
 

APPLICATION: CA2017-05 AGENDA ITEM: AR-4 
    
PREPARED BY: 
 

Sheri Bermejo 
Planning Division Manager 

MEETING DATE: June 28, 2017 

 

 
SUBJECT: Certificate of Appropriateness CA2017-05 

HL-10/MA-56 
311 West Foothill Boulevard 
 

APPLICANT: Qin Han Chen 
311 West Foothill Boulevard 
Monrovia, CA 91016 

 
REQUEST: Review proposal for new guestroom entry doors.  The proposal involves 

maintaining new guestroom doors that were installed without the 
approval of a Certificate of Appropriateness 

   
BACKGROUND: In 1978 the Aztec Hotel was designated a National Historic Landmark 
and was listed on the National Register of Historic Places. The property was later designated 
a Monrovia Local Historic Landmark (HL-10) on December 16, 2003, and a Mills Act Contract 
(MA-56) was also approved.   These designations underscore the fact that the Aztec Hotel is 
deemed a unique and important historic resource both locally and nationally.  For these 
reasons, its restoration is of high priority to the City of Monrovia.  
 
The current property owner, Qin Han Chen, acquired the property in April 2012.  Over the 
past several years he has continued to indicate a desire to complete the necessary 
renovation and rehabilitation, as well as secure the appropriate land use entitlements to 
reopen the hotel for business.  On May 29, 2012 the Historic Preservation Commission 
reviewed and approved the initial phase of a multi-phased renovation plan that was submitted 
by Mr. Chen.  The plan included twelve priority tasks that were identified to address 
immediate life and safety concerns, stabilize the hotel’s infrastructure, and complete 
mechanical and operational system upgrades in an effort to conserve and prevent loss of the 
hotel’s historic fabric.  
 
In addition to the priority tasks, the Commission approved Certificate of Appropriateness 
CA2013-05 for the remodel of all second floor guestrooms in July 2013. The approved scope 
of work allowed the removal and replacement of walls within the hotel guestrooms. However, 
the approved plan made clear that several rooms would be improved and maintained 
historically accurate, all of the seven alcoves within the rooms would be maintained, and the 
total number of the guestrooms would not be reduced. The final approval also required 
subcommittee oversight of the project.   
 
Since the July 2013 approval, the subcommittee has convened to provide feedback and 
guidance to Mr. Chen upon his request mainly to discuss a proposal to replace all guestroom 
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windows.  During a site visit on February 29, 2016, both City staff and the subcommittee 
noticed that all of the guestroom entry doors were removed and replaced with contemporary 
doors without approval. Given that the doors were a character defining feature of the historic 
hotel, the subcommittee expressed the need to replace the doors with ones that replicate the 
original historic appearance. Over the last year Staff has attempted to work with Mr. Chen on 
gaining approval of an appropriate door replacement. Although an appropriate door was 
identified, Mr. Chen has indicated that the replacement cost is exceeds his budget.  
 
On June 5, 2017, Mr. Chen submitted a Certificate of Appropriateness application, requesting 
the review and approval to maintain the guestroom entry doors that were installed without 
prior approval.  A copy of Mr. Chen’s application is included in this report as “Attachment A.”  
 
DISCUSSION:  According to Mr. Chen’s application, the original second floor guestroom 
doors were deteriorated and did not comply with current building and fire safety codes. The 
application also contains cost estimates indicating the dollar amount he paid for the new 
doors and how much it would cost to replicate the original doors. The following figure shows a 
side by side comparison of an original guestroom door and the door that Mr. Chen installed.  
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Historic Structure Report 
All of the planned renovation improvements for the Aztec Hotel were derived from the Historic 
Structure Report (HSR) which was completed by the previous property owner and funded by 
a National Park Service (NPS) grant in 2010. Although the HSR was not formally accepted by 
the Commission, over the past few years, the document was determined to meet the NPS 
grant by the State Office of Historic Preservation (OHP).  Staff, the Commission, and the 
property owner have relied upon the HSR as a primary planning document for decision-
making about preservation, rehabilitation, restoration, and reconstruction treatments.   
 
