MEMPHIS LANDMARKS COMMISSION
AGENDA ITEM: G.3
CASE NUMBER:

MLC # 19-055

MEETING DATE:

November 15, 2018

LOCATION:

1592 Central Avenue

OWNER/APPLICANT:

Frances & Jacob Lawhead

DESIGNER:

Charles Shipp, Architect

C.O.A. REQUEST:

C.O.A. for Exterior Building Alteration(s):

LANDMARKS DISTRICT:

Central Gardens Historic District

DESCRIPTION OF WORK:

Exterior Building Alterations:
1)
Connect guest home and garage to the main house by
enclosing two breezeways; and
2)
Addition of a chimney on the guest home; and
3)
Addition of a roof to accommodate second floor bathroom and
stairway to the second floor of the garage structure; and
4)
Replacement of a front façade window in the guest home

Primary Structure

CONCLUSIONS:
1. The Spanish Mission style contributing structure is located in the in the southwest area of Central Gardens
Historic District containing historic homes built in the early 20th century. The architectural styles in the
immediate vicinity consists primarily of two (2) story to two-and-a-half-story Neo-Classical, Craftsman, and
Colonial Revival influenced contributing structures to the immediate east, west, and south of the subject
property.
2. This segment of the avenue is predominantly single family dwellings considered to be contributing
structures to the district with non-contributing PUD-detached dwellings. The subject property is a onestory, frame Spanish Mission style house constructed circa 1925, with stucco exterior, a multi gabled roof,
and an East wing with a gabled roof, attached by tiered gabled breezeways.
3. The applicant is requesting Exterior Alterations to connect the guest home and the garage to the main
house by enclosing two breezeways, addition of a chimney on the guest home, addition of a roof to
accommodate second floor bathroom and stairway to the second floor of the garage structure, replacement
of the front façade window of the guest home.
4. The applicant is proposing exterior alterations to a contributing structure within the district to closely
match the original elements of the home.

RECOMMENDATION:
Approval with two (2) Conditions
Staff Writer:

Ayse Tezel

E-mail:

ayse.tezel@memphistn.gov
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HISTORIC DISTRICT MAP

Subject Property

2

MLC#: 19-055
STAFF REPORT

Page 3
November 15, 2018
ZONING MAP

Subject property highlighted in yellow
Existing Zoning:

Residential Single Family (R8) District in Central Gardens Historic District.

3

MLC#: 19-055
STAFF REPORT

Page 4
November 15, 2018
AERIAL PHOTO

Subject property highlighted in yellow:

Aerial view from Google Maps, 2018.
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PARTIAL VIEW FROM CENTRAL AVENUE
(OCTOBER, 2018)

5

MLC#: 19-055
STAFF REPORT

Page 6
November 15, 2018
PARTIAL FRONT ELEVATION
(Exterior Alterations)

New Roof to match
existing in height
(18’1/2)

Gable Vents to match

New Chimney to match
existing

Enclosed East Breezeway
with Porch

Enclosed West Breezeway

New Window to match
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PARTIAL REAR ELEVATION
(Exterior Alterations)

Existing Window

New Rear Balcony with
wrought iron railings
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PARTIAL GROUND FLOOR PLAN
(Exterior Alterations)

Enclosed West Breezeway

Enclosed Stairway
New Fireplace with
Chimney

Existing Stairway to be
Removed

Enclosed East Breezeway
with Porch
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PARTIAL SECOND FLOOR PLAN
(Exterior Alterations)

Enclosed Stairway

Existing Stairway to be
Removed

Bathroom Addition

New Rear Balcony with
wrought iron railings

9

MLC#: 19-055
STAFF REPORT

Page 10
November 15, 2018

STAFF ANALYSIS:
District Description:
The subject property at 1592 Central Avenue (zoned R-8) is located in the southwest area of Central
Gardens Historic District containing historic homes built in the early 20th century. The architectural styles in
the immediate vicinity consists primarily of two (2) story to two-and-a-half-story Neo-Classical, Craftsman,
and Colonial Revival influenced contributing structures to the immediate east, west, and south of the subject
property. This segment of the avenue is predominantly single family dwellings considered to be contributing
structures to the district with non-contributing PUD-detached dwellings.

