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SUP 2024-046 
 
 

RESOLUTION PURSUANT TO CHAPTER 9.6 OF THE MEMPHIS AND SHELBY COUNTY 
UNIFIED DEVELOPMENT CODE APPROVING A SPECIAL USE PERMIT AT THE SUBJECT 
PROPERTY LOCATED AT 4055 AND 4025 POPLAR AVENUE AND 4007 AND 3950 CENTRAL 
AVENUE KNOWN AS CASE NUMBER SUP 2024-046 

 
 

• This item is a resolution with conditions for a special use permit to allow a 
seminary as an additional principal use; and 

 
• The item may require future public improvement contracts. 
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LAND USE CONTROL BOARD RECOMMENDATION 
 
At its regular meeting on Thursday, December 12, 2024 the Memphis and Shelby County Land Use Control 
Board held a public hearing on the following application: 
 
CASE NUMBER: SUP 2024-046 
 
LOCATION: 4055 and 4025 Poplar Avenue and 4007 and 3950 Central Avenue 
 
COUNCIL DISTRICT(S): District 5 and Super District 9 – Positions 1, 2, and 3 
 
OWNER/APPLICANT: Second Presbyterian Church 
 
REPRESENTATIVE: Ron Hickman 
 
REQUEST: To allow a seminary as an additional principal use 
 
EXISTING ZONING: Residential Single-Family – 10 (R-10) and Residential Corridor 

Overlay (-RC) 
 
AREA: +/- 18.12 acres 
 
The following spoke in support of the application: None 
 
The following spoke in opposition the application: None 
 
The Land Use Control Board reviewed the application and the staff report. A motion was made and 
seconded to recommend approval with conditions. 
 
The motion passed by a vote of 9-0 on the consent agenda. 
 
 
Respectfully, 

 
Chloe Christion  
Planner I 
Land Use and Development Services 
Division of Planning and Development 
 
Cc: Committee Members 
 File  
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SUP 2024-046 
CONDITIONS 
 

1. Parcel #044113 00087C (4025 and 4055 Poplar Avenue and 3950 Central Avenue) 
a. Any minimum parking requirement for a seminary use on this parcel may be met using the 

existing parking spaces shown on the final site plan based on the shared parking analysis 
provided by the applicant.  

b. Any signage is subject to the requirements of UDC Chapter 4.9, except no LED or other 
forms of electronic messaging are permitted. 
 

2. Parcel #046047 00018 (4007 Central Avenue) 
a. A minimum of five parking spaces shall be shown on the final site plan including how 

parking credits/reductions were used per the requirements of the Unified Development 
code.  

b. A portion of the floor area of the facility shall include instructional space. 
c. The facility shall maintain its residential appearance and character. 
d. Any signage is subject to the requirements of UDC Chapter 4.9 except no LED or other forms 

of electronic messaging are permitted. No attached or detached signage is permitted along 
Roseland Place. 

e. A Class 1 – Type C Buffer shall be installed along the south property line or an equivalent 
alternative including existing vegetation subject to the approval of the Division of 
Planning and Development.   
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SITE PLAN 

 



RESOLUTION PURSUANT TO CHAPTER 9.6 OF THE MEMPHIS AND SHELBY COUNTY 
UNIFIED DEVELOPMENT CODE APPROVING A SPECIAL USE PERMIT AT THE SUBJECT 
PROPERTY LOCATED AT 4055 AND 4025 POPLAR AVENUE AND 4007 AND 3950 CENTRAL 
AVENUE, KNOWN AS CASE NUMBER SUP 2024-046 
 
 
 

WHEREAS, Chapter 9.6 of the Memphis and Shelby County Unified Development Code, being a 
section of the Joint Ordinance Resolution No. 5367, dated August 10, 2010, authorizes the Council of the 
City of Memphis to grant a special use permit for certain stated purposes in the various zoning districts; 
and 
 

WHEREAS, Second Presbyterian Church filed an application with the Memphis and Shelby 
County Division of Planning and Development to allow a seminary as an additional principal use and 
 

WHEREAS, the Division of Planning and Development has received and reviewed the application 
in accordance with procedures, objectives, and standards for special use permits as set forth in Chapter 9.6 
with regard to the proposed development's impacts upon surrounding properties, availability of public 
facilities, both external and internal circulation, land use compatibility, and that the design and amenities 
are consistent with the public interest; and has submitted its findings and recommendation concerning the 
above considerations to the Land Use Control Board; and 
 

