
STAFF REPORT FOR THE HISTORIC RESOURCES COMMISSION MEETING OF 
JUNE 18, 2018 

FILE NO:  HRC-19-019 AGENDA ITEM:  E-1 

STAFF CONTACT:  Hope Sullivan, AICP, Planning Manager 

AGENDA TITLE: For Possible Action: Discussion and possible action regarding a 
request for demolition of a studio structure, and construction of a garage, an office / 
kitchen structure, and an aluminum lattice patio and walk cover as well as review of 
porch features on property zoned Residential Office located at 406 North Nevada Street, 
APN 003-226-03. (Hope Sullivan, hsullivan@carson.org) 

STAFF SUMMARY: The property owner is seeking to demolish an existing accessory 
building and to build other improvements on the subject property.  The Historic 
Resources Commission (“HRC”) will review the request to determine if the request is 
consistent with the Development Standards for the Historic District. 

RECOMMENDED MOTION: “I move to approve HRC-19-019 as presented and subject 
to the conditions of approval included in the staff report.” 

VICINITY MAP: 
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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 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. 

 
7. The trellis structure must be wood. 
 
8. The tandem garage shall meet the required setback. 
 
9. The lattice above the garage doors and the office/studio window is to be removed. 
 
LEGAL REQUIREMENTS:  CCMC 18.06.015 (Procedure for Proposed Project) 
 
MASTER PLAN DESIGNATION:  Mixed Use Residential (MUR)  
 
ZONING:  Residential Office (RO) 
 
PREVIOUS REVIEWS: 

• HRC-18-067 – Tree and shrub removal. 
• HRC-18--69 – Tax Deferment 
• HRC-18-102 – Partial demolition, an addition, a re-roof, modification to the 

chimneys, a new porch, new windows, and a new fence. 
 

DISCUSSION:   
The subject property was constructed in 1871 by Abe Curry, one of the City’s founders.  
In the 1980 Carson City Resources Inventory, the building is described as follows: 
 
“Italianate in design origins, the substantial one story Curry House was built of stone 
quarried at the Nevada State Prison and laid in coursed ashlar bonds.  The building is an 
irregular L-shape with its extension at the rear and a projecting front entry porch.  The 
roof is hipped and pierced by four chimneys.  Detailing includes: double hung windows 
with four over four lights, stone lintels and sills, brackets at the eaves, a frieze banding 
encircling the house, and a recessed entrance with transom, side lights, and engaged 
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columns in wood.” 
 
The applicant proposes the following: 

• Demolition of a 322 square foot studio structure; 
• Construction of a tandem garage structure. 
• Construction of office/kitchen structure. 
• Installation of an aluminum lattice patio and walk cover. 

 
In addition, the applicant has suggested a discussion of the items approved as part of 
HRC-18-102, specifically the porch. 
 
Staff finds that with the incorporation of conditions of approval, the applicant’s proposal 
can be consistent with Carson City Development Standards, Division 5 (Historic District) 
for the applicable sections outlined below: 
 
Demolition 
 
The applicant is proposing to demolish an outbuilding that was built in 1943 and to 
salvage historic building materials for the construction of a new garage on the property.  
Materials proposed to be salvaged and re-used are the “Prison Stone Quarry” sandstone 
blocks, a 1970’s four-panel door, and wood windows. 
 
Demolition of buildings in the historic district is governed by Carson City Municipal Code 
18.06.075.  This code section states the following:   
 
1.  Any application for demolition or removal of a cultural resource located in a historic 

district shall be approved when the HRC finds that one (1) or more of the following 
conditions exist:  

a.  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  

b.  The cultural resource does not meet national register significance criteria.  

 
Of note, the National Register Nomination form for the West Side Historic District 
identifies the outbuilding that is being considered for demolition as a contributing building.  
That nomination was prepared in 2011.   
 
