
STAFF REPORT FOR THE HISTORIC RESOURCES COMMISSION MEETING OF  
JULY 11, 2019 

 
FILE NO:  HRC-19-109       AGENDA ITEM:  E-3  

 
STAFF CONTACT:  Hope Sullivan, AICP, Planning Manager 
 
AGENDA TITLE: For Possible Action: Discussion and possible action regarding an 
addition to the rear of an existing home, rebuild a balcony, build a new balcony, and 
modifying a garage on property zoned Single Family 6000 and located at 500 Mountain 
Street, APN 003-241-04. (Hope Sullivan, hsullivan@carson.org) 
 
STAFF SUMMARY: The applicant is seeking to install a rear addition onto an existing 
home, rebuild a balcony, build a new balcony at the rear of the guest home, and modify 
the garage.  The Commission 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-19-109 as presented based on 
compliance with the design guidelines for the historic district and subject to the conditions 
of approval.”   
 
VICINITY MAP 
 

 

mailto:hsullivan@carson.org
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RECOMMENDED CONDITIONS OF APPROVAL 

 
1. All development shall be substantially in accordance with the attached 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. 

 
5. 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 Interiors Standards. 

 
LEGAL REQUIREMENTS:  CCMC 18.06.015 (Procedure for Proposed Project) 
 
MASTER PLAN DESIGNATION:  Medium Density Residential (MDR) 
 
ZONING:  Single Family 6000 (SF6)  
 
PREVIOUS REVIEWS: 
 
• HRC-17-008 – Swimming pond with associated flatwork 
• HRC-16-140 – Reroof 
• HRC-12-106 -  Reroof 
• HRC-06-092 – Add a kitchen nook 
 
DISCUSSION:   
 
The subject property is improved with a single family home and outbuildings.  The one 
and two story structure is a unique vernacular design combining elements from Colonial 
Revival and Second Empire styles.  The structure’s unique design, careful composition, 
and fine detailing make it an outstanding representative of its period. 
 
The applicant is seeking to: 

• Build an addition at the rear of the main house 
• Re-build the balcony connecting the guest house and front house. 
• Modify the garage. 
• Build a balcony at the rear of the guest house. 
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All improvements are in the rear.  Although given the width of the lot there may be some 
visibility to the improvements from the right-of-way, these improvements will not occur on 
the primary façade. 
 
Section 5.26 of the guidelines for the historic district advises on how to address additions 
to historic buildings, as follows. 
 

5.26 - Guidelines for additions to historic buildings.  

The primary objective of the Carson City historic resources commission (HRC) is to 
protect and maintain the integrity of the historic resources in the historic district. However, 
the commission is committed to provide for the development of these resources in such a 
manner that does not impair their utility. It is recognized that additions are often 
necessary for a historic building to become functional in a modern context. It is also 
recognized that additions must be designed to be compatible and not detract from the 
building, its immediate surrounding or the district as a whole.  

5.26.1  Guidelines for Additions to Historic Buildings. Additions to historic buildings 
need to be compatible in their configuration, design, style, scale, materials and 
architectural details with the distinctive character defining elements of the 
building. Additions shall be done in such a manner that they do not destroy 
significant original historical or architectural material, and if removed in the 
future, will not impair the essential form and integrity of the building nor damage 
historic fabric. Additions which seek to create an earlier appearance shall not be 
approved. Additions which are obviously incongruous to the building, or 
buildings in the immediate vicinity, or the district shall not be approved. 
(Standard Number: 9, 10)  

 
Staff finds the proposal to be consistent with the guidelines.  The additions will be of 
similar massing and style to the existing building, but will not be misleading.  The 
additions are positioned so that they will not detract for the existing building, or the 
character defining features of the building.  The roof shape roofing material, siding of the 
addition to the house will match the existing. 
 
Secretary of the Interior Standards 
The Secretary of the Interior’s Standards #9 states that “New additions, exterior 
alterations, or related new construction will not destroy historic materials, features and 
spatial relationships that characterize the property.  The new work will be differentiated 
from the old and will be compatible with the historic materials, features, size, scale, 
proportion and massing to protect the integrity of the property and its environment.” 
 
The Secretary of the Interior’s Standards #10 states that “New additions and adjacent or 
related new construction will be undertaken in such a manner that, if removed in the 
future, the essential form and integrity of the historic property and its environment would 
be unimpaired.” 
 
Staff finds the proposed addition is consistent with the Secretary of the Interior 
Standards.  The addition is compatible with the historic materials, features, size, scale, 
proportion, and massing of the existing building.  Furthermore the most defining features 
of the existing home will not be compromised by the addition.  So, if the addition were 
removed, those character defining features would still be intact. 
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Existing Home Photos:



Existing Home Photos:

Balcony between house & garage



Existing Garage Photos:

Two single doors (middle) to be replaced by one double 
door

New door and stairs 
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Windows 

EXISTING PROPOSED

Stained glass -
(Stainedglasswindows.com)

Stained glass -
Andersen Windows 

First Level Second Level 
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