
 

HDRC CASE NO: 2024-283 
ADDRESS: 1108 S FLORES ST 
LEGAL DESCRIPTION: NCB 2556 BLK A LOTS 3 TO 7 
ZONING: IDZ, H, RIO-7 
CITY COUNCIL DIST.: 1 
DISTRICT: Nathan Historic District 
APPLICANT: Nicholas Friedman 
OWNER: Matthew Oczkowski 
TYPE OF WORK: Historic Tax Certification  
APPLICATION RECEIVED: August 09, 2024 
60-DAY REVIEW: September 21, 2024 
CASE MANAGER: Caitlin Brown-Clancy 

REQUEST: 

The applicant is requesting Historic Tax Certification for the property at 1108 S Flores.  

APPLICABLE CITATIONS: 
 
UDC Section 35-618. Tax Exemption Qualification. 

(d)Certification.  
(1)Historic and Design Review Commission Certification. Upon receipt of the owner's sworn application the 
historic and design review commission shall make an investigation of the property and shall certify the facts 
to the city tax assessor-collector within thirty (30) days along with the historic and design review 
commission's documentation for recommendation of either approval or disapproval of the application for 
exemption. 

FINDINGS: 
 

a. The structure located at 1108 S Flores is a commercial warehouse constructed circa 1930. The 
structure features a stucco exterior with non-historic fenestration and other significant non-historic 
modifications. The roof is comprised of metal corrugation and a stepped parapet on the front and rear 
façades. This property is located within the Nathan Historic District as well as the RIO Overlay 
District. 

b. The scope of work includes exterior alterations, exterior lighting, roofing, repair and maintenance, 
painting, window repair and interior alterations. The applicant received a Certificate of 
Appropriateness for multiple scopes of repair work in July 2024. Certificates of Appropriateness are 
required for all exterior scopes of work.  

c. The applicant has met all the requirements for Historic Tax Certification outlined in UDC Section 35-
618 and has provided evidence to that effect to the Historic Preservation Officer. To qualify for the 
Substantial Rehabilitation Tax Incentive the owner must pursue Historic Tax Verification once the 
rehabilitation work is complete. Any violations on the property may disqualify the property from 
participation in the program. 

RECOMMENDATION: 
 
Staff recommends approval based on findings a through c.  

 

HISTORIC AND DESIGN REVIEW COMMISSION 
August 21, 2024 
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Substantial Rehabilitation Tax Incentive Project 
by 

Mithril Holdings LLC, 
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HISTORIC TAX CERTIFICATION  
 

HISTORIC REHABILITATION APPLICATION 
 

Part 1 of 2 
 

 
To: 
 

Office of Historic Preservation (OHP) 
 

 

Address: 
 

1108 S Flores St 
 

Legal Description: NCB 2556 BLK A LOTS 3 TO  7 
 

Zoning: IDZ, H, HS, RIO-7D 
 

District: Nathan Historic District 
 

Applicant: Mithril Holdings LLC – Nicholas Friedman – 3000 Gatlin Creek 
 

Owner: 
 

Mithril Holdings LLC – Matthew Oczkowski – 2310 Fountain Way 
 

 

Type of Work: 
 

Exterior alterations, exterior lighting, roofing, repair and maintenance, 
painting, window replacement/fenestration changes, interior alterations 
 

Request: Historic Tax Certification 
 
 

The applicant is requesting Historic Tax Certification for the property at 1108 S Flores. 
 

In compliance with UDC Section 35-618, please find an attached copy of the “Historic 
Rehabilitation Application: Part 1 of 2” for 1108 S Flores, which includes the following 
documentation: 

(i)      Complete set of plans for restoration and rehabilitation (exterior and interior) 

(ii)     Detailed written narrative of proposed work 

(iii)    Itemized list of expected work (exterior and interior) 

(iv)    Projected time schedule 

(v)     Estimated associated costs 

(vi)    Color photos of the exterior and interior 

(vii)   Color photos of structure from street 
 

Please let us know if you have any questions regarding these application materials. 
 

