
HISTORIC AND DESIGN REVIEW COMMISSION 
April 03, 2024 

 
HDRC CASE NO: 2024-122 
ADDRESS: 221 LOSOYA ST 
LEGAL DESCRIPTION: NCB 914 LOT W IRR 90 OF A5 & W IRR 100 FT OF A4 PASEO DEL 

RIO CONDO **MASTER FILE AND COMMON ELEMENTS*** 
ZONING: D, H, RIO-3 
CITY COUNCIL DIST.: 1 
DISTRICT: Alamo Plaza Historic District 
APPLICANT: Kyle Tostenson/kyle tostenson architects 
OWNER: Jessica Elliot-Middleton/PASEO DEL RIO CONDOMINIUM 
TYPE OF WORK: Fifth level balcony installation, fifth level window replacement, fenestration 

modifications at the fifth level 
APPLICATION RECEIVED: March 01, 2024 
60-DAY REVIEW: April 30, 2024 
CASE MANAGER: Edward Hall 

REQUEST: 

The applicant is requesting conceptual approval to: 
1. Replace all existing fifth level wood windows with new, wood windows. The existing wood windows are not 

original to the structure.  
2. Remove four (4) existing, non-original windows to create an open air terrace at the rear of the structure. Three 

windows are on the west (rear) façade and one is on the south facade. The original window trim will be repaired 
and will remain in place. The opening size will not change.  

3. Open (4) previously enclosed windows on the north façade.  
4. Construct a balcony within a recessed on the south façade. To facilitate access to the balcony, the applicant has 

proposed to modify one (1) original window opening to a door opening.  
 
The proposed scope of work in this application only applies to the fifth level.   

APPLICABLE CITATIONS: 

Historic Design Guidelines, Chapter 2, Guidelines for Exterior Maintenance and Alterations  
 
6. Architectural Features: Doors, Windows, and Screens 
 
A. MAINTENANCE (PRESERVATION)  
i. Openings—Preserve existing window and door openings. Avoid enlarging or diminishing to fit stock sizes or air 
conditioning units. Avoid filling in historic door or window openings. Avoid creating new primary entrances or window 
openings on the primary façade or where visible from the public rightof-way.  
ii. Doors—Preserve historic doors including hardware, fanlights, sidelights, pilasters, and entablatures.  
iii. Windows—Preserve historic windows. When glass is broken, the color and clarity of replacement glass should match 
the original historic glass.  
iv. Screens and shutters—Preserve historic window screens and shutters.  
v. Storm windows—Install full-view storm windows on the interior of windows for improved energy efficiency. Storm 
window may be installed on the exterior so long as the visual impact is minimal and original architectural details are not 
obscured. 
 
B. ALTERATIONS (REHABILITATION, RESTORATION, AND RECONSTRUCTION)  
i. Doors—Replace doors, hardware, fanlight, sidelights, pilasters, and entablatures in-kind when possible and when 
deteriorated beyond repair. When in-kind replacement is not feasible, ensure features match the size, material, and 
profile of the historic element.  
ii. New entrances—Ensure that new entrances, when necessary to comply with other regulations, are compatible in size, 
scale, shape, proportion, material, and massing with historic entrances.  



iii. Glazed area—Avoid installing interior floors or suspended ceilings that block the glazed area of historic windows.  
iv. Window design—Install new windows to match the historic or existing windows in terms of size, type, configuration, 
material, form, appearance, and detail when original windows are deteriorated beyond repair.  
v. Muntins—Use the exterior muntin pattern, profile, and size appropriate for the historic building when replacement 
windows are necessary. Do not use internal muntins sandwiched between layers of glass. 
vi. Replacement glass—Use clear glass when replacement glass is necessary. Do not use tinted glass, reflective glass, 
opaque glass, and other nontraditional glass types unless it was used historically. When established by the architectural 
style of the building, patterned, leaded, or colored glass can be used.  
vii. Non-historic windows—Replace non-historic incompatible windows with windows that are typical of the 
architectural style of the building.  
viii. Security bars—Install security bars only on the interior of windows and doors.  
ix. Screens—Utilize wood screen window frames matching in profile, size, and design of those historically found when 
the existing screens are deteriorated beyond repair. Ensure that the tint of replacement screens closely matches the 
original screens or those used historically.  
x. Shutters—Incorporate shutters only where they existed historically and where appropriate to the architectural style of 
the house. Shutters should match the height and width of the opening and be mounted to be operational or appear to be 
operational. Do not mount shutters directly onto any historic wall material. 
 
10. Commercial Facades 
 
A. MAINTENANCE (PRESERVATION)  
i. Character-defining features—Preserve character defining features such as cornice molding, upper-story windows, 
transoms, display windows, kickplates, entryways, tiled paving at entryways, parapet walls, bulkheads, and other 
features that contribute to the character of the building.  
ii. Windows and doors—Use clear glass in display windows. See Guidelines for Architectural Features: Doors, 
Windows, and Screens for additional guidance.  
iii. Missing features—Replace missing features in-kind based on evidence such as photographs, or match the style of the 
building and the period in which it was designed.  
iv. Materials—Use in-kind materials or materials appropriate to the time period of the original commercial facade when 
making repairs.  
 
