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STAFF RECOMMENDATION 

710 McFerrin Avenue 

June 17, 2015 

 

Application: Demolition-principle contributing structure 

District: Maxwell Heights Neighborhood Conservation Zoning Overlay 

Council District: 05 

Map and Parcel Number: 08208028000 

Applicant:  Ryan Paige 

Project Lead:  Robin Zeigler, robin.zeigler@nashville.gov 

 

 

 

Description of Project:  Applicant proposes to demolish a 

contributing home to the Maxwell Heights Neighborhood 

Conservation Zoning Overlay.  This item was deferred by the 

applicant from the March 18 (prior to publication of agenda) April 

15 and the May 20, 2015 meetings.   

 

Recommendation Summary:  Staff recommends disapproval 

finding that the applicant has not proven economic hardship and 

demolition does not meet section III.B.2 for appropriate demolition 

and does meet the design guidelines for III.B.1 for inappropriate 

demolition.   

 

Attachments 

A: Correspondence 

B: Staff’s Photographs 

C: Sales Contract 

D: Estimate 

E: Engineer’s Report 
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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 17.40.420 D of the historic zoning ordinance. 

 

Ordinance section 17.40.420.D. lists the following items as information that can be used to determine 

economic hardship.  They are not standards.  The standards to be met are in the design guidelines, 

section III.B.  See above. 

Determination of Economic Hardship. In reviewing an application to remove an historic structure, the 

historic zoning commission may consider economic hardship based on the following information:  

1. An estimated cost of demolition and any other proposed redevelopment as compared to the 

estimated cost of compliance with the determinations of the historic zoning commission;  

2.A report from a licensed engineer or architect with experience in rehabilitation as to the structural 

soundness of the subject structure or improvement and its suitability for rehabilitation;  

3.The estimated market value of the property in its current condition; its estimated market value after 

the proposed undertaking; and its estimated value after compliance with the determinations of the 

historic zoning commission.  

4.An estimate from an architect, developer, real estate consultant, appraiser, or other real estate 

professional experienced in rehabilitation as to the economic feasibility of rehabilitation or reuse 

of the existing structure.  

5.Amount paid for the property, the date of purchase, and the party from whom purchased, including 

a description of the relationship, if any, between the owner of record or applicant and the person 

from whom the property was purchased, and any terms of financing between the seller and buyer.  

6.If the property is income-producing, the annual gross income from the property for the previous two 

years; itemized operating and maintenance expenses for the previous two years; and depreciation 

deduction and annual cash flow before and after debt service, if any, during the same period.  

7.Any other information considered necessary by the commission to a determination as to whether the 

property does yield or may yield a reasonable return to the owners.  

8.Hardship Not Self-Imposed. The alleged difficulty or hardship has not been created by the previous 

actions or inactions of any person having an interest in the property after the effective date of the 

ordinance codified in this title. 
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Background:. Constructed in 1914 (appears in 

1914 directory but not on 1914 map.) 

 

Analysis and Findings:   
 

The applicant has purchased the property for 

$136,033.45, including closing costs.   Since at 

least 1999, both the lot and the building have 

risen in value although the sales price has 

fluctuated. The property sold for $28,800 in 

1982 and then dropped to $7,400 in September 

of 1992.  It last sold, before this most recent purchase, for $14,000 in December 1992.  

The most recent sale of $136,033 appears to be a fair price as the average costs of similar 

aged and sized homes within a mile is approximately $176,000 and the DataQuick value 

found online is $172,000.   

 

The applicant did not provide comps for analysis.  Using information from the property 

assessor’s website, Staff considered sales that took place within a 5 block radius, were 

located within an overlay, sold since July 2014, were less than 1700 square feet, that were 

of a similar age to 1710 McFerrin, and that were in “good” condition at the time of sale in 

order to determine the estimated post-rehab value of the building.  “Good” condition was 

considered to be anything that was rehabilitated in the last decade or was well 

maintained.  All information, including the living area at the time of sale and sale price 

per square footage were provided by the Property Assessor’s website, they are not staff’s 

calculations.  (The comps have been updated since the first staff recommendation with 

additional recent sales.) 

