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EXECUTIVE SUMMARY 

 

Kit Carson, born Christopher Houston Carson in Kentucky in 1809, lived to become an icon of the 
American West.  He was drawn to the west as a teenager, lured by tales of the American frontier told by 
his brothers and others.  He worked at a variety of positions and traveled from northern Mexico to the 
Pacific Northwest.  He lived as a fur trapper, later as a guide, an Indian agent, and an officer in the U.S. 
Army, among numerous other roles and occupations.   

He married three times.  It was his third marriage to a young woman from a prominent Taos family that 
led him to purchase the circa 1825 21-viga house on Taos Canyon Road less than a block east of the Plaza.  
Josefa Jaramillo was a young teen when they married in 1843, but would remain with him for the next 25 
years, for the rest of both their lives.  They had 8 children, and lived for most of those years in the same 
house.  They died,  a month apart, in 1868, while living briefly in Colorado, she of complications related to 
the birth of their eighth child, and he soon after, as a result of an aneurysm. 

Carson became unusually well-known during his lifetime.  Even before his death, he became a symbol of 
the American frontier and its lore, though this notoriety was not of interest to him.  He was engaged by 
his evolving career and by his family.  He was also a Freemason, ultimately participating in the original 
charter of the Taos lodge, known at the time in 1860 as Bent Lodge 204.  Though the Lodge closed with 
the Civil War, it was reinstated in the early 1900’s.  During this period, the Lodge chose to purchase the 
former Carson home, to preserve it, and to honor Carson, ultimately intending to create a museum in his 
memory.  It is owned today by the same Bent Lodge (now #42). 

The formation of a new Board of Directors has sparked a broad initiative for the Kit Carson House.  The 
nearly 200-year-old house has endured through recent years of deferred care and reduced numbers of 
visitors thanks to the pandemic.  But a partial wall collapse several years ago, increasing exposure to 
moisture at numerous locations, side effects of interim repairs made through the years, and other effects of 
aging now show this National Historic Landmark to be in precarious condition.   

A new 501 (c)3 non-profit organization named Kit Carson House and the Board are moving forward in 
several directions to protect the House.  These activities include a project to fully assess the current 
condition and develop a plan to stabilize and restore the buildings, the initiation of a capital campaign, 
and ultimately the rehabilitation of the complex to create a facility that can tell the story of Kit Carson, 
the man behind the iconic western history, along with that of Josefa Jaramillo, whose adult life was spent 
mostly in this house.  Theirs are the true stories of old New Mexico and the West. 

In 2021, Kit Carson House worked with the Town of Taos to secure a grant from the State of New Mexico 
Historic Preservation Department.  The grant was under a Certified Local  Government (CLG) program 
and was to fund a Condition Assessment and Preservation Plan for the two historic structures in the Kit 
Carson complex.  The project was awarded in early 2022 and Conron & Woods Architects, based in 
Santa Fe, was contracted to document the current conditions, develop an assessment, and create a 
preservation plan for the complex.  A separate project or projects will execute the plan.   

This document describes the existing buildings as they are today, sets priorities for their preservation, and 
lays out the tasks involved. 

                     Above, Kit Carson and Josefa Jaramillo. 

Below, Kit Carson House circa 1928 
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A.  INTRODUCTION 

 

The compound that incorporates the Kit Carson House is actually comprised of several structures, 
constructed at different times.  The home originally purchased by Kit Carson is referred to here as the 
Carson House.  It is believed that the main Carson House was built around 1825, though little else is 
known about its original owner or construction.   

The adjacent Romero House, another building within the compound, was also likely constructed in the 
first half of the 19th Century.  Some timbers in the structure have been dated  to 1808 and even the late 
1700’s.  We know it was also amended during the mid-1800’s, and it is considered to be a valuable and 
historic portion of the Carson complex.  The Romero House is also documented and assessed here. 

A third structure is the current Museum shop building, which dates from the mid-20th century, completes 
the enclosure of the central courtyard, but is not considered in any detailed way by this report.  There is 
also a recent restroom addition between Romero House and the Museum Shop building which has 
created some concerns and will be mentioned. 

Some existing amendments endanger the buildings in a variety of ways, like well-
intentioned improvements that end up trapping moisture in the walls.  Others are 
misleading about the realities of 19th Century life in Northern New Mexico, introducing 
confusing references to other places and lifestyles.  The preservation plan presented 
here will strike a balance between historical accuracy and what changes and 
corrections are reasonable to make now and what is practical to maintain.  We also will 
create a plan that meets modern accessibility requirements so the facility is safe and 
usable. 

The preservation plan in this report directs the focus to a specific historical moment, 
which helps with decision-making about repairs and amendments made at different 
periods.   

 

A GOOD FOUNDATION 

In 2001 a Historic Structure Report was prepared for the Kit Carson House complex 
that included historical background for the region, the immediate site, and Kit Carson’s 
personal history.  Also included was dendrochronological (tree-ring) dating of select 
timbers throughout the site to provide potential insights into chronology of construction, and preservation-based evaluation 
of changes made to the structures during the years the Carson family owned the house and through the nearly century and a 
half that followed.   

This report builds on that research.  We don’t recreate the timeline or duplicate the historical background 
provided in that report.  We refer readers to the HSR which is included in the Project Documentation section of 
this report.  The focus of our report will be on the current condition and documentation of existing details, on 
setting priorities, and on the preparation of a work plan. 

Present day views of the Kit Carson House 
complex.  

Right, street view of Carson House.  

Below right, a courtyard view of the complex, 
showing the west wing of Carson House. 

Bottom right, Romero House. 

Below, A site plan showing the compound.  In 
this view, Carson house is seen in the upper left 

corner and Romero House is along the lower 
right side. 
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B.  EXISTING CONDITIONS 

 

Our process of investigation has looked at the Kit Carson complex in these different dimensions:   

– Site drainage 
– Moisture study 
– Walls 
– Ceilings 
– Floors  
– Doors 
– Windows 
– Utilities 
– Environmental 
– Accessibility 

 

This section will describe our findings in each of these areas and provide sketches and photographs.  
Additional photographs are provided in the final documentation section of this report. 

 

DRAINAGE  

We begin by looking at the role of moisture in the complex.  Grading and drainage on the site and 
surrounding it are an immediate concern.  We visited as much of the site as is accessible and looked at 
how drainage was working – or not working.   

