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January 2, 2018

Los Angeles City Council 
c/o Office of the City Clerk 
City Hall, Room 395 
Los Angeles, CA 90012

PLUM CommitteeAttention:

Dear Honorable Members:

JOANNES BROTHERS COMPANY BUILDING; 800 EAST TRACTION AVENUE; 310 SOUTH 
HEWITT STREET; CASE NO. CHC-2017-3688-HCM, ENV-2017-3689-CE

At its meeting of December 7, 2017, the Cultural Heritage Commission took the actions below to 
include the above-referenced property in the list of Historic-Cultural Monuments, subject to adoption 
by the City Council:

1. Determined that the proposed designation is categorically exempt from the California 
Environmental Quality Act (CEQA), pursuant to Article 19, Section 15308, Class 8 and Article 
19, Section 15331, Class 31 of the State CEQA Guidelines;
Determined that the property conforms with the definition of a Monument pursuant to Section 
22.171.7 of the Los Angeles Administrative Code;
Recommended that the City Council consider and designate the subject property a Historic- 
Cultural Monument; and
Adopted the attached staff report findings as amended by the Commission.

2.

3.

4.

The vote proceeded as follows:

Milofsky
Kanner
Barron, Buelna, Kennard

Moved:
Seconded:
Ayes:

Vote: 5-0

L /

Etta Armstrong, Commission Executive Assistant I 
Cultural Heritage Commission

The Cultural Heritage Commission would appreciate your inclusion of the subject property to the list 
of Historic-Cultural Monuments.

http://planning.lacity.org
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Time for Council to Act The Commission action will be transmitted to the City Council for 
consideration. Pursuant to Section 22.171.10 (f) of the Los Angeles Administrative Code, the Council 
may approve or disapprove in whole or in part an application or initiation for a proposed designation 
of a Monument. The Council shall act in 90-days of the public hearing held before the Commission. 
The 90-day time limit may be extended by the Council for good cause for a maximum of 15 days. If 
the Council does not act on the application or initiation within this 105-days total time limit, the 
application or initiation to designate a Monument shall be deemed to have been denied. The Council 
may override a Commission recommendation of denial of Council initiated designation by a minimum 
of 10-votes.

Enclosures: Amended Findings



JOANNES BROTHERS COMPANY BUILDING 
800 E. Traction Avenue; 310 S. Hewitt Street 

CHC-2017-3688-HCM

FINDINGS
(As Amended by the Cultural Heritage Commission on December 7, 2017)

FINDINGS

• The Joannes Brothers Company Building "reflects the broad cultural, economic, or social 
history of the nation, state, or community” for its association with the early development of the 
food processing industry and the development of the Arts District and Artists in Residence 
including Japanese American and other ethnic groups, movement in Los Angeles.

• The Joannes Brothers Company Building "embodies the distinguishing characteristics of an 
architectural-type specimen, inherently valuable for study of a period, style or method of 
construction” as an excellent example of an early 20th century industrial building.

CRITERIA

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

SUMMARY

The 1917 Joannes Brothers Company Building is a five-story industrial building with a one-story wing 
to the south located on the southeast corner of East Traction Avenue and South Hewitt Street in 
downtown Los Angeles’ Arts District. It was designed with Beaux Arts-architectural style influences by 
Los Angeles master architect John B. Parkinson (1861-1935) to serve as the Joannes Brothers 
Company’s Ben-Hur coffee and spice manufacturing facility from 1917 to 1959. Established in 1872 in 
Wisconsin as a grocery wholesaler, the Joannes Brothers Company manufactured and distributed 
coffee, teas, and spices throughout the Southwestern United States. The company opened its first 
facility in Los Angeles in 1905 and first purpose-built factory around 1907-1909 at 819 East 1st Street 
(demolished).

Los Angeles’ rapid growth around the turn of the 20th century led to an increased demand for 
manufactured goods, resulting in the area east of downtown becoming the city’s industrial center. 
Located in this region were manufacturers producing bakery products, women’s clothing, foundry and 
machinery goods, furniture, and printing and publishing materials. The area also had a burgeoning 
coffee and spice industry with dozens of local wholesalers and retailers, of which Ben-Hur was 
amongst the largest.

