
ATTACHMENT A: 
CONDITIONS OF APPROVAL 

1347-1365 E. COLORADO BOULEVARD, 35-39 N. HILL AVENUE & 36-56 N. HOLLISTON 
AVENUE (NORTH PARCEL)  

AND 1336-1350 E. COLORADO BOULEVARD (SOUTH PARCEL) 
(DHP2021-00224) 

CONCEPT DESIGN REVIEW 
 
 
The applicant or successor in interest shall meet the following conditions to be further reviewed 
during Final Design Review: 
  
Design and Historic Preservation (DHP): 
 
General Project Conditions 

 
1. The project shall comply with all applicable requirements of the Zoning Code and PD-35.   

 
2. The proposal to remove existing street trees is subject to separate review by the Urban 

Forestry Advisory Committee and approval by the City Manager and the review process 
shall be completed prior to submitting an application for Final Design Review.  If the 
request is not approved, and changes to the approved concept design are required to 
accommodate the protection of the existing trees, an application for Changes to an 
Approved Project shall be required to be reviewed prior to submittal of an application for 
Final Design Review. 

 
North Building 
 
3. Further study the southeast corner windows of the historic auto showroom building to 

create a more inviting appearance at the main vehicular entry to the hotel in a manner 
that is consistent with the Secretary of the Interior’s Standards. 
 

4. Explore increasing the height of the tower element to the maximum allowable 
appurtenance height of 98.5’.  Roof appurtenances shall not exceed 25% of the roof 
area. 

 
5. The historic building to be retained shall be carefully reviewed by a qualified Historic 

Architect to identify rehabilitation treatments to be implemented in conjunction with the 
proposed project.  Any structural or exterior cosmetic damage that is identified shall be 
repaired and any missing or altered exterior features shall be restored in conjunction 
with the project.  In particular, the existing large sloping awnings shall be removed.  
Provide a rehabilitation plan for the building for review during Final Design Review.   

 
6. Further study the fenestration and architectural treatment of floors 4-7 above the east 

entry and floors 6-7 above the west entry to ensure the treatment of these façade areas 
is consistent with the overall design and enhanced treatment at entry locations 
elsewhere on the building. 
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South Building 
 
7. Further study the materiality or other treatments to the wall at the north end of the east 

elevation to ensure consistency with the design quality of the street-facing elevations of 
the building.   
 

8. Ensure that the landscape plans are coordinated with the elevations and renderings 
provided. 
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COMMISSION COMMENTS/BOTH BUILDINGS

2. Develop a contextual consistency between the two sites   
 beyond surface materiality.
3. Demonstrate a consistent, very clear architectural vocabulary  
 for the buildings, ensuring they are not a mix of architectural  
 styles/concepts. Provide a methodology that explores and   
 clearly articulates the contextuaity of the buildings and that  
 develops a vocabulary that is used consistently.
6. Present exhibits to demonstrate how the diverse components  
 of the buildings work as a whole to reinforce the overall design  
 concept, logic, style.

UNITY OF STYLE
First, the hotel: With some notable exceptions, the typology of 
successful, enduring large hotels tends to celebrate both building 
scale and the architectural seriality of guest rooms. The main body 
of the building is usualy presented in a color and material palette 
that does not distiguish main from secondary masses. Typically, a 
simple, repeated bay expression is enriched with variation near the 
street and at climactic central moments. We see these principles 
repeatedly in the classic hotels of the Los Angeles region, regardless 
of architectural stylistic variations, (Fig. 1,2,3).

We thus concur with the Commission’s direction regarding the 
deployment of a clear, consistent style for the hotel. We also concur 
that the residential project must subsequently embrace the hotel as a 
powerful context. At the same time, we find it appropriate to pursue 
more relaxed variations to this style in the residential architecture, an 
idea which we wil develop further below.

STYLE AND THE CONTEXT OF PROJECT HISTORY
The ‘ziggeraut variation’ of Art Deco style was implied in the original 
Moule and Polyzoides project reviewed and approved by the Planning 
Commission, the public, and the Design Review Commission in 2016, 
(Fig.4,5). 

This stylistic implication was further developed by Moule and 
Polyzoides in their initial preparation for Concept Review submittal, 
(Fig. 6). In that submittal, the Deco expression was evident in the 
continued development of secondary stepping in the building’s 
massing, in the intensified verticality of the pilasters, and in the 
window/spandrel unity in guestrooms lining Colorado and Hill.

