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STAFF RECOMMENDATION 

1614 Benjamin Street 

March 20, 2013 

 

Application: Demolition of contributing building 

District: Eastwood Neighborhood Conservation Zoning Overlay 

Council District: 06 

Map and Parcel Number: 08306003300 

Applicant:  Bill Franklin, Owner 

Project Lead:  Sean Alexander@nashville.gov 

 

 

 

 

Description of Project:  Applicants propose to demolish a 

contributing building based on economic hardship.   

 

Recommendation Summary:  Staff recommends approval of the 

request for demolition as the building meets section III.B.2.c for 

appropriate demolition and meets the requirements for economic 

hardship since the repair costs exceed the value. 

 

 

 

Attachments 

A: Photographs 

B: Engineering Report 

C: Home Inspection 

D: Market Comps 

E: Rehab Budget 
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Vicinity Map:  

 

 
 

 

Aerial Map: 

 

 
 



1614 Benjamin Street                                      Metro Historic Zoning Commission, March 20, 2013  3 

 

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. 

 

   
 



1614 Benjamin Street                                      Metro Historic Zoning Commission, March 20, 2013  4 

Analysis and Findings:   
 

The applicant proposes to demolish the house and accessory building.  Demolishing the 

accessory building meets guideline III.B.2.b for appropriate demolition because it is not 

historic and does not contribute to the historic character of the district.   

 

Demolition of the primary building is not appropriate under guideline II.B.1 because the 

building is a historic house that retains the majority of its original features and form.  

Therefore, the applicant wishes to make that the case that denial of demolition would 

result in an economic hardship under guideline III.B.2.c. and section 17.40.420 of the 

Metropolitan Code of Laws. 

 

The applicant purchased the property in December of 2012 with the intention of 

rehabilitating the house as a single family residence.  The house was purchased for 

$119,000.  At $108 per square foot, for what they applicant believed was a 1,101 Square 

foot home, this price is comparable to surrounding homes of similar size and condition.   

 

A list of comparable home sales provided by Marsha Mauney with Zeitlin & Co. Realtors 

was provided, with information on homes range in square footage from 1100 to 1113 and 

in age from 1920 to 1925.  These properties appear to be apt for comparison to the 

subject property because they are similar in size and age. 

 

Address Date of 

construction 

Square 

footage 

Date of 

Sale 

Price Price per 

square 

footage 

105 Lindsley Park 1925 1100 09/24/2012 125,000 113.64 

1814 Eastside Av 1920 1113 08/15/2012 119,000 106.92 

1621 Boscobel St 1923 1103 07/23/2012 130,500 118.31 

Average  1105.3  124,833 112.95 

 

Following the purchase of the property, inspections by a Building Codes official and a 

structural engineer subsequently discovered that the upperstory is not useable as living 

space because the floor joists are too shallow and the stairs are not to code.   

The remaining square footage of the first story including the existing rear addition is 

eight hundred, twenty-four square feet (824 sq. ft.), based on data from the Assessor of 

Property for Davidson County.   

 

Staff reviewed additional homes sales for properties located in the immediate area, which 

sold this year and are more relevant to the Benjamin property in terms of the actual 

square footage and age.  Generally speaking, it appears that a reduction in size for 

comparable homes results in a higher price per square foot, but the actual value of smaller 

homes is nearly identical.  Assuming that the houses being compared are in similar 

condition, the price paid by the applicant is still in line with the price of nearby homes, 

with or without the upperstory space included. 
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Address Date  

of 

construction 

Square 

footage 

Date of 

Sale 

Price Price per 

square 

footage 

704 Laurent St. 1930 788 12/11/2012 119,900 149.87 

1025 Chicamauga St. 1920* 790 07/02/2012 129,000 157.97 

1618 Benjamin 1935 848 6/21/2012 125,000 147.41 

Average  808.67  124,633 151.75 

*The tax assessor shows the date of construction as 1899, but the Craftsman features of 

the house are more typical of a house built circa 1915-1925. 

 

Although the reduction in value that resulted in the loss of the upperstory as useable 

space is negligible, the applicant claims that structural deficiencies on the foundation and 

floor system cannot feasibly be repaired without substantial cost. 