We found significant drainage issues in the central courtyard and around the perimeter of the buildings.  
In a number of areas, the exterior finish grade is higher than the interior finish floor. 

There is considerable basal deterioration, with water not draining away from the walls.  Also a concrete 
contra pared installed along the north side of Romero House is trapping water against the wall.  Trees and 
other vegetation growing near structures are adding to the issues. 

In addition, areaway drainage is problematic.  The 1990’s restroom addition blocks this drainage. 

Resolution of these issues will involve re-grading the site and the installation of drainage systems in the 
courtyard and elsewhere.  The area north of Romero House is currently used for parking for Taos Inn, who 
will need to be involved with regrading and revision to the northern edge of the Kit Carson complex. 

Preliminary conversations have been held with a local civil engineer and with the Taos Inn. 

 

  

At right, a sketch showing roof 
drainage, tinted for emphasis. 

 
Below, a plan marked to show all 

the changes in elevation throughout 
the complex. 
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MOISTURE STUDY 

The long-term presence of moisture undermine the structural integrity of adobes and cause walls to fail.  
Detecting the presence and effects of moisture in an adobe wall is a critical part of the assessment. 

Two methods were used to assess moisture in the walls, taking core samples that are weighed, wet and 
dry, and using an infrared surface meter.  Winter core samples were taken mid-March in a highly 
structured process.  Some snow was on the ground but many areas of the site were dry.  Summer samples 
were taken in July at the same locations.  These were typically 8” cores.  Locations are indicated by the 
colored circles on the plans shown on this page and on the following page.  The core samples are taken 
and weighed, and then reweighed after being air dried.  The difference between wet and dry weights is 
then taken as a percentage to indicate the moisture level.   

These percentages are evaluated as follows:  

≤8% —   Dry 
9% —   Consider safety procedures 
12% —   Wall approaching structural limits 

≥14% —   Structural failure possible 
 

The moisture samples provided these results: 
 

Sample # Location 
Winter 
values 

Summer 
values 

1 Carson interior, east wall, Room 1 3.40% 4.20% 

2 Carson interior, south wall, Room 1 1.60% 1.30% 

3 Carson interior, north wall, Room 2 5.80% 4.10% 

4 Carson interior, south wall, Room 3 7.30% 3.90% 

5 Carson interior, west wall, Room 4 N/A N/A 

6 Carson exterior, courtyard wall outside Room 1 6.60% 7.80% 

7 Carson exterior, courtyard wall outside Room 2 11.70% 3.70% 

8 Carson exterior, courtyard wall outside Room 4 1.90% 3.70% 

9 Romero exterior, west courtyard wall – near Room 4 4.40% 4.20% 

10 Romero exterior, courtyard wall – outside Rooms 4/3 3.10% 3.70% 

11 Romero exterior, courtyard wall – outside Room 2 8.80% 8.50% 

12 Romero exterior, north wall – near west end 3.70% 1.30% 

13 Romero exterior, north wall – outside Room 2 2.90% 1.50% 

 
- Samples were not taken in Room 5 of Carson because the walls there are CMU. 
- At Sample #5 the coring bit was rejected approximately 2” in to the wall and the sample could not 

be completed. 

Above, locations of moisture samples taken at Carson House.   
 

Below, locations of moisture samples taken at Romero House. 
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MOISTURE METER READINGS 

In addition to the core samples, surface 
readings were taken using a digital 
moisture meter on the same day as the 
winter core samples, and, where 
possible, were done near the ceiling, at 
a mid-height on the wall, near the 
bottom of the wall, and on the wood 
base where present.  The wall readings 
provide one kind of information, while 
the wood base is in a different 
category.  However, in these two 
buildings, they are telling the same 
story.  Moisture readings are 
extraordinarily high. 

On this page and the next, we’ll 
provide the tables of readings, along 
with sketched plans showing the 
locations of the measurements.   

To understand the numbers, the meter generates a reading on a scale of 100.  For the masonry readings, we 
consider these numbers relative, giving a sense of patterns and areas of moisture.  When we see higher 
numbers at the ceiling-height locations or high on the wall, it can indicate a roof leak or mechanical issue.  
At both buildings in the Kit Carson complex we found the walls to be more moist at the bottom.  This 
indicates that the walls are getting moisture coming up from the ground.  Also, we would normally expect 
readings of around or below 15 at the wood base.  The wood base readings are highlighted in green in the 
tables.  Where wood base was present, some were within the expected range.  But others, notably in 
Carson House Room 1, we see a wood base reading of 53. 

Surface readings were only taken during the winter. 

CARSON HOUSE READINGS 

No. Location Location Reading 
1 Carson Room 1 Wall near ceiling, right of fireplace 54 
  Mid-height on same wall 72 
  Bottom of wall 100 
  At wood base 53 

2 Carson Room 1 South wall near ceiling  67 
  Mid-height on same wall 75 
  Bottom of wall 80 
  At wood base 13 

 

No. Location Location Reading 
3 Carson Room 1 North wall near ceiling 74 
  Mid-height on same wall 80 
  (Plaster not accessible at bottom of wall) - 
  At wood base 13 

4 Carson Room 2 South wall near ceiling  64 
  Mid-height on same wall 70 
  Bottom of wall 100 
  At wood base 16 

5 Carson Room 2 North wall near ceiling 76 
  Mid-height on same wall 76 
  Bottom of wall 100 
  At wood base 28 

6 Carson Room 3 West wall near ceiling 62 
  Mid-height on same wall 65 
  Bottom of wall 97 
  (No wood base present) - 
7 Carson Room 3 West wall near ceiling 82 
  Mid-height on same wall 68 
  Bottom of wall 100 
  (No wood base present) - 

8 Carson Room 4 (Near-ceiling location at west wall not accessible) - 
  Mid-height on west wall 54 
  Bottom of wall 100 
  (No wood base present) - 

9 Carson Room 4 West wall near ceiling (rebuilt wall) 32 
  Mid-height on west wall 36 
  Bottom of wall 82 
  (No wood base present) - 

10 Carson Room 2 East wall near ceiling 68 
  Mid-height on same wall 74 
  Bottom of wall 100 
  At wood base 13 

11 Carson Room 2 West wall near ceiling 68 
  Mid-height on same wall 61 
  Bottom of wall 100 
  At wood base 11 

12 Carson Room 3 North wall near ceiling 48 
  Mid-height on same wall 73 
  Bottom of wall 100 
  (No wood base present) - 
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ROMERO HOUSE READINGS 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

The readings in Romero house tell a more desperate story about moisture levels in the walls at this 
building.  Readings are high at all interior walls measured, from the bottom to the top. 