The HSR classifies all exterior and interior areas of the hotel by “zones of significance” for the 
purpose of understanding which areas are deemed most (Level A), moderate (Level B), and 
least (Level C) historically significant. The HSR rates the entire second floor within the “most-
significant zone (Level A).”  One might successfully argue that not all components of the 
second floor are of equal significance. However, since the historic use of the property was as 
a hotel, consideration of any changes that are connected to its historic use should be 
considered carefully. As a result, the subcommittee determined that the rehabilitation of the 



 

second floor hallways leading to the guestrooms should retain all of its original character 
defining features.  “Attachment B” contains the excerpts from the HSR that relate to the 
evaluation criteria and guestrooms on the second floor. 
 
Certificate of Appropriateness Approval Criteria 
The Historic Preservation Ordinance requires that changes and additions that may affect the 
significant character of defining features for historic landmarks be approved by the Historic 
Preservation Commission through a Certificate of Appropriateness.  The Commission can 
issue a Certificate of Appropriateness if it is determined that the construction is consistent 
with the following:  

 It does not adversely affect any significant feature of the landmark; 

 It is consistent with the architectural period of the building; and 

 The scale, massing, proportions, materials, colors, textures, fenestration, decorative 
features and details proposed are consistent with the period. 

 
Based on the HSR and the U.S. Secretary of the Interior’s Standards for Treatment of 
Historic Properties (Standards), 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, where possible, materials.  
Given that the guestroom doors are original defining features of the hotel, permanently 
replacing them with ones that replicate the historic character is most appropriate.  The doors 
that were installed without approval are not compatible with the architectural period and style 
of the building, and do not match the decorative features and details of the original doors.  
Therefore, the replacement doors do not satisfy the review criteria for the approval of a 
Certificate of Appropriateness.   
 
Alternative Approval Option 
As mentioned earlier in this report, the Historic Preservation Commission has reviewed and 
approved several tasks for the restoration and rehabilitation of the Aztec Hotel.  A status 
update on each of the approved work plan items is included in “Attachment C.”   A review of 
the update reveals that the completion of the renovation plan has been slow. To date only the 
ground floor commercial storefronts are tenant occupied. The hotel guestrooms and banquet 
facility remain vacant. The building’s important infrastructure and systems have not been 
successfully upgraded.  The completion of the original priority tasks is crucial to the success 
of the building’s future operation. The City expects that Mr. Chen understand the importance 
of completing these tasks and achieves them so that the hotel use can commence operation. 
 
The Commission has always taken a very pragmatic approach to preservation to ensure that 
landmarks are not museums but homes and businesses that must be able to function in the 
present, yet also have respect for the past. In addition, the City has continuously applied 
three guiding principles while assisting Mr. Chen with the implementation of his renovation 
plan. These principles are as follows: 
 

1. Emphasize the preservation and restoration of the Aztec Hotel; 
2. Promote the long term economic viability of the property; and 
3. Identify the permitted uses that will be compatible and respectful of the neighborhood. 

 
It is very apparent that a significant financial investment is needed in order to correctly 
restore, rehabilitate, and bring the Aztec Hotel back into operation. The use of qualified 
professionals to accomplish the priority renovation tasks is also extremely important. Since 
acquiring the property, Mr. Chen has hired multiple contractors who have not had the 



 

expertise needed to complete the necessary priority tasks. There is also concern that if Mr. 
Chen continues to not follow his approved renovation plan, the incremental changes he 
completes over time may result in a cumulative negative impact to the historic resource.   
 
In an effort to direct appropriate investment and quality work into completing the priority 
restoration tasks, an alternative and unique application approval approach is proposed.  
Although the proposed replacement doors do not meet the approval criteria for a Certificate 
of Appropriateness, the doors could be approved as a temporary replacement subject to strict 
conditions of approval given that it is an alteration that is easily reversible.  However, in order 
to remain consistent with the prior approval of CA2013-05, new entry doors that replicate the 
original doors shall be installed in all guestrooms that were designated to be improved 
“historically accurate.”  Staff is recommending a condition of approval that the temporary 
doors be replaced with historic replicas within two years of the commencement of the hotel 
operation.  Additional requirements relating to subcommittee oversight are included in the 
proposed project approval.   
 
