any discussion, 
inquiry or evaluation or determination by the DRB” – this is blatantly inaccurate as the proposed 
project was discussed at length at numerous DRB meetings and hearings.  The Applicant 
returned numerous times with decisions revisions based on comments and feedback from the 
DRB2.  Specifically, the Applicant returned with the itemized changes to the Project per DRB 
comments at the final hearing on December 18, 2024 (see Exhibit B, three6ixty-prepared DRB 
Final Hearing Presentation): 
 

1. Silver storefront has been replaced with Cane’s standard black anodized storefront 
system.  This finish also matches the metal finish at the proposed awnings. 

2. Shortening of the arc rail being used for corner signage. 
3. Storefront and bi-fold door elevation and mullion configuration:  there was a request at 

the last meeting that while these two systems have different functions and different 
constraints, that the glazing configuration be coordinated across the entirety of the 
tenant space, from Weyburn to around the corner and on Broxton. 

4. Infill brick finish to match at the base of the storefront system on Broxton. 
5. Mechanical screen: 

a. Cane’s prefers EIFS, or solid material, paint to match roof; or, 
b. Perforated metal previously approved by DRB, painted black to match railing. 

 
Appellant states there was no substantial evidence, and in some cases “no” evidence in the 
record to make the required findings.  The subject request included all the required materials to 

 
2 The project was heard at the following public meetings:  August 21, 2024 (consult), November 20, 2024 (preliminary 
hearing) and December 18, 2024 (final hearing). 
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make such findings, as required for a Master Land Use Application, pursuant to LAMC Sections 
13B.4.3 and 13B.8.5.  (See Exhibit C, Department of City Planning Master Land Use Application 
Primary Checklist, and Exhibit D, three6ixty-prepared Attachment “A”.)  Specifically, 
justifications were provided and itemized in the hard copy case file as well as verbally entered 
into the record at the final DRB meeting in regard to the Secretary of Interior Standards for the 
Treatment of Historic Properties.  In support of these items, a Cultural Resource Report by 
Historic Resources Group dated October 2024 was provided and reviewed and accepted by the 
Office of Historic Resources. 
 
The DRB process allows for review of the Project by the DRB through publicly noticed hearings 
and resulting in a recommendation from the DRB to staff.  The Appellant’s statement “This is 
not permitted, and is a violation of the LAMC, the California Environmental Quality Act (CEQA), 
and established Planning Department policies, practices, and procedures.”  is false, and is not 
clear on which “established Planning Department policies, practices, and procedures” have not 
been followed.  Additionally, no evidence supporting this claim has been provided. 
 
As noted above, the subject request was submitted and reviewed in full conformance with the 
LAMC, CEQA and established Planning Department policies, practices, and procedures. 

1. Application was filed, accepted for review, deemed complete; 
2. DRB procedures were followed as noted above; and, 
3. CEQA was adhered to including submittal and included a review of a Cultural Resources 

Report prepared by a licensed professional.  (See Exhibit E, HRG Cultural Resources 
Report dated October 2024.) 

 
STATUS OF BUILDING AS LOCALLY-SIGNIFICANT RESOURCE 
 
The Appellant cites the 1985 Historic Resources Report utilized by the Department of City 
Planning in establishing the Westwood Village Specific Plan stating “the CORNER PORTION of 
this 1938 Villa Mart building at Broxton and Weyburn Avenue is expressly called out as a 
“Character-defining feature” under the Secretary of the Interior’s Standards for Rehabilitation,”.  
However, there is no reference to the “Villa Mart” building in this report.  (See Exhibit F, Cultural 
Resource Documentation Report Westwood Village.) 
 
Of note, the window style, shape, location, finish and/or operation are not mentioned as a 
“character-defining features” of this corner or building.  The report identifies Stan’s Donuts (See 
Exhibit E, pages 53 and 353) and notes the following features: 
 

a. “…one story and built of reinforced concrete and brick.” No change. 
b. “…mission tile hipped roof…parapet edged with tile caps…” No change. 
c. “An angled bay with a simulated rusticated façade acknowledges the corner.” 

No change. 
d. “Ornamental ironwork surmounts the bay.” Will be maintained and repaired as 

necessary. 
 
No elements identified in the building’s description of relevant features are being removed or 
modified. The proposed design will not “significantly alter” characteristics or features that are 
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character-defining.  The scope of demolition and restoration is outlined in the attached Exhibit 
F.  Existing building façade openings will remain, and windows and storefront that have already 
been replaced over time will be removed.  Building details that are remaining and can be 
renovated, such as painted-over windows along Weyburn Avenue and boarded-up transom 
windows at the corner of Weyburn and Broxton Avenues, will be restored.  The building’s 
footprint, spatial composition, materials and remaining original details including stucco and 
metal work will remain and be restored where possible. 
 
HISTORY OF DESIGN DEVELOPMENT 
 
Raising Cane’s incorporates an indoor-outdoor dining room in nearly every location, typically 
utilizing glass roll-up doors for the window openings.  A roll-up “garage” door was originally 
proposed at this location.  While the DRB did not have concerns regarding utilizing this area of 
the building for dining, some members felt that a garage-style door, or roll-up door, was not in 
keeping with the architectural style of the building and broader vicinity.  One of the DRB 
members suggested a horizontal bi-fold door as being more appropriate while accomplishing 
the same effect: an interior dining area that has the ability to be open to the exterior. 
 
Early on, Raising Cane’s had originally expressed a desire to have a “walk-up window” for food 
service, also common at other locations.  After careful review with planning staff, it was 
determined that the walk-up window would not be allowed under the Specific Plan for this 
location, as the building footprint extends to the property line, and the point-of-service and/or 
transaction would take place on public property, which is expressly prohibited in the Specific 
Plan3.  Additionally, outdoor or sidewalk seating would not be able to be permitted under the 
City’s new Al Fresco Program for outdoor dining at this location, as - again - the building is built 
to the property line and the existing sidewalks are too narrow to accommodate seated dining as 
well as comfortable pedestrian and ADA access along Weyburn and Broxton. 
 
All that said, the DRB has always supported Raising Cane’s vision to provide an indoor-outdoor 
dining area that will activate this very important corner.  Neither operable windows nor indoor-
outdoor dining are expressly prohibited in the Secretary of Interiors Standards or within the 
Specific Plan itself.  As noted above, the building’s existing openings at the corner will remain as-
is.  New windows and storefront will be installed where the original building elements have 
already been replaced. 
 
The Appellant states there was no updated report referencing the bi-fold window design.  The 
historic report including the bi-fold windows was prepared in October 2024 and submitted to 
staff on October 23, 2024 (See Exhibit G email record attached).  Analysis of windows per HRG: 

 

 
3 Per email discussion and email between the representative and staff (Kevin Fulton) dated March 8, 2204, Section 
5.A.1 of the Specific Plan states: Except as provided in Subsections B and C of this Section, any use permitted in the C4 
zone shall be permitted within the Specific Plan Area, provided that all activities, including storage, are conducted 
wholly within an enclosed building, except that outdoor merchandise displays during Village-wide organized sidewalk 
sales, outdoor dining and newsstands may be conducted other than within a wholly-enclosed building. 
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“The new doors, storefronts, canopies, and bi-fold windows will be simple and 
contemporary in design, so will be visually unobtrusive and differentiated from the 
historic character of the building. They will be installed within existing openings, so will 
not alter the historic scale and proportions of the façade or the existing fenestration 
pattern.” Exhibit E, page 15 

 
APPELLANT’S CONDITIONS 

 
Appellant-offered modified conditions are not relevant, as no additional information or analysis 
– nothing NEW – has been provided or submitted to the case file to support these proposed 
conditions, some of which are in fact already included in the LOD.  Therefore, the findings have 
been made and stand based on information provided to and evaluated by staff and the DRB. 
 
SIGNAGE 
 
Signage is not a part of this request and will be processed administratively. 
 
CONCLUSION 
 
The project is replacing a similar use, that of quick-serve food service.  The project as proposed 
will be synergistic with the uses in the neighborhood and will highlight the architectural 
significance specifically at this intersection with beautification of the existing building and with 
activity that engages the street. 
 
Raising Cane’s is a responsible operator and conscientious neighbor, who aims to maintains the 
highest standards of operations.  They have conducted extensive outreach with the adjoining 
residents and surrounding community to understand concerns in the area, and will continue to 
make themselves available to address issues that come up during construction and future 
operation. 
 
Overall, the Appellant has not provided any new information or material to the case file.  
Materials provided have been previously circulated to the DRB and staff, thus have been 
considered in making the determination in support of the Project as proposed. 
 

### 
 
Attachments: 

Exhibit A - Exhibit A Appellant’s letter 
Exhibit B - three6xity-prepared DRB Final Hearing Presentation  
Exhibit C - Department of City Planning Master Land Use Application Primary Checklist  
Exhibit D - three6ixty-prepared Attachment “A” 
Exhibit E - HRG Cultural Resources Report dated October 2024 
Exhibit F - Cultural Resource Documentation Report Westwood Village 
Exhibit G - Email record between DCP staff and Applicant’s Representative 

 
 



1 

Steven D. Sann 

907 Westwood Boulevard, # 203 

Los Angeles, CA 90024-2904 

Writer’s Direct: (213) 448-8147 • Email: stevesann2001@yahoo.com 

 

 

February 7, 2025 

 

West Los Angeles Area Planning Commission   April Sandifer, President 

c/o Commission Executive Assistant    Marty Shelton, Vice President 

City Hall       Haley Feng, Commissioner 

200 North Spring Street, Room 272    Esther Marguilies, Commissioner 

Los Angeles, CA  90012      Lisa Waltz Morocco, Commissioner 

 

Re:  Case No. DIR-2024-4409-DRB-SPPC-COA; CEQA: ENV-2024-4410-CE 

 10942-10946 W. Weyburn Ave. & 1008 S. Broxton Ave.; Los Angeles, CA 90024 

Applicant: Raising Cane’s 

 

Honorable Commissioners: 

 

This letter is submitted as a supplement to the Appeal of the case number captioned above, stating the 

reasons for this appeal, the specific points at issue, how I and other members of our Westwood 

community are aggrieved by the decision, and why I believe the decision-maker erred or abused their 

discretion in this case. 

 

I am the Chair of the Westwood Community Council, Inc., however I am filing this appeal as individual. 

 

This is an Appeal of the improper issuance of a Certificate of Appropriateness (COA) of one of our 46 

Historic-Cultural Resource buildings in our Westwood Village Specific Plan area and the improper 

issuance of Specific Plan Project Permit Compliance (SPPC). 

 

I am writing in reference to the Raising Cane’s project proposed for the 1938 Villa Mart building in 

Westwood Village, located at the highly significant “Crossroads Corner” of Broxton and Weyburn 

Avenues.  This building faces three of our most architecturally, culturally, and historically landmark 

buildings in the entire Village:  the 1931 Fox Westwood Village Theater, the 1932 El Paseo Building, and 

the 1937 Bruin Theater.  Together, these four historic structures anchor one of the most significant and 

important corners in the Village, in Los Angeles, and indeed in the entire film entertainment world. 

 

I attended every single public hearing in their entirety, including both preliminary and final hearings, 

conducted by the Westwood Design Review Board (DRB), including the final meeting held on 

December 18, 2024, when the Board, by the BARE MINIMUM VOTE of 4 in favor and 2 opposed, 

ostensibly acted to recommend the project to the Director of Planning for approval. 

 

However, the Board FAILED COMPLETELY to analyze the project, and make the LEGALLY REQUIRED 

FINDINGS as enumerated in the Los Angeles Municipal Code, the Westwood Village Specific Plan, 

including the 10 mandatory findings required for the issuance of a COA.  A vote was taken, the required 

findings were not made and ignored, and were only INSERTED into the Letter of Determination by staff, 

using boilerplate language found in nearly every other LOD. 

