JOHN COOPER
MAYOR

METROPOLITAN GOVERN E AND DAVIDSON COUNTY

Metropolitan Historic Zoning Commission
Sunnyside in Sevier Park
3000 Granny White Pike

STAFF RECO M M EN DAT'ON Nashville, Tennessee 37204
Telephone: (615) 862-7970
1515 Holly Street
July 15, 2020

Application: New Construction—Addition

District: Lockeland Springs-East End Neighborhood Conservation Zoning Overlay
Council District: 06

Base Zoning: R6

Map and Parcel Number: 08309045800

Applicant: Martin Wieck, Ninel2 Architects

Project Lead: Sean Alexander, sean.alexander@nashville.gov

Description of Project: The applicant proposesto alter the roof and | Attachments
g .. . - A: Photographs

upperstory of an existing rear addition to an historic house. The B- Site Plan

addition is wider than the historic house, and the new roof will be taller | c: Fioorplans

than the historic house. D: Elevations

Recommendation Summary: Staff recommends approval of the
proposed addition at 1515 Holly Street:
1. The door selection and roof color shall be approved by MHZC
Staff; and,
2. If relocated, the HVAC units shall be located behind the
midpoint of the building on a non-street facing fagade.
With those conditions met, Staff finds that the project will meet the
design guidelines for additions in the Lockeland Springs East-End
Neighborhood Conservation Zoning Overlay.
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Applicable Design Guidelines:
11.B. New Construction

1. Height

New buildings must be constructed to the same number of stories and to a heightwhich is compatible with the
height of adjacent buildings.

The heightof thefoundation wall, porch roof, and main roofs should all be compatible with those of surrounding
historicbuildings.

2. Scale

The size of a newbuildingandits mass in relationto open spaces; and its windows, doors, openings, and porches
should be visually compatible with surrounding historic buildings.

Foundation lines should be visually distinct from the predominant exterior wall material. Thisistypically
accomplished with a change in material.

3. Setback and Rhythm of Spacing

a. Since construction in anhistoric district has usually taken place continuously from the latenineteenthand
early twentieth centuries, a variety of building types and styles result which demonstrate the changes in
buildingtastesand technology overtheyears. Newbuildings should continue this tradition while
complementing and being compatible with other buildings in the area.

In Lockeland Springs-EastEnd, historic buildings were constructed between 1880and 1950. Newbuildings
shouldbe compatible with surrounding houses fromthis period.

b. Reconstruction may be appropriate whenit reproduces facades of a buildingwhich no longer exists and which
was located in the historic district if: (1) the buildingwould have contributedto the historicaland architectural
characterofthe area; (2) if it will be compatible in terms of style, height, scale, massing, and materia Is with the
buildings immediately surrounding the lot on which thereproductionwill be built; and (3) if it is accurately
based onpictorial documentation.

c. Because newbuildings usually relateto anestablished pattern and rhythm of existing buildings, bothon the
same and oppositesides of a street, the dominance of that pattern and rhythm must berespected and not
disrupted.

d. New constructionshould be consistent with existing buildings alonga streetin terms of height, scale, setback,
and rhythm; relationship of materials, texture, details, and color; roof shape; orientation; and proportion and
rhythm of openings.

The setback from front and side yard property lines established by adjacent historic buildings must be maintained.
When a definite rhythmalonga street is established by uniform lot and building width, infillnew buildings
should maintain thatrhythm.

The Commission has the ability to reduce building setbacks and extend height limitations ofthe required underlying
base zoning for newconstruction, additions and accessory structures (ordinanceno. 17.40.410).

Appropriatesetback reductions will be determinedbasedon:
- The existing setback of the contributing primarybuildings and accessorystructures foundin theimmediate
vicinity;
- Setbacks of like structures historicallyfoundon the siteas determined by historicmaps, siteplans or
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photographs;
- Shape of lot;
- Alley access or lack thereof;
- Proximity of adjoining structures; and
- Property lines.

Appropriateheight limitations will be basedon:
- Heights of historicbuildings in theimmediate vicinity
- Existingor plannedslope and grade

Infill constructionon the 1400 - 71600 blocks of Boscobel Street may havewidths up to 40",
4. Relationship of Materials, Textures, Details,and Material Colors

The relationship and use of materials. textures, details, and material color of a newbuilding's public facades shall be
visually compatible with and similar to those of adjacentbuildings, or shall not contrast conspic uously.

