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Summary of Analysis    
 
The application for a Certificate of Appropriateness seeks approval for the redesign of a shade structure that 
was originally installed without the appropriate authorization.  The proposed changes aim to align the 
structure with the historic design standards and guidelines and ensure its compatibility with the surrounding 
architecture within the Old Town Historic Protection Overlay Zone (HPO-6).  The structure is to shade the 
paved, open space facing San Felipe Street NW and the request is aimed at improving the use of the subject 
site by providing shade for visitors to Old Town.  The materials and approach proposed are appropriate and 
will not impair the form or integrity of the contributing building.   The request will not harm the locally 
distinctive quality of the Old Town HPO-6.   
 
The property contains a 1 ½ story, New Mexico Vernacular style building, one of three on the site, built 
circa 1918, with a high pitched, single ridge, metal roof.  The building has a hipped, one-story, enclosed 
front porch with plain posts and flat wood railings. 
 
The request for a Certificate of Appropriateness for new construction of a shade structure has been reviewed 
against the relevant guidelines for the Old Town Historic Overlay Zone and the criteria for approval of a 
Certificate of Appropriateness.  Subject to conditions, Staff considers the proposal consistent with the 
guidelines and criteria.   
 
PRIMARY REFERENCES:  Integrated Development Ordinance; Design Guidelines for Old Town HPO-6.   

Agenda Item:  4 
Case #  SI-2024-00170 
Project #  PR-2018-001791 
March 13, 2024 
 

 
Staff Recommendation   
 
APPROVAL of Case # SI-2024-00170,   
Project # PR-2018-001791, a request for a 
Certificate of Appropriateness for New 
Construction, based on the Findings 
beginning on page 12 and subject to the 
conditions on page 13. 
 
 
 
 
 
 
 

 
Silvia Bolivar, PLA, ASLA 

Historic Preservation Planner  

Agent                       N/A 
 
Applicant                 Deborrah Ball/Candy Lady  
                      Shop 
 
Request                    Certificate of   Appropriateness  
                                 for New Construction – Accessory 
           (shade structure) 
                                 
Legal Description    Lot 206, Map 38, Original        
                      Town Site  
 
Address/Location    424 San Felipe Street NW 
 
Size                          0.093 acres 
 
Zoning                     MX-T 
 
Historic Location    Old Town Historic Protection 
                      Overlay Zone, (HPO-6).                    
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SUMMARY OF REQUEST 
 

Request Certificate of Appropriateness for New Construction – Shade Structure  
 

Historic Location Old Town Historic Protection Overlay Zone (HPO-6) 
 
I  AREA HISTORY AND CHARACTER 

Surrounding architectural styles, historic character and recent (re)development 

 
 

 
# of 
Stories 

 
Roof Configuration, Architectural Style 
and Approximate Age of Construction 

 
Historic 
Classification 
& Land Use  

 
General Area 

 
1-2 

Flat; Pitched (gabled and hipped), 
Carpenter Gothic, Spanish-Pueblo Revival 
and contemporary interpretations; 
Territorial Revival, Brick Commercial, 
1796 – 1990’s   

Contributing; 
Unclassified , 
Residential & 
Commercial 
 

Site to the North 
 

1  
 

Gabled, New Mexico Vernacular Contributing; 
 

Site to the South 
 

1  Flat, Spanish-Pueblo Revival   Contributing  

Sites to the East  
 

1 
 

Flat, Contemporary (Albuquerque Museum)  Contributing 
 

Site to the West 
 

1 Flat, Spanish-Pueblo Revival Contributing  

 
II  INTRODUCTION   
 
Proposal and History 
 
The application for a Certificate of Appropriateness seeks approval for a shade structure, initially 
built without proper authorization.   Built in 2023 to mitigate heat ingress into the shop via its 
glazed front, the metal structure presently serves visitors to Old Town.  A violation notice was 
issued in May of 2023 due to the absence of a Certificate of Appropriateness.   The applicant aims 
to rectify this by proposing the encasement of the structure in stained wood, harmonizing it better 
with its surroundings.  
 