The subject property is rectangular in plan and is constructed primarily from brick and reinforced 
concrete with cast stone elements. Though lacking the elaborate ornamentation associated with the 
Beaux-Arts style, it displays a tripartite composition: an articulated ground floor constructed of 
concrete with a cast stone beltcourse as the base, brick and cast stone cladding on the second 
through fifth floors make up the shaft, and the simple cast stone coping at the parapet represents the
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capital. The primary, north-facing elevation features an arched recessed main entryway with glazed 
wood double doors, two sidelights, and a wood fanlight that is flanked by two tripartite fixed wood

windows and two single-light fixed wood windows with transoms. The second through fifth floors on 
the north-facing and west-facing elevations are divided into vertical sections by brick-clad piers and 
cast stone surrounds, and have slightly recessed three-over-one double-hung wood windows 
separated by cast stone spandrel panels. There are four original loading bays on the west-facing

elevation; one has been infilled with metal and glass and a red metal door to serve as the entrance to 
residential units. On the south-facing elevation there is a secondary entrance and three additional 
loading bays. Above the fifth floor on each elevation there are original inscriptions or painted signage. 
The interior is split between residential and commercial uses and features a circulation core with a 
stairwell and original freight elevator. The ground floor interior features a paneled wood-and-glass 
vestibule with marble stairs in the commercial space off Traction Avenue, concrete floors, wood 
baseboards, Tuscan columns and pilasters, and ceilings with panel moldings. The second through fifth 
floors have been repartitioned into eleven artist lofts and characteristic elements include concrete 
floors, exposed masonry walls, and an open concrete beam ceiling.

Born in England in 1861, John B. Parkinson began his prolific architectural career when he opened an 
office in Los Angeles in 1894. In 1905, Parkinson formed a partnership with G. Edwin Bergstrom, and 
in 1920, he opened a joint firm, Parkinson & Parkinson, with his son, Donald. Parkinson is best known 
for his civic, commercial and hotel projects, such as the Alexandria Hotel (1906, HCM #80), Los 
Angeles Athletic Club (1911-2, HCM #69), Los Angeles Memorial Coliseum (1923 & 1931), Los 
Angeles City Hall (1928, HCM #150), and Los Angeles Union Station (1939, HCM #101). However, he 
also designed many notable industrial buildings, including the Los Angeles Ford Motor Plant (1914), 
Wholesale Terminal Building Complex (1915-1917), and the Firestone Tire and Rubber Company 
Building (1916-1917).

The subject property appears to be largely unaltered on the exterior. Based on permit records, limited 
alterations include the reconstruction of three parapets in 1966; the replacement of 150 square-feet of 
brick cladding on the north-facing and west-facing elevations in 1971; and the installation of two metal 
windows on the east-facing elevation in 1986. In 1982, the property was converted to residential use; 
interior and exterior alterations during this period include new metal-and-glass infill in one loading bay 
on the west-facing elevation and construction of a tenant lobby, changes to the window configurations 
on the south-facing elevation, and the demolition of historic non-load bearing partitions and installation 
of new interior partitions on all floors. Also, one of the original freight elevators was removed at an 
unknown date.

The subject property was identified in preliminary findings of the citywide historic resources survey, 
SurveyLA, as individually eligible for listing or designation at the national, state and local levels, both 
as an excellent example of a 1917 industrial building and as an excellent example of industrial 
architecture by master architect John Parkinson in Los Angeles' primary industrial district.

DISCUSSION

At the Cultural Heritage Commission hearing on October 5, 2017, the Commission requested that the 
applicant work with Dorothy Wong and the community to expand the period of significance as the 
applicant determines necessary to include the artists and Japanese American influence associated 
with the cultural significance of the subject property. On behalf of the applicant, the preparer of the 
application, GPA Consulting, met with Dorothy Wong and the community and conducted research into 
the later history of the subject property from 1954 to present, specifically the building’s possible 
connection to artists and Japanese American influence. GPA Consulting also conducted research into 
the history of the Arts District to determine whether the subject property was the first building in 
Downtown Los Angeles to be converted into artist-in-residence lofts. Based on the additional research
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submitted to staff by GPA Consulting on November 6, 2017 (see attached Memorandum and 
additional research) and attached biography of Japanese artist Matsumi Kanemitsu submitted by

