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TITLE: Certificate of Appropriateness CofA2020-0004; HL-1/MA-1 

231 North Primrose Avenue 
 

APPLICANT: Kent Cornwall, Cornwall Construction 
234 North El Molino Avenue Suite 201 
Pasadena, CA 91101 

 
REQUEST: A Certificate of Appropriateness to replace the existing detached garage and 

swimming pool with a new three-car garage.    
 

ENVIRONMENTAL DETERMINATION: Categorical Exemption (Class 31)  
   
BACKGROUND:  The City Council designated the Isaac Colborn house as Historic Landmark 
No. 1 on June 4, 1996, along with Mills Act Contract No. 1. The designation was based on the 
finding that the house is representative of a notable architect (Criterion 2) and that it embodies 
one or more distinctive characteristics of style, type, period, design, materials, detail, and 
craftsmanship (Criterion 4).  
 
The Isaac Colborn house is located at 231 North Primrose Avenue, and it represents one of 
the most significant and larger of the homes designed by Frank O. Eager. Eager was a local 
architect in the Craftsman era. The house was constructed in 1914 for Isaac Colborn and his 
wife Estelle who had come from Indiana to retire. The home’s architectural style features a 
unique blend of Craftsman aesthetics with Mediterranean characteristics.  In addition to the 
three-story residence, the property is developed with a garage built contemporary with the 
house and a pool that was added in 1960. 
 
On March 18, 2020, Kent Cornwall (architect) submitted an application for a Certificate of 
Appropriateness to replace an existing detached two-car garage and swimming pool currently 
located in the rear of the property with a new three-car garage. Upon review of the Department 
of Parks Recreation (DPR 523A) record form that was approved with the landmark designation, 
staff noticed that the existing garage proposed for demolition was listed as a “related feature” 
under DPR Form Section B8.  As the Commission is aware, this section is commonly used to 
document other minor unique features on a property that warrant special preservation 
protection. “Related features” generally include items such as hitching posts, barns, carriage 
houses, and signs. It could also include a garage that is found to be a prominent feature of the 
property.  
 
Upon a review of early landmark applications, when Monrovia’s Historic Preservation Program 
was in its infancy, staff found that most DPR Forms listed all other structures on the property 
as “related features” regardless of their historic value as contributing.  Listing the existing two-

 
HISTORIC PRESERVATION COMMISSION 

STAFF REPORT 



2 
 

car garage as a “related feature” on the property’s DPR Form followed that direction which is 
consistent with the City’s early landmark documentation practice and policies.  Staff does not 
believe that the structure is a contributing feature and therefore would likely not be included on 
the DPR if the property was evaluated in the present.  The Staff Report will document why the 
existing garage would not qualify as a “related feature” based on the current implementation of 
Monrovia’s Historic Preservation program as part of the findings for the approval of a Certificate 
of Appropriateness.  
 
ANALYSIS:  Pursuant to Monrovia Municipal Code (MMC) Section 17.40.090(A), no alteration 
may be conducted at a Historic Landmark without first obtaining a Certificate of 
Appropriateness from the Historic Preservation Commission (HPC).  
 
The Existing Two-car Garage 
The current property owners purchased the 
Isaac Colborn property in 2015.  They are very 
happy with the beautiful home but when they 
acquired the property the existing garage was 
in a deteriorated state and no longer safe to use 
for vehicle storage.  The foundation is cracked 
in several areas and portions of the exterior 
walls are missing or falling apart. 
 
While Sanborn maps from 1927 suggest that 
this garage was likely built around the same 
time as the house, based on a review of early 
DPR Forms for other historic landmark 
applications from the late 1990s, staff found that 
the City’s standard practice was to routinely 
include all structures on the property built during 
the same era as the primary resource on the 
DPR Form as “related features.”  This did not 
reflect an evaluation of historic value as much 
as to identify all structures and features on the 
property—essentially an inventory.  The City 
has refined its practices of documentation 
throughout the past 25 years based on accepted 
historic preservation protocol.  The DPR no 
longer identifies structures as related features 
unless they are a prominent or significant 
feature of the property that should be preserved 
and protected.  
 
Staff evaluated of the architectural style, level 
of craftsmanship, and quality of materials used 
on the subject residence and garage and found 
that there were not many similarities between 
the two. The house features mix of Craftsman 
aesthetics with Mediterranean characteristics 
as shown in Figure 2 and the garage has a simple Craftsman design. Although the garage was 
improved with complementary materials, such as painted dark green wood shingles and 

Figure 1.  View of the Isaac Colborn residence from Primrose 
Avenue. 