The applicant hired an architectural historian to prepare an architectural resource 
assessment of the Curry House outbuilding.  This report notes that the outbuilding was 
evaluated per the 1987 Abraham Curry House National Register nomination and found to 
be a “non-contributing” resource due to its lack of association with the Curry family and 
post-dates the nomination’s period of significance (1871-1919).  This report also 
acknowledges that the outbuilding was listed as a “secondary contributing” resource in 
the West Side Historic District National Register nomination in 2011.  The report 
revaluates the outbuilding in accordance with its period of significance (1859-1945) and 
finds that it lacks integrity for its design, materials, workmanship, feeling, and association 
to be eligible.  The outbuilding lacks a majority of its architectural integrity and is 
therefore considered a “non-contributing” resource in the historic district. 
 
Provided the Commission agrees with the conclusions of the report, the Commission can 
find that the cultural resource does not meet the national register significance criteria and 
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approve of the demolition. 
 
New Construction 
 
The applicant is proposing to construct a new tandem garage in the northwest corner of 
the property and an office/studio building and a kitchen building along the western 
property line.  The buildings are proposed to be positioned in a way that would violate the 
required setbacks.  Therefore, it is anticipated that the applicant will be seeking a 
variance from the Planning Commission.  Also, because the cumulative square footage 
of the outbuildings will be more than 50 percent of the size of the primary residence, an 
administrative permit will be required. 
 
The tandem garage will be set back approximately 60 feet from the property line along 
North Nevada Street.  Visibility from the right-of-way will be limited to the eastern 
elevation of the garage.  Proposed materials are painted CMU block for the walls, painted 
wood lattice above the door, “carriage” garage doors, and a standing seam metal roof.  
The overall height is proposed to be 12.5 feet. 
 
The office/studio and kitchen buildings will be to the north of the existing garage along 
the western property line.  Also there will be some visibility of these structures from the 
right-of-way, although both buildings are in the “backyard” and located behind the primary 
structure.  The office/studio, which will likely be the more visible of the two buildings, will 
utilize horizontal lap siding and a standing seam metal roof.  The proposed height of the 
office/studio is 14.5 feet.  The kitchen structure will utilize the reclaimed wood siding, and 
the reclaimed door with transom.  This structure will also have a standing seam metal 
roof, and an overall height of 12.5 feet. 
 
Section 5.27 provides the guidelines for new construction, as follows. 

5.27 - Guidelines for new construction.  

New construction which is appropriately designed is encouraged by the Carson City 
historic resources commission (HRC). The historic district should be an active and vital 
part of the city. New construction should look new and reflect the technology, building 
materials and design ideas of the present era. The design of new construction needs to 
be compatible and respectful of the historic building stock that surrounds it so that visual 
conflict and confusion are avoided. There is no formula that will guarantee "good design". 
There are specific elements of building design which can be identified, and therefore, 
addressed in a review process so that consistency can be achieved.  

The following elements shall be individually assessed for their degree of appropriateness 
for each project.  

5.27.1  Scale and Massing. The overall size and height of the new building 
should be consistent with the surrounding buildings.  

The proposed buildings are smaller in size than the on-site building.  The 
subject property is a corner lot.  The property to the north of the subject 
property, adjacent to the proposed tandem garage, is a two story home.  
Property to the west, adjacent to the office/studio and kitchen, are small scale 
cottages.  Staff finds that given the position of the proposed buildings on the 
site, they will be of a scale and massing consistent with surrounding buildings. 
5.27.2  Shape. The overall shape of the building, particularly its roof type, 
height, and design emphasis (horizontal or vertical) should be consistent and 
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harmonious with others in the environs.  

Each proposed building will utilize a standing seam metal roof.  The buildings 
are fairly low profile accessory buildings, and to the extent they are visible from 
the right-of-way, have a horizontal emphasis. 
5.27.3  Setback. The front and side yard setbacks for the building should be 
approximately the same as others in the surrounding area and conform with 
CCMC Development Standards, Division 1, Land Use and Site Design. 5.27.4 
Site Elements. When at all possible avoid substantial site alteration by importing 
or exporting fill materials. Generally speaking vacant lots in the district were 
once occupied by a building. Attempt to place the new building as near as 
possible to the same grade as the original. Carefully consider the placement and 
relationship of the public sidewalk, side and front yard fences, driveway, 
gardens and accessory buildings when determining the location of the new 
building on the lot.  