RECOMMENDATION: Staff’s determination is that the installation of new entry doors that 
replicate the original doors in all guestrooms that were designated to be improved “historically 
accurate” meets the findings for the approval of Certificate of Appropriateness. Furthermore, 
it is staff’s determination that allowing the use of a modern replacement door on a temporary 
basis with the condition that new entry doors that replicate the original doors be installed 
within two years of the commencement of the hotel operation meets the findings for the 
Certificate of Appropriateness. Therefore, staff recommends that the Historic Preservation 
Commission approve Certificate of Appropriateness CA2017-05 subject to the conditions of 
approval outlined in “Attachment D.”  If the Commission concurs with this recommendation, 
then following the public meeting, the appropriate action is a motion to: 
 

Approve Certificate of Appropriateness CA2017-05  
 
 
 



Date Jun/01/2017
Aztec Hotel
311 W. Foothill blvd
Monrovia, CA 91610

APPLICATION FOR CERTIFICATE OF APPROPRIATENESS

In accordance with the Planning Division and Historic Preservation Commission Procedure, we would like to provide 
the following proposal of alterations and demolitions of the Aztec Hotel’s interior guestrooms’ doors located at:  311 
W. Foothill Blvd.  Monrovia, CA 91016 for review and approval.

Guestrooms: Currently the Aztec Hotel has 44 guests’ rooms with approx. 132 interior doors that are aging and 
needed to be replaced.

Reasons for Alterations: The old doors were deteriorated and not complied with building safety and fire code. 
1.The change will not affect the rest of the significant historical, cultural, or aesthetic feature of the building. 

2. The proposed change is not incompatible with the architectural period of the building; 

3. The change will remedy the current safety issue regarding the fire–rated code by the fire department and the 
building division.

4. In the case of demolition, a building permit will be applied for the alteration. 

Attachments Include: Invoices and specification sheets of the proposed doors w/ fire rated
Photos of the old doors and the proposed doors
Labor costs for demolition of old doors & installation new doors
Estimated quotes for special custom-made w/ fire-rated of replica of
the old door      

Thank You for your review and consideration of issuing a certificate of appropriateness for the interior alterations 
that we are applying for. 

ATTACHMENT A
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ATTACHMENT C

TASK
HSR 

REFERENCE
REVIEW DATE COMMENT

STATUS ON 

COMPLETION

Repair Roof pps. 58, 79 HPC on 5/29/2012 No further action by HPC required if no impact to façade Complete

HPC on 5/29/2012
No further action by HPC for interior modifications.  Floor plan approved by 

PC with CUP

SC on 8/29/2012 Subcommittee chose wood door with 12" bottom rails, no grill

DRC on 9/11/2012 Comments on outdoor dining plan

PC on 11/15/2012
CUP2012-17 Approved for alcohol sales with conditions. Time Extension 

Approved on 11/13/2013.

PC on 12/13/2012
CUP2012-18 Approved for indoor live entertainment with conditions. Time 

Extension Approved on 11/13/2013.

DRC on 03/2013 DRC Approved Signage for "Mayan Bar"

Men's Restoom 

(restaurant)
pps. 68, 88 5/29/2012 C of A needed Not Complete**

5/29/2012 HPC determined no further action required for interior modifications

8/29/2012
Subcommittee approved wood door with 12" bottom rail, no grill for northern 

egress

12/19/2012 Per OHP and SC, alcoves should remain in apts 3 and 8

SC on 12/1/2012 Approved new plan for ramp to apts-- concrete to match

HPC on 1/23/2012
CA 2012-04 approved; new ADA door to have same recess and matching 

stucco; Door hardware requires Subcommittee approval

Electrical and 

Plumbing 

Upgrades

pps. 82-83 HPC on 05/29/2012
Plans shall be reviewed by subcommittee to ensure that there is no impact 

to character defining features
Not Complete**

5/29/2012 C of A needed

8/29/2012
SC approved recessed lighting plans with options for finish to "ring" of can; 

see SC Recap #1

New ADA  

Restrooms 

(Banquet)

5/29/2012 Subcommittee review required for new "public areas" Not Complete*

pps. 68, 88 5/29/2012 C of A needed

1/23/2013 CA2012-03(C) approved; wall texture to match existing, simple door panel

Remodel 

Commercial 

Spaces

pps. 37-38, 84 5/29/2012 No further action by HPC for interior modifications. Not Complete*

Relandscape 

Rear Patio
pps. 29, 59 5/29/2012

No further action required by Commission for landscape, irrigation, or 

hardscape.  Landscape Plan requires plan check submittal.
Not Complete*

5/29/2012 HPC determined demolition requires CofA and demolition permit.

