Staff Report and Comments
Atherton Mill House

2005 Cleveland Ave, Charlotte
Application for COA HLC313

Exhibits presented to and considered by the Commission:

Exhibit A — Project description

Demolition
Exhibit B — Map
Exhibit C - Previous COA for Demolition, Charlotte HDC

Exhibit D - Images

Based upon the information presented in the application, staff offers the
following suggested findings of fact:

A. The proposed demolition is incongruous to the STANDARDS.

B. The HLC cannot deny a COA for demolition, but it can delay the effective date

of the COA for 365 days.

C The application for the demolition of the Atherton Mill House was filed May 3,
2023.

D The HLC must act on a COA application within 180 days of its filing. [NCGS
160D-9-47 (d)] and if the HLC fails to issue a COA before October 30, 2023 for
the demolition for the Atherton Mill House, the owners will be able to proceed
without a COA.

E. The last regular meeting of the HLC before the 180 day period is over is
October 9, 2023, and however unlikely the HLC may not have a quorum at
their October 9th regular meeting.

Staff recommends that the Commission vote to issue the COA no later than
September 11, 2023.

During that delay Staff can work with the applicant and other parties to develop a
feasible plan to prevent the demolition of the house.



THE STANDARDS

Rehabilitation is defined as the act or process of making possible a compatible
use for a property through repair, alterations, and additions while preserving
those portions or features which convey its historical, cultural, or architectural
values.

1. A property shall be used for its historic purpose or be placed in a new use
that requires minimal change to the defining characteristics of the building
and its site and environment.

2. The historic character of a property shall be retained and preserved. The
removal of historic materials or alteration of features and spaces that
characterize a property shall be avoided.

3. Each property shall be recognized as a physical record of its time, place, and
use. Changes that create a false sense of historical development, such as
adding conjectural features or architectural elements from other buildings,
shall not be undertaken.

4. Most properties change over time; those changes that have acquired historic
significance in their own right shall be retained and preserved.

5. Distinctive features, finishes, and construction techniques or examples of
craftsmanship that characterize a historic property shall be preserved.

6. Deteriorated historic features shall be repaired rather than replaced. Where
the severity of deterioration requires replacement of a distinctive feature, the
new feature shall match the old in design, color, texture, and other visual
qualities and, where possible, materials. Replacement of missing features
shall be substantiated by documentary, physical, or pictorial evidence.

7. Chemical or physical treatments, such as sandblasting, that cause damage
to historic materials shall not be used. The surface cleaning of structures, if
appropriate, shall be undertaken using the gentlest means possible.

8. Significant archeological resources affected by a project shall be protected
and preserved. If such resources must be disturbed, mitigation measures
shall be undertaken.

9. New additions, alterations, or related new construction shall not destroy
historic materials that characterize the property. The new work shall be
differentiated from the old and shall be compatible with the massing, size,
scale, and architectural features to protect the historic integrity of the
property and its environment.

10. Alterations, new additions, and adjacent or related new construction shall be
undertaken in such a manner that if removed in the future, the essential form
and integrity of the historic property and its environment would be
unimpaired.



EXHIBIT B

Dilworth Historic District

Property Lines

|:| Building Footprints




Charlotte Historic District Commission Application for a Certificate of Appropriateness
Staff Review Date: December 9, 2015
HDC 2015-259 PID# 12106711

LOCAL HISTORIC DISTRICT:  Dilworth

PROPERTY ADDRESS: 2005 Cleveland Avenue E X H I B I T C

SUMMARY OF REQUEST: Demolition

APPLICANT/OWNER: Douglas Ehmann (Linda Bohn, Owner)

Details of Proposed Request

Existing Conditions

The existing structure is a one story Colonial style house constructed in 1900 and further described as a “Triple A
mill house” in the Dilworth National Register of Historic Places. The front porch of the house was removed
several years ago. Current zoning regulations will not permit the reconstruction of the porch and would need to
be rezoned. Adjacent properties are developed multi-family, mixed use and commercial. The house was
designated as a historic landmark in 1982.

