
STAFF REPORT FOR THE HISTORIC RESOURCES COMMISSION MEETING OF 
JANUARY 12, 2023 
 
FILE NO:  HRC-2022-0567       AGENDA ITEM:  5.C 

 
STAFF CONTACT:  Heather Ferris, Planning Manager 
 
AGENDA TITLE: For possible action: Discussion and possible action regarding a 
request by Kingsbarn Capital & Development (“Applicant”) to demolish the existing 
buildings and construct an apartment complex on property zoned Downtown Mixed Use 
(“DT-MU”), located at 222 E. Washington Street and 201 E. William Street Assessor’s 
Parcel Numbers (“APNs”) 002-161-06 and 002-161-07.  (Heather Ferris, 
hferris@carson.org) 
 
Staff Summary:  The subject property was the location of the V&T Railroad Shop 
Complex.  The Applicant is proposing the construction of a 207-unit apartment complex, 
including a total of five buildings, each three stories in height.  The Commission will 
review the request for compliance with the guidelines for the historic district. 
 
RECOMMENDED MOTION: “I move to approve HRC-2022-0567 based on the findings 
and conditions of approval contained in the staff report, Carson City Historic District 
Guidelines and consistent with Historic Resources Commission Policies.” 
 
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 of the Community Development Department 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.  Historic Resources Commission (“HRC”) approval is based upon the project 

complying with the Carson City Historic District Guidelines and the Historic 
Resources Commission Policies.  

 
7.  Throughout construction, the applicant shall ensure that the guidelines under the 

Gnomon, Inc. July 2011 plan for archaeological monitoring and curation protocols 
are followed.  Additionally, consistent with the October 4, 2021 letter from Jason 
Spidell with Kautz Environmental Consultants, Inc., any contractor responsible 
for excavation or ground disturbing work shall be notified of the history of the site 
and trained on the main provisions in the monitoring plan, specifically for 
unanticipated discoveries. 

 
8.  Prior to commencing construction, the applicant shall provide a more detailed 

monitoring and curation plan specific to the site and shall provide for on-site 
monitoring during construction.  The plan shall be subject to review and 
administrative approval by the Chair of the HRC. 

 
LEGAL REQUIREMENTS:  CCMC 18.06.015 (Procedure for Proposed Project) 
 
MASTER PLAN DESIGNATION:  Downtown Mixed-Use   
 
ZONING:  Downtown Mixed-Use 
                               
BACKGROUND: 
 
On September 9, 2021 the HRC reviewed and approved this project subject to seven 
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conditions of approval.  The project includes the demolition of the existing retail stores 
totaling approximately 4,069 square feet on APN 002-161-07, located within the historic 
district; the demolition of the retail and office space located on APN 002-161-06, located 
outside of the historic; and the construction of a 207-unit apartment complex. 
 
Condition 7 of the HRC’s September 9, 2021 approval required the applicant to submit 
to the HRC for review and approval, an archaeological due diligence and monitoring 
and curation protocols, including a thorough review of the existing archaeological study 
and additional study by an independent consultant as needed in order to establish 
required protocols.  Subsequently, the applicant submitted a proposal for compliance 
with condition 7 of the HRC’s approval.  The HRC considered the proposed 
archaeological due diligence and monitoring and curation protocols at their October 14, 
2021 meeting and approved the proposed plan subject to the applicant providing, prior 
to commencing construction, a more detailed monitoring and curation plan specific to 
the site and providing for on-site monitoring during construction.  The plan would be 
subject to review and administrative approval by the Chair of the HRC. 
 
The applicant has not commenced construction and the HRC approval expired on 
September 9, 2022. 
 
DISCUSSION:   
 
The subject property was the site of the Virginia and Truckee Railroad roundhouse 
complex constructed by Abe Curry in 1872-73.  In the 1980 Carson City Resource 
Inventory it was described as follows: 
 
“The structure is one of the finest examples of industrial architecture within the state.  Its 
design is an expression of both aesthetics and function.  Subtle stonework reflects 
Classical and Gothic design elements that add elegance to the otherwise function-
oriented building.  The articulation and proportions of window and door openings add its 
elegance.” 
 