 

CONCLUSION 

Both the core samples and the surface readings confirm concerns 
about drainage and potential capillary rise into the walls from the 
ground.  At Carson House, the winter core sample moisture 
percentage of 11.7 outside Room 2 is a serious situation, where the 
wall will soon be in danger of failure if the exposure remains 
untreated.  But the surface readings tell a larger story of moisture 
throughout the buildings. 

After taking the summer core samples, we see that the critical wall 
locations at Carson House at Rooms 2 and 3 are much dryer during 
the summer, which points to seasonal moisture.  Although the 
temporary lessening of moisture is good, the fluctuation is not, and 
the deterioration may be as profound as in a wall that remains wet 
constantly.  The summer data shows the courtyard walls at Room 1 
of Carson House and along the south wall of Romero house to be at 
least as moist as in the winter.  These are the most vulnerable.    

Though not unexpected, the most critical findings of this report are 
these high levels of moisture in the walls.   

No. Location Location Reading 
13 Romero Room 2 South wall near ceiling  100 
  Mid-height on same wall 100 
  Bottom of wall 100 
  (No wood base present) - 

14 Romero Room 2 Courtyard wall - bottom of stucco at parapet 
(adobe) 

62 

  Mid-height on same wall 54 
  Bottom of wall 100 
  (No wood base present) - 

15 Romero Room 2 Courtyard wall - bottom of stucco at parapet 
(adobe) 

63 

  Mid-height on same wall 60 
  Bottom of wall 100 
  (No wood base present) - 

16 Romero Room 1 South wall near ceiling  100 
  Mid-height on same wall 100 
  Bottom of wall 100 
  At wood base 18 

17 Romero Room 1 North wall near ceiling  100 
  Mid-height on same wall 100 
  Bottom of wall 100 
  At wood base 53 

18 Romero Room 1 North wall near ceiling  100 
  Mid-height on same wall 100 
  Bottom of wall 100 
  (Wood base not accessible) - 

19 Romero Room 1 South wall near ceiling  100 
  Mid-height on same wall 100 
  Bottom of wall 100 
  (Wood base not accessible) - 

 
 

Surface readings were taken using a self-calibrated General Tools LCD MM8 pinless 
moisture meter.   

The Romero House wall by the bench on the  
left in this photo, the site of core sample #11,  

is constantly wet, consistent with site  
drainage issues noted in this area. 
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WALLS 
 
 
During our investigation we learn basic information about the materials 
and building methods used in the construction of the building.  We also get 
a glimpse of the history of the building’s use and also a view to its 
vulnerabilities.  Using a historic building is one way to keep it standing, but 
that use also builds layers of character, good and bad, as repairs and 
adaptations are made.  Though there were some years of neglect at the Kit 
Carson House after the Carsons died, the building has been in use steadily 
for the last hundred years.  Less is known about how the Romero House 
has been used, but both buildings have received their share of updates and 
improvements. 
 
We know from our moisture study that a critical issue for the walls of both 
buildings is the presence of moisture.  Solutions for relieving that problem 
will include site work, grading and addressing elevation differences, 
removal of or changes to some added features, and repair/reconstruction 
where adobes have deteriorated to such an extent that the walls may 
collapse.  But our work will also involve preserving what relevant existing 
features we can. 
 
The following are some observations about the walls, including a 
preliminary summary of the existing finishes at each room.  We also include 
sketch plans of both houses and marked up elevation drawings indicating the existing exterior finishes.  
 
CARSON HOUSE 
 

- All walls Rooms 1-4 are adobe approximately 20” thick except for interior wall between Room 1 and 
Room 2, which is about 11” thick. 

- The walls of Room 5 (added in 1952) are approximately 9” thick and believed to be CMU. 

- At Room 4, east wall at southeast corner near former door appears to have some CMU. 

- Approximately north third of the west wall in Room 4 was reconstructed after collapse, around 2019. 

- The base of the north walls at Rooms 1 and 2 and also the east wall at Room 4 are below finish 
exterior grade.  

- Moisture observed in walls.  Damage to base of walls observed due to wet/dry cycle, freeze/thaw cycle, 
and capillary rise.  Water penetration at parapets present.  Moisture stains observed at upper third of 
Room 3 west wall. 

- Wood painted baseboard (1 x 6) in Rooms 1 and 2. 

- Painted wainscot in Room 3. 

  

Above left, sketch with field notes.  Above,  Room 1 of  Carson House.  
Clockwise from below, Rooms 2 through 5. 
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ROMERO HOUSE 
 
 

- Room 1 east wall and a portion of the south wall are CMU with cement stucco exterior finish, in 
fair condition.  North wall is adobe with stucco exterior finish, which is in poor condition. 

- Rooms 2 – 4 exterior walls are +/- 20” thick adobe walls with mud plaster finish in poor condition. 

- Base of north wall, at Rooms 2 through 4, has a concrete contra pared and is below finish grade. 

- Base of adobe walls exhibit extensive damage due to wet/dry cycle, freeze/thaw cycle, and 
capillary rise. 

- At Room 1, restroom walls are 2x4 studs at 16” center to center with gypsum board on exterior 
face, and no finish at interior. 

- Room 1 interior partition is 2x4 studs with gypsum board at both sides.  This is non-historic. 

- Room 1 west wall – 2x4 wood studs with T1-11 (10” O.C.) on east face, and no finish on west face 
at Room 2.  This is non-historic.  

- +/-5’ wide section of adobe at Room 1 north wall is exposed. 

 

Additional access to interior of Romero House is needed to learn more.  Additional investigation may 
need to wait until the actual preservation work is beginning.  As the photographs reveal, the building 
is currently used for storage.  A separate project for the Kit Carson House team will be clearing this 
out.  It is certain that the current moisture levels do not make this an ideal storage space. 

 
  

Above left, sketch of Romero House plan.   
Clockwise from below right, Rooms 1 through 4. 
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BASAL EROSION 
 
 
Measurements were taken at six locations along the courtyard wall of Romero House to evaluate 
the extent of basal erosion. 
 