WHEREAS, a public hearing in relation thereto was held before the Memphis and Shelby County 
Land Use Control Board on December 12, 2024, and said Board has submitted its findings and 
recommendation concerning the above considerations to the Council of the City of Memphis; and 
 

WHEREAS, the Council of the City of Memphis has reviewed the aforementioned application 
pursuant to Tennessee Code Annotated Section 13-4-202(B)(2)(B)(iii) and has determined that said 
development is consistent with the Memphis 3.0 General Plan; and 
 

WHEREAS, the Council of the City of Memphis has reviewed the recommendation of the Land 
Use Control Board and the report and recommendation of the Division of Planning and Development and 
has determined that said development meets the objectives, standards and criteria for a special use permit, 
and said development is consistent with the public interests. 
 

NOW, THEREFORE, BE IT RESOLVED, BY THE COUNCIL OF THE CITY OF 
MEMPHIS, that, pursuant to Chapter 9.6 of the Memphis and Shelby County Unified Development Code, 
a special use permit is hereby granted for the request use in accordance with the attached conditions. 
 

BE IT FURTHER RESOLVED, that this permit merely authorizes the filing of applications to 
acquire a Certificate of Use and Occupancy, or a Building Permit, and other required permits and approvals, 
provided that no such Certificate of Use and Occupancy shall be granted until all conditions imposed by 
the Council of the City of Memphis have been met. 
 

BE IT FURTHER RESOLVED, that this Resolution take effect from and after the date it shall 
have been passed by this Council of the City of Memphis, and become effective as otherwise provided by 
law, and thereafter shall be treated as in full force and effect by virtue of passage thereof by the Council of 
the City of Memphis, the public welfare requiring same. 
  



CONDITIONS 
 

1. Parcel #044113 00087C (4025 and 4055 Poplar Avenue and 3950 Central Avenue) 
a. Any minimum parking requirement for a seminary use on this parcel may be met using the 

existing parking spaces shown on the final site plan based on the shared parking analysis 
provided by the applicant.  

b. Any signage is subject to the requirements of UDC Chapter 4.9, except no LED or other 
forms of electronic messaging are permitted. 

 
2. Parcel #046047 00018 (4007 Central Avenue) 

a. A minimum of five parking spaces shall be shown on the final site plan including how 
parking credits/reductions were used per the requirements of the Unified Development 
code.  

b. A portion of the floor area of the facility shall include instructional space. 
c. The facility shall maintain its residential appearance and character. 
d. Any signage is subject to the requirements of UDC Chapter 4.9 except no LED or other 

forms of electronic messaging are permitted. No attached or detached signage is permitted 
along Roseland Place. 

e. A Class 1 – Type C Buffer shall be installed along the south property line or an equivalent 
alternative including existing vegetation subject to the approval of the Division of Planning 
and Development. 



SITE PLAN 

 
 
  



ATTEST: 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
CC: Division of Planning and Development 
 – Land Use and Development Services 
 – Office of Construction Enforcement 
 



 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Staff Writer: Chloe Christion E-mail: chloe.christion@memphistn.gov  

AGENDA ITEM: 17 L.U.C.B. MEETING: December 12, 2024 
 

CASE NUMBER: SUP 2024-046 
 

LOCATION: 4055 Poplar Avenue and 4007 Central Avenue 
 

COUNCIL DISTRICT: District 5 and Super District 9 – Positions 1, 2, and 3 
 

OWNER/APPLICANT: Second Presbyterian Church of Memphis 
 

REPRESENTATIVE: J. Ronald Hickman 
 

REQUEST: Special use permit to allow a seminary as an additional principal use 
 

EXISTING ZONING: Residential Single-Family – 10 (R-10) and Residential Corridor Overlay (-RC) 
 

CONCLUSIONS 
 

1. If approved, this Special Use Permit would allow for Second Presbyterian Church and Memphis City Seminary 
to operate as joint principal uses on the main campus parcel #044113 00087C and allow the church’s 
property at parcel #046047 00018 to be utilized as instructional and office space for Memphis City Seminary.  

2. Memphis City Seminary currently uses office and classroom space on the main campus. The main campus 
includes addresses 4055 and 4025 Poplar and 3950 Central Avenue. The second parcel is 4007 Central 
Avenue at the corner of Rosewood Place and Central Avenue and is directly to the south of the main campus.  

3. Per Section 8.5.2 of the Unified Development Code, civic uses may be permitted by right or through the 
special use permit process within a designated Residential Corridor Overlay. A seminary is considered an 
“Educational Facility,” as a Civic Use category, thus requiring a Special Use Permit in R-10 zoning.  

