
STAFF REPORT FOR THE HISTORIC RESOURCES COMMISSION MEETING 
OF DECEMBER 12, 2013 

 
FILE NO:  HRC-13-145         AGENDA ITEM:  F-1  

 
STAFF AUTHOR:  Susan Dorr Pansky, Planning Manager 
 
REQUEST:  Approval to remove an existing breezeway, replace existing concrete 
walkways with paver walkways and other minor site improvements at the First 
United Methodist Church (Small Blessings Pre-School) on property zoned 
Residential Office (RO), located at 212 N. Division Street, APN 003-202-04. 
 
APPLICANT:  Roy Houghton 
 
OWNER:  First United Methodist Church 
 
LOCATION:  212 N. Division Street 
 
APN:  003-202-04 
 
RECOMMENDED MOTION:  “I move to approve HRC-13-145, a request from 
Roy Houghton (property owner First United Methodist Church), to allow removal 
of the existing breezeway, reconstruction of the concrete walkways with duplicate 
concrete walkways, and other minor site improvements specified in the staff 
report at the First United Methodist Church (Small Blessings Pre-School) located 
at 212 N. Division Street, APN 003-202-04, based on the Standards and 
Guidelines for Rehabilitation, Carson City Historic District Guidelines and with 
Historic Resources Commission Policies.”  
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RECOMMENDED CONDITIONS OF APPROVAL: 
 
1. All development shall be substantially in accordance with the attached site 

development plan. 
 
2. All on and off-site improvements shall conform to City standards and 

requirements. 
 
3. The use for which this permit is approved shall commence within 12 months 

of the date of final approval. An extension of time must be requested in 
writing to the Planning Division 30 days prior to the one year expiration date.  
Should this request not be initiated within one year and no extension granted, 
the request shall become null and void. 

 
4. The applicant must sign and return the Notice of Decision within 10 days of 

receipt of notification. If the Notice of Decision is not signed and returned 
within 10 days, then the item will be rescheduled for the next Historic 
Resources Commission meeting for further consideration. 

 
5. The project requires application for a Building Permit, issued through the 

Carson City Building Division. This will necessitate a complete review of the 
project to verify compliance with all adopted construction codes and municipal 
ordinances applicable to the scope of the project. 

 
6. The applicant shall submit a copy of the signed Notice of Decision and 

conditions of approval with the Building Permit application. 
 
7. The existing bird bath and surrounding metal curb with ornamental joints shall 

remain with the new planter constructed around them. 
 
8. The new walkways shall be constructed of concrete in a pattern that 

duplicates the original concrete walkways. 
 
LEGAL REQUIREMENTS:  CCMC 18.06.015 (Procedure for Proposed Project) 
and CCMC 18.06.075 (Demolition of a Historic Place or Cultural Resource in 
Historic District) 
 
MASTER PLAN DESIGNATION:  Mixed Use Residential 
 
ZONING:   Residential Office 
 
PREVIOUS REVIEWS: 
 
• U-91/92-2 – A Special Use Permit was granted on July 31, 1991 for operation 

of the Small Blessing Pre-School. 
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DISCUSSION:   
 
The subject property is known as the Kelly-Schulz house and was constructed in 
1874 for merchant Richard Kelly and his bride.  The house is a one-story 
Victorian frame house with dual gabled wings, both with bay windows, two-over-
two double hung wood-sash windows and milled gable ornamentation.  It includes 
a carriage house, breezeway connecting the main house and carriage house, 
concrete front walkways, a decorative iron fence and a distinctive original bird 
bath in the front yard.  The house is owned by First United Methodist Church and 
currently serves as the Small Blessings Pre-School. 
 
The applicant is requesting approval to remove the breezeway due to safety 
concerns as a result of the breezeway’s low height, remove the concrete 
walkways in the front yard and replace them with pavers, construct a planter 
around the existing bird bath and relocate a portion of the decorative iron fence. 
 
Staff has been unable to determine exactly when the breezeway between the 
main house and carriage were constructed.  Upon examination of the Sanborn 
maps, however, staff estimates that the breezeway may have been constructed 
between 1885 and 1890, as the 1885 Sanborn map does not show a breezeway 
connection, but the 1890, 1907 and 1923 Sanborn maps do show the breezeway 
connection.   
 