The sketched plan at right shows the locations.  The sketches below illustrate the findings at each 
of these locations.  This evaluation gives emphasis to the critical condition of this wall as a result 
of moisture. 
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FINISHES – INTERIOR AND EXTERIOR 
 
 
Carson House Observations 
INTERIOR 
 

- Room 1 – Wall finish appears to be adobe  adobe mud plaster Tierra Blanca clay 
rendering paint.  Finish is in poor condition. 

- Room 2 – Wall finish appears to be adobe  adobe mud plaster Tierra Blanca clay 
rendering paint.  Finish is in poor condition. 

- Room 3 –Wall finish appears to be adobe  adobe mud plaster  light blue micaceous 
clay wash.  Finish is in fair condition.  Some areas need repair.  Moisture stains on west 
wall. 

- Room 4 – wall finish appears to be adobe  adobe mud plaster  gypsum plaster with 
sand finish  paint.  Finish is general in good condition. 

- Room 5 – Wall finish appears to be CMU  gypsum plaster with sand finish  paint.  
Finish is generally in good condition. 

- Fireplace in Room 3 has mud plaster as finish coat.  

EXTERIOR 

- Exterior finish is a combination of mud plaster 
and cement stucco, all in poor condition. 

 
 

  

Above, courtyard elevations, and below,  
Elevation drawings of the perimeter of the complex 

are shown. 
These drawings can be seen in larger format in the  
Preservation Plan drawings section of this report. 

In the photo above, this courtyard image shows 
characteristic deterioration of walls at base on 

Romero House.  At right, a view of the courtyard wall 
of Carson House, showing generally poor condition of 

exterior finishes and deterioration at base of wall. 
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FINISHES – INTERIOR AND EXTERIOR  
 
 
Romero House Observations 
 
INTERIOR 

 
- Room 1 – Adobe wall.  Finish appears to be adobe  mud plaster  painted wood stud 

walls  painted gypsum board west wall, unfinished T1-11)   CMU  gypsum plaster 
 paint.  All in poor condition.  The adobe is badly eroded near the waste vent pipe in the 
restroom, possibly due to a plumbing leak.  1x4 painted base.  Wall is +/-20” thick at entry 
door. 

- Room 2 – Adobe wall.  Finish appears to be adobe  mud plaster.  Infill at east wall is 
exposed 2x4 studs with plywood on Room 1 side.  Base of interior of south wall is quite 
deteriorated. 

- Room 3 – Adobe wall.  Finish appears to be adobe  mud plaster  paint.  5 1/2” painted 
wood base. 

- Room 4 – Adobe wall.  Finish appears to be adobe  mud finish.  East wall appears to be 
wood studs at 18” center to center with mud infill  mud plaster. 

 
EXTERIOR 

 
- Exterior finish is a combination of mud plaster and cement stucco, all in poor condition.  

- Stucco has been more recently renewed at north side of Room 1. 

- Wall along the rest of the north side of Romero House is mud plaster with some recent 
repairs at the visible base.  Some of the wall is covered up by the concrete contra pared, 
which is likely to be trapping moisture within the base of the wall. 

- West wall shows the in-filled windows and cracking. 

 

 

 

 

 

The photo above shows the north wall of Romero House. 
At left, a closer look at the mud plaster portion of the 
north wall, with the contra pared. 
Below, a look at the west wall of Romero House. 
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ROOF  
 
 
At the Carson House, Rooms 1 to 3 slope east/west.  There are gutters that are in poor condition.  At this location the roof slope 
over-structure dates to the early 1900’s, after the Masons acquired the building. The roof at Room 4 slopes to the west as well.  
At Room 5 the roof slopes east toward the courtyard.  Both Rooms 4 and 5 appear to have an over-structure to create the roof 
slope.  The portal at the south side drains to the street.   
 
At the Romero House, the roof slopes to the north, draining onto the adjacent property.  The roof slope has been created with 
dimensional lumber over the original roof (vigas).  No gutters are in place.   
 
At both houses, there appear to be at least two layers of built-up roof, including a 90# mineral cap sheet.  There is minimal 
insulation, if any.  It is said that the original dirt roof is still in place at the Carson House, while most of the dirt was apparently 
removed from Romero House around 2005.  Roofing cores will be needed for verification. 
 
At the Carson House, the top layer roof is reported to be 27+/- years old, while the top layer at parts of the Romero House is 
reported to be35 years old, though some new material installation appears to have been completed at the time the dirt was 
removed in 2005.  At both houses, the roofing is past serviceable life, and must be removed and replaced.  The Carson House 
gutters must be replaced.  Romero House will need new gutters. 
 
These aging roof systems, comprised of several generations of materials and construction in varying and largely unknown 
condition, no longer serve their structures reliably and certainly promote the risk of moisture entering both buildings.  This 
report identifies the roof work as one of the highest priorities.  
  
This will involve removing all existing layers of roofing materials including the original dirt roof, which will immediately relieve 
the burden on the vigas, some of which are historic.  Reconstruction of the roof will include structural repairs, and installation of 
empty conduits, ductwork, and other items in the roof cavity to minimize future disturbance within the roof during later phases 
of work on the buildings.  Then a new roof system that is appropriate to the historic structure and that can protect the historic 
vigas and building below will be installed.   
 
   Above right, field sketches of the existing roof installations at both buildings. 

Below, photos show the diverse  conditions of the aging roofs at both buildings.  First three images are of Carson House.  
Remaining two are at Romero House. 
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FLOORS 
 
 
In the Carson House, Rooms 1, 2, and 3 have wood floors.  All wood floors appear to be tongue and groove 
on wood joist at or near the ground, with no ventilation.  All wood floors have soft spots.  The floor in each 
of these rooms is a bit different:   
 

- The floor in Room 1 has 3 ¼” boards running east-west, probably fir, and is unfinished.  This floor is 
attributed to the 1950’s.  There are two large steel plate patches on this floor. 
 

- The floor in Room 2 has wider 5 ½” boards running east-west, also assumed to be fir, also 
unfinished.  This floor is attributed to 1927. 
 

- The floor in Room 3 is more complicated, with 3 ¼” boards over approximately the southern third of 
the room, and 5 ½” boards over the remainder.  The wider boards are attributed to 1927.  Both 
narrow and wide boards are assumed to be fir.  The finish is worn off in this room.  There are several 
sections cut out and patched, including with a steel plate, where wall shoring has been installed. 