While we consider Deco to be a big tent, we believe that both the 
initial project massing and a good-faith commitment to the public 
process lead to the following conclusion: The dye is cast for a design 
vocabulary anchored in the Art Deco style.

5  Approved PUD Colorado and Hill View of Hotel looking northwest

1  Constance Hotel 2  Chateau Marmont

3  Ace Hotel

4  Approved PUD Aerial View Hotel

6  Moule & Polyzoides Concept Review Progress
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STYLE AND THE CONTEXT OF TYPOLOGY
While embracing the Deco style, we also acknowledge critiques of 
the original project’s massing - across these several years - that 
the combination of the ziggeraut formalism and classical styling, 
(with punched windows parsimoniously placed in expansive flat 
walls), created an impression more akin to a civic or institutional 
architecture than an attractive, functional, and competitive hotel, 
(Fig. 1).

Historically, the more commercial applications of Deco architecture 
- while not necessariy forsaking the ziggeraut stepping - moved 
toward a palette of energies that gave the style its lightness, 
optimism, and elegance: These included internal proportions with a 
vertical exuberance, and a concern for three-dimensional decorative 
materiality on building surfaces with high public exposure. In tall and 
mid-rise buildings, a compressed column bay expression captured 
an ascending stack of windows and decorative spandrel panels to 
achieve the style’s vertical character and its material richness.

It is this form of the Deco style that we find particularly appropriate 
for the architecture of the hotel.

STYLE AND PHYSICAL / CULTURAL CONTEXT
While there is modestly-scaled architecture adjacent to the hotel 
site, (the Richardsonian church to the west, the Mediterranean 
Revival Pasadena Conservatory of Music across HIll, and, of course, 
the mid-century modern car dealership), the dominant cultural and 
architectural figure in the neighborhood is Pasadena City College 
with its own version of institutional Deco style architecture, (Fig.2).
This likely influenced the original solution for the hotel project. 

Where we find the more exuberant, commercial style of Deco 
referred to above is in our neighbors further west, most notably Old 
Pasadena, but here and there, continually along Colorado Boulevard, 
(Fig. 2-6). The association of the this commercial Deco style with 
Pasadena’s regionally remarkable pedestrian street life reinforces its 
good fit in a neighborhood that is re-developing from an automobile-
focused suburb toward more density and vitality.

Colorado Boulevard itself, which urbanists may dream coming alive 
as a dense pedestrian habitat, from Orange Grove on the west to 
PCC and beyond, is a major contextual consideration - both for its 
annoyances, and for its pleasures, notably people-watching, and 
annual Rose-Parade-viewing.

We will explore the Colorado Boulevard contextual element further 
in our response to the DRC comment on balconies, (Both Buildings 
Comment #5).

3 Deco in Old Pasadena

1  Moule & Polyzoides Progress 2017 Design Review Submittal

5 Deco in Old Pasadena

2  Pasadena City College

7 Rose Parade4 Deco in Old Pasadena

6 Deco in Old Pasadena
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ELEMENTS OF STYLE AND URBAN PERFORMANCE: HOTEL
While the project’s massing is established, this diagram indicates how 
the refinement of that massing reinforces the Art Deco style, as well 
as the project’s urban performance. This diagram is intended to be 
read in concert with the revised elevation drawings.

1 ENTRY TOWER. Increased height, (at the approval pleasure   
 of the Commisison). Crenellated, nested mass. Intensified   
 decorative and vertical linework. Terra cotta and zinc cap.

2 SOUTHEAST CORNER TOWER Increased height. Crenellated,  
 nested, mass. Intensified decorative and vertical linework. Terra  
 cotta and zinc cap. (Removed horizontal continuity around   
 base.)

3 EAST ENTRY. Simplified massing with intensified vertical   
 emphasis. Surrounding pilasters step up to central mass.   
 Background penthouse simplified.

4 WEST ENTRY. Simplified massing of facade and penthouse   
 in background. Projected canopy entry. Overall increase   
 in modesty for west entry, fitting to more residential context. 

5 SIDEWALK-FACING SKIRTS. Pilastered terraces lining    
 Colorado, Holister, and Hill, responding to heightened urban   
 import of this zone. Intensified materiality and level of detail.
 Regularized discipline of bays around building.