 

mailto:stevesann2001@yahoo.com


2 

Further, the legal standard to make the required findings is based on SUBSTANTIAL EVIDENCE IN THE 

RECORD. In fact, there was NOT substantial evidence in the record, and in certain cases there was NO 

EVIDENCE IN THE RECORD whatsoever. 

 

I note further that the two NO votes were the TWO leading experts on the DRB with vast knowledge 

and full understanding of the REQUIREMENTS of the Secretary of the Interior’s Standards.  One of 

these two DRB members is the former President of the Los Angeles Conservancy Board of Directors, 

and a current Board member of the National Trust for Historic Preservation.  This Board member 

stated repeatedly that the project as proposed FAILED utterly to meet the required standards for 

approval. 

 

The other DRB member who also voted NO on the project is a longtime member of a Historic 

Preservation Overlay Zone (HPOZ) Board in the city of Los Angeles.  As such, she is also highly 

experienced in CORRECTLY applying the Secretary of the Interior Standards.  She also voted no, stating 

that the project as proposed, especially the treatment of the corner, FAILED to meet the legally 

required standards. 

 

Underscoring the fatally flawed process in this case, BOTH of the dissenting Board members have 

formally asked City staff to provide urgently needed “in service training” possibly by the Office of 

Historic Resources (OHR) staff, to educate the DRB members on the correct process, their role, and 

duties to properly perform the function of the DRB, particularly when it is performing the function of an 

HPOZ Board, as required for the 46 enumerated historic-cultural resource buildings listed in the 

Westwood Village Specific Plan. 

 

Despite these fatal flaws, fabricated “findings” were essentially plucked out of thin air, and boilerplate 

language was inserted into the LOD by planning staff, not based on any discussion, inquiry, or evaluation, 

or determination by the DRB, falsely asserting that the project, in fact, met the required findings.   

 

To put it simply, the DRB, by a BARE MAJORITY VOTE of 4-2 simply “approved the project” without 

making the required findings by the DRB members, and absent substantial evidence in the record.   

 

This is not permitted, and is a violation of the LAMC, the California Environmental Quality Act (CEQA), 

and established Planning Department policies, practices, and procedures. 

 

Specifically, I wish to bring to your attention (1.) several MANDATORY FINDINGS enumerated 

below that must be made to approve this project; and (2.) to request that the proposed 

project be APPROVED WITH THE FOLLOWING CONDITIONS BELOW. 

 

Note that the CORNER portion of this 1938 Villa Mart building at Broxton and Weyburn 

Avenues is expressly called out as a “Character-defining feature” under the Secretary of 

the Interior’s Standards for Rehabilitation, in the 1985 Historic Resources Report relied upon by 

the Planning Department and City Council in originally adopting the Westwood Village Specific Plan: 

 

Historic Resources Survey (1985)  

Address:  10948 Weyburn Ave. 

Common Name:  Stan’s Donuts 

Historic Name:  Villa Mart 

Architectural Style:  Mediterranean (Revival) 

Year of original construction:  1938 

SaraHoughton
Underline
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“This wedge-shaped building of Mediterranean-influenced design is located at the intersection of 

Weyburn and Broxton.  Apparently built in increments, it is one story and built of reinforced concrete and 

brick.  A mission tile hipped roof tops the west (Broxton) elevation.  An angled bay with a simulated 

rusticated façade acknowledges the corner.  Ornamental ironwork surmounts the bay.  Altered 

storefronts face each street.  Despite its many changes, the building does suggest the themes which were 

historically identified with Westwood Village.” 

 

The following are the Ten Mandatory “Standards of the Secretary of the Interior” ALL of 

which are required “findings” (and which findings must be based on substantial evidence in 

the record) in order to recommend to the Director of Planning that a Certificate of 

Appropriateness (COA) be granted for this project, under the Westwood Village Specific 

Plan and the Los Angeles Municipal Code:  

 

1. A property will be used as it was historically, or be given a new use that requires minimal 

change to its distinctive materials, features, spaces, and spacial The historic 

character of a property shall be retained and preserved. The removal of historic 

materials or alteration of features and spaces that characterize a property shall be 

avoided. 

2. The historic character of a property will be retained and preserved.  The removal of 

distinctive materials or alteration of features, spaces, and spatial relationships that 

characterize a property will be avoided. 

3. Each property will be recognized as a physical record of its time, place, and use. Changes that 

create a false sense of historical development, such as adding conjectural features 

or architectural elements from other buildings, will not be undertaken. 

4. Most properties change over time; those changes that have acquired historic significance in their 

own right will be retained and preserved. 

5. Distinctive features, finishes, and construction techniques or examples of 

craftsmanship that characterize a historic property will be preserved. 

6. Deteriorated historic features will be repaired rather than replaced. Where the 

severity of deterioration requires replacement of a distinctive feature, the new 

feature shall match the old in design, color, texture, and other visual qualities and, 

where possible, materials. Replacement of missing features will be substantiated by 

documentary, physical, or pictorial evidence. 

7. Chemical or physical treatments, such as sandblasting, that cause damage to historic materials 

will not be used. The surface cleaning of structures, if appropriate, shall be undertaken using the 

gentlest means possible. 

8. Significant archeological resources affected by a project will be protected and preserved. If such 

resources must be disturbed, mitigation measures will be undertaken. 

9. New additions, exterior alterations, or related new construction will not destroy historic 

materials that characterize the property. The new work will be differentiated from the old and 

will be compatible with the historic materials, features, size, scale, proportion, and massing, to 

protect the historic integrity of the property and its environment. 

10. New additions and adjacent or related new construction will be undertaken in such a manner 

that if removed in the future, the essential form and integrity of the historic property and its 

environment would be unimpaired. 

 

By allowing the most significant character-defining feature of the building – the anchor corner element – 

to be essentially obliterated with missing windows and doors (replaced by inauthentic “folding plate 

windows and folding plate doors”) this is a SIGNFICANT ALTERATION OF A KEY SPACIAL 

RELATIONSHIP, expressly prohibited by mandatory findings numbered 1, 2, and 3. 

 

Additionally, the following are the MANDATORY FINDINGS that must be made by the DRB to 

recommend a project for approval to the Director of Planning, for Specific Plan Project Permit 

Compliance (SPPC) as enumerated in the Westwood Village Specific Plan: 
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Section 13.B. Design Review Criteria.  

Pursuant to LAMC Section 16.50, the DRB shall make a recommendation to the Director 

of Planning concerning a proposed Project on the basis of the following criteria:  

 

1. The Project shall conform to all applicable provisions of the Specific Plan. 

 

2. The Project shall be consistent with the Westwood Village Design Guidelines.  

 

3. The colors and types of building materials shall be reasonably consistent with the 

character of Cultural Resources in the area.  

 

4. The Project shall not cast shadows onto adjacent residential buildings outside the Specific Plan Area 

for more than two hours between 10 a.m. and 4 p.m. on December 21 or between 10 a.m. and 4 p.m. 

on March 21.  

 

5. All open areas not used for buildings, walkways, or driveways shall be landscaped.  

 

6. The massing of the building shall relate in scale to surrounding Cultural Resources and shall be 

appropriate to the pedestrian oriented character of Westwood Village.  

 

7. The architectural style of the building shall relate to surrounding Cultural Resources.  

 

8. All mechanical equipment and other appurtenances shall be screened from public view.  

 

9. Any exterior treatment, including color, texture, and other architectural features, shall 

be applied to all exterior walls in a similar manner. 

 

The addition of historically inaccurate, modern aluminum framed folding-place windows and folding plate 

doors is absolutely NOT consistent with ANY of the 46 historic-cultural resource buildings listed in the 

Westwood Village Specific Plan. 

 

The Applicant failed completely to provide ANY evidence in the record that such modern windows are 

“reasonably consistent” with ANY of the 46 historic-cultural resource buildings.  No photos were 

submitted.  Nothing! In fact, NO SUCH EVIDENCE could be provided because NONE of these 46 

buildings have modern folding-plate windows and folding plate doors. 

 

I defy the decision maker to point to ANY such evidence in the case file.  In fact, NO SUCH evidence 

exists.  Note also that the Historic Resources Survey report that was submitted was for an entirely 

DIFFERENT window treatment and design (rolling garage doors and windows), and no supplemental 

report was ever submitted to reflect the CURRENT design.  As such there was no evidence in the 

record on which either the DRB or the Director of Planning could rely. 

 

Additionally, the fact that the windows and doors on the corner element are COMPLETELY 

DIFFERENT AND OBVIOUSLY do not matching the rest of the windows and doors of the project is a 

blatant violation of Condition 9 above which requires that “any exterior treatment, including 

color, texture, and other architectural features, shall be applied to all exterior walls in a 

similar manner.”  Windows and doors are both highly significant architectural features, 

and as such must be applied to ALL exterior walls in a similar manner.  The corner 

windows and doors fail that required finding.  Thus the legally required finding CANNOT 

be made without modifying this condition, requiring that ALL windows and doors must be 

similar. 
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I note that Raising Cane’s has recently built and opened many restaurants in architecturally 

and historically significant buildings, including in New York City, Washington, D.C., 

Boston, Nashville, and Chapel Hill, among other locations.  IN NONE OF THESE CASES 

OF HISTORIC BUILDINGS did Raising Cane’s install, nor were they authorized to install, 

folding plate windows or folding plate doors.  That is because folding plate windows and folding 

plate doors are MODERN style windows and doors that are historically INAPPROPRIATE, inaccurate, 

and incompatible, under the Secretary of the Interior’s Standards, and thus a Certificate of 

Appropriateness (COA) would not be granted. 

 

Given Raising Cane’s track record of RESPECTING the architectural and historical integrity of these 

historic and architecturally significant buildings in other cities across the United States, Raising Cane’s 

absolutely must be held to the same standard, and respect the historical, architectural, and 

cultural integrity of Westwood Village and the 1938 Villa Mart building, a Mediterranean 

Revival structure, especially as the highly significant corner of Broxton and Weyburn 

Avenues, directly across the street from three highly significant, iconic, and landmark 

buildings in our Village – the Fox Westwood Village Theater, the El Paseo Building, and 

the Bruin Theater. 

 

IF YOUR COMMISSION DECIDES TO GRANT THE APPEAL BY AMENDING SOME OF 

THE CONDITIOND IN THE LOD, I OFFER THE FOLLOWING SUGGESTED MODIFIED 

CONDITIONS OF APPROVAL FOR RAISING CANE’S PROJECT (IN THE 1938 

HISTORIC “VILLA MART” BUILDING, AT THE CORNER OF BROXTON & WEYBURN 

AVENUES, IDENTIFIED AS A HISTORIC CULTURAL RESOURCE BUILDING UNDER 

THE WESTWOOD VILLAGE SPECIFIC PLAN: 

 

1. All windows and mullions on the corner portion of the building at Broxton & Weyburn shall be 

of the same style, type, design, dimension, and color to match the windows as shown on the 

plans and renderings of the Weyburn elevation, namely that they shall be FIXED and 

INOPERABLE WINDOWS of large single plate glass, to match the windows shown on page 

21 of the Applicant’s Historic Resources Group Report (photo dated c. 1950) with matching 

mullions made out of metal (or anodized aluminum?) painted in black enamel. (Note: need to specify 

(a.) exact color of glass, whether clear or tinted in different color specification, and (b.) either single 

paned or doubled paned glass, as required by Code and energy efficiency rules). Also need to specify 

whether flat or glossy paint finish for the mullions?).  (Note: Folding plate windows to be 

expressly disallowed.) 