 

Structural Report 

Anthony Locke, a structural engineer in Nashville, inspected the property on two 

occasions and provided a report of his observations.  He noted that the foundation of the 

building was severely compromised, and that there was also significant insect and dry-rot 

fungal damage on the wooden floor joists, beams, and sills.  Combined with water 

damage on the main level and the under-rated framing of the upperstory, his conclusion 

was that the structure needed extensive work to bring it up to a safe, habitable condition.   

 

Budget 

According to an initial budget submitted by the applicant, the estimated cost to 

rehabilitate the structure would be approximately $130,800.  Staff spoke with two 

restoration specialists who have worked in the neighborhood for many years.  They 

provided rough estimates of $100 to $150 per square foot to rehabilitate a home that 

needed to be totally gutted.  Assuming that the restoration would take the house up to 

1,101 square feet, as it was described when they bought it, staff finds the applicant’s 

estimate of repairs to be reasonable as it falls within that threshold. 

 

In addition to the costs outlined in their budget, the applicant’s primary concern is with 

the foundation that they estimate to cost between $40,000 and $49,000 to repair.  

Initially, Jeff Swayze of R2 Construction had given a verbal estimate of $20,000 to repair 

the foundation, but later revised that to “at least twice that much” after the structural 

engineer investigated the building.  Although it may be difficult but possible to repair a 

foundation or a floor-system, replacing both would be considerably more challenging.      

 

Including the foundation repair, the applicant’s total investment in the property upon 

rehabilitation would be $289,800 to $298,800, which is significantly more than the 

estimated value of comparable homes in the area: 

 

Purchase 119,000 

Rehabilitation 130,800 

Additional Foundation Work 40,000-49,000 

Total 289,800-298,800 
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Given what is known about the condition of the building, the applicant clearly purchased 

the house for significantly more than it was worth.  Under typical circumstances, this 

would constitute a self-created hardship for which a demolition application should not be 

approved.  However, the extent of the structural deficiencies of the building are such that 

the cost to bring the building up to code is more than the value of the property itself. 

 

 

Recommendation 

Staff recommends approval of the request for demolition as the building meets section 

III.B.2.c for appropriate demolition as the meets the requirements for economic hardship 

since the repair costs exceed the value. 

 

 

New construction is typically not reviewed when there is an existing historic building.  

Staff has had preliminary discussions with the applicant about subsequent infill, but plans 

for new construction have not been formally submitted for review at this time. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Rough “footprint” floorplan 

from Tax Assessor’s Office. 
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The area was 

subdivided in 1923. 

1614 Benjamin is lot 

#40. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
1614 Benjamin Avenue, Front 
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1614 Benjamin Avenue, Rear 

 

 
1614 Benjamin Avenue, Accessory Building  









Handwritten numbers 
correspond to photographs on 
the following pages.









































































































Cole Investments LLC 

1614 Benjamin Nashville, TN Rehab budget
Budgeted cost Actual Cost

Purchase Price -$                            

Insurance 600.00$                     

Utilities 1,000.00$                  

Taxes -$                            

Plans -$                            

Design fee 1,000.00$                  

Permit 600.00$                     

Dumpsters 3,500.00$                  

Porta jon 600.00$                     

Demo 4,000.00$                  

Grading 1,000.00$                  

Footer, block labor 49,000.00$                

Framing material 6,500.00$                  

Framing labor 6,500.00$                  

roofing 3,000.00$                  

windows 4,000.00$                  

siding 2,500.00$                  

Electrical 6,000.00$                  

plumbing 5,000.00$                  

HVAC 6,000.00$                  

Insulation 2,000.00$                  

Drywall 6,000.00$                  

Trim 5,500.00$                  

Flooring Hardwood 2,000.00$                  

Finish hardwood 1,000.00$                  

Lay Hardwood 1,000.00$                  

Tile 4,000.00$                  

Carpet -$                            

Paint interior 2,500.00$                  

Paint Exterior 2,500.00$                  

concrete 1,000.00$                  

cabinets 4,500.00$                  

Counter tops 3,500.00$                  

Landscaping 1,000.00$                  

Light Fixtures 2,500.00$                  

Plumbing Fixtures 2,000.00$                  

Punch 2,500.00$                  

Contingency 5,000.00$                  

Appliances 1,500.00$                  

Builders FEE 20,000.00$                

170,800.00$              TOTAL COST