 

Recent Sales Prices of Homes in the Area of a Similar Age and Square Footage 
Address Date of 

construc

tion 

Sale Date Sale Price/Sq 

Ft 

Living Area Total 

710 McFerrin 1920   1120 n/a 

1010 Maxwell Ave 1935 10/24/2014 204.67 1612 330,000 

951 Seymour 1930 12/16/2014 195.18 1557 303,900 

1032 Petway 1938 8/15/2014 196.58 1287 253,000 

953 Seymour 1930 8/22/2014 212.66 1105 235,000 

937 Mansfield 1938 7/31/2014 182.70 1861 340,000 

1024 W Eastland 1928 4/20/2015 223.21 1254 279,900 

912 W Eastland 1930 3/19/2015 198.00 952 188,500 

919 W Eastland 1936 1/22/2015 231.51 825 191,000 

Average   205.56   

Figure 5 

 

These comps returned a price per square footage of $205.56.  Based on the comps, the 

post rehabbed value of the building could be $230,227.20.   

 

The estimate for repairs generally should only include those expenses required to bring 

the property up to code; therefore Staff recommends removing the line items for 

appliances and landscaping, lowering the estimate rehab costs by just $3,500 to $101,020.   
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Although all other costs were included in staff’s calculation, they may be lower than what 

is estimated.  Staff’s review found that 90% of the interior is likely repairable but the 

estimate shows 100% replacement of walls, interior trim, and windows, 30% replacement 

of flooring and 50% replacement of doors.  The provided engineer’s report, did not 

review the entire building, only the “floor structure, existing floor supports and the 

existing foundation” so the level of required replacement remains unanswered.  One of 

the conclusions of the engineer’s report is that all windows should be removed; however, 

the beginning of the report does not list windows as an item that was reviewed.  The 

conclusion also notes that all the plaster should be removed for the installation of 

insulation; however, the beginning of the report does not list any interior elements as 

having been reviewed and the removal of plaster is not always necessary for the 

installation of insulation.  Initially the applicant claimed that the building was 

compromised due to termite damage; however, there is no mention of termites in the 

engineer’s report.  This may be due to the fact, that the report does not contemplate the 

framing or roofing.   

 

In the past, economic hardship has been granted for properties that were noted by 

engineers as unsafe to repair or that required a foundation to be repaired that reasonably 

could not be because the entire building would have to be picked up and the framing 

itself was not secure enough for that action.  In this case, the engineer’s report specifies 

that the foundation can be repaired section by section.   

 

The settlement statement provided by the applicant shows a purchase price of 

$135,033.45, including settlement charges and unpaid taxes.  The total purchase price 

plus revised rehab estimate is $236,053.45.  Compared to the estimated value of 

230,227.20, the applicant could potentially lose $5826.25, assuming the estimate of 

repairs covers only those items required to bring the building up to code.  In the past, the 

Commission has found situations like this too close to definitively answer the question 

about of economic hardship, especially when there are still unanswered questions about 

the structures physical viability. 

 

Because there are still unanswered questions about what truly needs to be replaced or 

repaired, the current repair estimate is too close to definitively prove hardship and the 

Commission is required to preserve historic buildings unless there is a proven economic 

hardship, Staff recommends disapproval.  Staff finds that the applicant has not proven 

economic hardship and demolition does not meet section III.B.2 for appropriate 

demolition and does meet the design guidelines for III.B.1 for inappropriate demolition.   
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ATTACHMENT A: COMMISSION/APPLICANT CORRESPONDENCE 

 

Sent to applicant and commissioners via email on 5/29 

 

Dear Commissioner: 

  

We wanted to provide some additional information about the Economic Hardship 

process.  (This email and attachment is also being sent to the applicant.) In the case of 

Economic Hardship, it is 100% the responsibility of the applicant to make his/her case 

that a property is beyond repair.  The ordinance lists multiple items that the Commission 

can review or request of the applicant to help make an informed decision.  Those items 

are also listed on the permit application.  The application and examples of other staff 

recommendations are available online. 