6 HISTORIC COURT. Vertical light element on axis with showroom  
 portal. Court accessible from hotel arrival court. 

7 HOTEL ARRIVAL COURT. Vehicular driveway narrowed at   
 entry  throat with increased pedestrian circulation with and   
 landscaped buffer from driveway. Pedestrian flow from   
 sidewalk to entry addressed via continuous covered arcade.   
 Public artist commissioned for central element.

8 PARAPET CAPPING. Parapets are capped with bay-defining
 continuous zig-zag friezes.

C  O  L  O  R  A  D  O      B  O  U  L  E  V  A  R  D

H
  

O
  

L
  

L
  

I 
 S

  
T
  

O
  

N
  

  
  

 A
  

V
  

E
  
N

  
U

  
E
 

N O R T H 

B  L  O  C  K

1

2

3

4

5

6
7

H
  

i 
 l

  
l
  

  
  

  
  

  
  

A
  

V
  

E
  

N
  
U

  
E
 

5

5

5

55

8



Month XX, 20XX

PROJECT NAME
Client’s Name/Organization HereHILL & COLORADO

PASADENA, CALIFORNIA

South Block -  Northeast View

JANUARY 07, 2022

0

160 84

APPLICATION: THE HOTEL MEETS THE STREET
One of the challenges discussed at the January 27, 2022 Concept 
Review was how to reconcile the influence of an historic style with 
the requirements of a contemporary hotel. in the case of commercial 
Art Deco, the narrowness of pilasters and of solid wall between 
windows works to both emphasize the verticality of the style and 
to maximize glazing. The effect is amplified when windows stretch 
vertically up to bottom of slab and down to a low sill height.

Fitting to the style is the narrowness of the hotel bay. Along the 
proposed design for the street frontages, this verticality is further 
emphasized by devices that are historically familiar, but with material 
differences: an integrated infill system between pilasters of spandrel 
and window, and mid-pilaster vertical elements. 

The decorative, linework spirit of the style is expressed in the zig-
zag rail system, allowing these units a French balcony with inward 
opening casement windows. Equally decorative and materially rich 
is the spandrel system finish in droplet-shaped zinc shingles with a 
green pigmentation. 

This sidewalk-addressing building skirt wraps the lower stories of the 
hotel on its three major sidewalks, with its pilasters wrapping over  
outdoor terraces. The pilasters are proposed in a cast stone or GFRC 
with cast stone finish. The pilaster base is in a hard sandstone or 
limestone. 

The body of the building above is finished in a painted, smooth 
finish plaster, its pilasters simplified in the same finish and color as 
to maintain this form as a background building and not ‘overdo’ the 
repetition of the more dramatic pilasters along the sidewalks

Parapets are treated with a two-toned zig-zag frieze in cast stone or 
GFRC, reinforcing/terminating each of the vertical bays.

Over the street level storefronts, a canopy, again with intensified line 
work, both emphasizes the horizontal continuity of the street and 
responds in the thinness of its section to the historic car dealership 
building’s canopy along further west along Colorado Boulevard.

This system of stylistic devices is deployed throughout the hotel 
elevations, with intensified moments of massing and design variation 
at the entry and the Colorado/Hill intersection; with more modest 
variations introduced at the hotel’s secondary east and west entries.

Partial Elevation at Colorado Boulevard

NOTE: Following a February 28, 2022 DRC Subcommittee review and 
comment, the flatter, subtle pilasters were added to the main building 
body, standing seam zinc eyebrows were removed from the main building 
windows, decorative parapet cap was introduced, and the towers, (see 
elevations), were revised from a simple, stacked crenellation to a nested
crenellation.
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STYLISTIC CONSISTENCY AND THE RESIDENTIAL BUILDING
We think of the residential building as the smaller, younger sibling 
to the hotel. The classic older sibling in a family carries great 
responsibilities, sets an example behaves her or himself. 

The later siblings, on the other hand, are no fun when they ape their 
older sibling’s every move. They tend to be more curious, exploratory, 
eclectic, and occasionally more transgressive. 

