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STAFF RECOMMENDATION 

 2300 10
th

 Avenue South  

August 15, 2018 

 

Application:  Demolition 

District: Waverly-Belmont Neighborhood Conservation Zoning Overlay 

Council District: 17 

Map and Parcel Number:  10513037500 

Applicant:   Sonya Smith, owner 

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

 

 

Description of Project:  The applicant requests full demolition of a 

principal building based on economic hardship.   

 

Recommendation Summary:   
Staff recommends disapproval of the application for full demolition 

finding that it does not meet Section III.B.2.c for economic 

hardship.   

 

 

Attachments 

A: Biographies 

B: Photographs 

C: Public Comment 

D: Application 

 

 

MEGAN BARRY 

MAYOR 
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Vicinity Map:  

 

 
 

Aerial Map: 
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Applicable Design Guidelines & Ordinances: 

 
Design Guideline III.B. Demolition 

 

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. 

 

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 (Historic Zoning Regulations), Metropolitan 

Comprehensive Zoning Ordinance. 

   

 
Ordinance 17.40.420 D. 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.  

(Ord. BL2012-88, § 1, 2012; Ord. 96-555 § 10.9(C), 1997)  
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Figure 1. 2300 10th Avenue South 

 

Background: 2300 10
th

 Avenue South is a contributing building in the Waverly-Belmont 

Neighborhood Conservation Zoning Overlay.  It was constructed c.1930 and is a one-

story home with a recessed corner porch.   

 

The applicant has been working with Staff on solutions to the request for additional 

square footage since 2015, via phone and in-person meetings.  In April of 2016 a rough 

draft of an addition was submitted.  Staff recommended some minor alterations to the 

draft, prior to submitting an application, to ensure approval.  No applications for 

additions or an outbuilding have been received. 

 

Staff has also worked with the applicant on the question of demolition, as the applicant 

would like to construct two detached homes.  2300 10
th

 Avenue South is zoned R8.  It is 

a substandard lot so would generally not be allowed to have two units.  Codes Director, 

Bill Herbert (then Codes Zoning Administrator), sent a letter to the property owner on 

February 24, 2016 stating that the property did not have enough square footage to allow 

for two units but that she had proven a non-conforming use allowing for two units.  

However, if more than 50% of the building is demolished then only a single-family use 

can be realized, the non-conforming lose will be lost.  He confirmed this with staff on 

7/12/18, via email.  Staff toured the interior and exterior on October 10, 2017 and advised 

the applicant that the property did not likely meet the standards for economic hardship 

but provided information on how to apply. 
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Analysis and Findings:   
 

Explanation of Economic Hardship and Application Requirements: Since it is the 

Commission’s primary goal to ensure the preservation of historic buildings, demolition 

requests are reviewed by staff in great detail providing not only an analysis of the 

information given but an analysis of what questions remain.  It is the responsibility of the 

applicant to prove hardship rather than for staff to disprove hardship.  According to 

articles published by the National Trust for Historic Preservation and the National 

Alliance of Preservation Commissions, economic hardship requires a property owner to 

establish that disapproval of demolition denies them of all reasonable beneficial use or 

return on the property.  The design guidelines define economic hardship as “a condition 

that warrants the demolition of a contributing structure where the cost of a structure plus 

the cost of repairs to make it habitable are greater than the market value of the structure.  

Economic hardship may be caused by, but not limited to structural damage, termite 

damage and fire damage.  This exception shall not apply to any property owner who 

creates a hardship condition or situation as a consequence of their own neglect or 

negligence.”   

 

Among the criteria listed in the ordinance for the Commission to consider, is that the 

hardship is not self-imposed.  The current owner has owned the property since 2003. The 

applicant has submitted information stating that building was rehabilitated in 2008.  The 

project included painting brick, replacement windows, and construction of a rear 

addition.  Staff suggests that these items do nothing to maintain the home, in fact, the 

painting of masonry can cause water to become trapped within walls.  The engineer 

report reinforces the assumption of lack of maintenance by stating that the alterations 

“carried out over time may have an effect on how the building appears but not necessarily 

improves the structural performance.”  The applicant provided info stating that she has 

spent $12 a year on maintenance, for at least the past two years.  If a hardship is present, 

it may be due to the lack of regular maintenance.    

 

Engineer’s Report Analysis: 

 

The engineer summarizes that the building is in “good condition” and is “stable.”  He 

further states that “when viewed as a whole there is opportunity to both improve the 

quality of the existing structure while retaining as much of the existing structure as 

possible to satisfy the existing Neighborhood Conservation Zoning Overlay.”  Several 

repairs are recommended, much of it to allow for a renovated basement apartment.  The 

report states that no work is needed for safe occupation of the building but that the 

basement apartment requires immediate attention “if owner desires maximum income 

potential.”  Economic hardship is in place to ensure that an owner has reasonable use, not 

necessarily the highest and best use of the property.  The fact that the building has a safe 

and stable use as a single-family home means that it does not meet the standards for 

economic hardship.     