Background

The property was not identified as an existing structure within the Dilworth Local Historic District boundary nor
was it included on public maps online. HDC staff verified its location within the District through the original
zoning application and map. The online and hard copy maps were corrected. The zoning office was notified of
the error. The property was identified as a landmark in the zoning department.

The Historic Landmarks Commission reviewed an application for demolition of the structure in January 2015.
The Landmarks Commission placed a 180-Day Stay of Demolition on February 9, 2015, the effective date was
August 9, 2015. The COA from the Historic Landmarks Commission is valid until February 9, 2016.

Proposal
The applicant is requesting approval for immediate demolition of the subject property.

Policy & Design Guidelines — Demolition, page 35

North Carolina Law (NCGS 160A-400.14.) states that the demolition of buildings and structures within Local
Historic Districts requires the prior issuance of a Certificate of Appropriateness. The policies listed below are
designed to follow state law in a manner that minimizes the inconvenience to property owners when demolition
is warranted, while affording as much protection as possible to structures that make valuable contributions to
the character of Local Historic Districts.

1. No building or structure located within a Local Historic District can be demolished without a
Certificate of Appropriateness.

2. The Historic District Commission will evaluate demolition applications to determine
if the structure in question contributes to the character of the Local Historic
District.




3. If the HDC finds that the structure does not contribute to the character of the district
or is unsalvageable, immediate approval of the demolition request may be granted.

4. Should the Historic District Commission find that the structure does contribute to the
character of the historic district; the HDC can delay the issuance of a Certificate of
Appropriateness authorizing demolition for a period not to exceed 365 days, in order
to work with the owner to seek alternatives to demolition.

5. When an application for demolition receives a 365-day delay, any consideration of
applications for proposed new construction on the same site will be deferred for 90

days.

6. When an application for demolition receives a 365-day delay, the Historic District
Commission Staff will seek an alternative to demolition and will contact, within one
month of the delay vote, the property owner who has applied for demolition, Historic
Charlotte, Inc., and Preservation North Carolina to inform them of the threatened status
of the building.

7. A permanent injunction against demolition can be invoked only in cases where a
building or structure is certified by the State Historic Preservation Officer as being of
statewide significance.

8. Applications for the demolition of dilapidated accessory structures may be eligible
for administrative approval. All other demolition applications will be reviewed by the
full Commission.

9. The maximum delay period for the issuance of a Certificate of Appropriateness authorizing
demolition shall be reduced by the HDC where the Commission finds that the owner
would suffer extreme hardship or be permanently deprived of all beneficial use or return
from the property by virtue of the delay.

Staff Analysis

1. The Commission will make a determination as to whether or not this house is determined to be
contributing to the Dilworth Historic District. With affirmative determination, the Commission can
apply up to 365-Day Stay of Demolition. Or if the Commission determines that this property is no
longer contributing, then demolition may take place without a delay.



2005 Cleveland Avenue

(Show Maps)

* Intent of owners to obtain all necessary applications for COA for demolition. Owners
received inaccurate info on maps.

» City/county/staff only required app from Charlotte Historical Landmarks Commission.
* COAissued 2-9-2015

Effective date 8-9-2015

Valid through 2-9-2015

6 Month Delay
* Historical Landmarks Commission obtains contract to purchase property.

* Historial Landmarks Commission lets contract expire and elects not to purchase
property (many problems).

» Owners seek buyer.
» Owners contract with myself.

* | obtain all information from Landmarks Commission after speaking with Stuart Grey,
and their attorney Pat Wystrum.

* | seek services of Roger Ruggles and Tony Ward, Structural Engineer and Architect to
explore preservation, rehab and renovation.

* After consultation and much thought, it was determined that the structure had too many
compromised components to save. The number one issue being the 20’ setback in front
inhibiting building porch and stairs to front door.

» Contacted Shad Spencer (Zoning) and variance unattainable.

* Told now that a mistake had been made in mapping and a COA would now also be
required by HDC Historic District Commission.