Sincerely, 

Mithril Holdings LLC 











































 

II. Detailed Written Narrative of Proposed Work 
 

 

Background: 

The project aims to preserve and restore the historical integrity of 1108 S Flores while simultaneously updating the building to support modern commercial 
use. The proposed work involves careful restoration and maintenance of existing features, along with necessary alterations to enhance the building’s 
functionality and safety. The following narrative outlines the scope of the exterior and interior work, structural improvements, and updates to the mechanical, 
electrical, and plumbing (MEP) systems. 
 

Proposed Exterior Repairs: 

Façade Restoration. The exterior walls will be repainted using BEHR, Baja (PPU7-08) for the primary surfaces and BEHR, Rejuvenation (S370-4) for accents 
and trims. Major stucco cracks on three (3) sides of the building will be patched using Rapid Set, ensuring consistency with the original finish. All exterior 
window trims will be repainted and any necessary repairs to the frames will be completed to maintain their historical appearance. 
 

Roof Maintenance. The roof will undergo thorough maintenance, including the repainting of gutters, downspouts, and cap flashing using BEHR, Rejuvenation 
(S370-4). Penetrations, ridges, and flashings will be resealed, and debris will be removed from the gutters to ensure proper drainage.  
 

Doors and Accessories. The exterior door on S Flores will be repainted, and its wood trim will be inspected for water infiltration, with sealing applied as 
needed. All exterior electrical gear, conduits, and pipes will be repainted, and the new wall sconces will be installed to enhance security and aesthetics. 
 

Proposed Exterior Alterations: 

Minor Modifications for Commercial Use. Necessary alterations will be made to support new commercial use of the building, including installing 14 new 
exterior LED wall sconces for improved security and lighting. As noted in HDRC Case No 2017-425, “photos from circa 1990 show the Flores façade with no 
window openings”, and “the existing window openings are not original to the structure”. As such, the existing non-original window frames will be repaired as 
needed to ensure they are consistent with the historical aesthetic of the building.  
 



 

 

 

Proposed Interior Repairs: 

Preservation of Historical Features. The existing concrete floors will be retained and protected. Dirt, dust, and debris will be cleaned using sweeping and 
HEPA-filtered vacuuming, where needed. All flooring, doors, and hardware will be refurbished whenever possible to meet modern safety standards, while 
maintaining their original appearance. 
 

Ceiling Insulation. Damaged ceiling insulation facing will be inspected, removed, and replaced with new facing material. The new material will be measured, 
cut, and securely applied to maintain the insulation’s effectiveness and appearance. 
 

Proposed Interior Alterations: 

Flooring. In Warehouse #2 and #3, a licensed Asbestos Abatement company (American Abatement) will treat and certify the removal of ~610 square feet of 
asbestos-containing materials found in three (3) patches of residual mastic on the flooring. Then, the existing concrete floors will be sealed and encapsulated 
using a primer and base coat, followed by a chip floor coating system. Vinyl flakes will be introduced, and a final top coat of Polyaspartic or Acrylic Coating will 
be applied to ensure durability and aesthetic appeal. 
 

New Additions. Two (2) new bathrooms, an electrical closet, and a maintenance room will be added to Warehouse #2. These additions will involve necessary 
plumbing, electrical, HVAC, and fireproofing work. New walls will be finished with painted gypsum boards, and the new doors will be installed for each space.  
 

Structural Improvements / Alterations: 

Reinforcement and Updates. Any necessary structural reinforcements will be made to support the new additions and ensure the building’s integrity. This 
includes updating partitions and mechanical systems to comply with modern building codes, while respecting the historical framework. 
 

MEP: 

MEP Systems. Routine HVAC maintenance will be conducted, including cleaning, servicing, and replacing filters and belts as needed. The existing electrical 
panel in Warehouse #2 will be housed in the new electrical closet, and new plumbing, electrical, and HVAC systems will be installed for the new additions. 

 





 

 

 

• Exterior door (located on S Flores): 
o Repaint exterior door and wood trim 

 Brand: BEHR 
 Color: Rejuvenation (S370-4) 

 

o Inspect for water filtration at threshold; seal as needed 
 

• Exterior garage and ladder: 
o Repaint 

 Brand: BEHR 
 Color: Rejuvenation (S370-4) 

 

• Other exterior accessories: 
o Repaint all exterior electrical gear, conduits, service, slider, and pipes 

 Brand: BEHR 
 Color: Rejuvenation (S370-4) 

 

o Paint exterior louvred opening 
 Brand: BEHR 
 Color: Rejuvenation (S370-4) 

 

 

 

Exterior Work: Minor alterations required to support new commercial use. 