 

Post-Rehab Valuation:  Since the engineer report does not state the building is beyond 

repair, then the valuation of needed repairs is not relevant to economic hardship question; 
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however, to provide a complete view of the proposal, Staff analyzed the information 

provided and found that there is potential for the owner to make a profit on the building. 

 

The property owner did not provide a purchase price, stating that the property was 

conveyed to her by her grandmother.  A quit claim deed, found by staff, notes that the 

property was conveyed for $10.   

 

The applicant provides two estimates and two different values for the property.  One of 

the values comes from Realtor Debbi Howard and is a range between $350,000 and 

$380,000.  Another value is a print out from the website Realtrac for $425,000.  The 

Realtor estimate is current value and the Realtrac estimate also appears to be current 

value rather than post-rehab value.   

 

Two different repair/rehab options are provided by the engineer who conducted the 

inspection.  One option is water management and the second includes water management 

as well as rehabilitation of the basement apartment.  As stated previously, Staff does not 

find renovation of the apartment to be a part of an economic hardship analysis.  However, 

even if the apartment estimates are used in calculating value, the owner will profit. 

Estimates provided were not broken down; which is a condition that the Commission 

generally requires; however, in this case, even if all expenses are included, the applicant 

has the opportunity to make a profit.  All calculations result in a profit for the owner.   

 

A realtor provided an estimate for new construction of two homes which she obtained 

from a general contractor.  If more than 50% of the building is lost then the applicant will 

not be able to construct two separate homes, according to the Code department, so these 

estimates are valid.  In addition, since a profit can be made with the existing building, 

comparison to new construction is not valid to an economic hardship argument. 

 

Summary of Information Provided by Applicant 

 

 Engineer Estimate A Engineer Estimate B 

Rehab estimates plus 

purchase price 
17425 155,000 

Two Potential Post 

Rehab Values 

$350,000-380,000/ $425 $350,000-380,000/ $425 

POTENTIAL PROFIT $332,565-362,565 /$407,565 $194,990-224,990/ $269,990 
*Even if the owner’s mortgage is considered, which is not typically included in an economic hardship 

evaluation when the mortgage does not represent purchase price, the owner will profit. 

 

 

Recommendation: 

 

Staff recommends disapproval of the application for full demolition finding that it does 

not meet Section III.B.2.c for economic hardship.   
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ATTACHMENT A 

 

BIOGRPAHIES FOR REPORT RESEARCH & WRITERS 

 

Tim Walker is the Director of the Metropolitan Historical Commission, which is the 

steward of two commissions which guide historic preservation projects for Metropolitan 

Nashville and Davidson County.  Walker has a Bachelor of Architecture (Magna Cum 

Laude) from the University of Tennessee at Knoxville and a Master of Science in Public 

Service Management from Cumberland University.  Tim has 25 years of experience in 

the fields of architecture and historic preservation. 

Robin Zeigler is the Historic Zoning Administrator with the Metropolitan Historic 

Zoning Commission. She has been a local preservation specialist for more than 12 years 

working as the Senior Historic Preservation Planner for the Planning Division of the Salt 

Lake City Corporation and the Preservation Planner for the City of Bowling Green in 

Kentucky. In addition she has taught historic preservation planning as an adjunct 

professor at Western Kentucky University. She is a former board member of the National 

Alliance of Preservation Commissions. Zeigler holds a graduate degree from Middle 

Tennessee State University’s Public History Program.  

Paul Hoffman is a Historic Preservationist 1 with the Metropolitan Historic Zoning 

Commission. For more than a decade prior to joining MHZC, he worked on rehabilitation 

and preservation projects on historic structures in middle Tennessee, including the 

Tennessee State Capitol, Ryman Auditorium, Belmont Mansion, and Rosenwald schools 

in Sumner County.  Paul earned his M.A. in the historic preservation program at Middle 

Tennessee State University, specializing in early Tennessee history and building 

pathology. 