The New Mexico Vernacular style building was constructed in approximately 1918. The building 
has a high pitched, single ridge, metal roof with exposed rafters.  The building has a hipped, one-
story, enclosed front porch with plain posts and flat wood railings. The front gable has plain, 
random shingles with a 1/1 double hung window.   The front door has a flat frame with a paneled 
reveal and beveled glass.  There is a shed roof addition to the rear.  
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In Old Town, particularly along San Felipe Street, numerous shading devices are present.   One 
example is located at 306 San Felipe Street, where a hipped shade structure/gazebo stands.  
Notably, this shading feature mirrors the architectural elements and design of the main structure, 
demonstrating a harmonious integration of materials and aesthetics within Old Town HPO-6.   
 
Context   
The Old Town Historic Protection Overlay Zone encompasses an area roughly between Mountain 
Road and Central Avenue on the north and south and Rio Grande Boulevard and 19th Street. on the 
west and east. The historic zone was created with the adoption of the City’s first zoning Code in 
1959 to preserve and promote the educational, cultural and general welfare of the public through the 
preservation of protection of the traditional architectural character of historic old Albuquerque. 
 
The Spanish Colonial, Territorial or Western Victorian architectural styles of buildings and 
structures erected prior to 1912 in the area now constituted as the State of New Mexico, comprise 
the traditional architectural character of the Old Town Historic Preservation Overlay Zone (MX-T).   
 
Inside this historic zone is the state registered “Old Albuquerque Historic District”. The Old 
Albuquerque Historic District is a sub-set of the Old Town Historic Preservation Overlay Zone.  
The historic district is the core of the Hispano Village of Albuquerque, founded in 1706, and the 
main village in the area until the arrival of the railroad in 1880. The church and plaza are at the 
center of the district, as in most Hispanic villages of New Mexico.  
 
Of the buildings in the district, only San Felipe de Neri church can be shown to date to the Spanish 
Colonial period. A few other buildings may be in whole or in part from the early nineteenth 
century, but the majority of the buildings in Old Albuquerque Historic District were built between 
1870 and 1900.  
 
Almost every building has seen some degree of remodeling, resulting from the area’s growth as a 
tourist-oriented commercial center after 1940. Old Albuquerque became “Old Town”, a district of 
shops, boutiques, galleries and restaurants. Many buildings acquired Pueblo Revival portals, 
protruding false vigas and other stylistic elements thought to be conducive to a tourist atmosphere. 
 
The Old Town Historic Zone was designated in 1959 with the adoption of the first Zoning Code for the 
City of Albuquerque. Old Town was recognized even then as a very special location within 
Albuquerque, and the H-1 Zone was designated specifically to address the development within Old 
Town.  
 
III.   APPLICABLE PLANS, ORDINANCES, DESIGN GUIDELINES & POLICIES 
 
ANALYSIS  

Policies are written in regular text and staff analysis and comment in bold italic print. 
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Integrated Development Ordinance (IDO)  
 
In May 2018, The Integrated Development Ordinance (IDO) replaced the City’s Zoning Code and 
the property was zoned MX-T. 
 
In 2018, the Old Town Historic Zone became the Old Town Historic Protection Overlay Zone and 
it was expanded to include a primarily residential area to the south-east. The block was developed 
in the early 20th century and it is bounded by Old Town Road and Lomas Blvd to the north and 
south, and San Pasquale Ave. and 19th Street to the west and east. The zoning district classification 
was changed from H-1 to MX-T. Signage, architectural style and permissive uses are controlled 
through the MX-T Zoning.  
 
Any construction, alteration or demolition, which would affect the exterior appearance of any 
structure within the Old Town Historic Protection Overlay Zone shall not be undertaken until the 
Landmarks  Commission has approved a Certificate of Appropriateness.  
 
The Integrated Development Ordinance Part 15-16-3-5 establishes controls and procedures for 
Historic Protection Overlay Zones (HPO).  Part 14-16-3-5(K) identifies standards and guidelines 
for HPO-5 Old Town. 
 
The Integrated Development Ordinance – Part 14-16-6-6(D) establishes procedures and review 
criteria for a Certificate of Appropriateness – Major in Historic Protection Overlay Zones (HPO) 
and for City Landmarks.   
 