4. Regarding parking, the provided alternative parking plan utilizes existing parking on the main campus of the 
church as well as parking provided to the rear of the proposed instructional building at 4007 Central Avenue 
for seminary use. A bike rack is also provided at the proposed instructional building. 

5. 4007 Central Avenue contains an existing single-family home with 2,074 square feet of floor area. Not 
including the existing garage space, a net floor area of 1,623 square feet is provided. A parking requirement 
of one space per 300 square feet of floor area yields a minimum requirement of six spaces. The applicant 
has chosen to add a bike rack which reduces the minimum parking requirement to 5 spaces. Thus, since 
there are five spaces provided, there is no need to construct new parking spaces on the site. 

6. The granting of this special use permit will not cause substantial detriment to the public good, nor will it 
substantially impair the intent and purpose of an adopted plan or the Unified Development Code (UDC), nor 
will it be injurious to the neighborhood or the general welfare, and it will be in harmony with the purpose 
and intent of the UDC. 
 

CONSISTENCY WITH MEMPHIS 3.0 
 

This proposal is consistent with the Memphis 3.0 General Plan per the land use decision criteria. See further 
analysis on pages 20-25 of this report. 

RECOMMENDATION: 
 

Approval with conditions 
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LOCATION MAP 
 

 
Subject property located within the pink circle 
  

SUBJECT PROPERTY 
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PUBLIC NOTICE VICINITY MAP 

 
 
Subject properties outlined in red.  
 
 
PUBLIC NOTICE DETAILS 
 
In accordance with Sub-Section 9.3.4A of the Unified Development Code, a notice of public hearing is required 
to be mailed and signage posted. A total of 221 notices were mailed on November 21, 2024, and 221 corrected 
notices were mailed December 2, 2024, see pages 26-27 of this report for a copy of said notices. Additionally, 
three signs were posted at the subject property, see page 28 of this report for a copy of the sign affidavit. 
 
 
NEIGHBORHOOD MEETING 
 
The meeting was held at 6:00 PM on Tuesday, November 26, 2024, at Second Presbyterian Church, 4055 Poplar 
Avenue. 
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AERIAL 
 

 
Subject properties outlined in yellow, imagery from 2023  
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ZONING MAP 
 

 
Subject properties highlighted in yellow 
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LAND USE MAP 

 
Subject properties indicated by pink stars  
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SITE PHOTOS 

 
View of 4007 Central Avenue from Central Avenue facing south.  

 
View of 4007 Central Avenue from the corner of Roseland Place and Central Avenue.  
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View of 4055 Poplar Avenue from rear exit-only drive on Central Avenue facing north.  
 

 
View of main entrance of Second Presbyterian Church at 4055 Poplar Avenue form the corner of Poplar Avenue 
and Goodlett Street.  



Staff Report December 12, 2024 
SUP 2024-046 Page 9 
 

 
9 
 

 
Additional view of 4055 Poplar Avenue from Poplar Avenue.  
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SITE PLAN 
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SURVEY – 4007 CENTRAL AVENUE 
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ALTERNATIVE PARKING PLAN  
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CASE REVIEW 
 
Request 
The request is a special use permit to allow a seminary as an additional principal use. 
 
Approval Criteria 
Staff agrees the approval criteria in regard special use permits as set out in Section 9.6.9 of the Unified 
Development Code are met. 
 
9.6.9 Approval Criteria 
No special use permit or planned development shall be approved unless the following findings are made 
concerning the application: 
9.6.9A The project will not have a substantial or undue adverse effect upon adjacent property, the 

character of the neighborhood, traffic conditions, parking, utility facilities and other matters 
affecting the public health, safety, and general welfare. 

9.6.9B  The project will be constructed, arranged and operated so as to be compatible with the 
immediate vicinity and not interfere with the development and use of adjacent property in 
accordance with the applicable district regulations. 

9.6.9C  The project will be served adequately by essential public facilities and services such as streets, 
parking, drainage, refuse disposal, fire protection and emergency services, water and sewers; or 
that the applicant will provide adequately for such services. 

9.6.9D  The project will not result in the destruction, loss or damage of any feature determined by the 
governing bodies to be of significant natural, scenic or historic importance. 

9.6.9E The project complies with all additional standards imposed on it by any particular provisions 
authorizing such use. 

9.6.9F  The request will not adversely affect any plans to be considered (see Chapter 1.9), or violate the 
character of existing standards for development of the adjacent properties. 