I stand before you to ask for a COA for demolition that is consistent with what was
required back in February by the Historic Landmarks Commission and grant a COA to be
approved for demolition given the facts presented.

I have reached out to the current owners of the old Atherton Mill site and they too were
uninterested.

| have also reached out to:
Jill Walker, Dilworth Comm. Assn.
John Phares, Preserve Historic Dilworth

We have exhausted all avenues and will seek to come before this commission to build a
structure that will enhance the fabric of the community while maintaining all policy and
design guidelines established by the district.
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RUGGLES ENGINEERING PC

Biruciursl Enginssrs

Movember 24, 2018

. Drougglaa Pl Elimann
4204 Parformance Boad
Charlong, NC 28214

Ré: Residence = 2005 Cléveland Avenue

Dieir Deoviige s,

Rugglos Englneering PC has oompleted & strugiurl evaluation of e residence ot
the above referenied address. On Movember (B, 2015 o vizit was made o the site io
observe the condition of the existing strictun

Thee buildiing is o one story woosd Tramcd structure, which was likely constructod
i the early 19008 befre sdoption of resicdential bullding codes by the mate of Morh
Caroling, The building appesrs W enginely hove been constructed as o duples and later
converied (o a single fsmily residenca, The rear portion of the bullding, which consisis
of i bavk porcl aid & bathroom, wis added ol o loter date. The home was originally
conatructed on masonry piors wiih ihe crawlspace open below the hiome., A single wythe
brok wall was laier construdied between e plers 1o enclose the crawlipige.

1. The eriginal foundations for the piers supporting the home were construcied from
brick muscnry lald on the subgrade, whikeh vary in helght beraeen two and one
Bl fed i 1o elght feel. The foamdatisns have seitled diflerentially in muliiple
loations resuliing in rotstion of the piers (soe photo SAM 1749), Several of ithe
|'||-'ﬂ'l- have been repuilred, wlilbzing msterials and methods that do sor mee e
current codde, Due 10 i1 age, the maoriar in the plers & in poor condition {see
photo SAM 1751),

2. The single wyihe bijck walls that infilled Between the pler are suppoeed on e
masonry foundation consiructed from Teur inch by sight ingh bricks, tumad
pependicular i the will and stood of edge. The brick fodndation has been lald
on bop of the ground and is not down below the frost line, Consequently, the wall
will mowve with tha fregzo thaw cyole, The infill walls thay gré up 16 seven Ml in
teeight e not tied 1o the piers or 1o the oor structure for lateral support. In
numerous lecations, the walls are leaning due 1o settlomant of the (oundations, In
soveral looations, @ dxd wood member bis been Bolied trough the iniil] will and
connedied (o the back of the plors o keep the wall (rom leaning out (see phaoto
SAM 174E). The foundaiions and foundation walls do nat mest the cument coide
redqulremans,

3, The motitiof aid leaing of ihe masonry piers and infill walla hos coused the Noor
1o weparate from the exterior wall in the roar bedroom on the leit side of the house
{##e photo SAM 17715,

P F Fill= 0 L ol e
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RUGGLES ENGINEERING PC

4. The Noors are comstruciod with 2xK joists spaced o sixioan inchos on cenier. Tha
Joists span approximately fifteen feer and are oversiressed for the Noor loadinga
requiréd by 1he curreni code.

8. The fioor in the bathroom has seiled approximately 2 1727 acioss s length of
the room (see phalo SAM 1774).

i, The paasage from the front fooms w the fear of e house is through & two fool
wide door that s approximately six feet in holght, Thorg s alas & dropped down
scelflt with six (oot of headroom alearance (see phote SAM 1756). The low
headroom ¢learances do not meel current bullding code requiremants for ogress

7. The house doos not have & ducted heating and cooling sysem. Theie is oo
cooling and the only leat i provided by a gaa floor fumace located in the kichon
{noe photo SAM 37607,

B. There is & fiveplive in all four of the main rooms of the houso amd they have all
boen closed off (seo photn SAM I768). The chimneys and Mues in he Nireplaces
are in poor condition and are wisale 1o use beeause of the poor condition of the
mortar, The chimney above the rool’ has been parged with modnar 1o keep e
hrigks from falling oan (see photo SAM 3780 11 shoauld be foied ihe chimney on
the right side of the house (n being used for the gas lurnae,

9, The roof framing was observed 1o have water damige il has occurred over the
yenis

10, There is s concrote black roiaining wall on tha fght side of (e house il is
consructod with dry stioked units. The wall has latera] maverment and has falled
(e photo SAM 1777).