There are also major constitutional differences between the hotel 
and the residential/mixed-use project. The narrow bay seriality of the 
hotel gives way to wider bays and more variety of rhythm in openings 
and balconies. The projected mixed-use functions at the base of the 
residential (market, restaurant), will tend to benefit from wider bays 
and greater public exposure. Finally, also in support of a more relaxed 
attitude to the Deco style, eccentric variations in the architecture 
naturally reflect and encourage the great varieties of domestic life.

We also find that Deco has provided a staging ground for a vast 
range of eclecticism, nationally and internationally. The fused 
energies of Mediterranean and crenellated, verticalized Deco were 
evident in California as early as Bertram Goodhue and Irving Gill.

In the region, Mediterranean Revival frequently has made its way 
into the Deco style, and vice-versa (Fig.2-6). The finest example in 
the region is L.A.’s sublime Union Station, (Fig.4). We can also find 
residential examples from Santa Monica to San Francisco, (Fig. 5,6), 
where, in the pictured example, (Fig. 6), density makes the vertical 
compression of Mediterranean into Deco de rigeur.

All to say that Deco, particularly in projects of lesser scale than the 
hotel, has been a friendly companion to a great range of eclectic 
design ventures.

THE SPECIAL RESIDENTIAL CONTEXT OF COLORADO BOULEVARD
Perhaps more importantly, in the formation of the emerging City, is 
how the residential project faces Colorado. There are just a few well-
designed, mixed-use buildings of scale along Colorado, mostly in 
the neighborhood of the Paseo. Appropriately, their Colorado sides 
address the street with a dedicated formality that celebrates the 
street’s scale and cultural significance. We take these as a precedent.

In facing Colorado, both the hotel and residential should be formal, 
disciplined. Here, the brotherhood/sisterhood of one family is 
essential. Colorado is a Boulevard, and deserves all the formality that 
the name implies. Both hotel and residence may dress up slightly 
differently for the occasion, but they must dress up to shape the city.

We will further address the residential project’s interactive 
relationship with Colorado in the response to the Commission’s 
balconies comment, (Both Buildings, Comment #5). 

9  Condominiums, Colorado Boulevard

4  Union Station

5  Apartments, Santa Monica

8  Paseo Colorado first Concept Review Submittal

3  Senator Theater, Chico

1 Bertram Hall, Bishop’s School, Irving Gill

6  Apartments, San Francisco
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ELEMENTS OF STYLE AND URBAN PERFORMANCE: RESIDENTIAL
While the project’s massing is established, this diagram indicates how 
the refinement of that massing reinforces the Art Deco style, as well 
as the project’s urban performance. This diagram is intended to be 
read in concert with the revised elevation drawings.

1 ANCHOR TOWER. Increased height, (at the approval pleasure  
 of the Commisison). Crenellated, nested mass. Terra cotta and  
 zinc cap.

2 RESIDENTIAL TOWER.  Vertical crenellated prism with terra  
 cotta and zinc cap. Symetrically hapes residential entry to   
 north, and city gateway to cast.

2A RESIDENTIAL ENTRY CANOPY. (This canopy reprises the   
 canopies used along the hotel sidewalks.)

3 SIDEWALK-FACING SKIRTS. Pilastered terraces lining Colorado  
 and  northerly portion of Hill, responding to heightened urban  
 import of this zone. With a slightly wider bay, these sidewalk- 
 facing skirts reprise the pilastered massing of the hotel’s skirts.

4 BAY WINDOWS. Three-story projections responding in scale to  
 the civic formality of Colorado Boulevard, and offering the   
 lounge and northerly tenants people-watching perches. 

5 MARKET ENTRY. Secondary skirt to tower and high-ceilinged  
 open entry cove.

6 RESTAURANT ENTRY. Projected skirt element.

7 RESTAURANT WINDOWS. Tall west-facing windows with   
 projected vertical fins, accentuating Deco energy and forming  
 shades against afternoon sun.

8 WEATHER CANOPIES, WHERE INDICATED. At upper story   
 windows, providing shading and weather  cover, as well as   
 defining/terminating a vertical definition of bays. These   
 standing seam zinc canopies reprise the canopies used on the  
 hotel.

9 FULL BALCONY, WHERE INDICATED. These supplement the   
 terraces and the multiple French balconies. (See also response  
 to DRC both-buildings comment #5.)