 
The remaining two rooms are concrete slabs on grade, and appear to be in good condition.  These rooms 
are currently carpeted.  Underneath the carpet are 9” square vinyl asbestos tiles.  These floors are 
attributed to 1952, from the time of the addition of Room 5.   
 
In the Romero House, the floors throughout are said to be wood, on wood joists at or near the ground.  A 
great deal of the space in this building is currently used for storage, hence access is very limited.  The 
following are preliminary notes about the floors in these four rooms: 
 

- At Room 1, the floor is comprised of 5 ½” tongue and groove boards running north-south, assumed 
to be fir, and stained.  There are some soft spots. 
 

- The floor in Room 2 has planks running east-west of assorted widths (3 ½”,  5 ½”,  7 ½” ), thought 
to be pine.  These are unfinished, and there are soft spots. 
 

- The floor in Room 3 is 5 ½” wide tongue and groove, running east-west.  Like Room 1, it is 
assumed to be fir, and there are soft spots. 
 

- The floor in Room 4 is newer, with the floor and structure having been replaced around 1998.  The 
floor is 7 ½” planks running east-west on 6x6 treated sleepers on the ground.  The floor is 
unfinished and is thought to be pine. 

 
- In general, floors appear to have settled in relationship to the baseboard. 
 
- The crawl space in Room 1 by the restroom is +/-15” from finish floor to dirt.  Further study needed. 

 
As noted, access to the Romero House has been very limited, and additional review will be required. 

Above, field sketches of the floors at both buildings. 
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CEILINGS 
 
 
Carson House 
 

- Room 1 – Eight (8) 6 ½” to 10” diameter vigas at +/-28” center to center.  Vigas run north-south and 
are stained.  8” stained board ceiling east-west.  Ceiling height 9’-8½” AFF at south wall center and 
9’-10½” AFF at north wall center.  Vigas shored on north end. 

- Room 2 – Five (5) 6 ½” to 9 ½” diameter vigas at +/-30” center to center.  Vigas run north-south 
and are stained.  9” and 12” stained board ceiling running east-west.  Ceiling height 10’-5” AFF at 
south wall center and 10’-2 ½” AFF at north wall center.  Vigas shored on north end. 

- Room 3 – Seven (7) 7½”-10½” diameter vigas at +/-35” center to center.  Vigas run north-south and 
are stained.  9 ¼-11¼” stained board ceiling running east-west.  Ceiling height 10’-6” AFF at south 
wall center and 10’-6” AFF at north wall center.  Vigas are shored at south end here. 

- Room 4 – Nine (9) double 2x8 joists at +/-28” center to center.  Joists run east-west and are 
stained.  1x6 “X” bracing at center.  5 ¼”x7 ¼” stained board ceiling running north-south.  Ceiling 
height 10’-4½” AFF at south wall center and 10’-3” AFF at north wall center.  Beams shored on east 
end. 

- Room 5 – Seventeen (17) 4x10  adzed beams at +/-24” center to center.  Beams run east-west and 
are stained.  3½” stained board ceiling running north-south.  Ceiling height 9’-2½” AFF at south 
wall center.  Ceiling height at north wall center still requires measurement. 

Romero House 

- Room 1 – Ten (10) 7” to 10” diameter vigas at +/-2’-6” center to center.  These vigas run north-south 
and are stained.  +/-6” stained board ceiling running east-west.  Ceiling height 8’-2”AFF at south 
wall center and 7’-9” AFF at north wall center.  Shoring: single post at first viga west of center 
wall. 

- Room 2 – Seven (7) 8” to 12” diameter vigas at +/-2’-6” center to center.  These vigas run north-
south and are stained.  +/-12” stained board ceiling running east-west.  Ceiling height 8’-11” AFF at 
south wall center and 9’-3” AFF at north wall center.  Shoring: single post at first viga west of east 
wall. 

- Room 3 – Eight (8) 7” to 11½” diameter vigas at +/-2’-2” center to center.  These vigas run north-
south and are stained.  +/-12” stained board ceiling running east-west.  Ceiling height 8’-11” AFF at 
south wall center and 8’-8” AFF at north wall center.  Shoring: two 4x6 posts with 8x12 horizontal 
located 2’-6” from north wall, centered. 

- Room 4 – Seven (7) 7” to 10” diameter vigas at +/-2’-0” center to center.  These vigas run north-south 
and are stained.  10” to 12” stained board ceiling running east-west.  Ceiling height 9’-0” AFF at 
south wall center and 8’-11” AFF at north wall center.  Also two (2) 2x6 or 2x8 sister joists at 5 vigas.   

 

Additional access to Romero House is needed to complete investigation. 

Above, field sketches of the ceilings at both buildings. 
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DOORS 

 

Carson House 

The doors appear to date mostly from the mid- to late 20th Century and are generally serviceable. 

- Door A – 3’-0” x 6’-4 ¾” wood plank door.  Painted on interior side.  Wood threshold.  Wood 
screen door.  Stained on exterior side.  Painted trim. 

- Door B – 2’-5 5/8” x 5’-10 ½” wood plank door.  Painted, wood threshold.  Painted 1x3 wood trim. 

- Door C – 2’-7” x 5-8 5/8”.  No door, jamb side of pintle hinge present, painted jamb.  Wood 
threshold. 

- Door D – 3’-0” x 6’-3 ½” wood plank door.  “Emergency Exit,” panic hardware, wood jamb and 1x6 
trim with paint mostly removed.  6 ½” x 3’-0” transom, 11 ½” x 14” fixed light at 4’-8” AFF, metal 
threshold.  

- Door E – Door opening 2’-8” x 6’-6”.  No door.  Painted wood jamb.  Painted wood threshold.  Door 
opened into Room 4 based on hinge location.  

- Door F – Door opening 3’-3” x 7’-2” (on Room 5 side).  Slightly arched top.  No door.  Painted 
plaster jamb and head.  Two concrete steps, with carpet, down into Room 4. 

- Door G – 3’-1” x 6’-10”, door has been sealed up with what appears to be painted plywood. 

- Door H – 2’-11 ½” x 6’-5’ three-panel wood door with 2’-0” x 2’-3 ½” light.  Painted.  Wood jamb, 
concrete threshold.  Contemporary hardware passage set and two dead bolts.  Screen door, 
stained, wood, with three bottom panels.  No trim. 