The proposed plans will not involve site alterations and will not cause  any of the 
buildings to be closer to the sidewalk than currently exists, with the exception of 
a trellis proposed on an existing garage.  This trellis will not be allowed as the 
garage already encroaches into the setback and the trellis will result in a further 
encroachment.  The required front setback is 10 feet and the required side 
setback is 10 feet.  If an accessory structure is less than 400 square feet, the 
required side and rear setbacks are 5 feet.  Only the proposed kitchen building 
is less than 400 square feet.  The tandem garage will encroach into the side 
yard setback.  Neither the kitchen or the office/studio will encroach into the front 
or side yard setbacks. 
5.27.5  Materials. Exterior siding should reflect the prevailing style of the 
neighborhood. A vertical or diagonal style siding should not be used when the 
dominant style is a horizontal drop or shiplap type. The exterior siding should 
blend in, not stand out.  

The siding of the studio/office will be the most visible from off-site.  That building 
will utilize horizontal lap siding, which is consistent with siding found in the 
district. 
5.27.6  Windows and Doors. The rhythm and arrangement of the windows and 
doors should reflect the style of the building design and the predominant 
patterns found in existing buildings of the area. The ratio of the total surface 
area of openings to total wall surface area of new buildings should reflect that of 
historic buildings in the environs.  

Given the siting of the improvements on the property, the office/studio will be the 
most visible from off-site.  Staff finds that the fenestration is consistent with 
existing buildings in the area. 
5.27.7  Details and Other Elements. Trim details are often the single most 
relevant design feature which can be utilized to give harmony and compatibility 
to a new building. If existing buildings have boxed eaves, do not leave rafter tails 
exposed. If windows and doors typically have fanciful trim, incorporate trim with 
architecturally equal weight. If trim work is typically simple, do not use "ginger 
bread". Seek to design the new building so that the trim and architectural details 
complement the existing buildings in the area.  

 

The application indicates an aluminum lattice covering the patio and walk.  Staff 
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finds aluminum to be inconsistent with the materials found in the district and 
would recommend that wood materials be utilized. 
Additionally, the applicant shows lattice above the garage doors of both 
garages, and above the windows of the office / studio.  Staff finds that this detail 
is inconsistent with the district and should be eliminated. 

5.27.8  Floor Elevations. The elevation of the first floor in relation to the street and 
the finish grade of the lot can often be a critical design feature. For example, if 
surrounding buildings normally have steps leading from street level up to the 
first floor level, then the new building should have a similar entrance level.  

None of the proposed buildings will have a first floor that needs to be analyzed 
for its relation to the street. 
 

NOTE: It is suggested that each design element outlined in this document 
be individually reviewed for more specific information.  

 
 
 
 
Attachments: 
 Historic Survey Information 
 Application (HRC -18-102) 
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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 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.

7. The trellis structure must be wood.

8. The tandem garage shall meet the required setback.

9. The lattice above the garage doors and the office/studio window is to be removed.

LEGAL REQUIREMENTS:  CCMC 18.06.015 (Procedure for Proposed Project) 

MASTER PLAN DESIGNATION:  Mixed Use Residential (MUR)  

ZONING:  Residential Office (RO) 

PREVIOUS REVIEWS: 
• HRC-18-067 – Tree and shrub removal.
• HRC-18--69 – Tax Deferment
• HRC-18-102 – Partial demolition, an addition, a re-roof, modification to the

chimneys, a new porch, new windows, and a new fence.

DISCUSSION:   
The subject property was constructed in 1871 by Abe Curry, one of the City’s founders.  
In the 1980 Carson City Resources Inventory, the building is described as follows: 

“Italianate in design origins, the substantial one story Curry House was built of stone 
quarried at the Nevada State Prison and laid in coursed ashlar bonds.  The building is an 
irregular L-shape with its extension at the rear and a projecting front entry porch.  The 
roof is hipped and pierced by four chimneys.  Detailing includes: double hung windows 
with four over four lights, stone lintels and sills, brackets at the eaves, a frieze banding 
encircling the house, and a recessed entrance with transom, side lights, and engaged 
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columns in wood.” 
 
The applicant proposes the following: 

• Demolition of a 322 square foot studio structure; 
• Construction of a tandem garage structure. 
• Construction of office/kitchen structure. 
• Installation of an aluminum lattice patio and walk cover. 