• Exterior façade: 
o Patch major stucco cracks on 3 sides, as needed 

 Type: Rapid Set 
 Color: PPG 



 

 

 

• Exterior window frames: 
o Repair exterior window frames, consistent with the existing (as needed) 

 

• Exterior door (located on S Flores): 
o Repair exterior wood trim, consistent with the existing (as needed) 

 

• Other exterior accessories: 
o Provide all new wall sconces; replace with 14 new exterior LED’s 

 

 

 

Interior Work: Repairs/Cleaning – No alterations to historic/original features. 

Interior Paint: 

• Repaint walls, doors/frames, columns, stair spandrel underneath, patching 
 Brand: Benjamin Moore 
 Finish: Eggshell 
 Color: White Dove (OC-17) 

 

Flooring:  

• Existing concrete floors to be retained/protected 
• Clean dirt, dust, and debris by sweeping and/or HEPA-filtered vacuum, where needed 

 

Interior Windows/Trim: 

• Existing interior window trims to be retained/protected 
• Patch, seal, and waterproof, if needed 



 

 

 

Interior Doors/Hardware: 

• Existing doors/hardware to be retained/protected, when possible 
 

Ceilings: 

• Existing insulation and finishes to be retained/protected 
• Inspect and remove damaged ceiling insulation facing (covering), where needed 
• Measure, cut, and apply adhesive on new facing to secure patching, where needed 

 

 

 

Interior Work: Minor alterations required to support new commercial use. 

Flooring (Warehouse #2 and #3):  

• Asbestos Abatement: 
o Licensed asbestos abatement company (American Abatement) to treat and certify the removal of ~610 sqft of asbestos-containing materials found in 

three (3) patches of residual mastic on the existing flooring 
 

• Seal Concrete Floor:  
o Apply primer / base coat over existing concrete flooring to seal, encapsulate, and retain existing flooring 

 

• Chip Floor Coating System:  
o Introduce new layer of vinyl flakes with Polyaspartic and epoxy 

 

• Reseal (Top Coat):  
o Add another final top coat of Polyaspartic or Acrylic Coating 

 

 

 

 



 

 

 

New Additions (Warehouse #2): 

• Refer to the “Construction Documents” for detailed explanation, floor plan, elevations, and code/accessibility requirements 
 

• Construct new addition(s):  
o Bathroom: Add new male/female bathroom(s) via adjoining partition, totaling 47 and 48 square feet, respectively 
o Electrical Closet: Add new electrical closet to house existing electrical panel (in between the Men’s RR and Women’s RR), totaling 49 square feet 
o Maintenance Closet: Add new maintenance/storage closet, totaling 50 square feet 

 

• Walls: Painted gypsum boards 
o White-box finish out 

 Brand: Benjamin Moore 
 Finish: Eggshell 
 Color: White Dove (OC-17) 

 

• Ceilings: Painted suspended gypsum board ceiling / furrdown over new partition 
o White-box finish out 

 Brand: Benjamin Moore 
 Finish: Eggshell 
 Color: White Dove (OC-17) 

 
 

• Flooring: Retain existing encapsulated concrete flooring 
 

• Doors: Install two (2) new doors for either bathroom 
 

• Fixtures, Signage, and Other Accessories: Refer to the “Construction Documents” for detailed explanation on adhering to all accessibility standards 
 
 
 

• MEP: Conduct necessary plumbing, framing, drywall, fireproofing, electrical, and HVAC needed for additions 
 

 

 



 

 

 

New Unit Finishes: 

• Conduct minor finish out for three (3) office units in upstairs loft (Warehouse #2) 
 

• Floors:  
o Retain/repair existing flooring finishes 
o Remove/replace non-repairable carpet tile with in-kind, where needed 

 

• Walls:  
o Retain existing and repaint white 
o Repair/replace damaged wall floorboards with in-kind, if needed 

 

• Doors:  
o Install (3) new doors for each office space entrance 

 

 

 

MEP – Repairs, maintenance, and minor alterations required to support new commercial use. 

