MEMPHIS LANDMARKS COMMISSION
MEETING DATE: April 23, 2020
Held from March 26, 2020 due to Cancellation

CASE NUMBER:

MLC # 20-032

AGENDA ITEM: F.5

LOCATION:

575 Dickinson Street
Evergreen Historic District

OWNER/APPLICANT:

Angie Kirkpatrick

DESIGNER:

Conway Design Group / Patrick Gresham

COA REQUEST:

New Construction of a two-story home with an
attached two-car garage, new driveway and walkway

STAFF ANALYSIS:
1. Subject property is a 9100-sq. ft. vacant lot, lot 9 of the Dickinson Subdivision,
realigned in June 26, 2019.
2. Proposed new construction of a two-story home with an attached two-car garage,
and site improvements for a new driveway and walkway partially adhere to the
Evergreen Design Guidelines Section II. New Construction. See pages 7 to 10 of
the staff report.

RECOMMENDATION:
Approval with five (5) Conditions
1. Existing stucco wall shall be removed.
2. Proposed front walkway shall be moved to be in line with the front door.
3. Proposed front porch shall be a full width porch with minimum 8 feet depth.
4. Windows that are closed to the street on North and South elevations shall be
six-over-one to match the front façade windows.
5. A new site plan showing the location and details of the proposed perimeter
fence and gate per the UDC and Evergreen Design Guidelines requirements
shall be submitted prior to issuance of this COA.
Staff Writer: Ayse Tezel

E-mail: ayse.tezel@memphistn.gov
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Subject Property

Subject property highlighted in yellow.
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Subject property outlined in yellow.
Existing Zoning: Residential Single-Family - 6 (R-6[H]) District in Evergreen Historic District.
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View from the Intersection of Dickinson Street and North Parkway looking Northwest

(Google Street View, 2019)
View from Dickinson Street looking West

(Google Street View, 2019)

4

MLC#: 20-032
STAFF REPORT

Page 5
April 23, 2020
Re-recorded Plat (7/25/2019)
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Re-recorded Plat in Detail (7/25/2019)
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STAFF ANALYSIS:
Subject property is a vacant lot, with was rerecorded as the realigned lot 9 of the Dickinson
Subdivision in June 26, 2019. The vacant lot is about 0.20 acres (9100 sq. ft.) in size, 70 feet in
width and 130 feet in depth. Main frontage of the lot is to Dickinson Street and there is an
existing alley to the north of the property, approximately 16 feet in width. The applicant is
proposing to construct a two-story home with an attached two-car garage, and site
improvements for a new driveway and walkway.