  

Staff recommendations are an analysis of the information given.  It is not Staff's 

responsibility or even ability to provide engineer reports, inspections of the property, or 

any other information.  We do typically conduct cursory inspections and draft reviews of 

information as a way to give the applicant some advice on how to proceed.  We also 

provide information that we have the ability to obtain without additional expense or 

expertise, such as photographs or comps, when they are not provided. 

  

Attached is information provided from the National Trust about economic hardship that 

might also be useful.  

 

Sincerely, 

 

Robin Zeigler 
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ATTACHMENT B: PHOTOS AQUIRED BY STAFF 

 

 

 

 

Exterior 
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Original eaves beneath the vinyl siding. 
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Stairway on right façade that could be replaced or removed. 

 
Right side elevation 
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Right/Rear elevation 

 

 
Left façade 
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Rear 
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Evidence of the only ceiling damage 
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This room may be an enclosed porch.   

There are no hardwood floors in this room.  



710 McFerrin Avenue                                     Metro Historic Zoning Commission, June 17, 2015  20 
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No hardwood floors 
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Ryan Paige
Ryan Paige
Mark Stout

710 McFerrin Ave

135,000

3/17/2015 or sooner







Mitchell Construction, LLC

3117 Lake Park Dr.

Nashville, TN 37211

Saturday, March 28, 2015

ESTIMATE

Ryan Paige

710 McFerrin Ave.

Nashville, TN 37206

SOFT COSTS

Permits 800.00$          

Utilities / Dumpsters / Portojohn 1,200.00$       

TOTAL SOFT COSTS: 2,000.00$       

HARD COSTS

Demo 2,500.00$       includes abatement

Foundation 27,000.00$    100% replace

Frame Materials 500.00$          20% replace

Frame Labor 2,000.00$       20% replace

Roofing 4,000.00$       100% replace

Windows 4,000.00$       100% repair or replace

Siding / Ext. Trim 1,500.00$       15% replace

Exterior Doors 1,000.00$       50% replace (repair existing front entry)

HVAC 6,000.00$       100% replace

Plumbing Labor 4,000.00$       100% replace

Plumbing Fixtures 1,000.00$       100% replace

Electrical 4,000.00$       100% replace

Insulation 4,200.00$       

 100% replace (includes spray foam on ext. 

walls to eliminate need for vapor barrier) 

PHASE 2 - POST DRYWALL

Drywall 3,520.00$       100% replace

Trim Materials 2,750.00$       100% replace

Trim Labor 2,750.00$       100% replace

Int. Paint 3,300.00$       100% replace

Ext. Paint 5,000.00$       

 100% replace (includes scrape, caulk, prep 

on existing siding) 

Flooring 2,500.00$       30% replace

Tile 3,000.00$       100% replace

Shower Door 900.00$          100% replace

Cabinets 6,000.00$       100% replace

Countertops 3,000.00$       100% replace

Appliance Package 2,500.00$       100% replace

Lighting Package 2,200.00$       100% replace



Hardware/Shelving (bath, locks, closet bars) 1,500.00$       100% replace

Porch 1,200.00$       50% repair

Landscaping 1,000.00$       100% replace (plants/mulch)

Cleaning 300.00$          

Punch Out 500.00$          

Gutters 900.00$          100% replace

TOTAL HARD COSTS: 104,520.00$  

TOTAL COSTS: 106,520.00$  

Gross Sales Price 225,000.00$  

Lot Costs 115,000.00$  

Interest Carry 2,000.00$       

Realtor Fees 13,500.00$    

Contractor Fees 18,000.00$    

Closing Costs 4,500.00$       

Net Profit (34,520.00)$   



710 McFerrin Avenue

Sagging roof at NW corner

Chimney near edge of cellar wall

Side yard slid into cellar

Rodent damage to cellar walls

Support of framing for stair opening

Side yard sliding into cellar

Vertical boards of foundation not touching grade

Interior cedar posts rotten on bottom

Decaying cedar post

Midspan floor joist suport



STRUCTURAL ENGINEERS, INC.
738 West Meade Drive Phone 615/589-8962
Nashville, TN  37205-3158 Email jdews@s-e-inc.com