• Routine HVAC Maintenance: 
o Clean and service existing 
o Replace filters and belts, if needed 
o Check for major repairs 

 

• Electrical Housing: Disconnect power and install new 100a 120/208V 3phase loop and house panel in the proposed new electrical closet 
 

• Bathroom Additions: Run plumbing, electrical, and HVAC to both new bathroom additions (Warehouse #2) 
 

• Exterior LED Lights: Check and fix electrical wiring to ensure lights are operational, if needed 

 

 



 

 

 

Additional Notes:  

• Product specifications and compliance: 
o All materials and products specified for this project shall adhere to the guidelines outlined in the San Antonio Historic Design Guidelines. 

 

o The primary paint to be used for the majority of the exterior walls (BEHR, Baja PPU7-08), and the secondary paint to be used for accents, trims, accessories, and other exterior 
building components (BEHR, Rejuvenation S370-4), satisfy the durability and historical accuracy requirements for the preservation of historic buildings. 
 

o All other materials, including stucco patches (Rapid Set, PPG) and window trims, will be specified to match the original building materials, and will be restored to their original 
profiles using historically appropriate techniques and materials. 

 

• Maintaining historical integrity: 
o The proposed work will not alter any significant historic features of the building. 

 

o The primary goal of this project is to preserve the historic integrity of the structure while conducting necessary repairs and maintenance to make the property operational and 
attractive to quality, community-building tenants. 
 

o Original architectural elements, such as window trims and façade details, will be carefully preserved and restored using appropriate materials and techniques (including the 
use of historically accurate methods for paint application and material repair). 

 

• Applicable citations: 
o As noted in HDRC Case No 2017-425, “photos from circa 1990 show the Flores façade with no window openings”, and “the existing window openings are not original to the 

structure” 
 

 We are not proposing any significant alterations to the non-original window openings or structure. Instead, our request is to repair and maintain the window openings 
and structures to their restored, existing capacity and design intent. 

 

o As per “B. Alterations (Rehabilitation, Restoration, and Reconstruction)” in Historic Design Guidelines, Chapter 2, Guidelines for Exterior Maintenance and Alterations,  
the proposed exterior façade repairs and maintenance, including the selected repaint color(s), meet the following requirement(s) to: 
 

 “Not introduce new façade elements that alter or destroy the historic building character, such as adding inappropriate materials or altering the size or shape of 
windows, doors, bulkheads, and transom openings” 
 

 “Not disrupt the rhythm of the commercial block” 
 

 “Return non-historic façade to the original design based on photographic evidence … ensuring that scale, design, materials, color, and texture is compatible with the 
historic building” 





























































































Property ID: 133251 - 02556-001-0030
MITHRIL HOLDINGS LLC
2310 FOUNTAIN WAY
SAN ANTONIO, TX 78248
 

2024 Notice of Appraised Value Do Not Pay From
This Notice

This is NOT a Tax
Statement

Account#: 133251
Ownership %: 100.00
Geo ID: 02556-001-0030
DBA: SOFLO
Legal: NCB  2556 BLK   A LOTS 3 TO 7    
Legal Acres: 0
Situs: 1108 S FLORES ST  SAN ANTONIO, TX 78204
Owner ID:  3461105
Efile PIN: XXXXXXXXXXXXXXXXXXXXXXX                

*** THIS IS NOT A BILL ***

DATE OF NOTICE: April 11, 2024

BEXAR APPRAISAL DISTRICT
411 N. FRIO, P.O. BOX 830248
SAN ANTONIO, TX 78283-0248
Website: www.bcad.org
Phone: (210) 224-2432     Fax: (210) 242-2453

#BWNCTVY
#0213325103#

3461105
SE ER 00

Dear Property Owner,
We have appraised the property listed above for the tax year 2024.  As of January 1, our appraisal is outlined below.