Does the Project Meet the District Guidelines?
II. NEW CONSTRUCTION
Definition: The construction or erection of any free-standing structure or improvement on any lot,
within the District, including new construction which utilizes existing party walls and any
additions to existing buildings which are subject to review by the Commission pursuant to the
Landmarks Ordinance.
A. General Principles
The provisions of Article II shall apply to the exterior of buildings, to areas of lots visible from
public rights-of-way, and especially to principal elevations of buildings.
The principal facades-(front) and street-related elevations of proposals for new buildings
shall be more carefully reviewed than other facades.
Because construction in the District primarily occurred in the years between 1890 and 1930, and
to a lesser degree, in the years since 1930, a variety of building types and styles result which
demonstrate the changes in building tastes and technology over the years. New buildings should
continue this tradition while complementing and being compatible with other buildings in the
area.
New construction should be consistent with existing buildings along a street in terms of
height, scale, setback, rhythm and other design characteristics of existing buildings, both
on the same and opposite sides of a street. The dominance of that pattern and rhythm of design
characteristic must be respected and not be disrupted. More weight should be given to
compatibility with existing buildings which are products of the original and predominant
period of construction on a street as opposed to existing buildings constructed as infill
development after the original period of construction but prior to the designation of this District as
a historic conservation district.
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B. Design Characteristics for New Construction
In determining the appropriateness of proposed new construction, the Commission shall
consider, among other factors, the compatibility and consistency of the proposed design of the
new construction with the designs of existing buildings in terms of the following design
characteristics:
B1. Height
New buildings should be constructed to the same number of stories and to a height which is
compatible with the height of surrounding buildings. The height of new construction should
be consistent with the predominate pattern of the street on which it is located.
-Yes, proposed new structure is two-stories in height, one existing historic structure to the
south of the lot is two and a half stories and another existing historic structure to the east
(across Dickinson Street) is also two-stories.
B2. Scale and Massing
The size of a new building; its mass in relation to open spaces; and its windows, doors,
openings, and porches should be visually compatible with the surrounding buildings.
-Maybe, structures around the subject property are usually one to two story buildings.
Existing lots with two story buildings are larger than the subject lot. Proposed structure is a
two-story home with an attached garage on a smaller lot, which is not consistent with the
established scale and massing around the vicinity. However, there aren’t any houses facing
Dickinson Street on this block, thusly, proposed structure cannot be fairly compared to other
structures’ mass and scale.
B3. Setback and Rhythm of Spacing
The setback from front and side yard property lines established by adjacent buildings
should be maintained. When a definite rhythm along a street is established by uniform lot and
building width, new construction should maintain the rhythm.
-Maybe, proposed new structure faces Dickinson Street, other existing structures on this
block face North Parkway and Faxon Avenue. However, the subject lot only has frontage to
Dickinson Street. Proposed setbacks (15 feet at front and rear; 5 feet and 5 inches at the left
side; and 8 feet 8.5 inches at the right side) meet the UDC requirements.
B4. Orientation
The site orientation of new buildings should be consistent with that of existing buildings
along the applicable street and should be visually compatible.
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-Maybe, proposed structure faces Dickinson Street, there are no other structures facing
Dickinson on this block. However, due to reconfiguration, this lot does not have any other
frontage, thusly, designing the house to face North Parkway is not possible.
B5. Relationship of Materials, Textures, Details, and Material Color
The relationship and use of materials, texture, details, and material color of a new
building's principal facades should be visually compatible with and similar to those of
adjacent buildings or should not contrast conspicuously.
-Yes, proposed structure has hardiboard lap siding with 6-inch reveal, front façade windows
are double-hung, six-over-one, and the roof is asphalt shingles.
B6. Roof Shape
The roofs of new buildings should be visually compatible with the roofs of existing
buildings, by not contrasting greatly with the roof shape and orientation of surrounding
buildings.
-Yes, proposed roof has details like a dormer and front facing gable to the left of the front
façade.
B7. Proportion and Rhythm or Openings
The relationship of width to height of windows and doors, and the rhythm of solids to
voids in the new buildings should be visually compatible with the surrounding buildings.
-Yes, proposed windows and doors, and rhythm of openings are visually compatible with the
existing structures.
D. Outbuildings and Appurtenances
Outbuildings
Garages and storage buildings should reflect the design character of the principal building
on the lot and that of surrounding buildings and should be compatible in terms of height
scale, roof shape, materials, texture and details.
The location and design of outbuildings should not be visually disruptive to the design
character of the surrounding buildings. Outbuildings should be placed to the rear of the
principal building on the lot.
-Yes, proposed garage is an attached garage, located towards the rear right corner of the
house. Design of the attached garage and materials are consistent with the proposed house.
Appurtenances
Appurtenances related to new buildings, including driveways, sidewalks, lighting, fences and
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walls, shall be visually compatible with the environment of the existing buildings and sites
to which they relate. Attached carports, garages, storage facilities and similar structures should
generally be placed at or towards the rear of the principal building on the lot.