 

2. All doors on the corner portion of the building at Broxton & Weyburn Avenues shall be of the 

same style, type, design, dimension, and color of the solid traditional-style doors of red-painted 

wood (or metal?) and glass to match the doors as shown on the renderings and plans for the 

Weyburn elevation of the building.  (Note: Folding plate doors to be expressly disallowed.) 

 

3. The windows and mullions on the Broxton elevation shall be of the same style, type, design, 

dimension, and color to match the windows as shown on the plans and renderings of the 

Weyburn elevation, namely that they be FIXED and INOPERABLE WINDOWS of large 

plate glass with matching mullions made out of metal (or anodized aluminum?) painted in black 

enamel (Note: need to specify (a.) exact color of glass, whether clear or tinted in different color 

specification, and (b.) either single paned or doubled paned glass, as required by Code and energy 

efficiency rules; note also that windows may be frosted on the inside to provide an opaque appearance. 

Also need to specify whether flat or glossy paint finish?).   
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4. Note:  Presently, there are large “sheets” of paint peeling off the building, especially at the 

corner.  Please add a condition that all such damaged paint be removed by the least intrusive 

method possible (careful scraping by hand), and absolutely NO SANDBLASTING OR WATER 

BLASTING which is forbidden under the Secretary of the Interior Standards. 

 

5. All other unapproved elements such as existing flood lights, brackets from long-removed signs, 

and other extraneous materials currently on the façade should be carefully removed, the surface 

should be patched, carefully sanded and painted to match the original. 

 

Additional suggested NOTES regarding advising Planning staff on the proposed signage: 

 

1. The Village Pedestrian signs (aka “Blade Signs”) as shown on the plans and renderings for 

both the Weyburn and Broxton elevations are UNAPPROVABLE.  Note the definition in 

Section 4 of the Westwood Village Specific Plan:  “Village Pedestrian Sign – A sign that is 

attached to a wall or to the underside of an  awning or marquee with one or two sign faces 

perpendicular to the face of the building and that identifies a use or service exclusively or 

primarily by symbol.”  The proposed blade signs are 100% text and unapprovable.  If 

the Applicant wishes to change the design to depict their company mascot, “Cane” the 

Labrador, or perhaps a chicken (or chicken finger?) then perhaps they could be approvable.  

Note also that the DRB Design Guidelines and Practices and Preferences have routinely 

disallowed THICK box-like signs that resemble unapprovable CABINET signs hanging off a 

façade.  The Board also has routinely disapproved INTERNALLY LIT blade signs, as these cause 

the signs to need to be too thick and bulky to accommodate the circuitry and electronics inside 

the “cabinet.” The Board has routinely approved and preferred EXTERNALLY LIT blade signs 

(using goose neck or tensor lights, etc.). 

 

2. Note also the definition of a “Cabinet Sign – A wall sign placed on the face of enclosed cabinet/box 

attached to a building that may display any message allowed on either an off-site or an on-site sign.” All 

such Cabinet signs are UNAPPROVABLE.  The three round red “Raising Canes – Chicken 

Fingers” signs shown on the Weyburn elevation, Broxton elevation, and at the 

corner of Broxton & Weyburn Avenues all appear to be Cabinet Signs, and as such 

appear to be UNAPPROVABLE. 

 

With these necessary and well considered REVISED Conditions of Approval, your Commission could 

correct the fatal flaws contained in the current LOD. 

 

Thank you very much for your diligent attention to this very important project, for following the legally 

mandated standards and findings as required by our Westwood Village Specific Plan, the Secretary of the 

Interior Standards for Rehabilitation, and the Los Angeles Municipal Code, and for helping bring in this 

new and eagerly anticipated restaurant into Westwood Village.  With these AMENDED conditions your 

Board will achieve a “Win-Win” – helping Raising Cane’s come into Westwood Village without delay,  

 

The project can EASILY be modified, the corner treatment can be brought into proper compliance with 

the required findings, and the applicant can move forward with a slightly modified project and open for 

business, all while protecting the architectural and historical integrity at this highly significant corner of 

Westwood Village. 
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Therefore, I respectfully ask that the Commission GRANT the appeal, and find that the decision-maker 

erred or abused their discretion in granting this project approval absent substantial evidence in the 

record that the legally required findings were neither discussed, nor were the findings made by the DRB, 

and MODIFY the Conditions as noted above,. 

 

I expressly reserve the right to submit supplemental materials for consideration by the Area Planning 

Commission, in accordance with the rules of procedure governing the submission of such materials, 

prior to the public hearing. 

 

Sincerely, 
 

Steven D. Sann 
 

Steven D. Sann 



BOARD MEETING
Westwood Design Review Board

1004-1008 Broxton Avenue,
10942-10946 Weyburn Avenue,
Los Angeles, California 90024

12/18/2024



RESPONSE TO COMMENTS

1. Black anodized storefront and bi-fold door system

2. Reduce extent of arc rail 

3. Align mullion design across all frontages where 

possible

4. Infill brick base under windows on Broxton 

frontage to be consistent with Weyburn frontage

5. Mechanical Screen details and drawings

 



1. Change from Silver to Black - Before



1. Change from Silver to Black - After



2. Reduce Arc Rail and Signage – Before and After



3. Standardize Mullions 



3. Standardize Mullions 



4. Match Infill Brick Base on Broxton Frontage to match Weyburn



5. Mechanical Screen – Solid Option



5. Mechanical Screen – Perforated Screen Option  



5. Mechanical Screen – Street View 
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(E) T.O. PARAPET

29'-0" A.F.F.      V.I.F.
(E) T.O. ROOF

27'-6" A.F.F. (V.I.F.)
T.O. SCREEN

EWS-2

(E) PARAPET

2 1/4" = 1'-0"
MECHANICAL PLATFORM - SOUTH ELEVATION 

(N) MECHANICAL SCREEN

(N) PARAPET FLASHING

(N) MECHANICAL UNIT WITHIN

LE
AS

E 
LIN

E

29'-0" A.F.F.      V.I.F.
(E) T.O. ROOF

EXISTING ROOF

27'-6" A.F.F. (V.I.F.)
T.O. SCREEN

21'-5" A.F.F.      V.I.F.
(E) T.O. PARAPET

EWS-2(E) PARAPET

3 1/4" = 1'-0"
MECHANICAL PLATFORM - EAST ELEVATION 

(N) MECHANICAL SCREEN

(N) PARAPET FLASHING

(N) MECHANICAL UNIT WITHIN

SCHEDULE OF EXTERIOR MATERIALS
KEY MATERIALS MANUFACTURER PRODUCT COLOR / FINISH DESCRIPTION

P-10 PAINT - EXPOSED
STRUCTURAL STEEL SHERWIN WILLIAMS

PRO INDUSTRIAL WATER
BASED ALKYD URETHANE

ENAMEL
BLACK / LOW LUSTRE 2 COATS REQUIRED

P-12 PAINT - ALUMIMUM POWDERCOAT RAL 450-6 TEXTURE

EWF-2 ELASTOMERIC EXTERIOR
FINISH DRYVIT WEATHERLASTIC

TEXTURED FINISH
SANDPEBBLE - E (SPE) TEXTURE -
MATCH EXISTING ROOF COLOR APPLIED OVER EIFS

EWF-4 THIN BRICK VENEER ACME MODULAR ENGLISH
COTTAGE SERIES PAINT MATCH EXISTING COLOR

EWF-6 ELASTOMERIC EXTERIOR
COATING DRYVIT WEATHERLASTIC SMOOTH MATCH EXISTING COLOR APPLIED OVER MASONRY AT EXTERIOR WALLS.

EWF-7 EXISTING BRICK REMAIN - - PAINT MATCH EXISTING COLOR PAINT AS NEEDED WITH LIKE-FOR-LIKE COLOR
EWF-9 COMPOSITE CLADDING TREX TRANSCEND HAVANA GOLD
EWS-2 ALUMINUM STOREFRONT TUBELITE T14000 BLACK GL1   1" INSULATED GLAZING (CLEAR), TEMPERED WHERE REQUIRED BY CODE

EWS-3 BIFOLD DOOR RENLITA TBD BLACK
EWS-4 ALUMINUM STOREFRONT TUBELITE T1400 BLACK GL2 1" INSULATED GLAZING (OPAQUE), TEMPERED

EWS-5 EXISTING WINDOW EXISTING EXISTING RESTORE EXISTING EXISTING FRAME TO BE RESTORED, PROVIDE NEW GLAZING

EM-3 POWDER COATED ALUMINUM SIGNAGE SUPPLIER BLACK POWDER COATED ALUM.
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OPEN

LE
AS

E 
LIN

E

1 3/16" = 1'-0"
FRONT-NORTH ELEVATION (WEYBURN AVE) - ROOF SCREEN OPTION 2

0'-0" A.F.F.
DINING F.F.

3'-0" A.F.F.
WINDOW SILL

11'-8" A.F.F.
T.O. STOREFRONT

23'-6" A.F.F.      V.I.F.
(E) T.O. PARAPET

29'-0" A.F.F.      V.I.F.
(E) T.O. ROOF

EXISTING ROOF

ADJACENT TENANT (NOT IN SCOPE)
AREA OF WORK

EWS-2

EWS-2

EWS-2 EWS-2

EWS-2

EWS-2

EWS-2 EWS-2

EWF-4
PT-12

EWS-2

EWS-2EWS-2

EWS-2 EWS-2 EWS-2

EWF-4 EWF-4
PT-12

EWF-6

EWF-6

EWF-4 EWF-4

EWS-3 EWS-3
EWF-6

PT-10

EWF-9 UNDERSIDE

EWF-6

EWF-6

EWS-3

PATCH AND REPAIR (E)
TILE AS NEEDED

(N) BLADE SIGNAGE

PT-10

NEW CANOPY

EWS-2 EWS-2 EWS-2

EWS-5EWS-2EWS-2

EWS-5 EWS-5 EWS-5EWS-5

EWF-6EWF-6EWF-6

EWS-2

EWF-2 EWF-2

(N) EXHAUST BEYOND (N) EXHAUST BEYOND

EXISTING HVAC UNITS

PAINT EXISTING RAILING
PT-10

SCHEDULE OF EXTERIOR MATERIALS
KEY MATERIALS MANUFACTURER PRODUCT COLOR / FINISH DESCRIPTION

P-10 PAINT - EXPOSED
STRUCTURAL STEEL SHERWIN WILLIAMS

PRO INDUSTRIAL WATER
BASED ALKYD URETHANE

ENAMEL
BLACK / LOW LUSTRE 2 COATS REQUIRED

P-12 PAINT - ALUMIMUM POWDERCOAT RAL 450-6 TEXTURE

EWF-2 ELASTOMERIC EXTERIOR
FINISH DRYVIT WEATHERLASTIC

TEXTURED FINISH
SANDPEBBLE - E (SPE) TEXTURE -

MATCH EXISTING COLOR APPLIED OVER STUCCO

EWF-4 THIN BRICK VENEER ACME MODULAR ENGLISH
COTTAGE SERIES PAINT MATCH EXISTING COLOR

EWF-6 ELASTOMERIC EXTERIOR
COATING DRYVIT WEATHERLASTIC SMOOTH MATCH EXISTING COLOR APPLIED OVER MASONRY AT EXTERIOR WALLS.