Dorothy Wong on November 7, 2017, it does not appear that Japanese Americans and Japanese 
American artists were strongly associated with the subject property or the Joannes Brothers Company. 
While Matsumi Kanemitsu is a Japanese artist who may be considered an historic personage, he does 
not appear to have been associated with the subject property during his productive period; he lived at

800 Traction Avenue during the last six to eight years of his life. Further, it does not appear that there 
is any documentation to support a claim that the subject property was the first building in Downtown 
Los Angeles to be adaptively reused for artist lofts. Therefore, staff recommends that the period of 
significance for the subject property not be expanded beyond 1917 to 1959, when the building was 
constructed and housed the manufacturing facility for Ben-Hur coffee and spices.

Staff finds that the Joannes Brothers Company Building successfully meets two of the Historic-Cultural 
Monument criteria: it "reflects the broad cultural, economic, or social history of the nation, state, or 
community” for its association with the early development of the food processing industry in Los 
Angeles and it also "embodies the distinguishing characteristics of an architectural-type specimen, 
inherently valuable for study of a period, style or method of construction” as an excellent example of 
an early 20th century industrial building.

Food processing industries represented some of the earliest industrial development in Los Angeles, 
and exploded in operation during the 1910s and 1920s as companies, such as the Joannes Brothers 
Company, began to more fully embrace mechanization in order to meet the demands of new chain 
stores. By the 1920s, the area surrounding the subject property was fully established as an industrial 
hub, aided in part by the amendment of zoning to eliminate residential development in the downtown 
area. The subject property was a modern factory for its time, equipped with cutting edge technologies 
for roasting and milling of coffee and spices as well as housing the Joannes Brothers Company’s 
shipping and wholesale facilities, as well as a company office. Despite its change of use, the subject 
property retains some of its original branding, including inscriptions on the Traction Avenue and South 
Hewitt Street elevations and a ghost sign for Ben-Hur products.

At a time when electricity was expensive and not always reliable, early 20th century factories were 
often designed to maximize the amount of light reaching the interior of the building, featuring bays of 
large industrial sash windows, skylights, or other roof forms that bring in additional light. While many 
factories were essentially utilitarian in their outward appearance, several established companies 
engaged prominent architects to design their facilities, such as the subject property. Hallmarks of 
industrial buildings during this era, as exemplified by the subject property, include concrete 
construction, a height between three and twelve stories, ceiling heights of approximately twelve to 
thirteen feet, an open floor plan on the upper stories, industrial metal sash windows, and a freight 
elevator. While the subject property has experienced alterations over the years, most notably its 
conversion into artist-in-residence lofts, historic features, finishes, and materials remain on all floors, 
and the original circulation core with staircase and freight elevator remains.

The subject property retains a high level of integrity of location, setting, design, materials, 
workmanship, and feeling, and continues to convey its association with the food processing industry.

CALIFORNIA ENVIRONMENTAL QUALITY ACT (“CEQA”) FINDINGS

State of California CEQA Guidelines, Article 19, Section 15308, Class 8 “consists of actions taken by 
regulatory agencies, as authorized by state or local ordinance, to assure the maintenance, restoration, 
enhancement, or protection of the environment where the regulatory process involves procedures for 
protection of the environment.”
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State of California CEQA Guidelines Article 19, Section 15331, Class 31 “consists of projects limited to 
maintenance, repair, stabilization, rehabilitation, restoration, preservation, conservation or

reconstruction of historical resources in a manner consistent with the Secretary of the Interior’s 
Standards for the Treatment of Historic Properties with Guidelines for Preserving, Rehabilitating, 
Restoring, and Reconstructing Historic buildings.”

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

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

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

Categorical Exemption ENV-2017-3689-CE was prepared on November 17, 2017.

BACKGROUND

On October 5, 2017, the Cultural Heritage Commission voted to take the property under consideration. 
On November 16, 2017, a subcommittee of the Commission consisting of Commissioners Milofsky and 
Kanner visited the property, accompanied by staff from the Office of Historic Resources.