Pursuant to Carson City Municipal Code, Section 18.06.075 (Demolition of a 
Historic Place or Cultural Resource in Historic District), one of the following 
conditions must exist to warrant approval for a demolition: 
 
1. The cultural resource is a hazard to public health or safety and repairs and 

stabilization are not feasible as determined by a professional with 
demonstrated experience in historic preservation rehabilitation projects; or 

 
2. The cultural resource does not meet National Register significance criteria; 
 
Staff has concluded through discussions with the applicant, Carson City Chief 
Building Official and Fire Department that the low height of the breezeway does 
constitute a public health hazard because it leads to adults hitting their heads on 
the breezeway when walking under it from one side to the other. 
 
In addition, staff has reviewed the historic structure report for the Kelly-Schulz 
House completed in 2008 and notes that the breezeway is mentioned, but is not 
described as a contributing feature of the property. The Chief Building Official also 
indicated following his inspection of the breezeway that, while the original 
breezeway construction may be late nineteenth century, the structure has more 
recent structural repairs and modifications.  This statement was verified by the 
applicant. 
 
Staff notes that the West Side Historic District nomination for the National 
Registry of Historic Places lists the main building, carriage house and bird bath as 
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contributing features.  It does not list the breezeway.  Staff recommends that the 
breezeway be approved for removal as requested by the applicant. 
 
With regard to the proposed removal and replacement of the concrete walkways, 
staff determined following a site visit on November 5, 2013 that the concrete is 
cracking, uneven and in poor condition. The applicant has proposed removing 
and replacing the existing walkways with pavers.   
 
Pursuant to Carson City Development Standards, Division 5 – Historic Districts, 
the following section applies to landscape elements in the district:  
 
5.25.1 Guidelines for Historic Properties (Landscape Elements). Historic 

landscape features should be retained when at all possible. Fences, trees, 
hitching posts, carriage steps, sidewalks and walkways provide a visual 
consistency and harmony of setting to the district. (Standard Number 9, 
10) 

 
Staff would like to point out that the structural report identifies that the walkways 
are concrete with a scored pattern most likely constructed in the early twentieth 
century, and that the pattern of the walkway corresponds to the form of the flower 
bed that lies beneath the bird bath.  As a result, staff feels that replacing this 
concrete with pavers would not positively contribute to the historic district and 
recommends that the concrete be repaired and/or replaced with concrete that 
duplicates the existing scored pattern. 
 
Finally, as it relates to the applicant’s request to place a planter around the bird 
bath, staff does not object to this request provided that the molded metal curbs 
with ornamental joints that surround the flower bed are retained and the planter 
be constructed on the outside of them.   Staff also has no objections to the 
proposed movement of a section of the decorative fence. 
 
PUBLIC COMMENTS:   
 
Public notices were mailed to the adjacent property owners to the subject parcel 
in accordance with the provisions of NRS and CCMC 18.02.045 on August 30, 
2013.  No comments have been received in favor or opposed to the proposed 
project.  Any comments that are received after this report is completed will be 
submitted prior to or at the Historic Resources Commission meeting, depending 
on their submittal date to the Planning Division.   
 
Building Division comments: 
 
• The existing breezeway is a safety hazard due to the height of the fascia and 

roof framing.  The breezeway currently extends between two buildings with a 
walkway that runs parallel and perpendicular under the roof.  The bottom of 
the fascia is not much over five feet above the ground surface on the west 
side.  In addition, it appears that the breezeway has been repaired/modified 
over the years, changing the original construction.  If the breezeway is to 
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remain, it shall be reconstructed to comply with current code requirements.  
Plans and engineering calculations will be required. 

 
• The project requires application for a Building Permit, issued through the 

Carson City Building Division.  This will necessitate a complete review of the 
project to verify compliance with all adopted construction codes and municipal 
ordinances applicable to the scope of the project. 

 
Engineering Division comments: 
 
• Development Engineering has no preference or objection to the request. 
 
With the recommended conditions of approval and based upon the project 
complying with the Carson City Historic District Guidelines, the Historic Resources 
Commission Policies, and that the plans as submitted are in general conformance, 
it is recommended that the Historic Resources Commission approve the 
application submitted for HRC-13-145 subject to the recommended conditions of 
approval within this staff report.   
 
Attachments: 

Site Photos 
Building Comments 
Engineering Comments 
2008 Kelly-Schulz Historic Structure Report 
Application (HRC-13-145) 
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