6-6(D)(3) Review and Decision Criteria 
 
An application for a Historic Certificate of Appropriateness – Major shall be approved if it 
complies with all of the following criteria:   
 
6-6(D)(3)(a) The change is consistent with Section 14-16-3-5 (Historic Protection Overlay Zones), 
the ordinance designating the specific HPO zone where the property is located, and any specific 
development guidelines for the landmark or the specific HPO zone where the property is located.  
 

Subject to Conditions, the proposal is consistent with the designation ordinance and specific 
development guidelines for the historic protection overlay zone.   
 

 6-6(D)(3)(b) The architectural character, historical value, or archaeological value of the structure or 
site itself or of any HPO zone in which it is located will not be significantly impaired or diminished. 
 

Subject to Conditions, the proposal will not impair or diminish the architectural character, 
historical value, or archaeological value of the Old Town historic zone.  

 
6-6(D)(3)(c) The change qualifies as a "certified rehabilitation" pursuant to the Tax Reform Act of 
1976, if applicable. 
 

Not applicable. 
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6-6(D)(3)(d) The structure or site's distinguished original qualities or character will not be altered.  
For the purposes of Section 14-16-3-5 (Historic Protection Overlay Zones) and this Subsection 14-
16-6-6(D). “original” shall mean as it was at the time of initial construction or as it has developed 
over the course of the history of the structure.      
 

The building is a 1 ½-story New Mexico Vernacular structure and its original spatial 
qualities will be preserved.          

 
6-6(D)(3)(e) Deteriorated architectural features shall be repaired rather than replaced, to the 
maximum extent practicable.  If replacement is necessary, the new material shall match the original 
as closely as possible in like material and design.   
 

Not applicable.  
 

6-6(D)(3)(f) Additions to existing structures and new construction may be of contemporary design 
if such design is compatible with its landmark status (if any) or the HPO zone in which it is to be 
located. 
 

The addition of the shade structure will reference traditional and characteristic features 
found within the HPO.  

 
6-6(D)(3)(g) If the application is for a Historic Certificate of Appropriateness – Major for 
demolition of a landmark or a contributing structure in an HPO zone, demolition shall only be 
allowed if it is determined that the property is incapable of producing a reasonable economic return 
as presently controlled and that no means of preserving the structure has been found.  In making a 
determination regarding reasonable economic return, the LC or City Council may consider the 
estimated market value of the building, land, and any proposed replacement structures; financial 
details of the property, including but not limited to income and expense statements, current 
mortgage balances, and appraisals; the length of time that the property has been on the market for 
sale or lease; potential return based on projected future market conditions; the building’s structural 
condition; and other items determined to be relevant to the application.    

 
Not applicable.   

 
An analysis of the proposal’s conformance with the adopted specific development guidelines is 
provided below. 
 
Development Guidelines for the Old Town Historic Zone 
 
Design Guidelines (as amended through December, 2022) have been adopted by the Landmarks 
Commission for building projects in the Old Town History Protection Overlay Zone (HPO-6).  The 
guidelines include direction on such issues as building height, massing, proportion and scale, use of 
materials in new and existing buildings, relationship between buildings, landscaping, roadways, 
sidewalks, and the overall neighborhood character.   
 
1. Every reasonable effort should be made to provide a compatible use for buildings which will 
 require minimum alteration to the building and its environment. 
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The proposal will blend the existing building with the new structure, offering a shading 
alternative in the absence of nearby trees.  The integrity of the building will not be 
undermined by the proposal.   

 
2. Rehabilitation work should not destroy the distinguishing qualities or character of the 
 property and its environment.  The removal or alteration of any historic material or 
 architectural features should be held to the minimum, consistent with the proposed use.  
 
 The distinctive character of the buildings will be unaffected by the proposal.     
 
 3. Deteriorated architectural features should be repaired rather than replaced, wherever 
 possible. In the event replacement is necessary, the new material should match the material 
 being replaced in composition, design, color, texture, and other visual qualities.  Repair or 
 replacement of missing architectural features should be based on accurate duplications of 
 the original features, substantiated by physical or pictorial evidence rather than on 
 conjectural designs of the availability of different architectural features from other 
 buildings.  
 
 Not applicable.   There are no deteriorated architectural features that will be replaced.  
  