The facility closed in 1950 after over 80 years of operation.  It was sold in 1955 and 
used for several years as an automotive testing center until it was vacated in the 1970s.  
The buildings were demolished in 1991. 
 
As a result of a lot line deletion recorded in 1990, the parcel is currently the site of a 
strip of retail stores fronting E. William Street, constructed in the late 1950s. 
 
The applicant proposes the development of an apartment complex on two adjacent 
parcels, APNs 002-161-07 and 002-161-06.  APN 002-161-07 is located within the 
Historic District; however, APN 002-161-06 is not.  The proposed development includes 
the following: 

• Demolition of the existing retail stores totaling approximately 4,069 square feet 
on APN 002-161-07; and demolition of the retail and office space located on APN 
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002-161-06. 

• Construction of a 207-unit apartment complex including the following: 
o 5 buildings, each 3 stories in height 
o 253 parking spaces 
o A clubhouse; fitness center; swimming pool; outdoor seating areas; 

barbeque’ s; fire pits; and walking paths.  
 
For the purposes of the Commission’s action, the discussion below is limited to the 
portion of the project (APN 002-161-07) located within the Historic District.  Staff finds 
that with the incorporation of conditions of approval, the applicant’s proposal can be 
found to 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 existing 4,069 square foot retail building 
located along E William Street.  
 
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.  
 
According to the 2011 Historic Resources Inventory the V&T Railroad Shop Complex 
was demolished in 1991 and the remaining “modern construction” retail building is not 
considered a contributing building.  Therefore, staff believes the Commission can find 
that the cultural resource associated with this site was demolished in 1991 and the 
existing building does not meet the national register significance criteria and approve of 
the demolition of the existing retail building. 
 
New Construction 
 
The applicant is proposing to construct a new 207-unit apartment complex which 
includes 5 buildings, 3 stories each.  The site will also include 253 parking spaces, a 
clubhouse, fitness center, and other amenities.  The overall height of the buildings will 
vary between 35 feet and 38.5 feet in height consistent with the height requirements 
outlined in Division 6 (Downtown Mixed-Use District) Development Standards. 
 
Section 5.27 of the Development Standards provides the guidelines for new 
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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 subject parcels are adjacent to E William Street on the north, N Plaza 
Street on the west, E Washington Street to the south, and N Stewart Street to 
the east.  Existing buildings in the area range in height from single story to 3 or 
more stories in height.  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 
harmonious with others in the environs.  
 
The site is removed from the core of the Historic District, therefore, there is a 
variety of building types and heights in this area.  The apartment buildings are a 
more modern design with flat roofs and parapet walls.  Because the site is 
surrounded by streets, the buildings will be visible from the rights-of-way and 
will have both horizontal and vertical 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. 
  
The site is removed from the core of the Historic District but once was the 
location of the V&T Railroad shop complex.  Existing buildings in the area 
consist of a variety of building types and heights.  The proposed buildings are 
more modern in design with flat roofs and parapet walls.  Staff finds that given 
the mix of building types in the area, the proposed buildings, including the 
setbacks, will be in keeping with others in the area.  Moreover, the project will 
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conform to applicable sections of Division 1 of the Development Standards as 
well as Division 6- Downtown Mixed-Use District development standards. 
 
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 site is removed from the core of the Historic District.  Based on information 
in the historic surveys, the V&T Railroad shop complex was located on this site 
and was constructed in a u-shape towards the perimeter of the parcel.  The 
proposed apartment complex will generally be located on the out portions of the 
site.  Landscaping will surround the buildings with the parking located at the 
interior of the site. 
 
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 site is removed from the core of the Historic District; therefore, existing 
buildings in the area consist of a variety of building types and building materials.  
The proposed buildings are more modern in appearance with a flat roof and 
parapet walls.  Exterior siding is proposed to be stucco with accents of brick 
veneer. 
 