EWF-7 EXISTING BRICK REMAIN - - PAINT MATCH EXISTING COLOR PAINT AS NEEDED WITH LIKE-FOR-LIKE COLOR

EWF-8 PERFORATED METAL SCREEN McNICHOLS 17143863SA
AIJ3003H14.063GA 1/4RD MECHANICAL ROOF PLATFORM SCREEN

EWF-9 COMPOSITE CLADDING TREX TRANSCEND HAVANA GOLD
EWS-2 ALUMINUM STOREFRONT TUBELITE T14000 BLACK GL1   1" INSULATED GLAZING (CLEAR), TEMPERED WHERE REQUIRED BY CODE

EWS-3 BIFOLD DOOR RENLITA TBD BLACK
EWS-4 ALUMINUM STOREFRONT TUBELITE T1400 BLACK GL2 1" INSULATED GLAZING (OPAQUE), TEMPERED

EWS-5 EXISTING WINDOW EXISTING EXISTING RESTORE EXISTING EXISTING FRAME TO BE RESTORED, PROVIDE NEW GLAZING

EM-3 POWDER COATED ALUMINUM SIGNAGE SUPPLIER BLACK POWDER COATED ALUM.
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MR. RICE

1 3/16" = 1'-0"
REAR-WEST ELEVATION (BROXTON AVE) - ROOF SCREEN OPTION 2

LE
AS

E 
LIN

E

21'-5" A.F.F.      V.I.F.
(E) T.O. PARAPET

29'-0" A.F.F.      V.I.F.
(E) T.O. ROOF

EXISTING ROOF

0'-0" A.F.F.
DINING F.F.

AREA OF WORK

ADJACENT TENANT (NOT IN SCOPE)

27'-6" A.F.F. (V.I.F.)
T.O. SCREEN

-1'-4" V.I.F.
CORRAL F.F.

EWS-2 EWS-2 EWS-2 EWS-2

P-12

EWS-3 EWS-3
EWS-3 EWF-6

EWF-4 EWF-4

EWS-2

PT-10 PT-10

EWS-2 EWS-2 EWS-2

(N) MECHANICAL SCREEN

INFILL WITH NEW BRICK//CONCRETE TO
MATCH  EXISTING ADJACENT( TEXTURE
AND FINISH, & PAINT TO MATCH
ADJACENT)

EWF-9 UNDERSIDE
CANOPY

EWF-9 UNDERSIDE
CANOPY

EWF-6

EWF-7

(N) MECHANICAL UNIT
WITHIN, RE: MECHANICAL

EWS-2

NEW CONCRETE BASE TO MATCH
EXISTING

PAINT EXISTING RAILING
PT-10

EWF-6

EWF-6

EWS-5EWS-5

(N) EXHAUST BEYOND (N) EXHAUST BEYOND

(N) EXHAUST BEYOND

(N) CONDENSER BEYOND

(N) PARAPET
FLASHING

EWF-6

EWF-4

EWF-8

EWF-4

INFILL WITH NEW BRICK TO MATCH
EXISTING ADJACENT
( TEXTURE AND FINISH, & PAINT TO MATCH
ADJACENT)

NEW BLADE SIGN

SCHEDULE OF EXTERIOR MATERIALS
KEY MATERIALS MANUFACTURER PRODUCT COLOR / FINISH DESCRIPTION

P-10 PAINT - EXPOSED
STRUCTURAL STEEL SHERWIN WILLIAMS

PRO INDUSTRIAL WATER
BASED ALKYD URETHANE

ENAMEL
BLACK / LOW LUSTRE 2 COATS REQUIRED

P-12 PAINT - ALUMIMUM POWDERCOAT RAL 450-6 TEXTURE

EWF-2 ELASTOMERIC EXTERIOR
FINISH DRYVIT WEATHERLASTIC

TEXTURED FINISH
SANDPEBBLE - E (SPE) TEXTURE -

MATCH EXISTING COLOR APPLIED OVER STUCCO

EWF-4 THIN BRICK VENEER ACME MODULAR ENGLISH
COTTAGE SERIES PAINT MATCH EXISTING COLOR

EWF-6 ELASTOMERIC EXTERIOR
COATING DRYVIT WEATHERLASTIC SMOOTH MATCH EXISTING COLOR APPLIED OVER MASONRY AT EXTERIOR WALLS.

EWF-7 EXISTING BRICK REMAIN - - PAINT MATCH EXISTING COLOR PAINT AS NEEDED WITH LIKE-FOR-LIKE COLOR

EWF-8 PERFORATED METAL SCREEN McNICHOLS 17143863SA
AIJ3003H14.063GA 1/4RD MECHANICAL ROOF PLATFORM SCREEN

EWF-9 COMPOSITE CLADDING TREX TRANSCEND HAVANA GOLD
EWS-2 ALUMINUM STOREFRONT TUBELITE T14000 BLACK GL1   1" INSULATED GLAZING (CLEAR), TEMPERED WHERE REQUIRED BY CODE

EWS-3 BIFOLD DOOR RENLITA TBD BLACK
EWS-4 ALUMINUM STOREFRONT TUBELITE T1400 BLACK GL2 1" INSULATED GLAZING (OPAQUE), TEMPERED

EWS-5 EXISTING WINDOW EXISTING EXISTING RESTORE EXISTING EXISTING FRAME TO BE RESTORED, PROVIDE NEW GLAZING

EM-3 POWDER COATED ALUMINUM SIGNAGE SUPPLIER BLACK POWDER COATED ALUM.
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5 1 1/2" = 1'-0"
ROOFTOP EQUIPMENT SCREEN

6'-
0"

EWF-8

(NEW ROOF PLATFORM

NEW MECHANICAL SCREEN

EXISTING ROOF

NEW MECHANICAL EQUIPMENT

EWF-8

1 1/4" = 1'-0"
MECHANICAL PLATFORM - WEST ELEVATION (BROXTON AVE.)

LE
AS

E 
LIN

E

EXISTING ROOF

27'-6" A.F.F. (V.I.F.)
T.O. SCREEN

27'-6" A.F.F. (V.I.F.)
T.O. SCREEN

29'-0" A.F.F.      V.I.F.
(E) T.O. ROOF

(N) MECHANICAL SCREEN

(N) PARAPET FLASHING

(N) MECHANICAL UNIT WITHIN

EWF-8

4 1/4" = 1'-0"
MECHANICAL PLATFORM - NORTH ELEVATION 

21'-5" A.F.F.      V.I.F.
(E) T.O. PARAPET

27'-6" A.F.F. (V.I.F.)
T.O. SCREEN

BROXTON AVE.

(N) MECHANICAL SCREEN

(N) PARAPET FLASHING

(N) MECHANICAL UNIT WITHIN

EWF-8
(E) PARAPET

2 1/4" = 1'-0"
MECHANICAL PLATFORM - SOUTH ELEVATION 

EXISTING ROOF
BEYOND

21'-5" A.F.F.      V.I.F.
(E) T.O. PARAPET

29'-0" A.F.F.      V.I.F.
(E) T.O. ROOF

27'-6" A.F.F. (V.I.F.)
T.O. SCREEN

(N) MECHANICAL SCREEN

(N) PARAPET FLASHING

(N) MECHANICAL UNIT WITHIN

3 1/4" = 1'-0"
MECHANICAL PLATFORM - EAST ELEVATION 

LE
AS

E 
LIN

E

29'-0" A.F.F.      V.I.F.
(E) T.O. ROOF

EXISTING ROOF

27'-6" A.F.F. (V.I.F.)
T.O. SCREEN

21'-5" A.F.F.      V.I.F.
(E) T.O. PARAPET

EWF-8

(N) MECHANICAL SCREEN

(N) PARAPET FLASHING

(N) MECHANICAL UNIT WITHIN

SCHEDULE OF EXTERIOR MATERIALS
KEY MATERIALS MANUFACTURER PRODUCT COLOR / FINISH DESCRIPTION

P-10 PAINT - EXPOSED
STRUCTURAL STEEL SHERWIN WILLIAMS

PRO INDUSTRIAL WATER
BASED ALKYD URETHANE

ENAMEL
BLACK / LOW LUSTRE 2 COATS REQUIRED

P-12 PAINT - ALUMIMUM POWDERCOAT RAL 450-6 TEXTURE

EWF-2 ELASTOMERIC EXTERIOR
FINISH DRYVIT WEATHERLASTIC

TEXTURED FINISH
SANDPEBBLE - E (SPE) TEXTURE -

MATCH EXISTING COLOR APPLIED OVER STUCCO

EWF-4 THIN BRICK VENEER ACME MODULAR ENGLISH
COTTAGE SERIES PAINT MATCH EXISTING COLOR

EWF-6 ELASTOMERIC EXTERIOR
COATING DRYVIT WEATHERLASTIC SMOOTH MATCH EXISTING COLOR APPLIED OVER MASONRY AT EXTERIOR WALLS.

EWF-7 EXISTING BRICK REMAIN - - PAINT MATCH EXISTING COLOR PAINT AS NEEDED WITH LIKE-FOR-LIKE COLOR

EWF-8 PERFORATED METAL SCREEN McNICHOLS 17143863SA
AIJ3003H14.063GA 1/4RD MECHANICAL ROOF PLATFORM SCREEN

EWF-9 COMPOSITE CLADDING TREX TRANSCEND HAVANA GOLD
EWS-2 ALUMINUM STOREFRONT TUBELITE T14000 BLACK GL1   1" INSULATED GLAZING (CLEAR), TEMPERED WHERE REQUIRED BY CODE

EWS-3 BIFOLD DOOR RENLITA TBD BLACK
EWS-4 ALUMINUM STOREFRONT TUBELITE T1400 BLACK GL2 1" INSULATED GLAZING (OPAQUE), TEMPERED

EWS-5 EXISTING WINDOW EXISTING EXISTING RESTORE EXISTING EXISTING FRAME TO BE RESTORED, PROVIDE NEW GLAZING

EM-3 POWDER COATED ALUMINUM SIGNAGE SUPPLIER BLACK POWDER COATED ALUM.

Sheet Versions:

# Date Description

- - -
- - -
- - -
- - -
- - -
- - -
- - -

Te
le

: 9
72

-7
69

-3
10

0 
 F

ax
: 9

72
-7

69
-3

10
1

68
00

 B
is

ho
p 

Ro
ad

, P
la

no
, T

X 
75

02
4

Re
st

au
ra

nt
 S

up
po

rt 
Of

fic
e

Restaurant:

Designer's Information:

CSRS Project Manager:

Prototype Phase:

Project Issue Date:

301 E. OCEAN BLVD. SUITE 1560
LONG BEACH, CA 90802

Telephone: 833-523-2526
www.csrsinc.com

Raising Cane's
Restaurant #925

1008 Broxton Avenue
Los Angeles, CA 90024

NTV [B]

NTV

00-00-0000

KF

DRB REVIEW
12/02/2024

Sheet Number:

Sheet Title:

PROPOSED EXTERIOR
ELEVATIONS OPT. 2

A4.30

OPTION 2 : PEFORATED METAL SCREEN



EWF-9
(UNDER CANOPY)

EWF-2 
(TO MATCH (E) ROOF)

P-12

EWF-9
(UNDER CANOPY)

EWS-2

P-12

P-12

P-10 EWF-4 EWF-6

EWF-4

TO MATCH EXISTING

LE
AS

E 
LI

NE

LE
AS

E 
LI

NE

DRB REVIEW
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PROPOSED EXTERIOR 
ELEVATIONS OPT. 1

EWF-2EWS-2EWF-9EWF-6EWF-4P-12P-10

EIFS TO MATCH EXISTING ROOF



EWF-9
(UNDER CANOPY)

EWF-8 
(PERFORATED
MTL.SCREEN)

P-12

EWF-9
(UNDER CANOPY)

EWS-2

P-12

P-12

P-10 EWF-4 EWF-6

EWF-4

TO MATCH EXISTING

LE
AS

E 
LI

NE

LE
AS

E 
LI

NE
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METAL SCREEN



RENDERINGS 

Main entrance off Weyburn Avenue



RENDERINGS 

Secondary entrance along Broxton Avenue



RENDERINGS 

Project frontage facing northeast along Broxton Avenue 



Questions? 
Thank you!
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1 3/4" = 1'-0"
WALL SECTION AT OUTDOOR PATIO BI-FOLD ENTRY DOOR

0'-0"
T.O. F.F.