1. The hone originally had & from porch and sairs, which have been removed.
Thare |8 currently no aocdis 1o e (ronl door {(soc photo SAM 3TETY. The froni
wall of the residence i buill on the twonty foot sethack line, In onder 1o
recanstruct tha froni porch and ihe stairm, & vardance woild be required.

T'he residence b8 in poor condition and would need extensive repains o bring it up
1o n habitable condition. The cont of the repairs would likely exossd the cos of niew
vonsractlon and in our opinlon e not economically feasible,

Ruggles Engineering I'C apprecisios the oppartunity to sssisr you with your
profect, 17 you have any questions, please Teel free 1o oall e,
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RUGGLES ENGINEERING PC

Birueiursl Engénsers

SAM 1749

SAM 3752

aAM 3748
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RUGGLES ENGINEERING PC

wAM 3771

SAM 3774

SAM 3756
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RUGGLES ENGINEERING PC

Birugiural Enginsar

5AM 3760

SAM 368

aAM 3780
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RUGGLES ENGINEERING PC
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Policy & Design Guhdelines

DEMOLITION

North Camdlina Law (NCGS 1604-400 14.) skates that the demolition of buildings and siructures within
Locat Historfe Districts requires the prior issuance of a Csrtificale of Appropriateness. The poficies fisted
befow are designad fo follow state faw in a manner that minimizes the inconvenience fo properly owners
when demofition /s wattanted, whils alfording as much protection as possibls 1o struciires that make
vajuable conlributions to the characlor of Local Historic Districts.

1. No building or struciure focaled within a Local Historic Diskrict can be demalished without
a Certificate of Appropriatensss.

2. The Historic District Commission will evaluate demolition applications to determine i
the structure in question conlribules to the character of the Local Historic District. if
the HOC finds that the stucture does not conkribuls lo the characler of the district or is
unsalvageable, immadiate approval of the demofition request may be granted.

Showid the Hrstoric Disirict Commission find that the structure doas contribute to the
characlar of the historic district, the HDC can delfay the issuance of a Certificato of
Appropriatenass avthorizing demafition for a period not to excood 365 days, in order to
work with tha ownear lo seok allernatives o damuolition.

fa

4. When an applicalion for demoliiion receives a 365-day dofay, any consideralion of
appiicalions for proposed new conskruction on the same site wiff be deferred for 50 days.

When an application for domeolition receives a 365-day dalay, the Historic District
Commiszsion Stall will sesk an allernative to demolithon and wilf contact, within one month
of the defay vote, the properly owner who has applied for demolition, Historic Charlolte,
inc., and Prasanvation North Careling lo inform themn of the threatened stalus of the

building.

tn

8. A permanont injunciion against demolition can be invoked only in cases where a buitding
or structure s certified by the State Historic Preservation Officer as being of statswide

sighificance.

Appiications for the demolfition of ditapidated accessory structures may be sligible for
adminisirative approval. All other demolilion spplications will be reviewed by the fulf
Commission.

@ The maximum Celay penod for the issuance of a Ceriificate of Appropriateness authorizing
damoiition shafl be raeduced by the HDC whara the Commission finds that the owner would
suffer extreme hardship or be permanently deprived of all benoficial use or return from the

praperty by virlue of the delay.

-t

Any project that the Historie District Commission dslermities would require significant and
substantial exterior demolition may, al the discretion of the Commission, be subject fo the

HDC policy on Demolition.

35
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Building across the
street with the rear of
building fronting
Cleveland Avenue

Building to the right Building to the left
of 2005 Cleveland Av of 2005 Cleveland Av
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