Figure 2.  View of the south and east elevations of the existing 
garage. 
 

Figure 3.  View of existing garage (North and East Elevation). 
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vertical siding, it does not have the same level of craftsmanship or high quality of materials 
found on the main house.  The garage also appears to have been altered at some point.  As 
illustrated in Figure 3, a tacked-on roof covering connects the garage to the property line wall. 
For these reasons, staff’s determination is that the demolition of the existing garage will not 
alter the historic significance of the property.  
 
New Three-Car Garage 
The applicant is proposing the demolition of the existing two-car garage to make way for the 
construction of a new three-car garage. The proposed garage does not replicate the design of 
the existing garage; its architectural style is harmonious with the main house. The new garage 
would total 1,033 square feet in size and be located the northeast corner of the property. The 
garage’s placement will reduce the amount of driveway area on the lot and improve the 
functionality of the back yard for the property owners’ enjoyment. The floor plan accommodates 
the storage of three vehicles, a workshop area, and an attached bathroom. Although the plan 
references a future pool and remodeled patio, these improvements are anticipated at a later 
date.  
 
The new garage will complement the main house in architectural style, form, colors, and 
materials to the extent feasible and practical. The garage will incorporate a cross gable roof 
structure that will be clad in modern “S” clay tile. The walls will be clad in a mix of stucco and 
shingle siding; the stucco will be painted tan and the shingles will be painted dark green to 
match the house. The homeowners would like to use a modern composite shingle material 
instead of traditional wood shingles for cost and maintenance purposes. Staff believes this is a 
reasonable request given that the improvements would be on a detached accessory and not 
the primary dwelling.   
 
The new garage will also feature craftsman wood detailing found on the main house including 
two-foot deep eave overhangs, outlooker beams, single-hung and fixed windows, and 
craftsman style doors. The west side of the structure (the elevation facing the interior of the 
property towards the back yard) includes two large columns that will be supported with a round 
river rock veneer. Staff believes the use of veneer in this location is appropriate, as it will likely 
not be visible from the public right-of-way. 
 
Certificate of Appropriateness Findings 
Pursuant to MMC Section 17.40.090(D), the HPC may issue a Certificate of Appropriateness 
if it is determined that certain findings can be made regarding the proposed alterations.  Based 
on staff’s analysis of these alterations, the HPC can approve them based on the following 
findings: 
 

• It will not adversely affect any significant historical, cultural, architectural or aesthetic 
feature of the concerned property or of the Historic District in which it is located; 

The proposed alteration will not affect significant features of the property because the 
proposed alterations involve the demolition of an existing garage that is in disrepair and 
no longer safe for vehicle storage. Although the garage was improved with 
complementary materials, such as painted dark green wood shingles and vertical siding, 
it does not have the same level of craftsmanship or high quality of materials found on 
the main house. The new garage will be detached from the primary landmarked 
residence, and it will complement the home in architectural style, form, colors, and 
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materials to the extent feasible and practical. The incorporation of modern materials on 
the new garage will aid in distinguishing the new construction from the historical home.  

 
• The proposed change is consistent with or not incompatible with the architectural period 

of the building; 

The proposed garage will match the mix of Craftsman and Mediterranean architectural 
style of the main house through the use of design features, colors, and materials. The 
new garage will remain single story to match the existing garage, and will remain 
detached from the main house. The new garage will feature a cross gable roof structure 
with clay “S’ tiles. The exterior will include stucco to match the main house in texture 
and color. Modern composite shingle siding is proposed, and cut granite and plaster 
columns. The incorporation of modern materials on the new garage will aid in 
distinguishing the new construction from the historical home  

 
• The scale, massing, proportions, materials, colors, textures, fenestration, decorative 

features and details proposed are consistent with the period and/or compatible with 
adjacent structures; 

The scale, massing, and proportions of the garage are complementary to the home 
because the new garage will remain single story, and will not be taller than the existing 
garage. The new garage’s placement will reduce the amount of driveway area on the lot 
and improve the functionality of the back yard for the property owners’ enjoyment.  The 
new garage will also feature craftsman architectural details found on the main house 
including two-foot deep eave overhangs, outlooker beams, single-hung and fixed 
windows, and craftsman style doors. The colors of the exterior materials will match the 
main house with the stucco painted tan and the shingles painted dark green to match 
the house.  

 
RECOMMENDATION:  Staff has determined that the proposed project meets the findings for 
a Certificate of Appropriateness and recommends approval. If the Historic Preservation 
Commission concurs then, the appropriate action would be a motion to:  
 

Approve Certificate of Appropriateness CofA2020-0004 
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