EXISTING ROOF FRAMING

NEW BI-FOLD DOOR, RE: DOOR SCHEDULE

NEW TRANSOM WINDOW TO MATCH
EXISTING ADJACENT TRANSOM
WINDOWS

RE: ELEVATIONS

RE: ELEVATIONS

RE: ELEVATIONS
B.O.EXISTING HEADER

2 3/4" = 1'-0"
WALL SECTION AT  BI-FOLD WINDOW WITH EXISTING TRANSOM 

0'-0"
T.O. F.F.

RE:ELEVATIONS
T.O. OF EXISTING ROOF

RE: ELEVATIONS
B.O. EXISTING TRANSOM WINDOWS

EXISTING TRANSOM WINDOW TO REMAIN

EXISTING CORNICE TO REMAIN

NEW BI-FOLD WINDOW, RE: WINDOW SCHEDULE

EXISTING RAILING TO REMAIN

RE: ELEVATIONS

RE: ELEVATIONS
B.O.EXISTING HEADER
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ATTACHMENT A 

FINDINGS AND SUPPLEMENTAL INFORMATION 
1004-1008 Broxton Avenue, 10938-10946 Weyburn Avenue,  

Los Angeles, California 90024 
 
 SITE INFORMATION: 
 
 Street Address: 1004, 1008 Broxton Avenue, 10938, 10940, 10942, 10944, 10946 

Weyburn Avenue, Los Angeles California, 90024 
 Lot area: 10,984 square feet/0.252 acres (per ZIMAS)   
 Assessor’s Parcel Number: 4363-018-020 

 
 

 ACTION(s) REQUESTED:  
 
 Project Compliance (SPPC), pursuant to LAMC Chapter 1A Section 13B.4.2, for 

compliance with the Westwood Village Specific Plan for an interior and exterior façade 
improvements of a restaurant. 
 

 Project Compliance, Design Reivew Board (SPPC), pursuant to LAMC Chapter 1A 
Section 13B.4.3, for compliance with Westwood Village design guidelines.  
 

 Certificate of Appropriateness (COA), pursuant to LAMC Chapter 1A Section 13B.8.5. to 
permit the alteration of any façade or the construction, demolition, or removal of any 
building within the Westwood Specific Plan. 

 
 
 SUBJECT PROPERTY 
 

The subject property is located at 1004-1008 Broxton, 10938-10946 Weyburn Ave, on the 
southeast corner of Broxton Avenue and Weyburn Avenue. The Property is located in a 
commercial corridor along Weyburn Avenue and Westwood Boulevard and is immediately 
surrounded by various retail uses. The site is one irregularly shaped corner parcel, with a lot 
area of approximately 10,984 square feet (0.252 acres) and a building containing seven total 
tenant spaces.1 The   Assessor Parcel Number (“APN”) for the Property is 4363-018-020, and 
the site is legally described as Lot 12, Block 5 of Tract TR 10600. Street Parking and parking 
structures are provided nearby, but none on site.  
 
The entire building is designated within the Westwood Village Specific Plan as a Locally 
Significant Historical Resource. Two of the tenant spaces that contained Stan’s Donuts and 
Shane’s Jewelry are identified on HistoricPlacesLA, the City’s database of historic structures; 
the rest of the tenant spaces within the building remain unidentified by HistoricPlaces LA. 
Formerly Stan’s Donuts is now Primo’s Donuts, and Shane’s Jewelry is currently vacant. 

 
1 Los Angeles County Assessor.  
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The Tenant Space is currently improved with Primo’s Donuts, Onkei Ramen shop, La Belle 
Salon, It’s Boba Time, a vacant space, and Westwood Acupuncture. Of these, Onkei Ramen 
shop is the only business no longer operating. The Tenant Space encompasses 4,745 square 
feet and is located within the middle units of the building. The Tenant Space has frontages 
along Weyburn Avenue and Broxton Avenue. 

 
 SURROUNDING PROPERTIES 

 
The Property is located along a major commercial corridor and is surrounded by commercial 
uses within Westwood Village. Surrounding parcels to the north, east, south and west of the 
property are zoned C4-2D-O and developed with commercial and retail uses, including but 
not limited to BJ’s Restaurant & Brewhouse, Taco Bell, Whole Foods, and CVS Farther to the 
west of the Property along Weyburn Avenue, parcels are zoned (Q) R4-1VL and improved 
with multi-family residential buildings. To the north across Le Conte Avenue resides the 
University of California: Los Angeles, zoned as PF-1XL.  

 
 LAND USE/ZONING CLASSIFICATION 
 

The Property is zoned C4-2D-O and is designated for Community Commercial uses by the 
Westwood Community Plan, and is further restricted by the Westwood Community Specific 
Plan.  
 
The C4 commercial zone permits a broad range of commercial uses such as retail, 
restaurants and neighborhood serving uses, including uses of the C2 zone with limitation, 
and uses of the R4 zone. Restaurant uses are permitted by right in the C4 Zone.  
 
The 2D suffix corresponds to the height district, which in the C Zone permits a Floor Area 
ratio of 1.5:1 and building height of 45 feet/3 stories. The D Limitation references the 
Westwood Village Specific Plan, which allows up to 2.0:1 FAR and a height of 40 feet.  
 
The O suffix refers to the property being within an Oil Drilling Zone.    

 
 

 
 
 
  

Tenant 
Space 

Figure 2: Generalized Zoning Map of the Tenant Space 
and Property 

Figure 1: Aerial Satellite Map of the Tenant Space and Property 

Property 
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 STREETS AND CIRCULATION 

 
Weyburn Avenue is designated Local Street-Standard, requiring 60 feet right of way and 
36 feet roadway width. The existing right of way is approximately 80 feet and improved 
with a curb, gutter and sidewalk. No dedication or widening is required given the scope 
of work. 

 
Broxton Avenue is designated Local Street-Standard, requiring 60 feet right of way and 
36 feet roadway width. The existing right of way is approximately 80 feet and improved 
with a curb, gutter and sidewalk. No dedication or widening is required given the scope 
of work.  

 
 
 OTHER LAND USE CLASSIFICATIONS/OVERLAYS 
 

• Westwood Community Plan 
 
The Westwood Community Plan was adopted in 1999 and is currently being updated by 
the City. The Community Plan has no additional design standards applicable to the 
project not covered by the Specific Plan. Refer to the Community Plan for any parameter 
not covered by the Specific Plan. 
 

• Westwood Village Specific Plan 
 
The Westwood Village Specific plan was updated in December of 2022 and outlines the 
Westwood Village zone. The goal of the plan is to designate the area as a cross section 
of many communities, and preserve the architecturally significant buildings. Several 
development limitations are imposed in the Specific Plan in order to accomplish this 
goal. Projects in this Specific plan are subject to administrative review by the Westwood 
Community Design Review Board. Per the Westwood Specific Plan Area, the Property is 
listed as a “Locally Significant Cultural Resource,” due to the Mediterranean 
architectural style of Stan’s Donuts, located at 10948 Weyburn Avenue. The Westwood 
Village Specific Plan also limits the uses permitted in the C4 Zone, prohibiting any drive-
in businesses within the Specific Plan Area.  

 
• Westwood Community Design Review Board Specific Plan 

 
The Westwood Community Design Review Board Specific Plan was implemented in 1988 
and updated by Ordinance No. 187644 in December of 2022. The goal of the Specific 
Plan is to assure development is in accordance with the Community Plan, promote 
development that harmonizes with residential areas, provide guidelines and a process 
for building design, and to prevent the development of structures not in keeping with 
the façade design standards of the surrounding community.  
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Regarding the review and approval for compliance within the Westwood Community 
Design Review Board Specific Plan, the project is considered to be a “Project” as defined 
by the WVDRBSP:  
 

“1. Applicability. The following Projects shall be eligible for Administrative 
Review and are exempt from the Project Compliance and design review board 
procedures contained in LAMC Sections 11.5.7 C and 16.50: Signs that comply 
with Section 11 of this Specific Plan and do not require an adjustment, 
modification, exception, or a Certificate of Appropriateness. a. Signs that comply 
with Section 11 of this Specific Plan and do not require an adjustment, 
modification, exception, or a Certificate of Appropriateness. b. Change of use 
Projects that do not propose Facade alterations, new construction, expansion, or 
a Limited Use identified in Section 5 B of this Specific Plan.” 

 
The proposed redevelopment of the Tenant Space currently includes interior and 
exterior tenant improvements. Thus, it classifies as a “Project” under the Specific Plan, 
and approval by the Design Board Review will be required. 
 
 
 
 
 
 
 
 
 
 
 
 
 

The remainder of this page left intentionally blank. 
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PROJECT DESCRIPTION 
 
The Applicant is requesting a Planning Permit Compliance, Certificate of Appropriateness and 
Design Board Review approval to allow for interior tenant and façade improvements to an 
existing commercial building for the operation of a new 3,624 square foot restaurant having 134 
seats, with hours of operation daily from 9:00 AM to 3:30 AM, (“Project”).  
 
The property is currently seven separate tenant spaces occupied by Primo’s Donuts Onkei 
Ramen shop, La Belle Salon, It’s Boba Time, and Shane’s Westwood Acupuncture; Onkei Ramen 
shop is the only business no longer operating. The applicant is proposing to adjoin the four 
spaces into one unit through renovation and interior improvement. 
 
The existing building will remain and there will be no changes to the building’s existing 
footprint., Interior improvements include a new kitchen and service counter on the east side of 
the tenant space as well as food prep areas, fryers, and drink dispensers. The north and west 
sides of the unit provide seating, with a total of 134 booth and table seating for costumers. Two 
entrances will be accessible from Weyburn Ave with an additional staff access point on Broxton 
Avenue. Restrooms located in the middle of the floorplan indirectly separate the wash area 
from food prep stations. Three (3) restrooms in total provide sufficient capacity for 134 
customers. The wash station is located to the south alongside the Broxton Avenue entrance, 
providing separation from the kitchen.  
 
Layout of the dining area consists of booth seating along the exterior walls and counter seating 
through the middle of the restaurant. Additionally, the Proposed Project will feature an “indoor 
patio” for a dining area in the west corner of the building. The indoor patio dining area will 
feature operable garage-style doors within the existing window openings, which will activate the 
corner and allow for increased airflow and atmosphere within the space.  
 
Exterior improvements will be limited to façade changes including new storefront and canopies, 
new signage and lighting that will reflect the Cane’s brand while enhancing the surrounding 
community. DESCRIPTION OF NEW MARQUIS, REFERENCE THEATER ACROSS THE STREET, 
CANE’S LOGO SIGNAGE OVER NEON FEATURING UCLA SCHOOL COLORS New materials on 
Weyburn Avenue include brickwork along the base of the building, which will tie the 5 store 
fronts together, and black trimmed aluminum window frames with a metal awning. Along 
Broxton Avenue the brick will be repainted, a new awning installed, and the extra door filled in. 
Both frontages will include a wall sign.   
 
There is no existing on-site parking, as none was required when the original building was built. 
The Westwood Village Specific Plan states that a change of use only requires new or additional 
parking when the new use is residential. As such, the improvements will result in no change in 
parking.  
 
Raising Cane’s takes pride in having high standards in food quality and also in the methodology, 
material usage, and execution of construction, landscaping, and maintenance of its properties. 
In addition, Raising Cane’s plays an active role in the communities in which they are located by 
giving back to the local area through various philanthropic channels.     
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PROJECT COMPLIANCE– ADDITIONAL FINDINGS 
LAMC Chapter 1A Section 13B.4.2 

 
The Applicant is requesting a Planning Permit Compliance for interior tenant and façade 
improvements, and new signage, to an existing commercial building for the operation of a new 
4,766 square foot restaurant having 134 seats, with hours of operation daily from 9:00 AM – 
3:30 AM, (the “Project”).  
 