- Door I – 1’-11 ½” x 6’-7”  two-panel painted wood door, contemporary hardware, painted wood 
jamb, no threshold, no trim. 

  

Top, door plan for Carson House. 
Above, two of the doors in Carson House. 
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Romero House 

All doors and hardware appear to date from the second half of the 20th Century and need work or 
replacement. 

- Door J – 3’-0” x 6’-7 ½” wood panel (planks) unfinished.  Reported to be a 1990’s replica.  Modern 
hinges, concrete sill, deadbolt. 

- Door K – 2’-8” x 6’-5 ½”  half-light, three-panel wood door, painted.  1x4 painted trim.  Wood 
threshold.  Appears to have had a metal grille (no paint under where grille attached to door), 
modern deadbolt. 

- Door L – 2’-7” x 6’-0” x 3 ½”  hand-adzed, two-panel stained wood replica door.  4 ¾” thick hand-
adzed stained wood replica jamb (3 ½” internal).  Replica hardware.  Wood threshold. 

- Door M – 2’-8” x 6’-7”  five-panel painted wood door.  Wood jamb, no trim.  Contemporary 
hardware.   

- Door N – 2’-5” x 6’-4”  five-panel painted wood door.  Wood jamb, no threshold.  Gate latch. 

- Door O – 3’-0” x 6’-8”  six-panel unfinished wood door.  Wood jamb, 1x2 trim (west side) and 2 ½” 
painted trim (east side).  No threshold.  Contemporary door, hardware, and trim. 

- Door P – Door opening 2’-6” x 6’-5”, no door.  Painted wood jamb, 1x4 painted trim, wood 
threshold.  

- Door Q – Door opening 2’-6” x 6 ½”, no door.  Painted jamb, 1x4 painted trim (Room 3 side), adzed 
(Room 4 side), no threshold. 

- Possible former door location to exterior in restroom at Room 1. 

 

 

  

  

Top, door plan for Romero House. 
Above, two of the doors in Romero House. 
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WINDOWS 
 
 
Carson House 
 
Windows appear to date from the 1911 through 1950’s remodels.  All windows need refurbishing. 
 

- Window 1 – 2’-5” x 5’-6”  9-over-9 double-hung, painted, 1x3 trim, thought to be from 1911.  
Sill 1’-10 ½” AFF. 

- Window 2 – 2’-5” x 5’-6 ½”  9-over-9 double-hung, painted, 1x3 trim, thought to be from 1911.  
Sill 1’-9 ½” AFF. 

- Window 3 – 2’-5” x 3’-11”  6-over-6 double-hung, painted, 1x3 trim, thought to be from 1911.  
Sill 2’-4” AFF. 

- Window 4 – Pair 2’-0 ½” x 5’-1 ½”  4-over-4 double-hung, painted, 1x3 trim, thought to be 
from 1911.  Sill 2’-9” AFF. 

- Window 5 – 2’-4” x 3’-10 ¼”  6-over-6 double-hung, paint mostly removed from interior, 
1x3 trim, thought to be from 1911.  Sill 2’-8” AFF. 

- Window 6 – Steel casement, painted, plaster jamb, head, and sill, wood shutter on outside. 

- Windows 7 through 10 – 3’-1 ½” x 5’-8 ½”  12-light steel casement, painted, plaster jamb, 
head, and sill.  

- Windows 11 through 15 – former windows have been sealed over both inside and out. 

 

Romero House 

- Window 16 – 2’-5 ½” x 5’-1”  2-over-2 fixed sash, unpainted, 1x4 unfinished trim, wood 
shutter, not painted.  Window is in poor condition. 

- Window 17 – 2’-5” x 4’-5 ½”  2-over-2 double hung, painted, 1x4 painted wood trim, wood 
shutter, not painted.  Window is in poor condition. 

- Window 18 – 5’-10” x 4’-7” window appears to have been removed, painted shelves inside, 
2’-5” x 2’-2” unpainted wood shutter on outside. 

- Window 19 – Former window location, no access, window was larger than unpainted 
wood shutter on the outside.  Inside frame: 4’-5” x 4’-2 ½”. 

- Window 20 – Possible former window location. 

- Window 21 – Possible former window location at blocked grille location. 
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UTILITIES 

 

Utilities were reviewed by M&E Engineering on June 3, 2022.  Very little information was available for 
utility locations, size, and configuration. 

See M&E’s report, provided in the Project Documentation section.   
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ENVIRONMENTAL 

 

A visual review of suspected hazardous materials was performed by M&E Engineering on June 3, 2022.   

See M&E’s report, provided in the Project Documentation section.   

Carson House 

- Materials suspect of containing asbestos include: 

o Stucco 

o Plaster 

o Drywall and drywall compound 

o Roofing 

o Floor tile currently under carpet in rooms 4 and 5 

o Window putty. 

o Lead-based paint may be present. 

 

Romero House 

o Stucco 

o Drywall and drywall compound 

o Roofing 

o Window putty. 

o Lead-based paint may be present. 
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ACCESSIBILITY 

 

General observations 

- The historic structures at this site are not accessible per the current standard. 

- Doors and hardware are not accessible. 

- Curb ramp and sidewalk appears not to meet current standards. 

- Walk-throughs on site on June 2 and 7, 2022 noted elevation changes.  See plan at right.  
(Larger format version is in the Project Documentation section.) 

 

Carson House 

- There is an approximate 6” change in floor levels in Carson House from Room 1 to 3. 

- There is an approximate 15 ½” change in floor levels in Carson House from Room 3 to 5. 

 

Romero House 

- There is an approximate 1” to 2” change in floor levels in Romero House. 

- Abandoned restroom in Romero House is not accessible.  Museum currently uses Town-
constructed facilities. 
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ARCHAEOLOGY  
 
 
A detailed archaeological monitoring plan dated November 2004 and revised May 2022 was prepared 
for the site by Jeffrey L. Boyer. Areas of potential disturbance of possible archaeological features during 
implementation of the recommendations contained in this report include: 

- Excavation for the proposed foundation drain systems along the perimeter of the buildings. 

- Excavation for utility work  

- Removal of trees/stumps 

- Installation of dry wells or French drains 

- Re-grading of courtyard and possibly the parking lot to the north of the Romero house 

- New construction in the areaway east of the Romero house 

- Removal of existing floors 

- Removal of dirt roofs 

 

When originally prepared, the monitoring plan envisioned several of these proposed activities but not 
all. Once the recommendations contained in this report are finalized the monitoring plan should be 
reviewed to determine if any changes to its recommendations should be made. 