10 PARAPET CAPPING. Parapets are capped with bay-defining
 continuous dentil friezes.
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APPLICATION: THE RESIDENTIAL BUILDING MEETS THE STREET
The residential project shares a sidewalk-addressing skirt with the 
hotel. Like the hotel, this skirt has crenellated pilasters that typically 
wrap over a lower terrace, with the pilasters implicity defining a 
continuous bay above as the building steps back. These bays are 
further defined (and terminated) by discrete zinc weather canopies 
over the upper story windows. 

Connecting the building to sidewalk and city, the building is rich 
in French balconies, with a small complement of terraces and full 
balconies, (see also response to DRC both-buildings comment #5).
The balcony rails will be detailed with zig-zag pattern, providing the 
building an enrichment of surface line-work. 

While articulated vertically, the bays are wider than the hotel, and 
accommodate, on the Colorado Boulevard side, three-story projected 
bay window elements that formally address the scale of the street, 
and also provide intimate perches for people and Rose-Parade 
watching from the second-floor residential lounge, and from the 
prime units above the lounge.

The pilasters are in cast stone or GFRC. Their base is a hard 
sandstone or limestone. The basic wall is finished in smooth cement 
steel trowel plaster, painted a uniform light color. 

Simple cast stone caps are proposed for the terrace parapets. The 
parapet cap is a two-toned three dimensional dentil frieze in cast 
stone or GFRC, its rhythms reprising the vertical rhythms of each bay.

NOTE: Following a February 28, 2022 DRC Subcommittee review and 
comment, the bay window system was revised from 2-story to 3-story. The 
weather-cover canopies were revised from a high-slope standing seam zinc 
to a thinner wafer canopy. The towers, (see elevations), were revised from 
a simple stacked crenellation to a nested crenellation. These revisions are 
reflected here.
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4. Demonstrate a consistent fenestration rationale in context with  
 the proposed design style.

As noted in previous section, tall casement windows are    
proposed from a knee-high sill to bottom of slab. The     
decidedly vertical energies of the fenestration supports    
Deco expression without need for dividing window lites; and   
maximizes the daylighting into the conventionally long, deep   
hotel  rooms. The size and proportions of the basic window unit   
is relatively standardized throughout.

5.  Demonstrate a consistent rationale for proposed balconies in  
 context with proposed design style, building program and   
 usability of the balconies.

For both the hotel and the residential project, how balconies are 
deployed is very much a contextual consideration. This is not a 
project where it seems appropriate to take a religious all-or-nothing 
approach to balconies. 

Most of the facades will face a highly urban condition - Colorado 
Boulevard, Hill Street, and alleyways - bringing noise, fumes, dust. 

Balancing this is the Colorado exposure’s Rose Parade and, 
hopefully, the evolving pleasure in watching pedestrian activity on 
the Boulevard. 

Given this location, (and the preponderance of one-bedroom units 
in the residential project), it seems likely that there will not be a 
heavy demand for units with outdoor family living, barbecuing, etc. 
But there may be some demand for full balconies, and it seems quite 
reasonable for prospective guests or tenants to have balcony unit 
options without the full balcony becoming a design compulsion.

With these contextual factors in mind, we have taken an approach 
that offers a wide variety of room and unit variations - no balconies, 
French balconies, full balconies, bay windows - employing French 
balconies and 3-story bay windows with particular intensity along 
Colorado Boulevard, from which guests and residents can spectate 
discreetly without camping outdoors. 

The modern bay window was used as early as 1890 by the Burnham 
and Root firm in the proto-Deco Reliance Building - (the firm from 
which Bennett launched the aggressively Parisian master plan for 
Pasadena). It is fitting to deploy such a device  in relation to the 
City’s main boulevard, which is only beginning to fulfill the Master 
Plan’s century-old vision of dense, urban maturity.

Characteristic of an approach informed by Art Deco, we have also 
not hesitated to place these balconies and bays where they serve to 
strengthen the visual composition of the style.

1  French baloncies in sequience

2  French Balcony, Low-silled tall window

3  Projected lightweight balcoines

4  Local prototype: Bay window and balcony 5  2-story bay window, Chicago 6  Reliance Building bays, Burnham and Root
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8. Share precedent images that are driving the design intent/  
 inspiration and that define the hospitality approach to   
 the hotel design.