The Director shall grant a Project Permit Compliance upon written findings that the project 
satisfies each of the following requirements: 

 
(a) That the project substantially complies with the applicable regulations, findings, 

standards and provisions of the specific plan. 
 
The Property is designated for General Commercial land uses in the Westwood Village 
Specific Plan and would substantially conform to with the purpose, intent and provisions 
of the Plan. The requested Project Permit Compliance would substantially conform with 
the purpose, intent and provisions of the Westwood Village Specific Plan. The proposed 
project is consistent with the following Plan Objectives: 

 
Commercial:  

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

 
Objective 2-1: To conserve and strengthen viable commercial development in the 
community and to provide opportunities for new, compatible commercial development 
and services within existing commercial areas. 
  
Objective 2-2: To promote distinctive commercial districts and pedestrian-oriented areas. 

 
Objective 2-3: To enhance the appearance of commercial districts 

 
Goal 16: preservation and restoration of cultural resources, neighborhoods and 
landmarks which have historical and/or cultural significance. 

 
Objective 16-1: To ensure that the Community’s historically significant resources are 
protected, preserved, and enhanced. 
 
Objective 16-2: To preserve and enhance buildings and neighborhoods with a distinctive 
and significant historical character. 

 
Objective 16-3: To encourage private owners of historic properties/resources to conserve 
the integrity of such resources. 
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The Project will add another thriving restaurant to downtown Westwood, reinforcing the 
strong, competitive, commercial sector. Therefore, the Project satisfies Objective 2-1. The 
façade and signage change enhance the appearance of the building, while still preserving 
the historical nature of the building. New brick along Weyburn Avenue preserves and 
alludes to the historic nature of the building, while new aluminum window frames and 
metal awnings provide a renovated and updated design. Neighboring tenant spaces 
containing Stan’s Donuts and Shane’s Jewelry are both listed as historic resources per the 
Westwood Village Specific Plan. The existing historic resources listed per the Westwood 
Village Specific Plan will not be altered or impacted by the tenant renovations within the 
Project Scope. As such, the proposed improvements are in keeping with the historic 
nature of neighboring businesses, and the existing commercial building Therefore, the 
Project satisfies Goal 16 and Objective 2-3.   

 
(b) That the project incorporates mitigation measures, monitoring measures when 

necessary, or alternatives identified in the environmental review which would 
mitigate the negative environmental effects of the project, to the extent physically 
feasible. 

 
The project will mitigate negative environmental impact as the scope of work for the 
project is not significant enough to impact the surrounding environment, as it is limited 
to tenant improvement, nor is landscaping required.  
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CERTIFICATE OF APPROPRIATENESS – ADDITIONAL FINDINGS 
 
The Applicant is requesting a Certificate of Appropriateness for interior tenant and façade 
improvements, and new signage, to an existing commercial building for the operation of a new 
4,766 square foot restaurant having 134 seats, with hours of operation daily from 9:00 AM – 
3:30 AM, (the “Project”) 
 
Pursuant to LAMC Chapter 1A Section 13B.8.5, the Director shall base a determination whether 
to approve, conditionally approve, or disapprove a Certificate of Appropriateness for 
construction, addition, alteration, or reconstruction on the following: 
 
1. If no Preservation Plan exists, whether the Project complies with Standards for 

Rehabilitation approved by the United States Secretary of the Interior considering the 
following factors: 

a. Architectural design; 
b. Height, bulk, and massing of buildings and structures; 
c. Lot coverage and orientation of buildings; 
d. Color and texture of surface materials; 
e. Grading and site development; 
f. Landscaping  
g. Changes to Natural Features; 
h. Antennas, satellite dishes and solar collectors; 
i. Off-street parking; 
j. Light fixtures and street furniture; 
k. Steps, walls, fencing, doors, windows, screens and security grills; 
l. Yards and setbacks; or 
m. Signs; and 
n. Whether the Project protects and preserves the historic and architectural qualities 

and the physical characteristics, which make the building, structure, landscape or 
Natural Feature a Contributing Element of the Preservation Zone.  

 
The proposed Project complies with and is consistent with the Secretary of the Interior’s 
Standards for Rehabilitation. Please also see the enclosed Historic Resources Evaluation 
prepared by Historic Resources Group for a review of how the Project complies with the 
Standards noted above. 

 
Standard 1: A property shall be used for its historic purpose or be placed in a new use 
that requires minimal changes to the defining characteristics of the building and its site 
and environment. 
 
The Project includes a change of use from four existing retail and restaurant tenant 
spaces, into a singular tenant space for the operation of a 4,766 square foot dine-in 
restaurant containing 153 seats. The proposed use is in keeping with the existing uses of 
the Project Site. The Project will add new signage and a façade change as part of the 
scope of work There will be no changes to the defining characteristics of the building 
frontage, and minimal changes to the site and environment, as the existing structures 
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will undergo maintenance and rehabilitation in conformance with the Secretary of the 
Interior’s Standards for Rehabilitation. The Project meets Standard 1. 
 
Standard 2: The historic character of a property shall be retained and preserved. The 
removal of historic materials or alteration of features and spaces that characterize a 
property shall be avoided. 
 
The historic character of the Project Site, namely 1008 Broxton Avenue and10942-46 
Weyburn Avenue, will be retained and preserved. The Project will not remove historic 
materials or alter features or spaces that characterize the property, or the historic 
features of the neighboring tenant spaces. The proposed work includes a façade and 
signage change for a new Raising Cane’s restaurant, in an existing tenant space. The 
Project meets Standard 2. 
 
Standard 3: Each property shall be recognized as a physical record of its time, place, and 
use. Changes that create a false sense of historical development, such as adding 
conjectural features or architectural elements from other buildings, shall not be 
undertaken. 
 
The Project does not propose any changes that create a false sense of historical 
development; no conjectural features or architectural elements from other buildings 
will be added. The Project meets Standard 3. 
 
Standard 4: Most properties change over time; those changes that have acquired historic 
significance in their own right shall be retained and preserved. 
 
No changes to the exterior of the building on the Project Site have acquired significance 
in their own right. The Project meets Standard 4. 
 
Standard 5: Distinctive features, finishes, and construction techniques or examples of 
craftsmanship that characterize a property shall be preserved. 
 
The Project will rehabilitate the frontage and will retain and repair distinctive features, 
finishes, and examples of craftsmanship that characterize the building. The frontage will 
be improved with new brickwork, windows, awnings and signage. Signage includes one 
wall sign along Weyburn Ave and one wall sign along Broxton Ave. The Project meets 
Standard 5. 
 
Standard 6: Deteriorated historic features shall be repaired rather than replaced. Where 
the severity of deterioration requires replacement of a distinctive feature, the new 
feature shall match the old in design, color, texture, and other visual qualities and, 
where possible, materials. Replacement of missing features shall be substantiated by 
documentary, physical, or pictorial evidence. 
 
The Project will repair deteriorated historic features on the Project Site, including 
awnings, brick work, window sash and frames, and new paint finish. Features that are 
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deteriorated beyond repair will be replaced with new features that match the originals 
in size, shape, finish, and where possible, materials, based on extant physical examples. 
The Project meets Standard 6. 
 
Standard 7: Chemical or physical treatments, such as sandblasting, that cause damage 
to historic materials shall not be used. The surface cleaning of structures, if appropriate, 
shall be undertaken using the gentlest means possible. 
 
The Project does not propose chemical or physical treatments that cause damage to 
historic materials. The Project meets Standard 7. 
 
Standard 8: Significant archeological resources affected by a project shall be protected 
and preserved. If such resources must be disturbed, mitigation measures shall be 
undertaken. 
 
The Project Site is not located in an identified archeological zone and the scope of the 
Project does not include soil disruption; therefore, no significant archeological features 
will be found. The Project meets Standard 8. 
 
Standard 9: New additions, exterior alterations, or related new construction shall not 
destroy historic materials that characterize the property. The new work shall be 
differentiated from the old and shall be compatible with the massing, size, scale, and 
architectural features to protect the historic integrity of the property and its 
environment. 
 
As noted previously, the proposed Project includes a façade change and signage 
upgrade on an existing commercial building on the Project Site. The new work will 
connect three of the existing store fronts together on Weyburn Avenue and refurbish 
the frontage along Broxton Avenue. The project will utilize similar brick work to the 
existing work on Weyburn Ave and refurbish the brick work on Broxton Ave, as to not 
destroy historic materials that characterize the property. The new work will be 
differentiated from the old by its design, which will be a simplified interpretation of 
historic references, but will not copy any design motifs of the neighboring contributing 
buildings. The new signage will consist of two wall signs on both Weyburn Ave and 
Broxton Ave. The footprint of the building is not changing, as there is no new 
construction. The new work is therefore compatible with the massing, size, scale, and 
architectural features of the contributing buildings. The Project meets Standard 9. 
 
Standard 10: New additions and adjacent or related new construction shall be 
undertaken in such a manner that if removed in the future, the essential form and 
integrity of the historic property and its environment would be unimpaired. 
 
As noted above, the Project will add new signage and change the façade of the building 
frontage. The scope of work includes updating materials as described in Standard 9, and 
implementing new signage. Thus, if removed in the future, the essential form and 
integrity of the two street frontages would be unimpaired. 



Broxton & Weyburn 
7/18/2023 
Page 11 of 11 
 

 

 
2. Whether the Project protects and preserves the Historic and architectural qualities and the 

physical characteristics which make the building, structure, landscape, or Natural Feature 
a Contributing Element of the Preservation Zone; or 

 
Section 12.20.3.K.4(b) of the LAMC requires that all applications for Certificate of 
Appropriateness be evaluated to assess whether they protect and preserve the historical 
and architectural qualities and the physical characteristics which make the building a 
Contributing element of the preservation zone. The proposed project meets the Secretary of 
the Interior’s Standards for Rehabilitation and complies with the Westwood Village Specific 
Plan. Therefore, the project protects and preserves the historical, architectural, and physical 
characteristics of the structures. 

 
The proposed Project does not compromise the defining features of the existing building 
and will not result in a significant impact on the historical resource. As discussed above, the 
proposed Project will not compromise the structures because the Project will not physically 
demolish, destroy, relocate, or alter the contributing structures/tenant spaces on the 
Project Site such that the significance of the Westwood Village Specific Plan would be 
materially impaired. 
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1.0 EXECUTIVE SUMMARY 

Raising Cane’s Chicken Fingers (the Applicant) is proposing tenant improvements (the Project) to 

the retail spaces located at 10940-10948 Weyburn Avenue and 1008 South Broxton Avenue in the 

Westwood Village Specific Plan Area of the City of Los Angeles. The retail spaces are located in 

one of the two abutting commercial buildings located on the parcel (APN 4363-018-020, the 

Project Site) which encompasses the addresses 10936-10948 West Weyburn Avenue and 1004-

1010 South Broxton Avenue.  

The Project Site was historically occupied by the Villa Mart market and is identified in the 

Westwood Village Specific Plan as a “Locally Significant Cultural Resource.” The purpose of this 

report is to evaluate the Project for eligibility for a Certificate of Appropriateness in compliance 

with the Specific Plan. This evaluation included review of existing information on the history and 

development of the Project Site; observation of existing conditions on the parcel; and analysis of 

the proposed tenant improvements. Research, observation, and analysis were performed by John 

LoCascio, AIA, Principal Architect, a qualified professional who meets the Secretary of the 

Interior’s Professional Qualification Standards (36 CFR 61) in Architecture and Historic 

Architecture. A resume is included in Appendix C.  