Mr. Boyer’s updated report can be found in the Project Documentation section of this document. 
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C.  ASSESSMENT - CONDITION OVERVIEW 

The preceding pages have provided documentation of our process of investigation of the Kit Carson 
House complex, including both the Carson House and the Romero House.  Although there have been 
some parts of the site that remain unexamined, we now have a good sense of the primary concerns. 

The incursion of moisture poses a profound threat to any historic adobe structure.  Both the Carson 
House and the Romero House illustrate this well, with high moisture readings and major and minor 
wall collapses already occurring.  Although we were aware of the moisture issue from casual 
observation, it was striking how high the moisture measurements were in the lower parts of the walls.  
Solutions will include site work, grading, installation of drainage systems, possible revision of flooring 
structures, landscape changes, and repairs to all existing walls.  This will be the most critical issue to 
address in our plan for treatment.   

Roofing will also be part of the resolution of moisture in the walls.  The materials currently installed are 
well beyond their serviceable life.  And these are installed on top of previously existing materials and 
structures, whose make-up is somewhat unknown.  Updated roofing should provide protection for the 
adobes and also for the historic timbers that remain.  A well-designed roof to replace the current 
combination of old and older elements will provide opportunities for adding infrastructure and 
insulation.  It can also serve the historic preservation, by reintroducing appropriate profiles and 
removing disruptive features.   

We believe that most of the existing floors should be taken out because of their condition and also 
because they’re not appropriate to the period of significance.  They would be replaced by a poured-in-
place material of a composition appropriate to preservation.  Room 5 in Carson House and Room 1 in 
Romero House are exceptions, as they were more recent additions. 

Windows need refurbishment.  Doors need repair or replacement.  Sidewalks need renewal.  The 
courtyard needs revision.   

The Museum has an active role in the Taos Community, drawing a steady flow of interested visitors.  
Yet, the facility is not currently able to fully meet this responsibility.  Some areas are overwhelmed with 
out-of-control storage of a wide variety of items.  With the heavy presence of moisture, this is not an 
archive, it is a tomb.  The potential presence of hazardous materials once used in so many aspects of 
construction must also be addressed.  Crumbling walls shed adobe dust, but other crumbling materials 
may also expose staff and visitors to health risks.  Decisions must be made about the discovery and 
resolution of these hazards.  And finally, the facility does not meet the current standards of accessibility.   

Today the Kit Carson House Museum is at its most vulnerable.  This assessment and the accompanying 
plan of treatment are the first step in keeping the meaningful landmark standing and serving its 
community. 

 
  

These images highlight just some of 
the concerns at the Carson and 

Romero Houses. 
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PART II: PRESERVATION PLAN 

  



 
 
Kit Carson House – Taos, New Mexico 
 

2022 CURRENT CONDITION ASSESSMENT & PRESERVATION PLAN – DRAFT 9/16/2022 CONRON & WOODS ARCHITECTS  |  PAGE 29 
 

A.  DECISION-MAKING FOR PRESERVATION  

 

The Preservation Plan for the Kit Carson House falls under the Secretary of the Interior’s Standard of 
Rehabilitation.   

When determining the preservation approach for this or any other historic property, it is important to 
understand the four avenues of preservation as defined in the Standards for the Treatment of Historic 
Buildings by the Secretary of the Interior.  To interpret the Preservation Plan we are creating for the Kit 
Carson House, there are different approaches that could be acceptable, depending on a variety of 
factors.   

At the start of a preservation project the subject building receives a preliminary evaluation. The 
integrity of existing historic material in the building is examined, though measurement and analysis 
wait for a later stage of work. Some basic historical research is done. Factors which may be endangering 
the building are assessed. It is also important to consult with the owner of the property, consider what 
long term goals there are for its use, and what kind of care will be possible.  Then it is possible to make 
decisions about the kind of preservation activities that will be undertaken, and what the overarching 
standard is to be applied.    

The National Park Service provides a narrative for each of the four preservation standards that form the 
basis of the Secretary of the Interior's standards.  These are Preservation, Rehabilitation, Restoration, 
and Reconstruction.    

Preservation is defined as the act or process of applying measures necessary to sustain the existing 
form, integrity, and materials of an historic property. Work, including preliminary measures to protect 
and stabilize the property, generally focuses upon the ongoing maintenance and repair of historic 
materials and features rather than extensive replacement and new construction. New exterior additions 
are not within the scope of this treatment; however, the limited and sensitive upgrading of mechanical, 
electrical, and plumbing systems and other code required work to make properties functional is 
appropriate within a preservation project.  

Rehabilitation is defined as the act or process of making possible a compatible use for a property 
through repair, alterations, and additions while preserving those portions or features which convey its 
historical, cultural, or architectural values.  

Restoration is defined as the act or process of accurately depicting the form, features, and character of 
a property as it appeared at a particular period of time by means of the removal of features from other 
periods in its history and reconstruction of missing features from the restoration period. The limited and 
sensitive upgrading of mechanical, electrical, and plumbing systems and other code-required work to 
make properties functional is appropriate within a restoration project.  

Reconstruction is defined as the act or process of depicting, by means of new construction, the form, 
features, and detailing of a non-surviving site, landscape, building, structure, or object for the purpose of 
replicating its appearance at a specific period of time and in its historic location.  
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Preservation does not succeed in a vacuum. Depending on intended use, modern code requirements 
apply in and around the building and must be implemented with sensitivity. Surrounding 
environmental and neighborhood factors need to be taken into account. Traffic patterns and the 
neighborhood have changed significantly since the time of original construction. How the building is to 
be occupied and used will affect other decisions to be made.  What kind of maintenance is realistically 
possible must also be considered.   

The town of Taos retains a great historic character, and the Kit Carson House complex is a significant 
example of this, with tremendous potential to illustrate history.  At the same time, the Carson House 
and the Romero House find themselves in a fragile condition in the face of modern elements.  
Additionally, there are existing conditions that make it inaccessible for some visitors.  The 
Rehabilitation Standard permits adaptations to make it usable and accessible to all. 