Staff Comments:
The applicant is proposing new construction of a two-story home with an attached two-car
garage, and site improvements for a new driveway and walkway. The lot is 70 feet wide and 130
feet deep, 9100 sq. ft., which was realigned in June 26, 2019. Because of the realignment, the
lot has frontage to Dickinson Street, however, other houses on the same block face North
Parkway and Faxon Avenue. There is a partial-width front porch with six and a half feet depth.
The walkway to the front porch does not align with the front door. There is an existing stucco
wall along the Dickinson Street side of the property line. Site plans show the wall to be retained,
however, it is not appropriate per the UDC and the Evergreen Design Guidelines. The site plan
shows two driveway gates on North and South property lines. However, the site plans do nor
show a proposed fence, and the application materials do not include fence and gate details.

Staff Recommendation: Approval with five (5) Conditions
Staff recommends COA approval for new construction is a two-story home with an attached
two-car garage, and site improvements for a new driveway and walkway in accordance with the
district guidelines and comments stated above, with the following conditions:
1. Existing stucco wall shall be removed.
2. Proposed front walkway shall be moved to be in line with the front door.
3. Proposed front porch shall be a full width porch with minimum 8 feet depth.
4. Windows that are closed to the street on North and South elevations shall be six-over-one to
match the front façade windows.
5. A new site plan showing the location and details of the proposed perimeter fence and gates
per the UDC and Evergreen Design Guidelines requirements shall be submitted prior to
issuance of this COA.
MLC#: 20-032
575 Dickinson Street
Evergreen HD
Prepared by: Ayse Tezel
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GENERAL INFORMATION:
Previous COA’s:

None

Zoning:

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

Complaint(s):

None

Demolition(s):

None

PUBLIC NOTICE(S):

Total of 14 Public Notices were mailed on Thursday April 9, 2020.

DEPARTMENTAL COMMENTS:
The following comments were provided by agencies to which this application was referred:
CITY
Engineer: No comments received.
Fire Division: No comments received.
Real Estate: No comments received.
MEMPHIS & SHELBY COUNTY
Health Department: No comments received.
Construction Code Enforcement: No comments received.
Office of Resilience: Office of Resilience has no comments.
MEMPHIS LIGHT, GAS & WATER: No comments received.
HISTORIC DISTRICT BOARD/NEIGHBORHOOD ASSOCIATION: See attached.
LETTERS OF SUPPORT: None.
LETTERS OF OPPOSITION: None.
APPLICATION: See attached.
HISTORIC AND ARCHITECTURAL INVENTORY: None.
NATIONAL REGISTER’S RECORD: None.
SANBORN MAP: None. See attached for 1650 North Parkway property.
/staff: at
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March 14, 2020
Memphis Landmarks Commission
125 N. Main Street, Suite 468
Memphis, TN 38134
Subject: MLC 20-032 575 Dickinson