 
In addition, the applicant has suggested a discussion of the items approved as part of 
HRC-18-102, specifically the porch. 
 
Staff finds that with the incorporation of conditions of approval, the applicant’s proposal 
can be consistent with Carson City Development Standards, Division 5 (Historic District) 
for the applicable sections outlined below: 
 
Demolition 
 
The applicant is proposing to demolish an outbuilding that was built in 1943 and to 
salvage historic building materials for the construction of a new garage on the property.  
Materials proposed to be salvaged and re-used are the “Prison Stone Quarry” sandstone 
blocks, a 1970’s four-panel door, and wood windows. 
 
Demolition of buildings in the historic district is governed by Carson City Municipal Code 
18.06.075.  This code section states the following:   
 
1.  Any application for demolition or removal of a cultural resource located in a historic 

district shall be approved when the HRC finds that one (1) or more of the following 
conditions exist:  

a.  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  

b.  The cultural resource does not meet national register significance criteria.  

 
Of note, the National Register Nomination form for the West Side Historic District 
identifies the outbuilding that is being considered for demolition as a contributing building.  
That nomination was prepared in 2011.   
 
The applicant hired an architectural historian to prepare an architectural resource 
assessment of the Curry House outbuilding.  This report notes that the outbuilding was 
evaluated per the 1987 Abraham Curry House National Register nomination and found to 
be a “non-contributing” resource due to its lack of association with the Curry family and 
post-dates the nomination’s period of significance (1871-1919).  This report also 
acknowledges that the outbuilding was listed as a “secondary contributing” resource in 
the West Side Historic District National Register nomination in 2011.  The report 
revaluates the outbuilding in accordance with its period of significance (1859-1945) and 
finds that it lacks integrity for its design, materials, workmanship, feeling, and association 
to be eligible.  The outbuilding lacks a majority of its architectural integrity and is 
therefore considered a “non-contributing” resource in the historic district. 
 
Provided the Commission agrees with the conclusions of the report, the Commission can 
find that the cultural resource does not meet the national register significance criteria and 
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approve of the demolition. 
 
New Construction 
 
The applicant is proposing to construct a new tandem garage in the northwest corner of 
the property and an office/studio building and a kitchen building along the western 
property line.  The buildings are proposed to be positioned in a way that would violate the 
required setbacks.  Therefore, it is anticipated that the applicant will be seeking a 
variance from the Planning Commission.  Also, because the cumulative square footage 
of the outbuildings will be more than 50 percent of the size of the primary residence, an 
administrative permit will be required. 
 
The tandem garage will be set back approximately 60 feet from the property line along 
North Nevada Street.  Visibility from the right-of-way will be limited to the eastern 
elevation of the garage.  Proposed materials are painted CMU block for the walls, painted 
wood lattice above the door, “carriage” garage doors, and a standing seam metal roof.  
The overall height is proposed to be 12.5 feet. 
 
The office/studio and kitchen buildings will be to the north of the existing garage along 
the western property line.  Also there will be some visibility of these structures from the 
right-of-way, although both buildings are in the “backyard” and located behind the primary 
structure.  The office/studio, which will likely be the more visible of the two buildings, will 
utilize horizontal lap siding and a standing seam metal roof.  The proposed height of the 
office/studio is 14.5 feet.  The kitchen structure will utilize the reclaimed wood siding, and 
the reclaimed door with transom.  This structure will also have a standing seam metal 
roof, and an overall height of 12.5 feet. 
 
Section 5.27 provides the guidelines for new construction, as follows. 

5.27 - Guidelines for new construction.  

New construction which is appropriately designed is encouraged by the Carson City 
historic resources commission (HRC). The historic district should be an active and vital 
part of the city. New construction should look new and reflect the technology, building 
materials and design ideas of the present era. The design of new construction needs to 
be compatible and respectful of the historic building stock that surrounds it so that visual 
conflict and confusion are avoided. There is no formula that will guarantee "good design". 
There are specific elements of building design which can be identified, and therefore, 
addressed in a review process so that consistency can be achieved.  

The following elements shall be individually assessed for their degree of appropriateness 
for each project.  