The Project proposes to combine existing tenant spaces into a single new restaurant space. The 

related exterior scope of work includes installation of new doors and glazed aluminum storefronts 

with steel canopies and brick-veneered stem walls on the Weyburn Avenue and South Broxton 

Avenue frontages; installation of new bi-fold windows and restoration of the historic transom 

lights in the polygonal corner unit; a new signage band; and new rooftop mechanical equipment 

and equipment screen. 

This evaluation has determined that the Project complies with the Secretary of the Interior’s 

Standards for Rehabilitation and therefore is eligible for a Certificate of Appropriateness pursuant 

to Section 6.C. of the Westwood Village Specific Plan.   
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2.0 PROJECT SUMMARY 

Project Location 

The Project Site is located at the southeast corner of the intersection of Weyburn Avenue and 

South Broxton Avenue in Westwood Village. A location map is included in Figure 1, below. 

FIGURE 1: LOCATION MAP  

 
Project Site outlined in red 

Project Description 

The Project proposes to combine existing tenant spaces (10940-10948 Weyburn Avenue and 

1008 South Broxton Avenue) into a single new restaurant space for Raising Cane’s Chicken 

Fingers Restaurant #925. The interior of the tenant space will be reconfigured with new pick-up 

and dining areas, kitchen, and restrooms. The exterior scope of work includes installation of new 

glazed aluminum storefront doors and glazed aluminum storefronts on thin brick-veneered stem 

walls on the Weyburn Avenue and South Broxton Avenue frontages; new steel awnings with 

composite plank soffits over the storefronts; replacement of the blocked historic vent windows 

above; new bi-folding aluminum windows and restoration of the historic transom lights in the 

corner pavilion, and installation of a new signage band above; and new rooftop mechanical 

equipment and equipment screen. See Appendix A for Project information.  
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3.0 SUMMARY OF PREVIOUS EVALUATIONS 

Westwood Village Specific Plan 

Westwood Village is currently regulated by the Westwood Village Specific Plan, originally 

adopted in 1989, with the most recent amendments effective December 1, 2022. The Specific 

Plan identifies a number of properties as “locally significant cultural resources” or “National 

Register eligible cultural resources,” based upon the criteria for Los Angeles Historic 

Preservation Overlay Zones. While not officially designated, these properties are subject to 

review by the Westwood Community Design Review Board. The Project Site (#45 in the map 

below) is identified in the Specific Plan as a “Locally Significant Cultural Resource.”   

FIGURE 2: WESTWOOD VILLAGE SPECIFIC PLAN AREA 
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SurveyLA 

SurveyLA is the City of Los Angeles’ citywide survey of historic resources, conducted in 

accordance with the standards and guidelines set forth by the National Park Service and the 

California State Office of Historic Preservation, and overseen by the City’s Office of Historic 

Resources. Properties surveyed as part of SurveyLA were evaluated for eligibility for listing in the 

National Register of Historic Places, the California Register of Historical Resources, and as City of 

Los Angeles Historic-Cultural Monuments and Historic Preservation Overlay Zones. 

The Westwood Village Commercial Planning District was identified by SurveyLA as an 

important example of early-20th century neighborhood commercial planning and development. 

Westwood Village is a planned commercial district located at the southern entrance to the 

campus of UCLA. It was developed by the Janss Investment Company beginning in 1929. The 

Janss brothers envisioned a business district that would serve the student population and 

adjacent neighborhoods, but would also become a shopping destination for the growing 

population of western Los Angeles. Guidelines established for building exteriors allowed 

architects to work within a loosely defined range of Mediterranean styles which would 

complement the Italian and Romanesque architecture of the adjacent university campus. Today, 

Westwood Village retains a number of its original buildings, several of which are designated 

Historic-Cultural Monuments. While the area as a whole does not retain sufficient integrity or 

cohesion to qualify as a historic district, over a dozen properties were identified individually as 

excellent examples of early commercial development associated with the original vision of 

Westwood by the Janss Corporation. About half of these were also evaluated for their 

architectural merit. The Project Site is located within the Westwood Village Commercial 

Planning District but was not identified in SurveyLA as individually eligible for historic 

designation, either for its association with the original vision of Westwood or for its 

architectural merit.  

Built Environment Resources Directory (BERD) 

The California Office of Historic Preservation (OHP) maintains the Built Environment Resource 

Directory (BERD), a database of previously evaluated resources throughout the state. The BERD 

contains information only for cultural resources that have been processed through OHP. This 

includes resources reviewed for eligibility for the National Register of Historic Places and the 

California Historical Landmarks programs through federal and state environmental compliance 

laws, and resources nominated under federal and state registration programs. The Project Site is 

not listed in the BERD.1   

 
1 California Office of Historic Preservation, “Built 
Environment Resource Directory: Los Angeles County,” 2021. 
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4.0 DESCRIPTION OF THE PROJECT SITE  

The parcel at 10936-10948 West Weyburn Avenue and 1004-1010 South Broxton Avenue is 

located at the southeast corner of the intersection of Weyburn Avenue and Broxton Avenue in 

the Westwood Village neighborhood of Los Angeles. The irregularly shaped parcel is bounded 

on the west by Broxton Avenue, on the north by Weyburn Avenue, on the east by an adjacent 

commercial building, and on the south by a service alley. The parcel is occupied by two abutting 

commercial buildings set flush to the property lines on the west, north, east, and south, save for 

a narrow parking strip at the south edge of the property along the alley.  

The west building (10940-10948 West Weyburn Avenue and 1004-1010 South Broxton 

Avenue) is of concrete frame and brick masonry construction with a roughly triangular plan and 

complex massing. It is one story in height, with a mezzanine at the rear (south). It has a bow 

truss roof with rolled roofing and a stepped parapet with a simple cornice and clay barrel tile 

coping. The parapet angles back at the northeast corner to highlight a lower polygonal pavilion 

with rusticated plaster piers, a flat roof, and a decorative metal balustrade. The primary (north) 

façade is asymmetrically composed of continuous aluminum-framed storefronts between 

rusticated plaster piers, with a smooth cement plaster parapet above. Remnant divided-light 

vent lights, painted shut, are visible in the parapet. The secondary (west) façade is of painted 

brick masonry and expressed concrete, with rectangular storefront openings divided by fluted 

concrete piers. The parapet is articulated with a brick niche centered above each storefront, and 

a cast escutcheon above each pier. The south (rear) façade is utilitarian.  

The east building (10936-10938 West Weyburn Avenue) is of brick masonry construction with 

a rectangular plan and simple massing. It is one story in height, with a mezzanine at the rear 

(south). It has a bow truss roof with rolled roofing and a parapet with a simple cornice and clay 

barrel tile coping on the primary (north) façade. The north façade is finished in smooth cement 

plaster. It has a shed-roofed projection at the aluminum-framed storefronts, and a parapet 

frieze of recessed plaster panels between squat, fluted piers, with a row of rondels above. The 

south (rear) façade is of expressed board-formed concrete with flush doors, horizontal sliding 

aluminum-sash windows, and security grilles.  

Alterations 

There have been numerous alterations to the exterior of the west building. The historically 

open frontage on Weyburn Avenue has been infilled with glazed aluminum storefronts. The 

windows in the corner pavilion have been replaced, and the transom lights above have been 

blocked. The plaster and brick base of the corner pavilion has been veneered with ceramic tile. 

The shed-roofed projection on the north façade of 10936-10938 West Weyburn Avenue was 

likely added in 1963.  

Historic photographs of the Project Site are included in Appendix B. Photographs of existing 

conditions on the Project Site are included below.  
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EXISTING CONDITIONS PHOTOGRAPHS OF THE PROJECT SITE  

Historic Resources Group 

Image 1: Overview of north façade, view southwest from Weyburn Avenue 

Image 2: North façade, view southeast from Weyburn Avenue 
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Image 3: North façade, view southwest from Weyburn Avenue 

Image 4: North façade, view east on Weyburn Avenue 
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Image 5: Corner pavilion, view southeast from intersection of Weyburn Avenue and Broxton Avenue 

Image 6: West façade, view southeast from Broxton Avenue 
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Image 7: West façade, view northeast from Broxton Avenue 

Image 8: West façade, view northeast from Broxton Avenue 
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Image 9: Southeast façade, view northwest from alley 

Image 10: South façade, view north from alley 
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5.0 ANALYSIS OF PROJECT COMPLIANCE 

Framework for Analysis 

Section 6.C. of the Westwood Village Specific Plan requires approval of a Certificate of 

Appropriateness for significant alterations to a Cultural Resource. Section 2.E. of the 

Specific Plan specifies that “Projects requiring a Certificate of Appropriateness shall be 

subject to the procedures set forth in Section 12.20.3 of the Los Angeles Municipal 

Code.” Section 12.20.3, “HP” Historic Preservation Overlay Zone, requires the Director to 

base a determination on approval of a Certificate of Appropriateness on the project’s 

compliance with the Secretary of the Interior’s Standards for Rehabilitation.   

THE SECRETARY OF THE INTERIOR’S STANDARDS FOR REHABILITATION 

The Secretary of the Interior’s Standards for the Treatment of Historic Properties (“the 

Standards”) provides guidance for reviewing proposed projects that may affect historical 

resources. The Standards and associated guidelines address four distinct historic 

“treatments,” including: (1) preservation; (2) rehabilitation; (3) restoration; and (4) 

reconstruction. The specific Standards and guidelines associated with each of these 

possible treatments are provided on the National Park Service’s website regarding the 

treatment of historic resources.2 

The intent of the Standards is to assist the long-term preservation of a property’s 

significance through the preservation, rehabilitation, and maintenance of historic 

materials and features. The Standards pertain to historic buildings of all materials, 

construction types, sizes, and occupancy and encompass the exterior and interior of the 

buildings. The Standards also encompass related landscape features and the building’s 

site and environment, as well as attached, adjacent, or related new construction.  

The Standards for Rehabilitation address the most prevalent treatment. “Rehabilitation” 

is defined as “the process of returning a property to a state of utility, through repair or 

alteration, which makes possible an efficient contemporary use while preserving those 

portions and features of the property which are significant to its historic, architectural, 

and cultural values.” 

As stated in the definition, the treatment rehabilitation assumes that at least some 

repair or alteration of the historic building will be needed in order to provide for an 

efficient contemporary use; however, these repairs and alterations must not damage or 

destroy materials, features or finishes that are important in defining the building’s 

historic character. Historic building materials and character-defining features are 

 
2 U. S. Department of the Interior, National Park Service, “Rehabilitation Standards and Guidelines,” Technical Preservation 
Services, https://www.nps.gov/tps/standards/rehabilitation.htm (accessed October 2020). See also The Secretary of the 
Interior’s Standards for the Treatment of Historic Properties with Guidelines for Preserving, Rehabilitating, Restoring & 
Reconstructing Historic Buildings, by Kay D. Weeks and Anne E. Grimmer (1995), revised by Anne E. Grimmer (Washington, 
DC: 2017), https://www.nps.gov/tps/standards/treatment-guidelines-2017.pdf (accessed September 2023). 
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protected and maintained; however, greater latitude is given to replace missing or 

extensively deteriorated or damaged features using compatible substitutes. According 

to guidance from the National Park Service, the accommodation of change to make 

possible an efficient use of a historic building is basic to the process of rehabilitation and 

distinguishes it from restoration. It is the owner’s choice as to what or how much work 

will be undertaken in a project. There is no requirement that missing or damaged 

historic features be restored.3 The Guidelines for Rehabilitating Historic Buildings 

recommends accurately reproducing a missing historic feature if adequate historical, 

pictorial, and physical documentation exists; or replacing the missing feature with a new 

design that is compatible with the character of the historic building but clearly 

differentiated so that a false historical appearance is not created.4  

Standards Compliance Analysis 

The Project proposes exterior alterations to the building at 10940-10946 Weyburn Avenue 

and 1004-1010 South Broxton Avenue, including installation of new doors and glazed 

aluminum storefronts with steel canopies and brick-veneered stem walls on the Weyburn 

Avenue and South Broxton Avenue frontages; installation of new bi-fold windows and 

restoration of the historic transom lights in the polygonal corner unit; a new signage band; 

and new rooftop mechanical equipment and equipment screen. The Project is evaluated 

below against the Secretary of the Interior’s Standards for Rehabilitation to determine its 

eligibility for a Certificate of Appropriateness. 

