
STAFF REPORT FOR THE HISTORIC RESOURCES COMMISSION MEETING OF 
MAY 14, 2020 

FILE NO:  HRC-2020-0009 AGENDA ITEM:  E-3 

STAFF CONTACT:  Hope Sullivan, AICP, Planning Manager 

AGENDA TITLE: For Possible Action: Discussion and possible action regarding a 
request to remove an outbuilding, modify a front porch, replace fencings at property 
zoned Residential Office (RO), located at 512 North Nevada Street, APN 003-221-02. 
(Hope Sullivan, hsullivan@carson.org) 

STAFF SUMMARY: This project involves removing an outbuilding, modifying a front 
porch, and replacing fencing.  The property owner has already removed the outbuilding 
and started work on the porch and fencing without permission from the Commission.  The 
Commission will review the request for compliance with the guidelines for the historic 
district. 

RECOMMENDED MOTION: “I move to approve HRC-2020-0009 for removal of the 
outbuilding, replacement of the fencing, and modification to the porch 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 fence along the northern property line is required to be set back five feet from 

the property line and back of sidewalk. 
 
LEGAL REQUIREMENTS:  CCMC 18.06.015 (Procedure for Proposed Project) 
 
MASTER PLAN DESIGNATION:  Mixed Use Residential (MUR)  
 
ZONING:  Residential Office (RO) 
 
PREVIOUS REVIEWS: 

• HRC-17-002 – Re-roof 
 

DISCUSSION:   
The subject property is known as the Childs House.  Per the State Historic Preservation 
Office, the home was constructed in 1864. 
 
On April 11, 2020, the property owner demolished an outbuilding on the property, and 
over the next few days removed fencing and began work on the porch.  The City stopped 
work and required that the property owner apply to the Historic Resource Commission for 
all exterior work.  
 
The applicant proposes the following: 

• Demolition of an outbuilding located at the northwest corner of the property due to 
deterioration; 

• Replacement of a fence on the northwest side of the property. 
• Request to install a three foot tall fence on the south side of the home. 
• Request to return the front porch to an open area by removing two vertical frames 

and doorway frames.   
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Staff finds that with the incorporation of conditions of approval, the applicant’s proposal to 
remove the outbuilding and for fencing 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 because “it has deteriorated 
beyond a safe level to attempt repair or use.”  The applicant has provided photographs of 
the building to demonstrate the condition of the building. 
 
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.  

 
As noted, the applicant has advised that the building was a safety hazard, and repairs 
were not feasible.  The applicant has provided photographs to show the condition of the 
building before the demolition.  Based on the photographs, the staff agrees with the 
applicant regarding the condition of the building. 
 
It is unknown when the outbuilding was constructed.  There is no evidence of building 
permits for the building.  Based on a photograph of the exterior of the building, it does not 
appear to have been built when the house was built.  The National Register Nomination 
for for the West Side Historic District identifies the early 20th century garage as a 
contributing building.  That nomination was prepared in 2011.   
 
Provided the Commission agrees with the applicant regarding the condition of the 
building, the Commission may approve of the demolition. 
 
Fencing 
 
Section 5.24 of the Development Standards addresses fences, stating the following. 
 
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 
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building as well as with the surrounding property.  A fence can provide a delicate design 
element which will greatly enhance a property. 
 
5.24.1 Guidelines for Historic Fences 
 
Original fences must be retained and repaired whenever possible.  When reconstruction 
is necessary the original fence must be matched in color, material, size, scale, texture 
and composition.  New fences should emulate historic styles and designs found in the 
district.  (Standard Number: 2, 4, 5, 6). In accordance with this requirement, and unless 
an exemption is granted under circumstances deemed appropriate at the discretion of the 
historic resources commission, when reconstruction of a fence occurs:  
 
a. The historic characteristics of the property must be preserved, including, without 

limitation, any distinctive feature, finish, construction technique or craftsmanship 
and any individual feature not originally part of the property but which, over time, 
has acquired historic significance. 

 
b. The removal of any historic feature or finish, or the modification or alteration of 

any such material, feature or finish that contributes to the historic character of the 
property, is prohibited. 

 
c. A deteriorated feature or finish must, whenever possible, be repaired in lieu of 

replacement. 
 
d. A historic feature or finish that has severely deteriorated or is otherwise in a state 

of disrepair such that replacement in lieu of repair is necessary, the replacement 
feature or finish must, to the greatest extent possible, match the original feature or 
finish in material, design, color, texture and all other visual aesthetics. 

 
5.24.2 Guidelines for New Fences 
 
The appropriate design for a new fence must be determined by its intended function and 
its location.  A new fence must not be constructed in any manner which adversely affects 
the primary views of any building.  A fence should consist of a design that will enhance 
the overall visual presentation of a building and be made from material which is 
traditionally associated with fences located within the historic district, including wood, 
wrought iron, decorative woven wire and, in limited circumstances, masonry.  A fence 
should also contribute to the character and defining features of any building in a positive 
manner.  (Standard Number: 9). Unless an exemption is granted under circumstances 
deemed appropriate at the discretion of the historic resources commission, the use of 
vinyl for the construction of a new fence is prohibited. If material other than material 
which is traditionally associated with fences located within the historic district is proposed 
to be used for the construction of a new fence, the person proposing the use of such 
material must include in his or her application to the historic resources commission an 
explanation describing how the material to be used is: 
 
a. Compatible with the massing, size, scale and existing architectural and 

construction materials of the property and the property site. 
 
b. More compatible with the property and the property site than if material which is 

traditionally associated with fences located within the historic district is used. 
 
c. Consistent with the historical features of the property and the property site. 
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d. Consistent with the massing, size, scale and existing architectural and 

construction materials used within the historic district.  

 
 
The applicant is proposing a three foot tall wooden fence on the southside of the house 
from the house to the southern property line, and a six foot tall solid wooden fence along 
the northern property line from the house to the western property line.   
 
Neither fence will compromise to primary view of the building, and both fences will utilize 
wood, which is an acceptable material in the district. 
 
Per Development Standards 1.12.5.a, the six foot fence along the northern property line 
must be set back five feet from the property line, which is the back of sidewalk. 
 
 
Porches 
 
Section 5.19 of the Development Standards provides the guidelines for porches as 
follows. 
 
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.  
 
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 
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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)  
 
5.19.2  Guidelines for New Construction. New construction in the district shall be 
encouraged to utilize porches as suitable character defining architectural elements. The 
configuration, design, style and detailing of the porch needs to be suitable and 
compatible with the architectural style of the building and the buildings in the immediate 
vicinity. Porches shall not be approved when their design would adversely affect other 
buildings in the immediate vicinity or the district as a whole, or where the design is 
obviously incongruous with the building.  
 
NOTE: The roof style and slope are critical design elements of a porch. Careful attention 
to these elements is necessary in both historic and new buildings with porches.  
 
The applicant is seeking to “return the front porch to an open area by removing two 
vertical frames and doorway frames.  The applicant has submitted marked up 
photographs of his proposal.   
 
Essentially, the horizontal piece of wood on top of the stucco will remain, and the vertical 
pieces of wood above the horizontal piece will be removed.   
 
Staff believes that the modification will cause the porch to function more like a porch.  It is 
not known what the original porch looked like.  However, the proposed modification will 
significantly retain the historic character of the building, and not substantially change the 
appearance of the building consistent with the guidelines. 
 
 
 
Attachments: 
Photograph of the demolished outbuilding from Google 
Survey 
Application 
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