 

 

 

mailto:robin.zeigler@nashville.gov
mailto:paul.hoffman@nashville.gov
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ATTACHMENT B: PHOTOGRAPHS 

Staff site visit on October 10, 2018 
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PUBLIC COMMENT 

 
 
From: Carol Ashworth  

Sent: Friday, July 13, 2018 3:25 PM 

To: Walker, Tim (Historical Commission); Zeigler, Robin (Historical Commission); Sledge, Colby 

(Council Member) 

Subject: 2300 10th ave so 

 

Hello all- I am out of the county and cannot attend the hearing but I want to go on record as opposing the 

demolition of this historic house. This is one of the oldest and most architecturally interesting houses in the 

neighborhood. I’m also concerned that William Smallman is the developer. He is not trustworthy. Very sad 

he has this unique property that deserves a sensitive and respectful renovation.  

 

Thanks-carol ashworth  

919 caruthers ave.  

 

Get Outlook for iOS 

 

 

-----Original Message----- 

From: Heather Andrews  

Sent: Sunday, July 15, 2018 2:53 PM 

To: Zeigler, Robin (Historical Commission) 

Cc: Walker, Tim (Historical Commission); Sledge, Colby (Council Member); kconleytn@gmail.com 

Subject: 2020 and 2300 10th Ave South Homes 

 

 

> Dear Robin, Colby and Tim, 

 

> I’m writing to ask that you do everything you can to help protect the historic home at 2020 10th Ave 

South as well as the home at 2300 10th Ave S.   I drive by these beautiful homes everyday.  It would be so 

sad if they get torn down. 

 

> The developer (at least of 2020) purchased the property knowing it was in a conservation overlay.  

Allowing the developer to tear down the house would set a bad precedent.   

 

> Please help to preserve this house and our neighborhood. 

 

> Sincerely, 

> Heather Andrews 

> Nashville,  TN 

> 37204 

 

 

-----Original Message----- 

From: Meitra Aycock  

Sent: Sunday, July 15, 2018 8:05 AM 

To: Zeigler, Robin (Historical Commission); Walker, Tim (Historical Commission); Sledge, Colby 

(Council Member) 

Cc: Kerry Conley 

Subject: Homes on 10th Ave 

 

Robin, Tim and Colby - Kerry Conley let me know of two homes on 10th Ave that have asked for an 

exception to our conservation overlay.  I am writing to you to express my concern about allowing such 

https://aka.ms/o0ukef
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variances to the overlay that this neighborhood (and me personally) fought so hard to secure.  I trust you 

heard our voices and understand how destructive these exceptions would be.  I ask that you please deny 

these requests and keep our overlay in tact.   

 

I am unfortunately unable to attend the meetings in person since they are scheduled during the time I am 

working, but please know I will be there in spirit with the rallying cry that we must protect our 

neighborhood from further exploitation from developers and residents who are seeking to make some easy 

money and exit the neighborhood.  We plan on living here a very long time and need your protection.   

 

Meitra Aycock 

2300 Elliott Ave (built in 1875) 

(615)336-0733 

 

From: Cathy Kelly  

Sent: Friday, July 13, 2018 8:06 PM 

To: Walker, Tim (Historical Commission) 

Subject: Fwd: Please don’t demo  

 

Sent from my iPhone 

 

 

From: Cathy Kelly  

Date: July 13, 2018 at 4:57:51 PM AKDT 

To: robin.zeigler@nashville.gov, tim.walker@nashvill.gov, Colby.Sledge@nashville.gov 

Subject: Please don’t demo  

Please don’t demo 2020 and 2300 10th ave s.  The community fought long and hard for a conservation 

overlay and it is meaningless if exemptions to the overlay are granted all the time.  

 

Thank you 

Cathy Jennings 

807 Montrose ave  

Nashville TN 37204.  

 

 

Sent from my iPhone 

 

 

From: Diana Giles  

Sent: Monday, July 16, 2018 3:14 PM 

To: Zeigler, Robin (Historical Commission); Walker, Tim (Historical Commission); Sledge, Colby 

(Council Member) 

Subject: 2 historic homes on 10th 

 

Please deny the request to demolish the following homes: 2020 10th Ave S and 2300 10th Ave South. Both 

are within the overlay area and are in good enough shape to remain standing. We worked very hard to get 

this overlay in place to prevent such a thing from happening. 

 

Thanks. 

 

All the best, 

 

Diana Giles, Realtor®,RCS-DTM Trained by Vanderbilt Law 

Mobile: (615) 428-7627  

mailto:robin.zeigler@nashville.gov
mailto:tim.walker@nashvill.gov
mailto:Colby.Sledge@nashville.gov
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Chamberlain Realty, LLC 

113 Shivel Drive  

Hendersonville, TN 37075 

Office: (615) 757-3627 

 

 

From: Caroline Duley   

Sent: Wednesday, July 18, 2018 7:52 AM 

To: Walker, Tim (Historical Commission) <Tim.Walker@nashville.gov>; Zeigler, Robin (Historical 

Commission) <Robin.Zeigler@nashville.gov>; Sledge, Colby (Council Member) 

<Colby.Sledge@nashville.gov> 

Subject: Deny demolition of 2020 10th Ave S and 2300 10th Ave S 

 

Please deny the demolition of 2020 10th Ave South and 2300 10th Ave South. 