12/19/2012 Parking Lot Improvements: Subcommittee approved layout of parking lot.

3/20/2013 Parking Lot Lights Approved: Subcommitte Selected "Sentinal(C)"

1/23/2013

CA2012-04 approved design for block walls; On 3/20/2013 Subcommittee 

determined that wall on west side was consistent with previously approved 

wall.

3/20/2013 DRC Approved a Minor Exception to wall height

10/23/2013
CA2013-05 approved by HPC; All 7 alcoves will be preserved; 3 “Historical 

Preservation Rooms” will be retained as originally built.

2/13/2014
Subcommittee provided direction on Window Replacement. Requires C of 

A.

Remodel 

Restaurant
pps. 67, 88

Remodel 

Apartments
pps. 67, 88

Women's Lobby 

Restroom

Access Ramp to 

Apartments

Not Complete**

Guest Room 

Remodel
pps. 20,70

Lighting - 

Entrada/Lobby
pps. 62-63
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** Not Complete - Project has started, but approvals and building permits have not been completed.

Complete

Not Complete**

Not Complete**

Not Complete**

Complete

Not Complete**

* Not Complete - Project has not been started.

Demolition of 

Storage Sheds   

(other tasks 

associated with 

project inlcuded 

parking lot 

improvements, 

layout, decorative 

block walls, and 

lighting)

6/22/2017 Aztec Hotel 



 

  
 

 

 

 

 
1. The property owner shall submit a door replacement plan indicating the location of all 

guestrooms and guestroom doors that will be improved with historically accurate doors and 
temporary modern doors for the review and approval of the Subcommittee.  New second 
floor guestroom doors that replicate the original guestroom doors shall be installed in all 
guestrooms that were designated to be improved in a “historically accurate” manner in 
accordance with CA2013-05.   
 

2. Prior to the City approving the door replacement plan, the subcommittee shall:  
a. Complete an onsite inspection with the property owner and City staff to confirm 

the location of the “historically accurate” guestrooms,  
b. Review and approve the replacement door schedule, including door hardware, 

for the door replica. 
 

3. The proposed modern doors are permitted on a temporary basis.  Two years upon the 
commencement of the hotel use operation, the property owner shall replace the remaining 
doors with the replica doors. 

 
4. All approvals are subject to compliance with the Monrovia Municipal Code requirements. 
 
5. Approval of this request does not constitute a building permit.  Obtain necessary building 

permits with the Building Division before starting construction. 
 
6. Any violation of these conditions of approval or the Monrovia Municipal Code may be 

subject to the Administrative Fine Ordinance, other available remedies and/or revocation or 
modification of this permit at the discretion of the City Attorney and City Prosecutor. 

 
7. All of the conditions shall be complied with prior to commencement of the construction, 

unless an earlier compliance period is specified as part of a condition. 
 
8. Indemnification. As a condition of approval, Applicant agrees to defend, indemnify, protect 

and hold harmless City, its officers, officials, employees, agents and volunteers from and 
against any and all claims, actions, or proceeding against the City, its officers, officials, 
employees, agents and/or volunteers to attack, set aside, void or annul, an approval of the 
City, Planning Commission or City Council concerning this permit and the project.  Such 
indemnification shall include damages, judgments, settlements, penalties, fines, defensive 
costs or expenses, including, but not limited to, interest, attorneys' fees and expert witness 
fees, or liability of any kind related to or arising from such claim, action, or proceeding.  The 
City shall promptly notify the Applicant of any claim, action, or proceeding.  Nothing 
contained herein shall prohibit City from participating in a defense of any claim, action or 
proceeding.  The City shall have the option of coordinating the defense, including, but not 
limited to, choosing counsel for the defense at Applicant's expense. 
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AZTEC HOTEL 
311 West Foothill Boulevard 

Qin Han Chen, Property Owner 
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9. The Applicant shall, within 30 days after approval by the Historic Preservation Commission 
and prior to the issuance of building permits, submit to the Community Development 
Department his/her written acknowledgment of receipt of the decision approving the 
Certificate of Appropriateness and his/her written consent to all of the conditions of approval 
contained in Historic Preservation Conditions. This approval shall be void and of no force 
or effect unless such written acknowledgment and consent is submitted to the City within 
the 30 day period.  
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