T-1-11-type building panels, *permastone™, E.F.1.S. and other artificial siding materials aregenerally not
appropriate. However, pre-cast stone and cementfiberboard siding are approvable cladding materials for new
construction; but pre-cast stoneshould be of a compatible color andtexture to existing historic stone clad
structuresin thedistrict; and cementfiberboard siding, whenusedfor lappedsiding, should besmooth and not
stamped or embossed and havea maximumofa 5 " reveal. Thereveal for lap siding should not exceed 5 ”.
Largerreveals may be possible butshould not exceed 8 and shall have mitered corners.

Shingle siding should exhibit a straight-/ine course pattern and exhibit a maximum exposureof seveninches (7).

Fourinch (4”) nominal corner boards are required at the face of each exposed corner.

Stud wall lumber and embossed wood grain areprohibited.

Belt courses ora changein materials fromone story toanctherare oftenencouraged for large two-story buildings
to break up themassing.

When different materials are used, it is most appropriateto have thechange happen atfloor lines.

Clapboardsided chimneys are generally not appropriate. Masonryor stucco isappropriate.

Texture andtooling of mortar on new constructionshouldbe similar to historic examples.

Asphaltshingle is an appropriate roof material for mostbuildings. Generally, roofing shouldnothave strong
simulated shadows in the granule colors which results in a rough, pitted appearance; faux shadow lines;
strongly variegated colors; colorsthatare toolight (e.g.: tan, white, lightgreen); wavy or deep color/texture
used to simulatesplit shake shingles or slate; excessive flared formin theshingle tabs; uneven or sculpted
bottom edges that emphasize tabwidth or edges, unless matchingthe original roof.

Primary entrances should be 1/2to full-light doors. Fauxleaded glassisinappropriate.

Generally front doors should be 1/2 tofull-light. Fauxleaded glass is inappropriate.

5. Roof Shape

Theroofs of newbuildings shall be visually compatible, by notcontrasting greatly, with the roof shapeand
orientation of surrounding buildings.

Roof pitches should be similar to the pitches found inthe district. Historic roofs are generally between 6/12 and
12/12.

Roof pitches for porchroofs are typically less steep, approximatelyin the 3-4/12 range.

Generally, two-story residential buildings have hipped roofs.

Generally, dormers should be located on theroof. Walldormers are not typicalin thehistoric context and

accentuate height so they should be used minimallyand generally onlyon secondaryfacades. Whentheyare

appropriate they should be no wider than the typical window openings and should not project beyond the mainwall.

6. Orientation

The site orientation of new buildings shall be consistentwith thatof adjacent buildings and shall be visually
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compatible. Directional expression shall be compatible with surrounding buildings, whether that expression is
vertical, horizontal, or non-directional.

Porches

New buildings shouldincorporate atleastonefront street-related porch thatis accessible fromthefront street.

Side porches or porte cocheres may also beappropriateas a secondaryentrance, but the primaryentrance should
addressthefront.

Front porches generally shouldbe a minimum of 6’ deep, have porchracks that are 1°-3 ’tall and haveposts that
include bases and capitals.

Parkingareasand Driveways
Generally, curbcutsshouldnot be added.

Where a new drivewayis appropriate it should be two concretestrips with a central grassy median.
Shared driveways should be a single lane, not justtwo driveways next to each other. Sometimes this may be
accomplished with a single lane curb cut that widens to a double lanedeeper intothelot.

7. Proportionand Rhythm of Openings

The relationship of width to height of windows and doors, and the rhythm of solids (walls) to voids (door and
windowopenings) in a new building shall be compatible, by not contrasting greatly, with surrounding historic
buildings.

Windowopenings on theprimary street-related or front fagade of new constructionshould be representative of the
window patterns of similarly massed historic structures within the district.

In most cases, every 8-13 horizontal feet of flatwall surface should have an opening (windowor door) of at least 4
square feet. More leniencies canbe givento minimally visible side or rear walls.

Double-hungwindows should exhibit a heightto width ratio ofat least 2:1.

Windows on upper floors should not be taller than windows on the mainfloor since historically first floors have
higher ceilings than upper floors and so windows were typicallytalleron the first floor.

Single-lightsashes are appropriate for new construction. If using multi-light sashes, muntins should be fully
simulated and bonded tothe glass, and exhibit aninterior bar, exterior bar, aswell as a spacer betweenglass
panes.

Fourinch (nominal) casings are required around doors, windows and vents on non-masonry buildings. Trim should
be thick enoughto extend beyondtheclapboard. Doubleor triple windows shouldhave a 4 to 6 mullionin
between.