Property Description:
The subject property is a one-story, frame Spanish Mission style house constructed circa 1925. The
dwelling has a continuous stucco foundation, an exterior of stucco, a multi-gable roof with clay tiles and a
stucco interior central chimney. On the main façade is a projecting entrance patio extension with concrete
column piers and wrought iron railings. The main entrance has an original door with a single-light glass and
wood square light. The second entry has two arched single-light glass and wood doors. Windows are
original four-over-one and six-over-one wood sash, double hung with wood surrounds. At the gable field is
stucco siding and louvered vents. On the east façade is a gable roof wing attached by tiered gabled
breezeway.
A wrought iron front fence with stucco columns with caps at the entry ways (two pedestrian gates and
one vehicle gate), 5-feet in height was added to the property in 2005 (MLC 05-117). A one-and-a-half story,
three (3) car garage with habitable space on the upper floor was added at the east side of the property,
connected to the east wing with a breezeway to match the existing in 2013 (MLC 13-100).

Project Description:
The applicant is requesting Exterior Building Alterations to connect the guest home (east wing) and the
garage to the main house by enclosing the breezeways on the east and west sides of the guest home.
Additionally, the applicant is requesting to enclose additional space over the east breezeway to
accommodate an enclosed stairway to the garage upper floor and an additional bathroom by adding roof.
The alterations are primarily to increase the habitable space and connect two accessory structures to the
main house. The exterior alterations are in character with the existing Spanish Mission style primary
structure and meet the design guidelines of the district.
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Does the Project Meet the District Guidelines for Exterior Alteration?
Ground Level Additions: A.1-8
A.2-Original Details:

Yes:

Alterations do not obscure or damage any
original architectural details.

A.4-Compatible Scale:

Yes:

Addition relates to the house in mass and it

is
broken into smaller modules.
A.5-Compatible Character:

Yes:

Addition is in character with the original
building.

A.6-Building Materials:

Yes:

Building materials to match the existing
building.

A.7-Windows:

Yes:

New window to match the existing in
materials, size and style.

Staff Comments:
The applicant is proposing exterior alterations to a contributing structure within the district to closely
match and update the original elements of the home with similar materials. The alterations are to connect
the existing guest home and the garage to the main house. By enclosing the breezeways on the east and
west sides of the guest home, the applicant will enclose and add more habitable space to the main
structure. The front façade window of the guest home will be replaced with a window that matches the
existing in materials and style. East breezeway will be enclosed to create a porch and a mud room with
access to the existing guest home and the garage.

The applicant will also remove the rear exterior stairway that provides access to the garage upper floor
and add an enclosed stairway, located behind the guest home and the east breezeway. A new roof addition
will be built to accommodate the enclosed stairway and a small bathroom that is to be located on the upper
floor. Existing entrance door to the garage upper floor will be transformed into a balcony with wrought iron
railings. The alterations of Spanish Mission architecture are appropriate to maintain existing elements and
features of a contributing structure in character with the design guidelines of the Central Gardens Historic
District.
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Staff Recommendation: Approval with two (2) Conditions
Staff recommends approval of this COA application for Exterior Alterations to connect the guest home
and the garage to the main house by enclosing two breezeways, addition of a chimney on the guest home,
addition of a roof to accommodate second floor bathroom and stairway to the second floor of the garage
structure, replacement of the front façade window of the guest home, including interior alterations and
modifications in accordance with the district guidelines and comments stated above with the following
conditions:
1. The new roof addition shall match the main structure’s roof in height and materials.
2. The new chimney to accommodate the new fire place of the guest house shall
match the existing chimney of the main structure in materials and elements and
shall be proportionate in height.
MLC#: 19-055
1592 Central Avenue
Central Gardens HD
Prepared by: Ayse Tezel
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GENERAL INFORMATION:
Case History
Previous COA’s:

MLC 13-100 (Minor – New Construction: Three car garage with stucco and clay
tile roof to match the primary structure)
MLC 05-117 (Major – Site Improvement: Front yard fence and driveway entry)

Zoning History:

Residential Single Family Historic (R-6[H]) District

Complaint(s):

August 10, 2005 (Two rectangular columns at three feet in height, not matching the
application)

Demolition(s):

None

PUBLIC NOTICE(S):

Public Notices were mailed on Wednesday, October 31, 2018.

DEPARTMENTAL COMMENTS:
The following comments were provided by agencies to which this application was referred:
City Engineer:

No comments received.

City Fire Division:

No comments received.

City Real Estate:

No comments received.

Memphis & Shelby County
Health Department:

No comments received.

Construction Code Enforcement: No comments received.
Memphis Light, Gas and Water:

No comments received.

Historic District Boards/Neighborhood Associations:
APPLICATION:

See attachments.

LETTERS OF SUPPORT:

None.

LETTERS OF OPPOSITION:

None.

/staff: at
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See attachments.