We believe the development and execution of a sensitive preservation plan will allow this unique 
landmark to flourish as a robust voice of history and understanding, and one that can be enjoyed by 
everyone. 
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B.  TREATMENT PLAN 

Given the critical state of the moisture in the building, a multi-faceted approach will be required to stabilize 
these Kit Carson House buildings and preserve them for lasting use. 

The sketch at right gives an overview of key areas of work that will be included in the rehabilitation.  The 
text below describes the treatment process to be implemented at the Kit Carson site: 

♦ Temporary wall repair 

The work will begin with temporary wall patches and repairs before proceeding with other work.  
This will provide some added stability to the more exposed areas.   

♦ Site Drainage 

The entire project site and a part of the adjacent north property will be regraded to direct water 
flow away from the structures.  The concrete contra pared will be removed from the north side of 
the Romero following a formal and protected process, to avoid collapse.   

The design will install drainage systems in the central courtyard, and possibly on the adjacent 
property to the North and West, and repair foundations and wall bases.  Drainage structures will be 
added at the base of the adobe walls along the property lines and in the courtyard.  They should be 
tied into dry wells (French drains) located in the courtyard and potentially on the property to the 
North.  The foundation drainage system along the west wall of the Carson House would daylight at 
the southwest corner of the site.   

Some amount of archaeological evaluation should also occur during this phase.  Excavations should 
have two foci.  First, the locations of disturbance associated with correcting site drainage issues 
and, perhaps, with landscaping, and second, the possible locations of historic features indicated by 
historic documents, as shown in Boyer’s archaeological monitoring plan. 

Site utility work and final grading will complete the drainage work phase. An agreement with the 
property owners of the property location on the north and west side of the Carson House property 
will need to be reached before work can proceed in this area. 

♦ New Roof 

The roof work consists of a number of activities.  First, some additional investigation is required.  
Roof cores will be taken and the existing installation will also be evaluated for the presence of 
hazardous materials, as that will change the process of demolition.  Then the existing and aged non-
historic roofing and decking will be removed.  This shall be followed by the removal of all the 
elements of over-structure down to the original historic dirt roof and roof decking.    
 
Roof work description continues next page. 
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TREATMENT PLAN, Continued 

♦ New Roof, continued 

It is understood that most of the original dirt has already been removed from the Romero House, but 
is still present at the Carson House.  Where present, the dirt roof should be examined by an 
archaeologist while still in place.  Then the dirt will be removed with care, screened for artifacts, 
and reserved for potential use in later repairs elsewhere in the project.   
 
Historic decking and vigas will be repaired as required.  Insulation, electrical and mechanical 
infrastructure will be installed to minimize later disruption to the roof installation.  Finally, a new 
over-structure will be built that protects and supports the historic timbers below, and completed 
with the installation of a new deck and roof.   

♦ Exterior Wall Work 

Additional evaluation of the possible presence of hazardous materials will occur next, so as to plan 
appropriately for dealing with existing materials.  Stucco will be then be removed where required.  
Repairs and stabilizing measures will be taken at all locations as needed.  Removal of non-historic 
amendments and additions, where feasible, will also occur. Stucco will be repaired and a new finish 
coat applied to non-adobe walls and mud plaster applied to the adobe walls. 

♦ Exposed Wood Repairs 

Exposed exterior wood including doors and windows that can be repaired will be repaired and 
refinished. In some instances, where appropriate, non-historic fabric will be replaced. 

♦ Interior Work 

Any environmental remediation that is required will occur first.   

Mechanical, electrical, plumbing, and special systems upgrades and installation follow.  These are 
described below briefly. 

Existing wood floor structures and flooring will be removed, except in Room 1 in the Romero 
House.  Portions of the existing concrete floor in Room 5 of the Carson House will be removed to 
accommodate new mechanical and electrical work.   

New poured–in–place floors, of as yet undetermined composition, will be installed.  The wood floor 
system in Room 1 will be repaired where needed, and flooring restored.   

Wall and ceiling repair is next.  Additional adobe repair will be needed at selected locations in the 
interior.  Doors and windows require restoration or replacement.  Then wall and ceiling finishes will 
be repaired and updated.   

Interior work description continues next page. 
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TREATMENT PLAN, Continued 

♦ Interior work, continued 

Interior accessibility issues will be addressed in the design.  This process will involve a dialog with 
stakeholders and regulatory entities to arrive at a solution that serves the public and satisfies the 
needs of the rehabilitation. 

The preparations for use as a museum will finally begin.  Design and fabrication of exhibit casework 
and infrastructure, as well as with the installation of exhibits, will conclude the interior work. 

♦ Mechanical 

All existing mechanical systems will be replaced.  Further discussions of the programmatic 
requirements of the Museum are needed and then the final selection of the type of mechanical 
systems to be installed will be determined. 

♦ Electrical and Special Systems 

Once the programmatic requirements are determined a new electrical service may be installed. All 
electrical, telephone, and data wiring and devices will be replaced.  A new security system will be 
installed.  New lighting appropriate to the buildings and the exhibits will be installed. 

♦ Plumbing 

All plumbing throughout the buildings will be replaced. 

♦ Landscaping 

The final phase will install hardscape as needed for accessibility and the functioning of the Museum.  
If deemed appropriate to the period of significance, irrigation and plant material will also be 
installed.  Design and installation of signage and outdoor exhibits will complete the project. 

 

The Preservation Plan provided as part of this document incorporates both drawings of the existing 
conditions and drawings that lay out the general scope of the preservation activities that will be take 
place.  Specific details such as the updated roof design, resolution of issues surrounding differing floor 
levels, and the diversion of moisture will be within the work of a future project, where a Design 
Development process will occur, followed by the creation of full Construction Documents. 

  



 
 
Kit Carson House – Taos, New Mexico 
 

2022 CURRENT CONDITION ASSESSMENT & PRESERVATION PLAN – DRAFT 9/16/2022 CONRON & WOODS ARCHITECTS  |  PAGE 34 
 

 

 

 

 

 

 

 

PART III: PROJECT DOCUMENTATION 

 

These documents are supplied as separate attachments. 

A. Current photographs  

B. Field Notes  

C. 2001 Historic Structure Report 

D. 2004-2022 J Boyer Kit Carson House Archeological Monitoring Plan 

E. M&E Engineering Report 

F. Hands Engineering Report 

G. Preliminary Code Review 
 

 

 

 

 

 

 

 

 

 






