Brick moldingis requiredarounddoors, windows and vents within masonry walls but is notappropriate on non-

masonry buildings.

9. Appurtenances

Appurtenances relatedto new buildings, including driveways, sidewalks, lighting, fences, and walls, shall be
visually compatible with the environmentof theexisting buildings andsites to which they relate.

Utilities
Utility connections such as gas meters, electric meters, phone, cable,and HVAC condenser units should belocated
so asto minimize their visibilityfromthe street.

Generally, utility connections should be placed no closer to the street thanthemid point of thestructure. Power
linesshouldbe placed undergroundif they are carried fromthe street and not fromthe rear or an alley.

10. ADDITIONS
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a.Generally,anadditionshould be situated at therear ofa buildingin such a way thatit will not disturb either front
or side facades.

Placement
Additions should belocated at the rear of an existing structure.
Connections toadditions should, as much as possible, use existingwindowand door openings rather than
remove significant amounts of rear wall material.
Generally, one-story rear additions should inset onefoot, for eachstory, fromthe side wall.
Additions should be physicallydistinguished fromthe historicbuildingand generallyfit withinthe shadowline
of the existing building.

Additionsthat tie-into theexisting roofmust be at least 6 ” below the existing ridge line.

In orderto assure thanan addition has achieved proper scale, the additionshould:

- No matter its use, an additionshould not be larger thanthe existing house, notincluding non-historic
additions, in order toachieve compatibility in scale. Thiswillallowfortheretentionof small andmedium
size homes in the neighborhood. The diversity of housingtypeandsize isa character defining feature of the
historicdistricts.

- Additions whichare essentially a house-behind-a-house witha long narrow connector are not appropriate, as
the formdoes notexisthistorically. Short or minimal connections that donotrequirethe removal of the
entire back wall of a historicbuildingare preferred.

- Additions should generally be shorter andthinner than the existing building. Exceptions may be madewhen
unusual constraints make these parameters unreasonable, suchas:

- An extreme gradechange

- Atypical lotparcel shape or size

In these cases, an additionmay rise above or extend wider than theexisting building; however, generally the
addition shouldnotbe taller and extend wider.

When an additionneedstobe taller:

Whenever possible, additions should not betaller thanthehistoric building; however, when a taller additionis
the only option, additions to single story structures may rise as highas 4' above the shadowlineof the
existing building at a distance of 40’ from the front edge of the existing building. In this instance, the side
wallsandroofof the additionmust set in asistypical for all additions. The portion of the roof thatcanbe
seen should have a hipped, sidegableor clipped gableroofto help decreasethe visual mass of the addition.

When an additionneedstobe wider:

Rear additions that arewider than an existing historicbuilding may be appropriate whenthe building is
narrowerthan 30’ or shiftedto onesideofthe lot. In these instances, a structural alcove or channel must
separatethe existing building fromthe new addition. The structural alcove shouldsitin a minimumof'1’
and be at leasttwice aslongasitisdeep.

In addition, a rear additionthat iswider should notwrapthe rear corner.

Sunrooms
Metal framed sunrooms, asa modern interpretation of early greenhouses, are appropriate if theyare mostly
glassoruse appropriate cladding material for the district, are located atthe rear in a minimally visible

location, are minimally attachedto the existing structure, and followall other design guidelines for
additions.

Foundation

Foundationwalls should setin from the existing foundation at the backedge oftheexisting structure by one foot
for each story or half story. Exception: When an addition is a small one-room deep (12’ deep or less)
addition thatspans the width ofthestructure, and the existing structure is masonry with the additionto be
wood (or appropriate substitute siding). The change in material from masonry to wood allows for a
minimumof a fourinch (4”) inset.

Foundation height should matchor be lower thantheexisting structure.
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Foundation lines should be visually distinct fromthe predominant exterior wall material. Thisisgenerally
accomplished with a change in materials.

Roof

The heightof theaddition's roof and eaves mustbe less thanor equal to the existing structure.

Visually evidentroofslopes should match the roofslopes of the existing structure, and roof planes shouldset in
accordingly for rear additions.

Skylights should not be located onthe front-facing slope of theroof. Skylightsshouldbe flat (no bubble lenses)
with a low profile (nomore than six inchestall) and only be installed behind the midpointof the building).

Dormer additions are appropriate for some historic buildings as they area traditional way of adding ventilation

and light to upper stories.
The addition of a dormer thatwould require the removal of historic features such as an existing dormer, chimneys,

cupolasor decorative feature isnotappropriate.