4. Many changes to buildings and environments which have taken place in the course of time 
 are evidence of the history of the building and the neighborhood.   These changes may have 
 developed significance in their own right, and this significance should be recognized and 
 respected. 
 
 Not applicable. 
 
5. The design and general appearance of any development or alteration in the Old Town 
 Historic District should be limited to the range of design options possible and commonly 
 chosen in Albuquerque prior to the opening of the Santa Fe Railroad in April 1880.  The 
 design of any alteration to currently existing structures erected between 1880 and 1912 
 should be limited to the range of design options possible and commonly chosen at the time 
 of the building’s construction.  
 

 The design of the shading device, once the new design is approved, will reference 
 characteristic  features of the original building and the shade structure will remain 
 subordinate to the original building.   

  
6. Wherever possible, new additions or alterations to buildings should be done in such a 
 manner that if they were removed in the future, the essential form and integrity of the 
 original building would be unimpaired. 
 
 The new construction will reference traditional and characteristic features of the original 
 building.  The essential form and integrity of the original building would be unaltered if 
 the addition were to be removed in the future.   
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7. Every effort should be made to safeguard the public welfare along vehicular and pedestrian 
 traffic ways.  Placement of walls, building projections, fences, planters, shrubs, signs, 
 ramps, steps, etc. should be planned and positioned so that they do not present a potential 
 hazard.  Provisions for the handicapped should be planned so that the essential character of 
 the property is not damaged.  
 
 Every effort has been made to safeguard the public welfare and the design presents no 
 potential hazards.  The structure will offer a shading alternative in the absence of nearby 
 trees.   
 
8. Any security devices that prevent major features of doors and windows such as ornament, 
 panels, glass panes, and mullions from being seen are prohibited. 
 
 Not applicable. 
 
9. Property owners who are considering installing security devices are urged to contact LUCC 
 staff for advice and a free handout on how to increase security without detracting from the 
 historic character of the building.  
 
 Not applicable.  
  
 

 
8.  Shading devices shall be historically appropriate to the period of historic significance for a 
 district.  Shade sales are not permitted.  
 
 The current courtyard shade structure spans 24’-6”, supported by four, 3” x 3” 14-
 gauge  posts standing at a height of 12 feet.  The ledger rests on the main building but is 
 not attached.  The applicant intends to cover the four support posts with 1” x 4” wood, 2” 
 x 6” timber will be added to each side of the metal ledgers, and the 1” x 2” metal rafters 
 will be  encased with 2” x 6” wood (see attachments). 
 
Neighborhood Notification  
 
The Neighboring Association and neighboring properties within 100 feet excluding public rights of 
way were notified of this application.  The requisite sign was posted at the property giving 
notification of this application.  No comments on this application have been received to date. 
 
 
 
 

POLICY – Accessory Buildings (Shade Structure)    
 
Historic accessory buildings should be preserved when feasible.  This may include preserving 
the structure in its present condition, rehabilitation it or adapting it to a new use.  
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Conclusions  
 
As discussed in the analysis above and subject to the Conditions of Approval, the project complies 
with the applicable guidelines for the Old Town Historic Protection Overlay Zone and the criteria 
for approval of a Certificate of Appropriateness.  The new shade structure will allow for a 
comfortable climatic condition on hot summer days by providing a shady place for visitors to Old 
Town. 
 
Staff concludes that the project is eligible for a Certificate of Appropriateness, subject to the 
Conditions of Approval. 
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FINDINGS for APPROVAL of a request for a Certificate of Appropriateness – Major - Case SI-
2024-00170/Project #PR-2018-001791 – March 13, 2024.     
 
1.  The application is a request for a Certificate of Appropriateness for alterations and 
 additions to a contributing building, located at 424 San Felipe Street NW, described as Lot 
 206, Map 38, Original Town Site, a property in the Old Town Historic Protection Overlay 
 Zone (HPO-6), zoned  MX-T. 
 
2.  The subject property is approximately 0.093 Acres.   
 
3. The New Mexico Vernacular style building was constructed in approximately 1918. The 
 building has a high pitched, single ridge, metal roof with exposed rafters.  The subject site 
 has a hipped, one-story, enclosed front porch with plain posts and flat wood railings. 
 
