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STAFF RECOMMENDATION 

 949 Russell Street 

March 17, 2021 

 

Application:  Demolition 

District: Edgefield Historic preservation Zoning Overlay 

Council District: 06 

Base Zoning: R8 

Map and Parcel Number:  082120038300 

Applicant:    Troy Harper 

Project Lead:   Paul Hoffman; paul.hoffman@nashville.gov 

 

Description of Project:  The applicant requests demolition of a 

contributing building, damaged by the 2020 tornado, arguing for 

economic hardship.   

 

Recommendation Summary:  Staff recommends disapproval of 

the application for full demolition, finding that the applicant has 

not met the burden of proof for sections 1, 2, 3, 4, 5, 6, and 8 of 

section 17.40.420 D of the ordinance and Section III.B.2 for 

appropriate demolition. 

 

 

Attachments 

A: Photographs 

B: Engineer Report-

Daily 

C: Engineer Report-

Rimkus 

D: Estimate-Apex 

E: Estimate-M &M 

F: Comps 1 

G: Comps 2 

H: Additional 

submittals 

 

 

JOHN COOPER 

MAYOR 
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Vicinity Map:  

 

 
  

Aerial Map: 
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Applicable Design Guidelines: 

 
V .B   DEMOLITION GUIDELINES 

 

1 . Demolition is not appropriate 

a. if a building, or major portion of a building, contributes to the architectural or historical significance 

or character of the district. 

2 . Demolition is appropriate 

a. if a building, or major portion of a building, does not contribute to the architectural or historical 

character or significance of the district; or 

b. if a building, or major portion of a building, has irretrievably lost its physical integrity to the extent 

that it no longer contributes to the district’s architectural or historical character or significance; 

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, as amended, of the historic 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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Background: 949 Russell Street is a c. 1899 contributing home in the Edgefield Historic 

Preservation Zoning Overlay and the National Register of Historic Place’s Edgefield 

Historic District nomination from 1977.  The nomination describes the house as a one-

story, clapboard cottage from the late 19th century with Eastlake influence. The 

nomination states that Edgefield contains excellent examples of the modest clapboard 

cottages of the middle class, displaying varying stylistic influences.  It is this collection 

that “makes Edgefield a unique neighborhood in Nashville.”   

 

 

Figures 1 and 2: 949 Russell St in 2020 and in 1979  

 

Figures 3-4:  1914 and 1897 Sanborn map, subject property not on 1897 map. 
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It is the Commission’s primary goal to ensure the preservation of historic buildings.  

Demolition requests are reviewed by staff in 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.  

 

Economic Hardship is not based on the personal hardship of the owner, whether or not 

new construction would be cheaper, or the ability of the property owner to realize the 

highest and best use of the property.  

 

The house was damaged in the 2020 tornado.  The rear wall, roofing material, and some 

windows were removed by the storm. 

 

   

 

On first inspections on July 29, 2020, Staff found that many repairs were warranted, but 

in general the integrity of the home was sound.  

 

Three MHZC Commissioners met on site to inspect the building on August 11, 13 and 

14, 2020.  Questions were asked but the Commission did not discuss the case.   

 

 

Analysis and Findings:   

 

Ordinance 17.40.420 D. provides 8 sections listing items that the commission may 

consider in determining an economic hardship. 

  

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.  

 

An estimate for demolition and cost of other proposed redevelopment was not provided. 

Additional development could include a detached accessory dwelling unit that could 

provide rental income to assist with cost of repairs and ongoing maintenance.  No 

addition has been proposed. 

Figures 5 and 6: The house as seen after the storm on March 6, 2020. 
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Staff defined “cost of compliance with the determination of the historic zoning 

commission” as those actions that are within their purview to review.  In a historic 

preservation zoning overlay, the commission does not review interior repairs or changes 

but does review all other exterior repairs and alterations.  

 

Not enough information has been provided to meet section 1.  The cost of exterior repairs 

of the historic portion of the building alone is not clear.  (Please also see section 4 for a 

review of the “cost of compliance.”)   

 

 

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.  

 

The applicant has provided two reports: Daily Engineering and Rimkus Consulting 

Group, Inc. Neither report provides information about their experience in rehabilitation.  