Rear dormers should be insetfromtheside walls of the building by a minimum of two feet. The top ofa rear dormer
may attach just belowthe ridge of the main roof or lower.

Side dormers should be compatiblewiththe scaleand design of thebuilding. Generally, thiscan be accomplished
with the following:

- New dormersshouldbe similar in designand scale to anexistingdormer on the building.

- New dormers shouldbe similar in design and scale to anexistingdormer on another historic building that is
similar in styleand massing.

- The number of dormers andtheir location and size should be appropriate to the style and design of the building.
Sometimes dormer locations relate to the openings below. The symmetryor lack of symmetrywithin a
building design should be usedas a guidewhen placing dormers.

- Dormersshould notbe addedto secondaryroofplanes.

- Eave depthon a dormer should not exceed theeavedepthon themainroof.

- The roof formof the dormer should matchthe roof form of the buildingor be appropriatefor thestyle.

- The roof pitchof thedormer should generally match theroof pitch of the building.

- Theridge of a side dormer should beat least 2’ below the ridge of the existing building; the cheeks should be inset
atleast 2’ fromthe wall below or adjacentvalley; andthe frontwall of the gable should setback a
minimumof 2’ fromthe wall below. (These minimum insets will likely be greater than 2’ when following
the guidelines for appropriatescale.)

- Dormers shouldgenerally be fully glazed and aprons belowthe window should be minimal.

- The exterior material cladding of sidedormers should matchthe primary or secondary material of the main
building.

b. The creation of anadditionthrough enclosure of a front porchis not appropriate.

Side porchadditions may be appropriatefor corner building lots or lots more than 60’ wide.

c¢. Contemporary designs for additions to existing properties are not discouraged when such additions do not destroy
significant historical, architectural, or cultural material; and whensuch design is compatible, by not contrasting

greatly, with the size, scale, color, material, and character of the property, neighborhood, or environment.

d. A newaddition should be constructed in such a manner that if the addition were to be removedin the future, the
essential form and integrity of the original structure would be unimpaired.

Connections should, as much as possible, use existing window and door openings rather than removesignificant
amountsof rear wall material.

e. Additions should followthe guidelines for new construction.
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Background: The original structure at 1515 Holly
Street is a one-story cross-gabled house, constructed
circa 1925. Arear addition to the house was
constructed in 2004. This addition connected to the
house at the rear without impacting the front or sides,
but it extended eighteen feet (18”) wider than the
house to the left. The addition hasa fifteen-foot
(15”) rear setback, which was approved, at that time,
by the Board of Zoning Appeals. (This was prior to
the ordinance that allows the MHZC to determine 5 -

appropriate setbacks.) Figure 1: 1515 Holly Street, taken

c.20109.

The March 31 tornado removed the roof of the
original structure, including the distinctive front-wall
chimney, but the damage to the addition was not as
severe. .

The original roof form and chimney will be
reconstructed to the same heightand pitch as before
the tornado.

- o y

Figure 1: 1515 Holly Street, after 2020tornado.

Analysis and Findings: Along with the reconstruction of the original roof form, the applicant
proposes to alter the roof of the 2004 addition. The footprint and exterior configuration of the
exterior walls on the house, both original and on the addition, will not change.

Demolition: The project involves demolishing the roof of the 2004 addition. Because this
addition is not historic, it does not contribute to the historic character of the house and its
demolition is appropriate.

Staff finds that this partial demolition also meets section 111.B.2 of the design guidelines.
Location & Removability: The new roof will attach to the reconstructed original roof at the rear,

in much the same way as before, stepped in one foot (1°) from the right side and tying into the
rear wing of the original roof that is obscured behind the side-facing gable on the left.

A new shed dormer will be added on the right side of the reconstructed original roof, near the
rear. The dormer will tie into the roof ridge, will be eight feet (8”) wide, and will be stepped two
feet (2”) back from the first-story wall below, as is typical of dormers historically. Appropriately
scaled dormers are permitted at or beyond the mid-point on the sides of an historic house.

There will also be a shed dormer on the rear slope of the addition, stepped in two feet (2°) from
the sides of the primary side-gabled roof. Staff findsthis dormer to also be appropriate.
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Staff finds that the location and attachment of the addition to be appropriate and to meet sections
I1.B.2.aand 11.B.2.d of the design guidelines.