4. The application for a Certificate of Appropriateness seeks approval for a shade structure, 
 initially built without proper authorization.   Built in 2023 to mitigate heat ingress into the 
 shop via its glazed front, the metal structure presently serves visitors to Old Town.  A 
 violation notice was issued in May of 2023 due to the absence of a Certificate of 
 Appropriateness.    
 
5. Section 14-16-6-6(D) of the Integrated Development Ordinance states that within the 
 boundaries of an HPO zone, the exterior appearance of any structure shall not be altered, 
 new structures shall not be constructed, and existing structures shall not be demolished until 
 a Certificate of Appropriateness has been duly approved.   
 
6. The IDO Section 14-16-6-6(D) states that a Certificate of Appropriateness shall be approved 
 if, “The architectural character, historical value, or archaeological value of the structure 
 or site itself or of any historic zone or urban conservation overlay zone in which it is located 
 will not be significantly impaired or diminished”. 
 

 Subject to Conditions, the proposal will not impair or diminish the architectural character, 
 historical value, or archaeological value of the Old Town historic zone.  

 
7. The IDO Section 14-16-6-6-(D)(3)(d) states that a Certificate of Appropriateness shall be 
 approved if “The structure or site’s distinguished original qualities or character will not be 
 altered.  Original shall mean at the time of initial construction or developed over the course 
 of history of the structure”. 
 

 The building is a 1 ½ story, structure and its original spatial qualities will be 
 preserved.         

 
8.  The proposal complies with the relevant development guidelines for the historic zone as 
 described in the Staff report.   
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RECOMMENDATION  
 
Case SI-2024-00170/Project # PR-2018-001791, March 13, 2024.        
 
APPROVAL of Case SI-2024-00170/Project #PR-2018-001791, an application for a Certificate of 
Appropriateness for New Construction, located at 424 San Felipe Street NW, described as Lot 206, 
Map 38, Original Town Site, a property in the Old Town Historic Protection Overlay Zone (HPO-
6), based on the above eight (8) Findings and subject to the following Conditions:   
 
Recommended Conditions of Approval  
 
1.  Applicant is responsible to acquire, and approval is contingent upon, all applicable permits 
 and related approvals. 
 
 
APPEAL: IF YOU WISH TO APPEAL A FINAL DECISION YOU MUST DO SO IN THE 
MANNER DESCRIBED BELOW. A NON-REFUNDABLE FILING FEE WILL BE 
CALCULATED AT THE LAND DEVELOPMENT COORDINATION COUNTER AND IS 
REQUIRED AT THE TIME THE APPEAL IS FILED. 
 
The applicant or any person aggrieved by decision of city staff may appeal the decision of the city 
staff designated by the Mayor relative to a Certificate of Appropriateness to the Commission. The 
applicant or any person aggrieved by decision of the Commission (LC) may appeal the decision to 
the City Council. Any city staff or Commission decision is final unless appeal is initiated by 
application to the city within 15 days of the decision.  The date the determination is not included in 
the 15-day period for filing an appeal, and if the 15th day falls on a Saturday, Sunday or holiday as 
listed in §3-1-12, the next working day is considered as the deadline for filing the appeal.  A 
building permit dependent on a case shall not be issued and a proposed project not requiring a 
building permit shall not be initiated until an appeal is decided or the time for filing the appeal has 
expired without an appeal being filed. 
 
The City Council, after consideration of the appeal record, may decline to hear an appeal if it finds 
that all city plans, policies and ordinances have been properly followed.  If it decides that there is 
substantial question that all City plans, policies and ordinances have not been properly followed or 
are inadequate, it shall hear the appeal. 
 
ALL CASES THAT RECEIVED APPROVAL ON March 13, 2024 WILL BE MAILED A 
CERTIFICATE OF APPROPRIATENESS, AFTER THE 15-DAY APPEAL PERIOD HAS 
EXPIRED ON March 28, 2024.  
 