 

The Rimkus report does not provide recommendations for repair but instead states that 

repair is not reasonable. The Daily Engineering report provides 16 actions that could be 

taken to repair the building; however it also states that “without fully reconstructing the 

home, it is not possible to address the underlying cause of every drywall crack found in 

the upstairs finished spaces or the out-of-square condition of the front portion of the first 

floor.”  The upstairs was not originally finished space.  The Commission does not review 

interiors and usable space in the attic is not necessary for rehabilitation of the building.  

In addition, historic buildings are not square and current building codes do not require 

that an existing building be square.   

 

An amendment to these reports, dated Dec 16, 2020 states “to provide conceptual repair 

recommendations and comment on the classification of the extent of damage to the 

property per the applicable code.”  The amendment to the engineer’s report adds their 

recommendation for demolition of the structure, citing that the damage meets the criteria 

for “Substantial Structural Damage” as defined by the International Building Code, and is 

not reparable in its current state.  Again, historic buildings are not required to, or 

expected to, meet building codes for new construction.   

 

Staff’s observations of the structure agree with some of the individual notes made in the 

engineers’ reports.  The north (rear) wall of the structure requires replacement.  Removal 

of the wall would be in compliance with the design guidelines.  The west wall was caused 

to separate from the foundation by as much as an inch (1”); it is reasonable to estimate 

that the west wall requires reframing of 66%-100% of it.  Reconstruction of one wall 

would be also be in compliance with the design guidelines. 

 

The engineer’s photos indicate that the foundation and support system need repair or 

replacement in areas.  Individual beams and joists have been damaged by time, water 

intrusion and insects, and merit repair/replacement.  The siding and trim have 
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deteriorated over time and have not been maintained.  These conditions are not unusual 

for a home of this age.  Issues such as these have been routinely addressed on 

rehabilitation and addition projects.   

 

Access underneath the building was 

restricted for most site visits, but staff 

and Chairman Bell were able to view 

the cellar on the March 5 site visit.  

Previous visits only permitted what is 

visible from the exterior, and the 

photographs provided by the engineer 

during his inspection.  The perimeter 

foundation is a load-bearing stone wall 

which overall is in good condition.  

There are cracks visible through the 

mortar joints, and bulging is evident on 

the west side.  The engineer notes that 

the foundation walls are within 0.5 

degree of plumb, except for the west 

side.  There are mortar joints that have 

crumbled, which is to be expected for a 

building of this age.  The northwest 

corner of the foundation wall was 

damaged during the tornado and requires replacement of the mortar joints and possibly 

relaying of the stones.  A central beam has twisted at the north end of the house.  Repairs 

have been made at unknown times, including mortar pointing and concrete patches.  

There are individual structural components that might require replacement, such as the 

termite-eaten beam in the engineer’s photos, but there is not sufficient evidence that it is 

not reparable.   

 

The roofing structure is visible in areas toward the rear of the second story.  While the 

visible rafters are 2x4 construction, this is typical of the time period, and the roofing 

support structure is in good condition overall, with the exception of the north plane which 

was removed by the storm.  The roof is less than five years old.  Residential Building 

Permit 2016-16588 was issued in April 2016 for replacement of the metal roofing.  The 

areas that were not damaged in the storm remain in good condition. Staff estimates that 

repairs can be made to the existing roof framing and materials, not requiring its full 

replacement.    

 

Staff finds that section 2 has not been met as the reports do not include information about 

the engineer’s experience with the historic buildings, some of the required actions such as 

removal of the rear wall and replacement of the left-side wall would comply with the 

design guidelines, and the reports do not provide sufficient evidence that other areas of 

the exterior of the building, which is the area the commission has purview over, cannot 

be repaired. 

 

Figure 7: Foundation wall on the east side shows mortar joints 

that have deteriorated but is overall in good condition. 
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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.  

 

The applicant provided the current value as 172.42 per square foot but did not provide an 

estimated value after repairs that follow the design guidelines  Staff posits that relevant 

comps that might express the building’s estimated post-repair value after compliance 

would be historic buildings located in the same overlay with the same zoning, of a similar 

size, and with recent rehabilitation.   