Design: The design of the addition is similar to the historic house in its detailing, with a
compatible roof formand matching exterior materials. Staff finds that the character of the
addition is compatible and meets sections I1.B.2.a and 11.B.2.f of the design guidelines.

Height & Scale: The roof on the addition currently has a side-gabled primary component with a
secondary shed component facing the front. The roof will be replaced with a simpler side-gable
only form, with a new ridge height that is two feet, four and one-halfinches (2°-4 '4”) taller than

the original roof.

The footprint of the 2004 addition is not changing, but it is eighteen feet (18’) wider and it is
generally not appropriate for additions to be both wider and taller than an historic house. Staff
finds that increasing the height to be also taller may be appropriate here for three reasons:

Firstly, the original house is extremely small at only twenty-two feet (22”) wide and thirty-six
feet (36°) deep, at only one story with a ridge height of twenty-one feet (21°).

Secondly, matching the original 8/12 pitch would generally be appropriate, but with the existing
footprint this will result in the addition being one foot (1°) taller than the original roof. The
proposed slightly different pitch of 9/12 is not noticeably steeper, and the one foot (1°) of extra

height will not be perceptible from the street.

Thirdly, the lotis only one-hundred feet (100”) deep which precludes any addition from going

further toward the rear.

For these reasons, Staff finds the scale of the proposed addition to be subordinate to the historic
house and to meet sections I1.B.1 and 11.B.2 of the design guidelines.

Materials:
Proposed Color/Texture/ Approved Requires
Make/ Previously or | Additional
Manufacturer Typical Review
Foundation No New N/A N/A
Foundation
Primary Cladding Cement-Fiber Smooth Yes
Clapboard 5” Reveal
Trim Cement-Fiber Smooth Yes
Clapboard
Roofing Asphalt Shingle Color Not Yes X
Indicated
Windows Fixed Sash & Marvin Elevate Yes
Double Hung
Doors Full-Light Not Indicated Yes X

1515 Holly Street
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Staff finds the known materials to be compatible with historic houses and meet section 11.B.4 of
the design guidelines and recommends that the door selections and roof color shall be approved
administratively prior to construction.

Roof form: The new side-gable will have a pitch of 9/12, which is slightly steeper than the 8/12
pitch on the original house. This roof will have a gabled dormer on the front. The dormer will
be seven feet (7°) wide, stepped down one foot (1) off the ridge, and will be stepped two feet
(2°) back from the wall below.

The gabled roof of the dormer addition will also have a 9/12 pitch, and the shed dormer on the
right side of the reconstructed original roof will have a 3/12 pitch. The new shed dormer onthe
rear will have a 2.25/12 pitch, which is lower than that of similar nearby roofs but will not be
visible because itis on the rear.

Staff finds the roof formswill be compatible with the historic house and meet section 11.B.5 of
the design guidelines.

Proportion and Rhythm of Openings: The window openings on the first story of the original
house will remain unchanged, but a new window will be added in the left-facing gable in the
reconstructed roof. Staff finds that this new window will not impact the character of the house.

Most new windows on the addition will be vertically oriented, with the exception of two pairs of
horizontal windows, one on each side of the house. The horizontal windows exist currently on
the right side, but on the left side there is currently a pair of taller double-hung windows. Staff
finds that the horizontal windows here do not significantly impact the character of the house
because they are on the right side currently, and the left side wall is largely obscured by an
adjacent contributing

Staff finds that the window proportion and rhythm of openings are generally compatible with the
historic house and that the project will meet section 11.B.7 of the design guidelines.

Appurtenances & Utilities: No changes to the site’s appurtenances were indicated on the
drawings. The location of the HVAC and other utilities was also not noted. Staff asks that if the
HVAC are relocated that they are located on the rear fagcade, or on a side facade beyond the
midpoint of the house. With this condition, Staff finds that the project meets section I1.B.9 of the
design guidelines.

Recommendation: Staff recommends approval of the new roof and upperstory to the existing
addition at 1515 Holly Street, with the following conditions:
1. The door selections and roof color shall be approved by MHZC Staff; and,
2. If relocated, the HVAC units shall be located behind the midpoint of the buildingon a
non-street facing facade.
With those conditions met, Staff finds that the project will meet the design guidelines for
additions in the Lockeland Springs East-End Neighborhood Conservation Zoning Overlay.
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ATTACHMENT A: PHOTOGRAPHS

862.6530

ecrd photo circa 2018.

1515 Holly Street, Metro tax r
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1515 Holly Street,front, after Mrch fd tornado.
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