STAFF RECOMMENDATION
1614 Benjamin Street
November 14, 2012
Application: Demolition of contributing building
District: Eastwood Neighborhood Conservation Zoning Overlay
Council District: 06
Map and Parcel Number: 08306003300
Applicant: Daryl Watson
Project Lead: Robin Zeigler, robin.zeigler@nashville.gov

Description of Project: Applicants propose to demolish a
contributing building based on economic hardship.

Attachments
A: Photographs
B: Site Plan
C: Elevations

Recommendation Summary: Staff recommends disapproval of
the request for demolition as the building meets section II.B.2.a for
inappropriate demolition and the project does not meet the
requirements for economic hardship since the repair costs do not
exceed the value.
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Vicinity Map:

Aerial Map:
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Applicable Design Guidelines:
III.B.1 Demolition is Not Appropriate
a. if a building, or major portion of a building, is of such architectural or historical interest and
value that its removal would be detrimental to the public interest; or
b. if a building, or major portion of a building, is of such old or unusual or uncommon design and
materials that it could not be reproduced or be reproduced without great difficulty and expense.
III.B.2 Demolition is Appropriate
a. if a building, or major portion of a building, has irretrievably lost its architectural and historical
integrity and significance and its removal will result in a more historically appropriate visual
effect on the district;
b. if a building, or major portion of a building, does not contribute to the historical and architectural
character and significance of the district and its removal will result in a more historically
appropriate visual effect on the district; or
c. if the denial of the demolition will result in an economic hardship on the applicant as determined
by the MHZC in accordance with section 91.65 of the historic zoning ordinance.

Background: 1614 Benjamin is a contributing building to the Eastwood Neighborhood
Conservation Zoning Overlay. It is a one-story bungalow with a cut-away porch and two
primary entrances. The dormer is not original and there is one small shed roof rear
addition. The dwelling was constructed c.1925 and the rear accessory structure was
constructed in 2006.

Analysis and Findings:
The applicant proposes to demolish the house due to needed foundation repairs.
Demolition of the primary building is inappropriate because the building is a historic
dwelling that retains the majority of its original historic features and form. The house
meets section III.B.1 for inappropriate demolition. Therefore the applicant wishes to
make the case for economic hardship.
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The existing portion of the house with a previous rear portion
already removed and not including the front porch is eight
hundred and twenty four square feet (824 sq. ft.), according to
the property assessor. (Applicant estimates the square footage
at 800 square feet.) The upper floor has been improved but,
due to the low pitch of the roof and the steep staircase without
adequate headroom at the top, it is not considered usable space
and not included in the square footage calculation.
Based on recent sales in the Lockeland Springs area, staff finds
that small homes are valued at between $150-190 per square
foot, which places a value on the property of between
$123,600 and $156,560. The most recent sale was in May of
this year for $90,000. The applicant provided recent sales for
the area that ranged between $161,505 and $192,038 but the square footage of these
buildings is unknown.
The applicant’s primary concern is with the foundation that they estimate to cost $57,780
to replace. Recent requests for demolition included foundation repair estimates of
between $20,000 and $40,000 for buildings in far worse condition. Staff requested an
estimate from an independent contractor who specializes in foundation repairs. The
estimate provided was $17,000-$21,000 and included associated interior floor repairs.
The roof framing is the other item mentioned in the engineer report but there is no
indication that a roof replacement is required. The report states that “the roof framing
system will require the removal of the roof decking and installation of No. 2 2x8 southern
pine rafters paced 16” apart,” but does not mention any decay or damage. The Codes
Department does not require that old buildings be reconstructed to meet modern codes.
A simple roofing shingle replacement would also not necessitate that the roof form be
reconstructed to meet modern Codes.
The applicant provides estimates for demolition, interior rehab/repair and constructing a
new building. The cost of demolition and construction of a new building are not relevant
to the analysis of economic hardship for the existing house. Staff did not find the $110
per square foot to rehab/repair the interior as relevant since interior repairs were not noted
in the engineering report or during inspections. Determination of economic hardship is
based on bringing the building up to codes as necessitated by the amount of work
conducted. It does not include improvements or reconstructing every portion of a
building to meet modern code requirements.
Based on the purchase price of $90,000 and the high-end estimate of $21,000 for
foundation and floor repairs, repair costs would not exceed the low-end estimated value
of $123,600.
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Staff recommends disapproval of the request for demolition as the building meets section
II.B.2.a for inappropriate demolition and the project does not meet the requirements for
economic hardship since the repair costs do not exceed the value.
Note: The applicant’s images are not included in this staff recommendation as the low
quality of the majority of the images left them unreadable once copied.

The area was subdivided in 1923. 1614
Benjamin is lot #40.
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