Both are contributing historic homes in the Waverly Belmont Overlay. 

 

We worked hard to get this overlay passed with an overwhelming majority of neighbors.  Both of those 

homes should be preserved as the overlay intended.  Allowing their demolition would set a bad precedent. 

 

Sincerely, 

Caroline Duley 

900 Waldkirch Ave 

 

 

From: Debra Dickey   

Sent: Wednesday, July 18, 2018 8:46 PM 

To: Walker, Tim (Historical Commission); Zeigler, Robin (Historical Commission); Sledge, Colby 

(Council Member) 

Subject: DENY DEMOLITION of 2020 10th Ave S. and 2300 10th Ave S 

 

Please deny the demolition of 2020 10th Ave South and 2300 10th Ave South. 

Both are contributing historic homes in the Waverly Belmont Overlay. 

  

We worked hard to get this overlay passed with an overwhelming majority of neighbors.  Both of those 

homes should be preserved as the overlay intended.  Allowing their demolition would set a bad precedent. 

 

Sincerely, 

 

Debra Dickey 

2813 Sherbourne Ave 37204 

 

 

From: Nathan Hubbard [mailto:nathan@mybrainhurts.com]  

Sent: Wednesday, July 18, 2018 9:40 AM 

To: Zeigler, Robin (Historical Commission); Walker, Tim (Historical Commission); Sledge, Colby 

(Council Member) 

Cc: Kerry Conley 

Subject: deny demo on 10th ave houses 

 

Robin, Tim, & Colby, 

 

I oppose the demolition requests at 2020 and 2300 10th ave. As a neighbor that worked to implement the 

overlay that protects houses in Waverly Belmont/12 South, I'm angered to hear this. Greed and profit have 

once again come in to destroy what what we have fought to preserve.  

 

x-apple-data-detectors://0/
x-apple-data-detectors://1/
mailto:nathan@mybrainhurts.com
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I know the owner of 2300 10th personally, she is 5  houses up the street from us. She's been trying for at 

least 6 years to figure out how to put 2 houses on her undersized lot and cash out. Her claims of 

disadvantage are bogus in the context of tearing down a house to make more money. All her direct 

neighbors, who would be the most affected, oppose this, but she doesn't seem to mind. This cash-out 

mentality must be stopped.  

 

The neighborhood has spoken, and the collective voice wants to protect, not tear down. Please deny these 

requests and send a message to home owners and profiteers that this sort of thing will NOT fly in a NCZO 

in Nashville. 

 

As a side note, I'm also appalled to hear that the 2020 10th property was allowed to be subdivided. No-one 

that looks at that property thinks '2 houses', they think 'slightly larger yard'. It should never have happened.  

 

Thank you, 

 

Hubbard Family 

915 Waldkirch Ave 

 

 

From: David Sprouse [david@dpsprouse.com] 

Sent: Tuesday, July 17, 2018 8:35 AM 

To: Sledge, Colby (Council Member); Walker, Tim (Historical Commission) 

Cc: Zeigler, Robin (Historical Commission); Kerry Conley 

Subject: Protect our historic neighborhood and enforce our overlay 

I am writing to express my concern that two contributing historic homes protected by the Waverly-Belmont 

conservation overlay are being considered for demolition.  The houses in question most certainly contribute 

to the historic fabric of this neighborhood, and I strongly object to their demolition.  Our neighborhood 

worked tirelessly to implement a conservation overlay, and it should be vigorously maintained. 

  

For twenty years, I have admired the historic home located at  2020 10th Ave. South - eager to see the day 

it would be restored to the full potential of its historic character.  And now, a developer seeks it wholesale 

demolition?  This action is completely unacceptable.  In addition, the bungalow at 2300 10th Ave. 

South appears to have been recently rehabilitated.  Its demolition clearly falls outside the bounds of the 

conservation overlay's promised protections.   

  

Our city cannot afford to lose any more of its historic properties.  Nearly 700 homeowners entered into a 

pact with the city to prevent the destruction of historic homes in our neighborhood ... and a deal is a deal. 

  

Protect our historic neighborhood and enforce our overlay! 

  

Sincerely, 

David and Carrie Sprouse 

2033 Elliott Avenue 

Nashville, TN 37204 

david@theothercentury.com 

carrie@carriemcgee.com 

 

mailto:david@theothercentury.com
mailto:carrie@carriemcgee.com























































































