5.27.1  Scale and Massing. The overall size and height of the new building 
should be consistent with the surrounding buildings.  

The proposed buildings are smaller in size than the on-site building.  The 
subject property is a corner lot.  The property to the north of the subject 
property, adjacent to the proposed tandem garage, is a two story home.  
Property to the west, adjacent to the office/studio and kitchen, are small scale 
cottages.  Staff finds that given the position of the proposed buildings on the 
site, they will be of a scale and massing consistent with surrounding buildings. 
5.27.2  Shape. The overall shape of the building, particularly its roof type, 
height, and design emphasis (horizontal or vertical) should be consistent and 
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harmonious with others in the environs.  

Each proposed building will utilize a standing seam metal roof.  The buildings 
are fairly low profile accessory buildings, and to the extent they are visible from 
the right-of-way, have a horizontal emphasis. 
5.27.3  Setback. The front and side yard setbacks for the building should be 
approximately the same as others in the surrounding area and conform with 
CCMC Development Standards, Division 1, Land Use and Site Design. 5.27.4 
Site Elements. When at all possible avoid substantial site alteration by importing 
or exporting fill materials. Generally speaking vacant lots in the district were 
once occupied by a building. Attempt to place the new building as near as 
possible to the same grade as the original. Carefully consider the placement and 
relationship of the public sidewalk, side and front yard fences, driveway, 
gardens and accessory buildings when determining the location of the new 
building on the lot.  

The proposed plans will not involve site alterations and will not cause  any of the 
buildings to be closer to the sidewalk than currently exists, with the exception of 
a trellis proposed on an existing garage.  This trellis will not be allowed as the 
garage already encroaches into the setback and the trellis will result in a further 
encroachment.  The required front setback is 10 feet and the required side 
setback is 10 feet.  If an accessory structure is less than 400 square feet, the 
required side and rear setbacks are 5 feet.  Only the proposed kitchen building 
is less than 400 square feet.  The tandem garage will encroach into the side 
yard setback.  Neither the kitchen or the office/studio will encroach into the front 
or side yard setbacks. 
5.27.5  Materials. Exterior siding should reflect the prevailing style of the 
neighborhood. A vertical or diagonal style siding should not be used when the 
dominant style is a horizontal drop or shiplap type. The exterior siding should 
blend in, not stand out.  

The siding of the studio/office will be the most visible from off-site.  That building 
will utilize horizontal lap siding, which is consistent with siding found in the 
district. 
5.27.6  Windows and Doors. The rhythm and arrangement of the windows and 
doors should reflect the style of the building design and the predominant 
patterns found in existing buildings of the area. The ratio of the total surface 
area of openings to total wall surface area of new buildings should reflect that of 
historic buildings in the environs.  

Given the siting of the improvements on the property, the office/studio will be the 
most visible from off-site.  Staff finds that the fenestration is consistent with 
existing buildings in the area. 
5.27.7  Details and Other Elements. Trim details are often the single most 
relevant design feature which can be utilized to give harmony and compatibility 
to a new building. If existing buildings have boxed eaves, do not leave rafter tails 
exposed. If windows and doors typically have fanciful trim, incorporate trim with 
architecturally equal weight. If trim work is typically simple, do not use "ginger 
bread". Seek to design the new building so that the trim and architectural details 
complement the existing buildings in the area.  

 

The application indicates an aluminum lattice covering the patio and walk.  Staff 
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finds aluminum to be inconsistent with the materials found in the district and 
would recommend that wood materials be utilized. 
Additionally, the applicant shows lattice above the garage doors of both 
garages, and above the windows of the office / studio.  Staff finds that this detail 
is inconsistent with the district and should be eliminated. 

5.27.8  Floor Elevations. The elevation of the first floor in relation to the street and 
the finish grade of the lot can often be a critical design feature. For example, if 
surrounding buildings normally have steps leading from street level up to the 
first floor level, then the new building should have a similar entrance level.  

None of the proposed buildings will have a first floor that needs to be analyzed 
for its relation to the street. 
 

NOTE: It is suggested that each design element outlined in this document 
be individually reviewed for more specific information.  

 
 
 
 
Attachments: 
 Historic Survey Information 
 Application (HRC -18-102) 
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