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. 
  
The site is removed from the core of the Historic District; therefore, existing 
buildings in the area consist of a variety of building types with a variety of 
arrangements of windows and doors.  There are two historic buildings in the 
area located to the west and southwest of the project site— the Carson City 
Civic Auditorium (now the Children’s Museum) and the V & T Railroad Depot 
(now the Masonic Temple).  The rear of these two historic buildings face the 
project site along N Plaza Street and both have minimal windows.  The 
proposed buildings will face the streets with multiple windows for each unit to 
allow light into the building.  
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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 
"gingerbread". Seek to design the new building so that the trim and architectural 
details complement the existing buildings in the area.  
 
The site is removed from the core of the Historic District and therefore, existing 
buildings in the area consist of a variety of building types.  The proposed 
buildings will be of stucco siding with brick veneer.  Additionally, the applicant is 
proposing to incorporate painted metal railings, gates and vinyl sliding window 
with a bronze finish. 
 
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. 
  
The site is removed from the core of the Historic District; therefore, existing 
buildings in the area consist of a variety of building types.  Most surrounding 
buildings access their first-floor level at street level.  The proposed buildings will 
be accessed from street level. 
 

Attachments:  
 Application (HRC -2022-0567) 
 Historic Survey Information 



FILE # 
APPLICANT  PHONE #

MAILING ADDRESS, CITY, STATE, ZIP

EMAIL ADDRESS

PROPERTY OWNER  PHONE #

MAILING ADDRESS, CITY, STATE, ZIP

EMAIL ADDRESS

APPLICANT’S AGENT  PHONE #

MAILING ADDRESS, CITY, STATE, ZIP

EMAIL ADDRESS

Carson City Planning Division
108 E. Proctor Street
Carson City, NV  89701
Phone: (775) 887-2180
Email:  planning@carson.org

HISTORIC RESOURCES COMMISSION 
(CCMC 18.06)

SUBMITTAL PACKET: – Email completed packet to 
planning@carson.org or submit 1 Unbound Original and an 
electronic copy including:

Signed Application Form 
Site Plan
Building Elevations
Spec Sheet(s) on Proposed Building Material(s)

Submittal Deadline: Historic Resources Commission application 
submittal schedule.

Note: Submittals must be of sufficient clarify and detail for all 
departments to adequately review the request. Additional 
information may be required.

Project’s Assessor Parcel Number(s): Street Address

Describe in detail the work to be performed requiring Historic Resources Commission review and approval.  If necessary, attach additional sheets.

_______________________________________________________________________________________________________________________________

_______________________________________________________________________________________________________________________________

_______________________________________________________________________________________________________________________________

_______________________________________________________________________________________________________________________________

_______________________________________________________________________________________________________________________________

_______________________________________________________________________________________________________________________________

_______________________________________________________________________________________________________________________________

_______________________________________________________________________________________________________________________________

_______________________________________________________________________________________________________________________________

Will the project involve demolition or relocation of any structure within or into the Historic District?         Yes        No        If Yes, please describe:

_______________________________________________________________________________________________________________________________

_______________________________________________________________________________________________________________________________

_______________________________________________________________________________________________________________________________

_______________________________________________________________________________________________________________________________

_______________________________________________________________________________________________________________________________

_____________________________________________ _____________________________________________
Owner’s Signature Applicant’s/Agent’s Signature

_____________________________________________ _____________________________________________
Owner’s Printed Name Applicant’s/Agent’s Printed Name
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PROJECT DESCRIPTION:
3-STORY, PRIVATELY FUNDED MARKET-RATE APARTMENTS (R-2 
OCCUPANCY) WITH ATTACHED GARAGES (U OCCUPANCY), TYPE VA 
CONSTRUCTION WITH NFPA 13R AND 13 SPRINKLER SYSTEMS. THE MIXED 
OCCUPANCY SHALL BE SEPARATED (CBC SECTION 508.4).