Standard 1: A property will be used as it was historically or be given a new use that 

requires minimal change to its distinctive materials, features, spaces and spatial 

relationships. 

The former Villa Mart building at 10940-10946 Weyburn Avenue and 1004-1010 South 

Broxton Avenue will continue in its historic use as a retail commercial building. The 

exterior alterations proposed by the Project will require minimal change to the 

distinctive materials, features, spaces, and spatial relationships that characterize the 

building. The Project will replace the storefronts on Weyburn Avenue and Broxton 

Avenue, and the windows in the corner pavilion, none of which are historic. The Project 

will retain the building’s complex massing; stepped plaster parapet with a simple cornice 

and clay barrel tile coping; rusticated plaster piers; polygonal corner pavilion with flat 

roof and decorative metal balustrade; vent light openings; painted brick masonry; fluted 

concrete pilasters; brick niches; and cast escutcheons. The Project complies with 

Standard 1.  

 
3 National Park Service, “Historic Preservation Tax Incentives: Cumulative Effect and Historic Character,” 
https://www.nps.gov/subjects/taxincentives/cumulative-effect-and-historic-character.htm (accessed July 2024). 
4 National Park Service, Technical Preservation Services, “Guidelines for Rehabilitating Historic Buildings: Introduction to 
the Guidelines,” The Secretary of the Interior's Standards for Rehabilitation & Illustrated Guidelines for Rehabilitating 
Historic Buildings (nps.gov), (accessed August 2024).  
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Standard 2: The historic character of a property will be retained and preserved. The 

removal of distinctive materials or alteration of features, spaces and spatial 

relationships that characterize a property will be avoided. 

The Project will retain and preserve the historic character of the former Villa Mart 

building and will avoid the removal of distinctive materials or the alteration of features, 

spaces, and spatial relationships that characterize the property. The Project will retain 

and preserve the building’s exterior character-defining features, including its complex 

massing; stepped plaster parapet with a simple cornice and clay barrel tile coping; 

rusticated plaster piers; polygonal corner pavilion with flat roof and decorative metal 

balustrade; vent light openings; painted brick masonry; fluted concrete pilasters; brick 

niches; and cast escutcheons. The Project will replace the storefronts on Weyburn 

Avenue and Broxton Avenue, and the windows in the corner pavilion, which are not 

historic. The Project complies with Standard 2.  

Standard 3: Each property will be recognized as a physical record of its time, place 

and use. Changes that create a false sense of historical development, such as 

adding conjectural features or elements from other historic properties, will not be 

undertaken.  

The Project does not propose changes that create a false sense of historical 

development or the addition of conjectural features or architectural elements from 

other buildings. The proposed new storefronts, bi-fold windows, steel canopies, and sign 

rail are clearly contemporary in design. The Project complies with Standard 3.  

Standard 4: Changes to a property that have acquired historic significance in their 

own right will be retained and preserved. 

No changes to the former Villa Mart building have acquired significance in their own 

right. The Project complies with Standard 4.  

Standard 5: Distinctive materials, features, finishes, and construction techniques or 

examples of craftsmanship that characterize a property will be preserved. 

The Project will retain and preserve the distinctive features, finishes, and examples of 

craftsmanship that characterize the former Villa Mart building, including its complex 

massing; stepped plaster parapet with a simple cornice and clay barrel tile coping; 

rusticated plaster piers; polygonal corner pavilion with flat roof and decorative metal 

balustrade; vent light openings; painted brick masonry; fluted concrete pilasters; brick 

niches; and cast escutcheons. The Project complies with Standard 5.  

Standard 6: Deteriorated historic features will be repaired rather than replaced. 

Where the severity of deterioration requires replacement of a distinctive feature, 

the new feature will match the old in design, color, texture and, where possible, 
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materials. Replacement of missing features will be substantiated by documentary 

and physical evidence.  

The Project will retain the historic features of the former Villa Mart building, including 

its stepped plaster parapet with a simple cornice and clay barrel tile coping; rusticated 

plaster piers; polygonal corner pavilion with flat roof and decorative metal balustrade; 

vent light openings; painted brick masonry; fluted concrete pilasters; brick niches; and 

cast escutcheons. The Project will repair the decorative metal balustrade and replace its 

missing braces; and will restore the blocked transom lights above the windows of the 

corner pavilion. The Project complies with Standard 6.  

Standard 7: Chemical or physical treatments, if appropriate, will be undertaken 

using the gentlest means possible. Treatments that cause damage to historic 

materials will not be used. 

The Project does not propose any chemical or physical treatments, such as sandblasting or 

high-pressure water blasting, that cause damage to historic materials. Any treatments will 

be undertaken using the gentlest means possible, following guidance provided by the 

National Park Service in the applicable Preservation Briefs. The Project complies with 

Standard 7.  

Standard 8: Archeological resources will be protected and preserved in place. If such 

resources must be disturbed, mitigation measures will be undertaken. 

The Project does not propose excavation that might reveal unexpected archeological 

resources. In addition, the Project Site is located in an urbanized area and has been subject 

to grading, excavation, fill, and construction activities in the past; any archeological 

resources that may have once existed on the Project Site have likely been previously 

disturbed. Standard 8 is not applicable to the Project.  

Standard 9: New additions, exterior alterations, or related new construction will not 

destroy historic materials, features, and spatial relationships that characterize the 

property. The new work will be differentiated from the old and will be compatible 

with the historic materials, features, size, scale and proportion, and massing to 

protect the integrity of the property and its environment.  

The exterior alterations proposed by the Project will not destroy historic materials, 

features, or spatial relationships that characterize the former Villa Mart building. The 

Project will retain the building’s exterior character-defining features including its 

stepped plaster parapet with a simple cornice and clay barrel tile coping; rusticated 

plaster piers; polygonal corner pavilion with flat roof and decorative metal balustrade; 

vent light openings; painted brick masonry; fluted concrete pilasters; brick niches; and 

cast escutcheons. The Project will install new doors and glazed aluminum storefronts 

with steel canopies and brick-veneered stem walls on the Weyburn Avenue and South 
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Broxton Avenue frontages; install new bi-fold windows and restore the historic transom 

lights in the polygonal corner unit; install a new signage band; and install new rooftop 

mechanical equipment and equipment screen. The new doors, storefronts, canopies, and 

bi-fold windows will be simple and contemporary in design, so will be visually 

unobtrusive and differentiated from the historic character of the building. They will be 

installed within existing openings, so will not alter the historic scale and proportions of 

the façade or the existing fenestration pattern. The new mechanical equipment and 

equipment screen will be located on the rear portion of the roof and will be minimally 

visible from the street. The Project complies with Standard 9.  

Standard 10: New additions and adjacent or related new construction will be 

undertaken in such a manner that, if removed in the future, the essential form and 

integrity of the historic property and its environment would be unimpaired.  

The Project does not propose new additions or adjacent or related new construction. 

Therefore, Standard 10 is not applicable to the Project.  
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6.0 CONCLUSION 

The Project proposes tenant improvements to the existing commercial building located at 

10936-10948 West Weyburn Avenue and 1004-1010 South Broxton Avenue, including 

interior remodel to combine existing tenant spaces (10942-10946 Weyburn Avenue and 

1008 North Broxton Avenue) into a single new restaurant space; installation of new glazed 

aluminum storefront doors and glazed aluminum storefronts on thin brick-veneered stem 

walls on the Weyburn Avenue and South Broxton Avenue frontages; new steel awnings 

with composite plank soffits over the storefronts; replacement of the blocked historic vent 

windows above; new bi-folding aluminum windows and restoration of the historic transom 

lights in the corner pavilion, and installation of a new signage band above; and new rooftop 

mechanical equipment and equipment screen.  

The Project Site was identified in the Westwood Village Specific Plan as a “Locally 

Significant Cultural Resource.” The Specific Plan requires a Certificate of Appropriateness 

for significant alterations to a Cultural Resource and requires compliance with the 

Secretary of the Interior’s Standards for Rehabilitation for approval of a Certificate of 

Appropriateness. Therefore, this report has evaluated the Project against the Standards 

for Rehabilitation.  

This report has determined that the Project complies with the applicable Standards for 

Rehabilitation and therefore is eligible for a Certificate of Appropriateness pursuant to 

Section 6.C. of the Westwood Village Specific Plan.   
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The Villa Mart market, c. 1940, view southeast from Weyburn Avenue (courtesy of Steve Sann) 
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The Villa Mart market, corner pavilion, c. 1950, view southeast from Weyburn Avenue and Broxton Avenue (courtesy of 
Steve Sann) 
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Stan’s Donuts, c. 1980, view east from Broxton Avenue (courtesy of Steve Sann) 
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JOHN LOCASCIO, AIA 

Principal Architect 

 

Experience Profile 

Years of Experience: 31 

 

John LoCascio has been with HRG since 2011, involved in historic 

preservation since 2002, and a licensed, practicing architect since 1993.  

John’s areas of focus at HRG include historic architecture and technology, 

building conservation, historic structure reports and federal historic 

rehabilitation tax credit projects. He provides technical assistance for 

construction documents, advises on compliance with the Secretary of the 

Interior’s Standards and the use of the State Historic Building Code, 

provides construction monitoring, and paint and materials sampling and 

analysis services. John has worked on a wide variety of buildings and 

structures in California as well as in other states. He is currently advising 

on historic tax credit projects in Los Angeles, the San Francisco Bay area, 

and Washington State. In addition, John regularly provides historic 

architecture consultation for numerous LAUSD campus modernization 

projects.  

John LoCascio meets the Secretary of the Interior’s Professional 

Qualifications Standards in Architecture and Historic Architecture. 

Selected Projects 

28th Street YMCA Rehabilitation and Adaptive Reuse, Los Angeles 

Academy Museum of Motion Pictures Rehabilitation, Hollywood 

Angelus Funeral Home Historic Tax Credit Project, Los Angeles 

CBS Columbia Square Rehabilitation and Adaptive Reuse, Hollywood 

Chapman University VPO Packing House Rehabilitation, Orange 

Climate Pledge Arena Historic Tax Credit Project, Seattle 

Constance Hotel Historic Tax Credit Project, Pasadena 

Grand Central Air Terminal Rehabilitation & Adaptive Reuse, Glendale 

Los Angeles International Airport Preservation Plan and HSRs 

Mayfair Hotel Historic Tax Credit Project, Los Angeles 

Venice High School Comprehensive Modernization, Los Angeles 

 

Professional Affiliations 

American Institute of Architects 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Professional License 

California Architect C24223 

Education 

Master’s Degree, Historic 

Preservation, University of 

Southern California 

Bachelor of Architecture, 

University of Southern California 

Honors and Awards 

National Trust for Historic 

Preservation, Richard H. Driehaus 

Foundation National Preservation 

Award 

Los Angeles Conservancy 

Preservation Award 

California Preservation 

Foundation Preservation Design 

Award 

City of Pasadena Historic 

Preservation Award 

AIA Institute Honor Award 

12 S. Fair Oaks Avenue, Suite 200 

Pasadena, CA 91105 - 3816 

Tel 626-793-2400 

historicresourcesgroup.com 
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