9.6.9G  The governing bodies may impose conditions to minimize adverse effects on the neighborhood 
or on public facilities, and to ensure compatibility of the proposed development with surrounding 
properties, uses, and the purpose and intent of this development code. 

9.6.9H  Any decision to deny a special use permit request to place, construct, or modify personal wireless 
service facilities shall be in writing and supported by substantial evidence contained in a written 
record, per the Telecommunications Act of 1996, 47 USC 332(c)(7)(B)(iii). The review body may 
not take into account any environmental or health concerns. 

 
Site Details 
Addresses: 
4055 Poplar Avenue & 4007 Central Avenue 
 
Parcel IDs: 
044113 00087C and 046047 00018 
 
Area: 
+/-18.12 acres 
 
  



Staff Report December 12, 2024 
SUP 2024-046 Page 16 
 

 
16 

 

Description:  
The subject properties are 4055 Poplar Avenue, a +/- 17 acre site home to Second Presbyterian Church main 
campus, and 4007 Central Avenue a +/- 29,010 square foot site containing a one-story single-family residence 
under ownership of the church. The main campus has three street frontages on Poplar Avenue, Central Avenue, 
and South Goodlett Street. The secondary site is on a corner lot with two street frontages on Central Avenue 
and Rosewood Street.  
 
Site Plan Review 
There are no proposed changes to the existing physical nature of the site.  
 
Analysis 
If approved, this Special Use Permit would allow for Second Presbyterian Church and Memphis City Seminary to 
operate as joint principal uses on the main campus parcel #044113 00087C and allow the church’s property at 
parcel #046047 00018 to be utilized as instructional and office space for Memphis City Seminary.  
 
Memphis City Seminary currently uses office and classroom space on the main campus. The main campus 
includes addresses 4055 and 4025 Poplar and 3950 Central Avenue. The second parcel is 4007 Central Avenue 
at the corner of Rosewood Place and Central Avenue and is directly to the south of the main campus.  
 
Per Section 8.5.2 of the Unified Development Code, civic uses may be permitted by right or through the special 
use permit process within a designated Residential Corridor Overlay. A seminary is considered an “Educational 
Facility,” as a Civic Use category, thus requiring a Special Use Permit in R-10 zoning. 
 
Regarding parking, the provided alternative parking plan utilizes existing parking on the main campus of the 
church as well as parking provided to the rear of the proposed instructional building at 4007 Central Avenue for 
seminary use. A bike rack is also provided at the proposed instructional building.  
 
4007 Central Avenue contains an existing single-family home with 2,074 square feet of floor area. Not including 
the existing garage space, a net floor area of 1,623 square feet is provided. A parking requirement of one space 
per 300 square feet of floor area yields a minimum requirement of six spaces. The applicant has chosen to add 
a bike rack which reduces the minimum parking requirement to 5 spaces. Thus, since there are five spaces 
provided, there is no need to construct new parking spaces on the site. 
 
The granting of this special use permit will not cause substantial detriment to the public good, nor will it 
substantially impair the intent and purpose of an adopted plan or the Unified Development Code (UDC), nor will 
it be injurious to the neighborhood or the general welfare, and it will be in harmony with the purpose and intent 
of the UDC. 
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RECOMMENDATION 

Staff recommends approval with the following conditions. 

Conditions: 
1. Parcel #044113 00087C (4025 and 4055 Poplar Avenue and 3950 Central Avenue)

a. Any minimum parking requirement for a seminary use on this parcel may be met using the 
existing parking spaces shown on the final site plan based on the shared parking analysis 
provided by the applicant.

b. Any signage is subject to the requirements of UDC Chapter 4.9, except no LED or other forms of 
electronic messaging are permitted.

2. Parcel #046047 00018 (4007 Central Avenue)
a. A minimum of five parking spaces shall be shown on the final site plan including how 

parking credits/reductions were used per the requirements of the Unified Development code.
b. A portion of the floor area of the facility shall include instructional space.
c. The facility shall maintain its residential appearance and character.
d. Any signage is subject to the requirements of UDC Chapter 4.9 except no LED or other forms 

of electronic messaging are permitted. No attached or detached signage is permitted 
along Roseland Place.

e. A Class 1 – Type C Buffer shall be installed along the south property line or an 
equivalent alternative including existing vegetation subject to the approval of the Division of 
Planning and Development.
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DEPARTMENTAL COMMENTS 
The following comments were provided by agencies to which this application was referred: 
 
City Engineer:    
 
1. Standard Public Improvement Contract or Right-Of-Way Permit as required in Section 5.5.5 of the Unified 

Development Code. 
 