While the location of this house doesn’t provide the usual adjacent houses for context, it still
needs to comply with Evergreen Historic District guidelines, since it is located within the
Historic District and contributes to the overall neighborhood appearance. Unfortunately, there
are a number of significant ways in which it differs from typical Evergreen houses and the
Historic District guidelines.
Items related to size, shape, and siting of the house:
• Overall style, size, and shape of the house don’t relate to common styles of bungalow,
foursquare, cottage, mission, Tudor, or early 20th century eclectic.
• Evergreen’s 2 story houses typically have a street elevation that clearly reveals the second
story with a vertical wall, not with street-facing roofing shingles.
• Roof shape is not compatible.
Roof pitch is much steeper than typical in the neighborhood.
The roof ridge is oriented parallel to the street with gables at each end.
Roofs are more typically hipped if the ridge is parallel to the street.
Houses with this rectangular footprint typically have the ridge perpendicular to the street.
• Second story dormer size, shape, and location are not compatible. Too tall, too close to the
eave.
• Garage massing is clearly visible from the street. It would be better if it looked like a room
when viewed from the east.
• The house is located quite close to the existing wall. Evergreen houses typically have open
front yards. In addition, the wall obscures much of the front elevation and reduces the
effective visual setback of the house to a much smaller dimension than typical in Evergreen.
• The setback from the street appears shallow for Evergreen. Does it meet code?
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Items related to design details:
• Detailing doesn’t relate to common styles of bungalow, foursquare, cottage, mission, Tudor,
or early 20th century eclectic. The porch pillars integrated with the foundation, small roof
overhangs, and double front doors without side lights aren’t common to Evergreen.
• Front porch items
The porch appears added-on and floats between the walls at either end.
Evergreen porches are typically integrated into the design of the street elevation.
Front porch is too shallow.
Street facing small gable on the porch roof not a common EHD feature
Front porch columns too small. Preferably rectangular footprint instead of round.
• Hardi-plank siding in 6” lap is inappropriate. Too wide, too flat.
• Water table trim draws attention to itself. Evergreen houses either have relatively
unobtrusive separate recessed foundations or they have brick or stone reaching the height of
the window sills, with contrasting treatment above.
In summary, if the house were largely compatible, one or two of the above exceptions could be
acceptable. Indeed, some of these features are found on otherwise-compliant houses in the
district. However, they are all present together in a single house.
With this many items differing from the published Guidelines, the Evergreen Historic District
Association strongly recommends that Memphis Landmarks Commission deny approval of this
house until it is appropriately revised. The applicants are encouraged to review the EHD
Guidelines, as well as the Handbook that was prepared for the I-40 redevelopment. EHDA’s
planning committee would be happy to meet with the applicant to help with revisions to make
the house consistent with the Guidelines.

Regards,

Jeremy Williams
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14 Notices Mailed on 03/12/2020

JIM STRICKLAND
MAYOR
DIVISION OF PLANNING & DEVELOPMENT

Memphis Landmarks Commission
Helping People Preserve Historic Places for Tomorrow’s Generations

NOTICE OF PUBLIC HEARING
Thursday, March 12, 2020
Dear Resident,
According to our records, you own property or reside in the vicinity of the property addressed 575 Dickinson
Street (Case#: MLC 20-032). An application for a Certificate of Appropriateness (COA) for New Construction
of a two-story home with an attached two-car garage and new driveway and walkway has been filed for
consideration by the Memphis Landmarks Commission. This proposal is scheduled to be heard on Thursday,
March 26th, 2020 at 4:00 p.m. in 5th Floor Conference Room of the Memphis City Hall at 125 N. Main Street.
As an historic district property owner, you are entitled to share your comments and concerns regarding this
proposal. Please provide your comments to the staff planner by sending an email to the address provided
below, before March 19th, 2020. The Commission also encourages comments during the meeting. Our meetings
are open to the general public and the Commission allows three (3) minutes to present comments or concerns
either in support or opposition to the request for COA. The Landmarks Commission has design guidelines for
each historic district and used to review proposals in Landmarks Districts. Any comments should be specifically
directed to how the proposal does or does not meet the historic district guidelines.
Complete applications, staff reports, and the agenda for the meeting will be posted on our website:
https://shelbycountytn.gov/389/Memphis-Landmarks-Commission.
If you would like more information regarding the COA application, please contact Ayse Tezel, Municipal
Planner by email at ayse.tezel@memphistn.gov. Thanking you in advance for your interest in historic
preservation.
Sincerely,

Ayse Tezel, Municipal Planner
Josh Whitehead, Planning Director
Office of Planning & Development
125 North Main Street, Room 468 • Memphis, Tennessee 38103-2084 • (901) 636-6619

Proposed Site Plan

Proposed Front Elevation (facing Dickinson Street)

*These plans and/or elevations are subject to change.
125 North Main Street, Room 468 • Memphis, Tennessee 38103-2084 • (901) 636-6619

JIM STRICKLAND
MAYOR
DIVISION OF PLANNING & DEVELOPMENT

Memphis Landmarks Commission
Helping People Preserve Historic Places for Tomorrow’s Generations

NOTICE OF CANCELLATION
Tuesday, March 17, 2020
Dear Historic District Resident,
Please be advised that the Regular Monthly Meeting of the Memphis Landmarks Commission scheduled for
Thursday, March 26, 2020, at 4:00 p.m. has been cancelled due to Novel Coronavirus (COVID-19) concerns.
We apologize for any inconveniences this may cause. All following agenda items will be heard at the next
regularly scheduled meeting:
F.