 

The applicant provided two different sets of comps. One set includes 1527 Douglas and 

1413 Lillian St, which are in a different overlay with different level of restrictions and 

design guidelines.  935 Silverdome Pl does not appear to be a valid address and 718 

Setliff is not located in a historic overlay.    With only one property being in the same 

district, Staff does finds that one of the reports is not relevant.   

 

The second set includes all historic buildings located in this same district, are of the same 

general size, and have the same zoning.  (See attachment G.) 

 

Summary of Comps: 

 

Address Construction 

Date 

Square 

Footage 

# of 

Stories 

Notes 

949 RUSSELL ST 

(subject) 

c.1890 1917 1  

900 Russell St c.1930 1639 1 1993 for general repairs due 

to fire 

920 Boscobel St c. 1915 1970 1 2021 rear porch added/ 2007 

outbuilding added/  1995 

general repairs including a 

dormer addition 

821 Boscobel St c. 1920 1894 1 2001 general repairs 

709 Shelby c. 1920 1631 1 1996 general repairs 

 

These buildings do not appear to have had recent rehabilitation that would express a 

potential post-rehab value.  

 

Staff finds that section 3 has not been met as not all information has been provided and 

an analysis of what provided was not given. 
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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.  

 

The applicant provided two estimates for work from M&M Building Co, LLC and Apex 

Builders.  Neither estimate provides information regarding their experience with historic 

rehab.  

 

The estimate from Apex Builders appears to be for full replacement of foundation, 

roofing, windows, doors, interior finishes, all electrical, HVAC toilets and plumbing 

fixtures, and cabinets and countertops.   Staff’s review and the engineer reports do not 

conclude that full replacement is necessary for these features.  Chimney correction is also 

listed as an expense; however, the engineer reports do not list the chimney as an issue.  

The estimate also includes a new deck and stain, retaining wall, and landscaping which 

are not part of the historic building.   

 

   

Staff finds that section 4 has not been met as the estimates include costs that are not 

relevant to rehab of the historic building and, in some cases, appear to include full 

replacement of features that may not be necessary based on the engineer reports.   

 

 

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.  

 

This information was not provided by the applicant; therefore, section 5 has not been met.   

 

 

 

 

 

 

Figures 8 and 9: The house as seen after the storm on March 6, 2020. 
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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.  

 

This information was not provided by the applicant; therefore section 6 has not been met. 

 

 

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.  

 

The current owner has only owned the property since August of last year and so is not 

responsible for the deferred maintenance and repairs.  In addition, not all concerns were 

likely to have been visible at the time of purchase; however, the exterior condition, which 

is what the Commission has purview over, should have been evident.  The applicant is 

not responsible for the damage caused by the tornado; however on staff’s first visits the 

building was unsecured from the weather.  It has since been tarped, with plywood fixed 

to the previously open windows and door openings.  

 

Recommendation: 

Staff recommends disapproval of the application for full demolition, finding that the 

applicant has not met the burden of proof for sections 1, 2, 3, 4, 5, 6, and 8 of section 

17.40.420 D of the ordinance and Section III.B.2 for appropriate demolition.  
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ATTACHMENT B: PHOTOGRAPHS 
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Renovation Initial Estimate = $688,000 

 
 
 

Summary of proposed renovations 

 
 
 

 

• Demolition of existing items to be installed as new listed below. 

• Asphalt shingle roof (includes new sheathing). 
• Fascia and soffit 
• Gutters 
• Hardie board siding 
• 2 new fireplaces 

• New foundation walls as needed 
• Paint exterior 
• New windows 
• Full landscaping 
• Concrete sidewalk 
• Deck (stained or painted) 
• Roof decking 
• Wood fence 
• Paint interior 
• Hardwood flooring 
• Decorative tile (flooring and shower) 
• High end kitchen (cabinets, countertop, and appliances) [main floor] 
• Median kitchen (cabinets, countertop, and appliances) [basement] 
• 2 large master bathrooms 
• 1 full bathroom 
• Assumed 50% of framing replaced (includes some floor beams, and basement 

stairs) 
• Wall insulation 
• Attic insulation 
• Drywall – finished 
• Interior doors, hardware and trim 
• Exterior doors and hardware 
• Raised panel wood wainscotting 
• Concrete based slab 
• French drains installed around perimeter of the house 
• New footing (where needed) 



• 3 HVAC split units (main floor, second floor, and basement) 
• Plumbing (includes fixtures) 
• Electrical (includes fixtures) 
• Permit 
• Dumpster rentals 
• Full clean 
• Contractor management fee 

 
 
 

*Listed items and quote are based on provided renovation plans and in person 
conversation of desired proposed work.   