B. ALTERATIONS (REHABILITATION, RESTORATION, AND RECONSTRUCTION)  
i. New features—Do not introduce new facade elements that alter or destroy the historic building character, such as 
adding inappropriate materials; altering the size or shape of windows, doors, bulkheads, and transom openings; or 
altering the façade from commercial to residential. Alterations should not disrupt the rhythm of the commercial block. 
ii. Historical commercial facades—Return non-historic facades to the original design based on photographic evidence. 
Keep in mind that some non-original facades may have gained historic importance and should be retained. When 
evidence is not available, ensure the scale, design, materials, color, and texture is compatible with the historic building. 
Consider the features of the design holistically so as to not include elements from multiple buildings and styles. 
 
Historic Design Guidelines, Chapter 3, Guidelines for Additions 
 
2. Massing and Form of Non-Residential and Mixed-Use Additions 
 
A. GENERAL  
i. Historic context—Design new additions to be in keeping with the existing, historic context of the block. For example, 
additions should not fundamentally alter the scale and character of the block when viewed from the public right-of-way.  
ii. Preferred location—Place additions at the side or rear of the building whenever possible to minimize the visual 
impact on the original structure from the public right of way. An addition to the front of a building is inappropriate.  
iii. Similar roof form—Utilize a similar roof pitch, form, and orientation as the principal structure for additions, 
particularly for those that are visible from the public right-of-way.  
iv. Subordinate to principal facade—Design additions to historic buildings to be subordinate to the principal façade of 
the original structure in terms of their scale and mass.  
v. Transitions between old and new—Distinguish additions as new without distracting from the original structure. For 
example, rooftop additions should be appropriately set back to minimize visibility from the public right-of-way. For side 



or rear additions utilize setbacks, a small change in detailing, or a recessed area at the seam of the historic structure and 
new addition to provide a clear visual distinction between old and new building forms.  
 
B. SCALE, MASSING, AND FORM  
i. Height—Limit the height of side or rear additions to the height of the original structure. Limit the height of rooftop 
additions to no more than 40 percent of the height of original structure.  
ii. Total addition footprint—New additions should never result in the doubling of the historic building footprint. Full-
floor rooftop additions that obscure the form of the original structure are not appropriate. 

FINDINGS: 

a. The historic structure at 221 Losoya was constructed circa 1910 and is found on the 1912 Sanborn Map. The 
structure features five (5) stories in height and a brick façade. The structure is contributing to the Alamo Plaza 
Historic District.  

b. WINDOW REPLACEMENT – The applicant has proposed to replace all of the existing, wood windows at the 
fifth level with new wood windows. Staff performed a site visit on March 25, 2025, and found all of the existing 
wood windows to be non-original and in various states of disrepair. Staff finds the proposal to replace the 
existing wood windows with one over one wood windows to be appropriate. Staff finds that the profile of the 
proposed replacement windows should match the original windows found on lower floors.  

c. WINDOW SASH REMOVAL – The applicant has proposed to remove four (4) existing, non-original windows 
to create an open air terrace at the rear of the structure. Three windows are on the west (rear) façade and one is 
on the south facade. The original window trim will be repaired and will remain in place. The opening size will 
not change. Generally, staff finds this proposal to be reversible and appropriate.  

d. WINDOW OPENING RESTORATION – The applicant has proposed to open (4) previously enclosed windows 
on the north façade. Staff finds this proposal to be appropriate; however, staff finds that all window elements, 
including trim and installation depth should match the original.  

e. BALCONY CONSTRUCTION – The applicant has proposed to construct a balcony within a recessed on the 
south façade. To facilitate access to the balcony, the applicant has proposed to modify one (1) original window 
opening to a door opening. Generally, staff finds this request to be appropriate and consistent with the 
Guidelines for Additions as it is not on a primary façade and is proposed on a recessed façade plane. Staff finds 
that all elements of the proposed balcony should be recessed as to not extend out past the primary façade plane 
on the south façade. Additionally, staff finds that an architecturally appropriate door should be installed to 
provide access to this balcony.  

RECOMMENDATION: 
 
Staff recommends conceptual approval of items #1 through #4 based on findings a through e with the following 
stipulations: 

i. That the profile of all new windows match the original windows (found on lower floors) in profile and 
installation depth, as noted in finding b.  

ii. That the openings at the proposed open air terrace maintain their original wood trim and openings size, as noted 
in finding c.  

iii. That the previously enclosed openings feature window trim and window installation depths that match the 
original, as noted in finding d.  

iv. That all elements of the proposed balcony be recessed as to not extend out past the primary façade plane on the 
south façade and that an architecturally appropriate door should be installed, as noted in finding e. Construction 
documents of the proposed balcony are to be submitted for review and approval when returning to the 
Commission for final approval.  
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