
STAFF REPORT FOR THE HISTORIC RESOURCES COMMISSION MEETING OF  
SEPTEMBER 12, 2019 

 
FILE NO:  HRC-19-092        AGENDA ITEM:  E-1 

 
STAFF CONTACT:  Hope Sullivan, AICP, Planning Manager 
 
AGENDA TITLE: For Possible Action: Discussion and possible action regarding a 
request for replacement of windows, repair and resurfacing of entries, repair and 
replacement of fencing, replacement of garage doors, and installation of pavers between 
the building and the sidewalk on property zoned Residential Office located at 507 North 
Division Street, APN 003-221-01. (Hope Sullivan, hsullivan@carson.org) 
 
STAFF SUMMARY: The applicant is seeking to make the above-described 
improvements at the subject property.  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-19-092, limiting the approval to 
repair of the fence as requested and placing pavers on the front landscaped areas based 
on finding the request to be consistent with the Standards and Guidelines for 
Rehabilitation and the Carson City Historic District Guidelines, and subject to the 
conditions of approval included in the staff report.” 

 
VICINITY MAP 
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RECOMMENDED CONDITIONS OF APPROVAL: 
 
1. This approval is limited to repairing the fence, and placing pavers in the 

landscaped areas.   
 
2. All development shall be substantially in accordance with the attached site 

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

requirements. 
 
4. 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. 

 
5. 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:  None 

 
DISCUSSION:   
The subject property is comprised of three buildings: a duplex, a triplex, and a multi-car 
garage.  These buildings were constructed in 1941.  The duplex fronts on Robinson and 
the triplex fronts on North Division.  In 1885, per the Sanborn maps, the site contained 
two single family homes.   
 
Each entry has a roof structure above it, and a concrete stoop.  The triplex has a stucco 
finish, and the duplex has aluminum siding.  Both buildings have wooden windows, with 
aluminum storm windows.  Per the 2007 Mid-Century Survey, both buildings should be 
considered contributors to the local historic district. 
 
The applicant has the property in escrow, and is conducting due diligence.  Prior to 
closing on the property, the applicant is seeking to determine if he will obtain permission 
to pursue the following improvements: 
 

• Replace windows in the triplex and basement windows with wooden 
double or triple pane windows with tempered glass, and remove aluminum 



Staff Report 
HRC-19-092: 507 N Division St 

September 12, 2019 
Page 3 

storm windows. 
• Repair or replace cement entries utilizing brick or stone. 
• Repair or replace existing wooden fence with a similar wooden fence 

without paint, or painted white. 
• Replace garage doors. 
• Remove landscaping between the building and the sidewalk and replace 

with pavers. 
 
Below, staff reviews each request for consistency with the Carson City Development 
Standards, Division 5 (Historic District): 
 
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) 

 
Staff believes the wood windows to be original.  Therefore, consistent with the guidelines, 
staff recommends that the windows be retained and repaired, as opposed to a complete 
replacement.  Of note, staff viewed the windows from the exterior through the storm 
windows.   
 
Staff is not certain that the aluminum storm windows are original, and would be open to 
replacement of the storm windows with a wooden storm window. 
 
The applicant is not seeking to remove the existing wood windows that front on Robinson 
Street and that have a decorative muntin design detail.  This decorative detail is part of 
the defining feature of the site.   
 
5.19 Guidelines for Porches 
 
Porches constitute a significant architectural feature of any building; they are a character 
defining design feature.  The placement, style, scale, massing and trim detail of porches 
in Carson City reflect a wide range of architectural styles.  Because of their architectural 
impact porches are of particular concern in the Historic District.  A porch of inappropriate 
scale, placement and/or design, added to a historic building which did not have a porch 
originally, can be particularly detrimental to the historic integrity of the building and the 
character of the district as a whole.  Conversely porches can be effectively utilized as a 
building feature in new construction to create a contemporary architectural design 
compatible with the Historic District’s character. 
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5.19.1 Guidelines for Historic Buildings 
 