Held COA Applications:
F.1

G.

MLC 20-006

1050 Tanglewood Street – Cooper-Young Historic District

New COA Applications:
G.1

MLC 20-020

1074 Philadelphia Street – Cooper-Young Historic District

G.2

MLC 20-023

345 South Main Street – South Main Street Historic District

G.3

MLC 20-028

293 North Willett Street – Evergreen Historic District

G.4

MLC 20-029

1261 Peabody Avenue – Annesdale Park Historic District

G.5

MLC 20-030

890 South Cox Street – Cooper-Young Historic District

G.6

MLC 20-032

575 Dickinson Street – Evergreen Historic District

The next Regular Monthly Meeting of the Memphis Landmarks Commission is scheduled for Thursday,
April 23, 2020 at 4:00 p.m. in 5th Floor Conference Room of the Memphis City Hall at 125 N. Main Street.
If you would like more information regarding the Memphis Landmarks Commission meetings and
procedure, please contact Brett Ragsdale, Executive Secretary by email at brett.ragsdale@memphistn.gov.
Thanking you in advance for your interest in historic preservation.
Sincerely,

Brett Ragsdale, Executive Secretary
Josh Whitehead, Planning Director
Office of Planning & Development
125 North Main Street, Room 468 • Memphis, Tennessee 38103-2084 • (901) 636-6619

14 Notices Mailed on 04/09/2020

JIM STRICKLAND
MAYOR
DIVISION OF PLANNING & DEVELOPMENT

Memphis Landmarks Commission
Helping People Preserve Historic Places for Tomorrow’s Generations

NOTICE OF VIRTUAL PUBLIC HEARING
Thursday, April 9, 2020
Dear Resident,
According to our records, you own property or reside in the vicinity of the property addressed 575 Dickinson
Street (Case#: MLC 20-032). An application for a Certificate of Appropriateness (COA) for New Construction
of a two-story home with an attached two-car garage and new driveway and walkway has been filed for
consideration by the Memphis Landmarks Commission. This proposal is scheduled to be heard during a Virtual
Public Meeting on Thursday, April 23rd, 2020 at 4:00 p.m.
Please follow the instructions below to watch the meeting online and/or to deliver your comments during the
meeting.
TO VIEW THE VIRTUAL MEETING:
Go to memphistn.gov (go to the “Government” tab at the bottom of the page, click on “Watch Public
Meetings” (the last tab), then “Upcoming Events” in the center of the screen and finally choose “Memphis
Landmarks Commission.”
TO SPEAK DURING THE MEETING:
If you care to speak for or against this request during the meeting, please contact Ayse Tezel at
ayse.tezel@memphistn.gov no later than Tuesday, April 21st, at 8AM to receive an invitation
containing a call-in number and participation code. In your request for an invitation to speak during this
meeting, please provide the following information:
1. Your name and address;
2. The phone number from which you will be calling; and
3. The case number of the matter on which you would like to speak.
If you would like more information regarding the COA application, please contact Ayse Tezel, Municipal
Planner by email at ayse.tezel@memphistn.gov. Thanking you in advance for your interest in historic
preservation.
Sincerely,

Ayse Tezel, Municipal Planner
Josh Whitehead, Planning Director
Office of Planning & Development

125 North Main Street, Room 468 • Memphis, Tennessee 38103-2084 • (901) 636-6619

PROPOSED SITE PLAN

PROPOSED FRONT ELEVATION

*These plans and/or elevations are subject to change.

125 North Main Street, Room 468 • Memphis, Tennessee 38103-2084 • (901) 636-6619
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