Appraisal Information Last Year - 2023 Proposed - 2024
Market Value of Improvements (Structures / Buildings, etc.)  867,980 979,770
Market Value of Non Ag/Timber Land 354,490 372,170
Market Value of Ag/Timber Land 0 0
Market Value of Personal Property/Minerals 0 0
Total Market Value 1,222,470 1,351,940
Productivity Value of Ag/Timber Land 0 0
Appraised Value 1,222,470 1,351,940
Homestead Cap Value/Circuit Breaker Limitation 0 0
Exemptions     (DV - Disabled Vet; DP-Disabled Person; HS-Homestead; OV65-Over 65)

2023 
Exemption Amount

2023 
Taxable Value Taxing Unit

2024 Proposed 
Appraised Value

 2024 
Exemption Amount

2024 
Taxable Value

   0 1,222,470     BEXAR CO RD & FLOOD 1,351,940 0      1,351,940 
   0 1,222,470     SA RIVER AUTH 1,351,940 0      1,351,940 
   0 1,222,470     ALAMO COM COLLEGE 1,351,940 0      1,351,940 
   0 1,222,470     UNIVERSITY HEALTH 1,351,940 0      1,351,940 
   0 1,222,470     BEXAR COUNTY 1,351,940 0      1,351,940 
   0 1,222,470     CITY OF SAN ANTONIO 1,351,940 0      1,351,940 
   0 1,222,470     SAN ANTONIO ISD 1,351,940 0      1,351,940 

                     
                     
                     
                     
                     

The difference between the 2019 appraised value and the 2024 appraised value is 50.96%.

An (*) next to the Taxing Unit name indicates a tax ceiling exists for the taxing unit.
The Texas Legislature does not set the amount of your local taxes.  Your property tax burden is decided by your locally elected officials, and all inquiries concerning your
taxes should be directed to those officials.

If you qualified your home for an age 65 or older or disabled person homestead exemption, the school taxes on that property cannot increase as long as you own and live in that home. The
tax ceiling is the amount you pay in that year that you qualified for the age 65 or older or disabled person exemption. The school taxes on your home may not go above the amount of the
ceiling, unless you improve the home (other than normal repairs or maintenance).
The governing body of each taxing unit decides whether taxes on the property will increase, and the appraisal district only determines the property's value.
LOCAL PROPERTY TAX DATABASE
Visit Texas.gov/PropertyTaxes to find a link to your local property tax database on which you can easily access information regarding your property taxes, including
information regarding the amount of taxes that each entity that taxes your property will impose if the entity adopts its proposed tax rate. Your local property tax database will
be updated regularly during August and September as local elected officials propose and adopt the property tax rates that will determine how much you pay in property taxes.
A property owner may request from the county assessor-collector for the county in which the property is located or, if the county assessor-collector does not assess taxes for the county, the
person who assesses taxes for the county under Section 6.24(b), contact information for the assessor for each taxing unit in which the property is located, who must provide the information
described by this subsection to the owner on request. 
County Tax Assessor-Collector: ALBERT URESTI, MPA, PCAC 233 N PECOS LA TRINIDAD, SAN ANTONIO, TX 78207 (210) 335-2251
A property owner may register on the appraisal district's internet website, if the appraisal district maintains an internet website, to have notifications regarding updates to the property tax
database delivered to the owner by e-mail.
You may qualify for the real property other than residence homestead circuit breaker limitation if your property's appraised value is not more than the amount determined under Tax Code
Section 23.231 Subsection (j) for the tax year in which the property first qualified. Under Section 23.231, Tax Code, for the 2024, 2025, and 2026 tax years, the appraised value of real
property other than a residence homestead for ad valorem tax purposes may not be increased by more than 20 percent each year, with certain exceptions. The circuit breaker limitation
provided under Section 23.231, Tax Code, expires December 31, 2026. Unless this expiration date is extended by the Texas Legislature, beginning in the 2027 tax year, the circuit breaker
limitation provided under Section 23.231,Tax Code, will no longer be in effect and may result in an increase in ad valorem taxes imposed on real property previously subject to the limitation.
Visit the appraisal district's website to elect to exchange communications with a tax official electronically under Subsection (a-2) of Tax Code Section 1.085.
To file a protest, complete the notice of protest form following the instructions included in the form and no later than the deadline below, mail or deliver the form to the appraisal review board
at the following address: 411 N Frio St., San Antonio, TX 78283-0248