A porch that is part of the original design of a historic building shall be maintained 
in its original configuration, design, style and detailing if at all possible.  If suitable 
documentary evidence can be presented which demonstrates the original 
existence of a porch which no longer exists, the porch may be reconstructed to 
match the original as best as possible.  If a porch cannot be demonstrated to 
have originally existed on the building, a porch may be added with the condition 
that the configuration, design, style and detailing are suitable and compatible with 
the architectural style of the building and does not adversely impact the historic 
integrity of the building.  Any new additions to the building shall be performed in 
such a manner that if removed in the future the original building will not be 
adversely affected.  (Standard Number: 2, 3, 4, 5, 6, 9, 10) 

 
Staff believes that the stoops on both the duplex and the triplex to be original.  Consistent 
with the guidelines, the stoops should be maintained in the original configuration, design, 
style and detailing.  As the stoops are part of the character defining fabric of these 
buildings, staff finds that to be consistent with the guidelines, the stoops should be 
repaired utilizing concrete, and a different masonry element should not be introduced. 

5.24 - Guidelines for fences.  

Fences serve a variety of purposes for a property owner. They can define property 
lines, provide security and protection from trespass, furnish safety for children and pets, 
provide visual screens for privacy and serve as protection from the elements. The design 
of a fence is a critical element in the overall visual quality of a property and how it relates 
to its neighbors. It can also be important from a public safety standpoint, particularly on 
corner lots. Typically front yards in the district were delineated by low profile, wood picket 
style fences. A few metal and masonry fences can be found as well.  

A fence design must be considered in context. Scale, rhythm, material and style are 
the critical design elements of a fence. The fence design must be compatible with the 
building as well as with the surrounding property. A fence can provide a delicate design 
element which will greatly enhance a property.  

 
The applicant is proposing to repair the existing fence utilizing the same style and wood 
materials.  Staff finds that the proposed maintenance will not change the fence as a 
design element, therefore is consistent with the guidelines. 

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 
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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 molding should be retained intact and/or duplicated when a door is 
replaced. (Standard Number 2, 3, 5, 6)  

 
The applicant is seeking to replace the garage doors.  Staff believes these doors are 
original.  Although the garages are in the rear, the garage doors are visible from Division 
Street.  To be consistent with the guidelines, an effort should be made to repair the doors 
before considering replacements. 

5.25 - Guidelines for landscape elements.  

The Carson City Historic District is characterized by a typical rectangular grid street 
system without alleys. The streets vary in width, but all are characterized by "L" shaped 
concrete curbs and gutters, a sidewalk and planting strip between the street and 
sidewalk. Generally this planting strip contains a row of deciduous trees and lawn. 
Individual lots are usually rectangular in shape with the main building centered on the 
parcel and a front setback which allows for a modestly sized front yard. Front yards are 
typically delineated by a low profile fence, with a gate and walkway leading to the front 
entry. Accessory buildings are often found in rear yards. These basic elements create a 
strong visual quality to the district which is consistent and should be encouraged. 2 
unique landscape elements in the district are hitching posts (generally of cast iron) and 
carriage steps (generally of cut stone). These are most likely to be found in the planting 
strip between the Street and the sidewalk. These should be retained.  

5.25.1  Guidelines for Historic Properties.  
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. (Standards Number: 2, 3, 4, 
5, 9)  

 
The subject property does not include the landscape elements that define the district, 
specifically modestly sized front yards.  Instead, the buildings are close to the sidewalk, 
with the front stoop connecting to the sidewalk.  In between stoops are small planting 
areas.  The applicant proposes to modify these areas by installing pavers.  The site does 
not include any of the historic landscape features identified in Section 5.25.1 of the 
Guidelines.  Given that these landscape areas are not consistent with the defining 
landscape areas of the district, staff finds that improving them with pavers will be 
consistent with the guidelines. 
 
Attachment 
Survey Information 
Application HRC-19-092 
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