                                          Silvia Bolivar  
____________________________________________________ 

 
Silvia Bolivar, PLA, ASLA 

Historic Preservation Planner 
Urban Design and Development Division 



CITY OF ALBUQUERQUE                                                         LANDMARKS COMMISSION 
PLANNING DEPARTMENT                        Case# SI-2024-00170/Project # PR-2018-001791 
URBAN DESIGN & DEVELOPMENT DIVISION                     Hearing Date:  March 13, 2024 
  

Page 1 of 4 

 
 

  

  

Figure 2:  Existing shade structure. 
 

Figure 1:  Subject site without shade 
structure (Google Earth image)  
 

Figure 4.  South elevation 
 
 

Figure 3:  Subject site. 
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Figure 4:  Subject site. 
 

Figure 5:  Subject site.  
 

Figure 6:  Porch enclosure. 
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Figure 7:  Subject site.  
 

Figure 8:  Neighborhood context. 
 

Figure 9:  Neighborhood context. 
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Figure 10:  Neighborhood context. 
 

Figure 11:  306 San Felipe Street NW – 
shade structure/gazebo 

Figure 12:  Shade structure/existing 
context. 



 

 

 

 

 

 

ZONING 

 

 

 

 

Please refer to IDO Sub-section 14-16-2-4(A) for the Mixed-Use – Transition Zone District 
(MX-T)  

 

 

 

Please refer to IDO Sub-section 15-16-3-5(L) for the Old Town Historic Protection Overlay 
Zone (HPO-6)p  
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Buffer Map 

Owner Owner Address Owner Address 2
FIRST AMERICAN BANK TRUSTEE GARCIA RVT 4301 THE 25 WAY NE ALBUQUERQUE NM 87109-5895
JARAMILLO SHIRLEY C 315 IRON AVE SW ALBUQUERQUE NM 87102-3848
MUENALA RUMI JOE - SVN/WALT ARNOLD COMM BRO     6200 SEAGULL LN NE ALBUQUERQUE NM 87109-2562
SANDOVAL GEORGE & EILEEN CO-TRUSTEES 1726 AVENIDA CRISTO REY NW ALBUQUERQUE NM 87107-3448
PATIO ESCONDIDO LLC 171 STILL RD W HARTFORD CT 06117
WAGNER ROCHELLE & WAGNER ALOIS 11809 EL SOLINDO AVE NE ALBUQUERQUE NM 87111-4048
CITY OF ALBUQUERQUE PO BOX 1293 ALBUQUERQUE NM 87103-2248
ZOOK LAURINDA ESTELLA 133 OLD JACKSON RD GOOSE CREEK SC 29445-8800
COOK JOSHUA & WILLIAMS BRITNI 403 SAN FELIPE ST NW ALBUQUERQUE NM 87104-1428
JENKINS THOMAS C C/O REA MANAGEMENT LLC PO BOX 4397 ALBUQUERQUE NM 87196-4397
CEE VEE OLD TOWN LLC 515 MAPLE ST SE ALBUQUERQUE NM 87106-483
RAMOS SYLVIA M MD 2110 CHARLEVOIX ST NW ALBUQUERQUE NM 87104
CARROLL LOVETA R & JOHN M PO BOX 7624 ALBUQUERQUE NM 87194-7624
COLEMAN MARIE E TRUSTEE COLEMAN RVT 2111 CHURCH ST NW ALBUQUERQUE NM 87104-1408
COLEMAN MARIE E TRUSTEE COLEMAN RVT 2111 CHURCH ST NW ALBUQUERQUE NM 87104-1408
CEE VEE OLD TOWN LLC 515 MAPLE ST SE ALBUQUERQUE NM 87106-4830
JARAMILLO SHIRLEY 315 IRON AVE SW ALBUQUERQUE NM 87102-3848
GONZALES PATRICK FRANK & GONZALES FRANCES MAN   6127 ALVIS CIR ALBUQUERQUE NM 87105-6868
FIRST AMERICAN BANK TRUSTEE GARCIA RVT 4301 THE 25 WAY NE ALBUQUERQUE NM 87109-5895
JARAMILLO SHIRLEY C 315 IRON AVE SW ALBUQUERQUE NM 87102-3848
SAWYER KATHERINE M TRUSTEE SAWYER RVT 14505 CLUB VILLA DR UNIT F COLORADO SPRINGS CO 80921-2723
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