 
 
 

Let me know if you have any questions.  

 
 
 

Thank you, 

 

Marvin 

Marvin Martinez, PE | Owner 

 
& General Contractor 

 
 
 

M&M Building Company, LLC 

P 615.579.7215  |  E mmartinez@mmbuildingcompany.com  

 

mailto:mmartinez@mmbuildingcompany.com


Map & Parcel No

Address

Distance

Sale Date

SalePrice/SqFt

Living Area

Property Type

Neigborhood

Bedrooms

Baths

Half Baths

Year Built

Sale Price

App.Value/SqFt

Subject

08212038300

949 RUSSELL ST

 - 

N/A

N/A

1,842

SINGLE FAMILY

EAST NASH RIVER TO…

4

2

0

1899

N/A

$172.42

08212038300 :   949 RUSSELL ST Page 1

Comp #1

08216014700

900 RUSSELL ST

1,281 ft

29 Aug 2019

$277.3

1,639

SINGLE FAMILY

EAST NASH RIVER TO SHELBY…

4

2

0

1930

$454,500

Comp #2

08216035400

920 BOSCOBEL ST

1,293 ft

3 Dec 2019

$330.86

1,970

SINGLE FAMILY

EAST NASH RIVER TO SHELBY…

4

2

0

1915

$651,625

Comp #3

08216029100

821 BOSCOBEL ST

1,627 ft

3 May 2019

$290.39

1,894

SINGLE FAMILY

EAST NASH RIVER TO SHELBY…

3

2

0

1920

$550,000

08212038300 - 949 RUSSELL ST



Map & Parcel No

Address

Distance

Sale Date

SalePrice/SqFt

Living Area

Property Type

Neigborhood

Bedrooms

Baths

Half Baths

Year Built

Sale Price

App.Value/SqFt

Subject

08212038300

949 RUSSELL ST

 - 

N/A

N/A

1,842

SINGLE FAMILY

EAST NASH RIVER TO…

4

2

0

1899

N/A

$172.42

08212038300 :   949 RUSSELL ST Page 2

Comp #4

08216039000

709 SHELBY AVE

2,577 ft

16 Dec 2019

$251.46

1,631

SINGLE FAMILY

EAST NASH RIVER TO SHELBY…

3

2

1

1920

$410,000
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949 RUSSELL ST - PARCEL DETAILS

PARCEL ID:  08212038300

LEGAL DESCRIPTION:  
LOT 27 PAYNE ADDN TO 
EDGEFIELD

ACREAGE:  0.26

FRONT DIMENSION:  50'

SIDE DIMENSION:  171.95'

REAR DIMENSION:  85'

CENSUS TRACT:  37019200

COUCIL DISTRICT:  06

LAND USE:  SINGLE FAMILY

ZONING:  R8

ZONING CODE:  OV-HPR

ZONE DESCRIPTION:
MEDIUM DENSITY 
RESIDENTIAL, REQUIRING A 
MINIMUM 8,000 SQUARE 
FOOT LOT AND INTENDED 
FOR SINGLE AND TWO-
FAMILY DWELLINGS AT A 
DENSITY OF 5.79 DWELLING 
UNITS PER ACRE.

- 949 RUSSELL VALUE - $464,500

COMPS - PROPERTY ADDRESS  SALE DATE SALE PRICE 
PER SQ FT. LIVING SQ FT.  TOTAL

1527 DOUGLAS AVE. 7.29.20  $267.67  1924  $515,000

1413 LILLIAN ST. 9.24.20 $252.06 1920 $580,000

718 SETLIFF PL.  1.6.20  $212.50 1923 $585,000

 303 N 16TH ST.  2.25.20 $193.16 1920 $589,900

935 SILVERDOME PL. 1.11.20 $235.94 1925 $604,000
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