SITE AREA: 4.98    AC APN
UNITS: 207     DU 002-161-06
DENSITY: 41.56  DU/AC 002-161-07

PARKING REQUIRED: PARKING PROVIDED:
STUDIO    7 X  1.00 =     7 GARAGE 109
1 BR 121 X  1.00 = 121 OPEN STALLS 144
2 BR   79 X  1.25 =   99 FINAL TOTAL PROV'D.    253 ST
GUEST 207 X 0.125 =  26
TOTAL REQ'D.             253 ST 

        BLDG FOOTPRINT  89,391 SF (40%)

        LANDSCAPE  23,866 SF (12%)

        HARDSCAPE 104,006 SF (48%)

        SITE AREA: 217,263 SF (100%)

        CLUB/ FITNESS/ YOGA   5,600 SF
        LEASING  2,750 SF

        250 SF PUBLIC MINI-PARK

NOTES:
1. STANDARD PARKING SIZE 9'X18'-6";  COMPACT PARKING SIZE 8'X16'-0"
2. STANDARD GARAGE SIZE 10'X20'
4. 25 AND 26 FEET AISLES
5. NO WELDING, FLAMMABLE FINISH PAINTING/DRIPPING, OR HANDLING OF

FLAMMABLE MATERIALS WILL TAKE PLACE ON PROPERTY.
6. NO HAZARDOUS MATERIALS TO BE USED IN PROCESS.
7. PROJECT SIGNAGE ON BUILDING FACADE T.B.D.
8. NO LARGE STORAGE FACILITIES ARE LOCATED ON SITE.
9. COMMUNITY AMENITIES INCLUDE OUTDOOR HISTORICAL ARCH FEATURE
     AND 250 SF OF PUBLIC OPEN SPACE PER DT-MU E.2.b.1.b and E.2.b.1.d.
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R3  LEVEL
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MATERIAL LEGEND
1. Stucco 20/30 finish
2. Thin Brick Veneer
3. Exterior trim
4. Metal wall cap, painted
5. Framed canopy w/ smooth stucco finish
6. Metal canopy with stay cable brackets
7. Metal railing, painted
8. Metal gate, painted
9. Metal door, Bronze finish
10. Aluminum storefront sys. w/ clear glass, Bronze finish
11. Vinyl slider windows over fixed, Bronze color w/ clear glass

           11a Vinyl fixed window
           11b Vinyl slider window

12. Metal panel garage door
13. Exterior wall light fixture
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A3.1

SOUTH ELEVATION
2

GENERAL NOTES
REFER TO SHEETS A2.10 - A2.13 FOR ENLARGED ELEVATIONS
WITH MATERIALS KEYNOTED

Date
Job No.

2021.08.23
2021-125

ROUNDHOUSE APARTMENTS
CARSON CITY, NEVADA

KINGSBARN 
1645  Village Center Circle, Suite 200,  Las Vegas,  NV 89134

CAPITAL & DEVELOPMENT

1/8"=1'-0"
24'0 8'4' 16'

EAST ELEVATION

1 1 52

31 113

44

41 45

1

CONCEPTUAL BUILDING ELEVATIONS

1

2

6 77

7

8

8

911 11

1110

1013 2 2

1

6

1

11a 11b

BUILDING E

BUILDING E



R1  LEVEL

R2  LEVEL

R3  LEVEL

RF.  LEVEL

10
'-1

"
10

'-1
"

34
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"
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R1  LEVEL

R2  LEVEL

R3  LEVEL

RF.  LEVEL

10
'-1

"
10

'-1
"

35
'-0

"

10
'-6

"

MATERIAL LEGEND
1. Stucco 20/30 finish
2. Thin Brick Veneer
3. Exterior trim
4. Metal wall cap, painted
5. Framed canopy w/ smooth stucco finish
6. Metal canopy with stay cable brackets
7. Metal railing, painted
8. Metal gate, painted
9. Metal door, Bronze finish
10. Aluminum storefront sys. w/ clear glass, Bronze finish
11. Vinyl slider windows over fixed, Bronze color w/ clear glass

           11a Vinyl fixed window
           11b Vinyl slider window

12. Metal panel garage door
13. Exterior wall light fixture
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A3.2
Date
Job No.