Local and regional prototypes of the Art Deco style in architecture 
are shared in the opening pages of these responses. As noted there, 
we find that a vigorously vertical, materially-enhanced Art Deco style 
is more fitting for hospitality than the stripped, classic, ziggeraut 
Deco respresented by the early development of the PD exhibits. On 
this page, we primarily show images that relate to project details and 
materials - with a focus on increasing the hospitality aspect of the 
project through the introduction of ‘high-style’ Deco elements.

6 French Balcony, Low-silled tall window allows a  
 disceet intimacy with the streets and   
 sidewalks below, without the ‘production’ of   
 occupying a balcony.. These railed perches   
 are also a way to introduce linear energy to the 
 surrounding context.

5 Pattern/Robinson Hall, Caltech. A simple,   
 geometrically-inspired pattern, inscribed in cast  
 stone cladding on the lower portions of the   
 towers. Hospitality celebrates local    
 culture. Town meets gown.

1 Tear-drop zinc shingle spandrel panels n the sidewalk-facing skirts. Between the skirt’s pilasters, 
 this material will reinforce the vertical bay of the glass infill. It will age with interesting patina.  
 And it will recall the aspirations of Pasadena at the time of the city’s immense cultural and   
 architectural expansion: These aspirations often looked to Europe and to construction materials  
 that made European cities great. 

4  Waldorf-Astoria, New York. Suspended Deco canopy. Applied here, a similar device, reinforces  
 the style, the vertical bays (with the suspension cables), and contextually reprises the   
 horizontal energy of the dealership canopy, making a continuous powerful rhythm overhead  
 along the sidewalk.

3 Glazed terrac cotta extrusions   
 employed at tower tops - LED-lit
 at night - will express the elegance   
 of hospitality and sigal the presence  
 of night and social life. They will   
 also reinforce the linear energy of 
 the Deco style.

7 Both zig zag friezes and dentil friezes were widely employed in the Art Deco style.  These   
 formats are adapted to the parapet caps for the hotel and residentail respectively.

2 Tinted green zinc proposed for hotel  
 spandrel shingles and tower insets.
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COMMISSION COMMENTS/SOUTH BUILDING

7. Further define the design of the pergola features.
Omitted for tower feature.

8. Further articulate the wall at the north end of the east 
elevation...
Addressed with prismatic tower form and revealed central window 
slot.

9.  Define a high-quality, durable base material other than stucco.
Addressed: stone.

10.  Ensure that the landsacpe plans are coordinated with the   
 elevations and renderings provided.
Addresssed in revised drawing package.

7. Show examples of the design evolution of the project including 
comparison imagery of the current design with the original design of 
the PD initial design intent.
This comparison is developed both visually and textually in the first 
seven pages of the narrative with imagery of the initial classically-
inclined ziggeraut Deco of the PD submittal and its evolution into 
a lighter, more vertical and decorative commercial Deco style.  As 
renderings are completed, we will provide an exhibit of side-by-side 
visual comparisons to incorporate into this narrative.

9. Reconcile the plans and elevations.
Addressed in updated drawing package.

10. Demonstrate excellence of materiality - stress this more in the  
 submittal package and provide a prview of the overall    
 materiality approach. In particular, EIFS should not be used.
Addressed in blow-up elevation notes and on previous page.

11. Provide studies that include detailed large-scale elevation   
 displays, 3-D modelilng, and cross sections to demonstrate   
 high quality in the articulation of the building massing from   
        the ground to the parapet at strategic locations on the   
 buildings.
Addressed in narrative blow-ups. Additional blow-ups with sections 
provided in revised drawing set.

COMMISSION COMMENTS/NORTH BUILDING

1. The hotel entry sequence needs further refinement...more   
 elegant, complementary to historic building and courtyarrd.   
 Further study...showrooom to create a more inviting    
 appearance at the main vehicular entry, (consistent with   
 Secretary of Interior Standards. [Relocate ramp.]
Historic consultant in progress.

2.  Further study the massing of the main southeast corner...and  
 similar volume near northeast corner...verticality vs.    
 horizontality...
Addressed in narrative and revised drawing pacakge.

3. Study roof cap volume east of main vehicular entry...
Addressed. Massing simplified.

4. Further study the articulation of the top of the main central   
 tower...Increase height.
Addressed to the maximum of 96 feet. 
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