June 2, 2015

Ryan Paige

802 South 18  Streetth

Nashville, TN 37206

  

 

RE: Structural Review of Existing Foundation and Floor System

710 McFerrin Avenue

Nashville, TN

SEI Job No: 147981

Dear Sir:

This writer visited the site on the warm, cloudy morning of Monday, June 1, 2015 at

your request.  The purpose of this site visit was to view the existing floor structure, the

existing floor supports and the existing foundation. 

The house is approximately 95 years old and is one story.  There is a cellar below the

middle portion.  The exterior veneer is siding.  The house faces east and the site is

relatively level.

1 FINDINGS.

1.1 Existing foundation system.

1.1.1 The house appears to have an original portion and a small in fill addition.

The foundation of the entire perimeter of the house is bearing on cedar

posts.  There are vertical boards between the posts.  A cellar, which is

in the middle portion of the house, has dirt walls of the cellar are very

close to the north and south walls.  A portion of the north side yard has

slid Into the cellar.

1.1.2 The vertical boards between the cedar posts have rotted at the bottom

allowing water and rodents into the cellar.

1.1.3 Water has been standing in the cellar approximately six inches deep.

1.1.4 The chimney is very close to the dirt wall of the cellar.

1.1.5 The cedar posts that support the interior and exterior of the house have

decay at the bottoms.

1.1.6 The steel jack posts at the located in the cellar have rusted at the

bottoms.

1.1.7 The framing for the stair opening to the cellar is supported by a

combination of dry stacked concrete masonry units, rocks and bricks.

1.2 The first floor system. 

1.2.1 The floor system is 2x8 joists at 16 inches on center and spanning

approximately 16 feet.  Some of these joists have pulled away from the

rim joist and the inset girders and some have cracked.  All the joists are
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sagging.  Some have various types of supports near the middle of the

span.

1.2.2 The hearth has settled below the level of the floor and is supported by

a combination of materials.

1.2.3 The girders are 2-2x10's with various types of wood supports.  The oldest

are cedar posts with some decay at the bottom.  The footings for the

supports appear to be rocks or wood.

1.2.4 At the northwest corner, the floor, ceiling and roof are sagging.  This

appears to be from past fire damage.

2 CONCLUSIONS

2.1 A new existing foundation system should be installed.  This system should

concrete masonry units and concrete strip footings.  The exterior cedar

posts should be removed as each section of the foundation is finished.

2.2 The dirt walls of the cellar that are parallel to the walls of the foundation

must have retaining walls installed to keep the dirt below the foundation of

the house.

2.3 The floor system would have to have new girders on piers to make the

existing floor joists adequate for the loads required by the modern building

code.

2.4 The existing windows should be removed and new windows installed with

proper flashing.  The installation of the flashing will require a significant

amount of the siding to be removed.

2.5 The plaster on the exterior walls should be removed to facilitate the

installation of the building code required insulation. 

The amount of remedial work described above is only to maintain the appearance of

the front and side elevations in this historic area.  Without this work, the existing

foundation and floor system cannot adequately support the new structure.  Even with

the remedial work, the system would not be continuous like a totally new system and

may cause issues with finishes in the future.

I trust that this is the information that you need.  If I can be of any other service to you,

please call.

Sincerely,

STRUCTURAL ENGINEERS, INC.

June 2, 2015

Robert J. Dews, P.E.



From the desk of...

Jack Dews
Engineer

Structural Engineers, Inc.
738 West Meade Drive

Nashville, TN 37205

 Office: 615-589-8962
Email: jdews@s-e-inc.com

C O V E R

FAX/EMAIL
S H E E T

To: Ryan Paige

Fax#/Email: ryanpaigeis@gmail.com

Subject: Letter for 710 McFerrin Avenue   

Date: June 2, 2015

Pages: 5, including this cover sheet.

mailto:ryanpaigeis@gmail.com