2021.08.23
2021-125

ROUNDHOUSE APARTMENTS
CARSON CITY, NEVADA

KINGSBARN 
1645  Village Center Circle, Suite 200,  Las Vegas,  NV 89134

CAPITAL & DEVELOPMENT

WEST ELEVATION

NORTH ELEVATION

1/8"=1'-0"
24'0 8'4' 16'

CONCEPTUAL BUILDING ELEVATIONS

4

3

1 1 412 1311 119

1 12 1111 11 44 1 777

7

139

3

4

7 1 12 11b

BUILDING E

BUILDING E



SCUPPER

TOP OF
PARAPET

5'-
1"

10
'-6

"
10

'-1
"

10
'-1

" VINYL WINDOWS

1ST FLOOR

DWELLING

DWELLING

ROOF

3RD FLOOR

2ND FLOOR

PAINTED STEEL RAILING

DWELLING

SOLID WALL RAIL

3" PAINTED METAL WALL CAP

PATIO

BALCONY

BALCONY 4" x 6" DIMENSIONAL
TRIM

RECESSED WALL

CANOPY

RAILING DETAIL

3

THICKENED WALL AND
RECESSED WINDOW DETAIL

TOP OF
PARAPET

5'-
6"

10
'-1

"
10

'-1
"

10
'-1

"

ALUMINUM STOREFRONT -
MULTI PANED WINDOW

1ST FLOOR

DWELLING

LOBBY
GROUND FLOOR

ROOF

3RD FLOOR

2ND FLOOR

STEEL CANOPY WITH 'STAY' CABLE
BRACKETS

3" PAINTED METAL WALL CAP

1

RECESSED
WINDOW DETAIL AB

2

RECESSED
WINDOW DETAIL

3

RECESSED
WINDOW DETAIL

WALL SECTION A   AT LOBBY
SCALE: 1/8" = 1'-0"

0' 8' 16'

A3.3
Date
Job No.

2021.08.23
2021-125

ROUNDHOUSE APARTMENTS
CARSON CITY, NEVADA

KINGSBARN 
1645  Village Center Circle, Suite 200,  Las Vegas,  NV 89134

CAPITAL & DEVELOPMENT

WALL SECTION B  AT BALCONY
SCALE: 1/8" = 1'-0"

0' 8' 16'

32'

32'

SOUTH ELEVATION
SCALE: 1/16" = 1'-0"

0' 16' 32' 64' DETAIL 3
SCALE: 1.5" = 1'- 0"

0' 1' 2'6"

DETAIL 1
SCALE: 1.5" = 1'- 0"

0' 1' 2'6"

DETAIL 2
SCALE: 1.5" = 1'- 0"

0' 1' 2'6"

LOBBY

BALCONY

RAILING DETAIL
SCALE: 1/2" = 1'- 0"

0' 2' 4'1'

GARAGE DOORS
PANEL TYPE
PAINTED STEEL
MANU: AMAR LINCOLN 2000 (OR EQUAL)

APARTMENT WINDOWS
SLIDER OVER FIXED W/ ADDED MULLION
    (various configurations noted on elevations are similar)
BRONZE EXTERIOR COLOR
MANU: AVI (OR EQUAL)

PAINTED STEEL
BRONZE COLOR

LOBBY WINDOWS & DOORS
ALUMINUM MULLIONS
      W/ CLEAR GLASS
MEDIUM STYLE DOORS
BRONZE COLOR
MANU: KAWNEER (OR EQUAL)

PROJECT DETAILS

DETAIL 3

DETAIL 1

DETAIL 2

BRICK
VENEER

WALL
SCONES

WALL SCONCEPENDANT TYPE / LED OUTDOOR
BRONZE EXTERIOR COLOR
MANU: WESTINGHOUSE
            'BARKLEY' (OR EQUAL)
            12" TALL, 6" WIDE
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