Deadline for filing a protest: May 15, 2024
Location of Hearings: 411 N FRIO ST   
ARB will begin hearings: June 3, 2024

Enclosed are copies of the following documents published by the Texas Comptroller of Public Accounts: (1) Taxpayer Assistance Pamphlet; and (2) notice of protest.
Property owners who file a notice of protest with the appraisal review board (ARB) may request an informal conference with the appraisal district to attempt to resolve a dispute prior to a
formal ARB hearing. In counties with populations of 1 million or more, property owners may request an ARB special panel for certain property protests.
Contact your appraisal district for further information.
Rogelio Sandoval, Chief Appraiser
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ADMINISTRATIVE CERTIFICATE OF APPROPRIATENESS

July 9, 2024

ADDRESS: 1108 S FLORES ST 

LEGAL DESCRIPTION: NCB 2556 BLK  A LOTS 3 TO 7 

NathanHISTORIC DISTRICT:

PUBLIC PROPERTY: No

RIO-7RIVER IMPROVEMENT OVERLAY:

APPLICANT: NICHOLAS FRIEDMAN/MITHRIL HOLDINGS LLC - 3000 GATLIN CREEK

OWNER: MATTHEW OCZKOWSKI/MITHRIL HOLDINGS LLC - 2310 FOUNTAIN WAY 

TYPE OF WORK: Exterior alterations, Exterior lighting, Roofing, Repair and Maintenance, Painting, Window 

replacement/fenestration changes

REQUEST:

The applicant is requesting a Certificate of Appropriateness for approval to:

1. Clean, prep, and painting of the gutters, flashing, window, doors, exterior ladder, trim, and body of the structure.

2. Add exterior lighting.

3. Repair the existing wood windows with in-kind materials.

4. Repair stucco facade with in-kind materials.

5. Repair the door frames with in-kind materials  

OFFICE OF HISTORIC PRESERVATION

CITY OF SAN ANTONIO

DATE: 7/9/2024 11:26:56 AM

ADMINISTRATIVE APPROVAL TO: 1. Clean, prep, and painting of the gutters, flashing, window, doors, exterior ladder, trim, and 

body of the structure.

Avoid painting historically unpainted surfaces. 

2. Add exterior lighting.

3. Repair the existing wood windows with in-kind materials.

No modifications to the existing window openings or sashes are to take place. Sashes may 

be removed from the frames to make repairs; elements such as rails and stiles that are 

rotten or missing may be replaced with new solid wood elements to match the existing (in 

kind repairs only). Glass should feature a clarity comparable to the existing (tinted glass 

should not be used).? 

4. Repair stucco facade with in-kind materials.

Repair masonry or stucco by patching or replacing it with in -kind materials whenever 

possible. Utilize similar materials that are compatible with the original in terms of 

composition, texture, application technique, color, and detail, when in -kind replacement is 

not possible. EIFS is not an appropriate patching or replacement material for stucco. 

5. Repair the door frames with in-kind materials.

Use in-kind materials when possible or materials similar in size, scale, and character when 
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exterior woodwork is beyond repair. Ensure replacement material is installed to match the 

original pattern, including exposures. Do not introduce modern materials that can accelerate 

and hide deterioration of historic materials. Hardiboard and other cementitious materials are 

not recommended. 

APPROVED BY: Claudia Espinosa

Shanon Shea Miller

Historic Preservation Officer

A Certificate of Appropriateness (COA) serves as a record of design approval and is valid for 180 days. Work that is not completed in 

accordance with this certificate may be subject to correction orders and other penalties.

A COA does not take the place of any required building permits nor does it authorize the use of a property beyond what is allowed by 

the Unified Development Code. Prior to beginning your construction project, please contact the Development Services Department at 

(210) 207-1111 to ensure that,all requirements have been met.

This Certificate must remain posted on the job site for the duration of your project. Modifications to an approved design or an expired 

approval will require a re-issue of your Certificate of Appropriateness by OHP staff. Please contact OHP Staff at (210) 207-0035 with 
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