
STAFF REPORT FOR THE HISTORIC RESOURCES COMMISSION MEETING OF  
SEPTEMBER 13, 2018 

 
FILE NO:  HRC-18-122        AGENDA ITEM:  E-2 

 
STAFF CONTACT:  Hope Sullivan, AICP, Planning Manager 
 
AGENDA TITLE:  Consideration of a request to change out windows and to install a door 
on property zoned Residential Office (RO), located at 496 West Ann Street, APN 001-
185-06.   
 
STAFF SUMMARY:  The subject property is a being converted from a single family 
residence into a duplex.  As part of the improvements, the applicant is seeking to replace 
windows that do not face the street with Cascade vinyl windows so as to comply with 
egress standards.  Wooden windows on facades facing the street will be retained.  The 
applicant is also seeking to install a six panel solid door on the east side of the home, 
facing a neighboring property. 
 
RECOMMENDATION: “I move to approve HRC-18-122, a request to modify the 
fenestration on the north side and east sides of the building to allow for vinyl 
egress windows and a new six panel door, on property zoned Residential Office, 
located at 496 West Ann Street, APN 001-185-06, based on the finding that the 
request is consistent with the design guidelines for the historic district and the 
Secretary of the Interior Standards as noted in the staff report, and subject to the 
conditions of approval in the staff report. 
 
VICINITY MAP 
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CONDITIONS OF APPROVAL IF THE COMMISSION APPROVEST THE REQUEST: 
 
1. All development shall be substantially in accordance with the attached site 

development plan, and limited to a change of fenestration on the north side to 
accommodate an egress window, and a change of fenestration on the east side to 
accommodate an egress window and a new door.  The two new windows may be 
vinyl. 

 
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 may be rescheduled for the next Historic Resources 
Commission meeting for further consideration. 

 
6.  HRC approval is based upon the project complying with the Standards and 

Guidelines for Rehabilitation, Carson City Historic District Guidelines, the Historic 
Resources Commission Policies and that the plans as submitted are in general 
conformance with the Secretary of the Interior’s Standards. 

 
LEGAL REQUIREMENTS:  CCMC 18.06.015 (Procedure for Proposed Project) 
 
MASTER PLAN DESIGNATION:  Mixed Use Residential (MUR)  
 
ZONING:  Residential Office (RO) 
 
PREVIOUS REVIEWS: 
 
V-84-10: A variance to construct a front door landing/ porch within the front setback. 
 
HRC-17-030: Approval of a foundation replacement. 

 
DISCUSSION:   
Per the Assessor’s records, the subject property was constructed in 1930.  There is very 
little information about this property in the survey data as it was part of a block that was 
developed with 400 West Ann, 902 North Division, and 908 North Division.   
 
The subject corner property has frontage on both North Minnesota Street and West Ann 
Street.  The building is in the southern portion of the lot, and the northern portion of the 
lot is a parking lot.  The applicant is not proposing to replace any windows that face the 
streets.  One window that faces to the northern parking lot, and one window that faces 
the east are proposed for replacement.  Additionally, a door is proposed on the east 
elevation.   
 
The property is currently being converted from an office use to a duplex.  Window 
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modifications are necessary to meeting egress requirements.  The applicant originally 
wanted to modify a window on the west façade to accommodate egress requirements.  
However, as this façade faces the street and the egress requirements could be met by 
modifying the fenestration on the north side of the building, which faces a parking lot, the 
applicant has advised staff that he is not seeking to modify fenestration on the west side 
of the building, but is seeking to modify fenestration on the north side of the building to 
accommodate egress requirements.  Note this request is not what is represented in the 
application materials. 
 
The development standards address the treatment of windows in Section 5.16 and doors 
in 5.17 as follows.  
 
5.16 Guidelines for Windows 
 
The majority of buildings in the Historic District are characterized by 19th century styles 
of architecture.  A basic design characteristic of these styles are symmetrically placed, 
vertically proportioned windows. Houses built in the 1930's to 1960's used in addition to 
the above, metal framed windows such as casements and picture windows. 
 
5.16.1 Guidelines for Historic Buildings 
 
Original windows shall be retained and repaired when at all possible.  When replacement 
is necessary a window of duplicated design shall be used.  The size, pane configuration, 
design and trim shall replicate that of the original.  Original trim and surrounds are to be 
retained when windows are replaced.  Bronzed aluminum framed windows are not 
appropriate for use in a historic building.  Stained glass windows were not commonly 
used in the buildings of the district.  Original stained glass windows are very valuable and 
should be retained.  The addition of stained glass windows into openings which did not 
historically have stained glass is discouraged.  (Standard Number: 2, 6) 
 
(graphics not included) 
 
5.17 Guidelines for Doors 
Doors are an important design element of any building.  Their location and style 
contributes to the overall character and frequently act to define the style of the building.  
Typically even the simplest historic homes have beautifully paneled doors.  Original 
doors have often been replaced by newer inappropriate doors under the false 
assumption that greater energy efficiency can be achieved.  Properly executed repairs 
and/or replacement of jams, thresholds, stop moldings, hinges and weather stripping will 
achieve the same energy efficiency and maintain the historic value.  Older doors may 
have dried and shrunk in size.  Numerous lock sets, latches and/or strike plates may 
have been installed in the door.  Glass panels may have been removed and replaced 
with wood or other material.  Original doors, however, are probably one of the most easily 
reconstructed elements of a building.  They are generally constructed of high quality 
materials, most often have design characteristics which are unavailable in today’s market 
and can be easily removed from the building for repairs in a specialized shop. 
 
5.17.1 Guidelines for Historic Doors 
 
Original doors shall be retained, repaired and replaced in their original locations when at 
all possible. When replacement is necessary the original shall be matched in color, size, 
material, design, ornamentation and configuration.  The original trim and surround 
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molding should be retained intact and/or duplicated when a door is replaced. (Standard 
Number: 2, 3, 5, 6) 
 
5.17.2 Guidelines of New Doors in Historic Buildings 
 
The addition of a new door may be warranted for a building to properly function in a 
modern use.  When new doors are to be installed a contemporary design which is 
sympathetic and harmonious with the original doors shall be used.  The placement of the 
new openings shall not disrupt the original design of the building. (Standard Number: 2, 
3, 5, 6, 9, 10) 
 
The proposed project will involve changes in fenestration based on the change of use.  
As the openings to accommodate egress windows and a door will involve a modification 
to the fenestration, continued use of existing windows is not possible.  Of note, the 
requested modification will not modify any of the primary facades of the building. 
 
Given that the modifications are proposed on secondary facades, and involve a change 
of fenestration, thus nullifying the ability to continue utilizing the same window, staff finds 
that the request is consistent with the guidelines.  The applicant is retaining and repairing 
the windows on the facades facing the streets, and limiting the modifications to 
secondary elevations. 
 
 
Attachments: 
 Historic Survey Information 
 Photos of Elevations 
 Application (HRC -18-122) 
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