Sewers: 
2. The availability of City sanitary sewer is unknown at this time.  Once the developer has submitted 

proposed sewer discharge rates to the City’s Sewer Design Dept, a determination can be made as to 
available sewer capacity.   
 

Roads: 
3. The Developer shall be responsible for the repair and/or replacement of all existing curb and gutter along 

the frontage of this site as necessary.  
 
4. All existing sidewalks and curb openings along the frontage of this site shall be inspected for ADA 

compliance. The developer shall be responsible for any reconstruction or repair necessary to meet City 
standards. 

 
Traffic Control Provisions: 
5. The developer shall provide a traffic control plan to the city engineer that shows the phasing for each 

street frontage during demolition and construction of curb gutter and sidewalk. Upon completion of 
sidewalk and curb and gutter improvements, a minimum 5 foot wide pedestrian pathway shall be provided 
throughout the remainder of the project. In the event that the existing right of way width does not allow 
for a 5 foot clear pedestrian path, an exception may be considered. 

 
6. Any closure of the right of way shall be time limited to the active demolition and construction of sidewalks 

and curb and gutter.  Continuous unwarranted closure of the right of way shall not be allowed for the 
duration of the project. The developer shall provide on the traffic control plan, the time needed per phase 
to complete that portion of the work. Time limits will begin on the day of closure and will be monitored by 
the Engineering construction inspectors on the job.  

 
7. The developer’s engineer shall submit a Trip Generation Report that documents the proposed land use, 

scope and anticipated traffic demand associated with the proposed development. A detailed Traffic Impact 
Study will be required when the accepted Trip Generation Report indicates that the number for projected 
trips meets or exceeds the criteria listed in Section 210-Traffic Impact Policy for Land Development of the 
City of Memphis Division of Engineering Design and Policy Review Manual. Any required Traffic Impact 
Study will need to be formally approved by the City of Memphis, Traffic Engineering Department. 

 
Curb Cuts/Access: 
8. The City Engineer shall approve the design, number, and location of curb cuts. 
 
9. Any existing nonconforming curb cuts shall be modified to meet current City Standards or closed with 

curb, gutter, and sidewalk. 
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Drainage: 
10. A grading and drainage plan for the site shall be submitted to the City Engineer for review and approval 

prior to recording of the final plat. 
 
11. Drainage improvements, including possible on-site detention, shall be provided under a Standard 

Subdivision contract in accordance with Unified Development Code and the City of Memphis/Shelby 
County Storm Water Management Manual. 

 
12. Drainage data for assessment of on-site detention requirements shall be submitted to the City Engineer.   
 
13. The following note shall be placed on the final plat of any development requiring on-site storm water 

detention facilities: The areas denoted by "Reserved for Storm Water Detention" shall not be used as a 
building site or filled without first obtaining written permission from the City and/or County Engineer.  The 
storm water detention systems located in these areas, except for those parts located in a public drainage 
easement, shall be owned and maintained by the property owner and/or property owners' association.  
Such maintenance shall be performed so as to ensure that the system operates in accordance with the 
approved plan on file in the City and/or County Engineer's Office.  Such maintenance shall include, but not 
be limited to removal of sedimentation, fallen objects, debris and trash, mowing, outlet cleaning, and 
repair of drainage structures. 

 
 
14. The developer should be aware of his obligation under 40 CFR 122.26(b)(14) and TCA 69-3-101 et. seq. to 

submit a Notice of Intent (NOI) to the Tennessee Division of Water Pollution Control to address the 
discharge of storm water associated with the clearing and grading activity on this site. 

 
 
 
City Fire Division:    No comments received. 
 
City Real Estate:    No comments received. 
 
County Health Department:   No comments received. 
 
Shelby County Schools:   No comments received. 
 
Construction Code Enforcement:  No comments received. 
 
Memphis Light, Gas and Water:  No comments received. 
 
Office of Sustainability and Resilience: No comments received. 
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Office of Comprehensive Planning: 

This summary is being produced in response to the following application to support the Land Use and 
Development Services department in their recommendation: SUP 2024-046 University. The analysis is divided 
into two separate sections for 4055 Poplar (Parcel 044113 00087C) and 4007 Central (Parcel 046047 00018) 
below. 

 
  
Site Address/Location: 4055 Poplar (Parcel 044113 00087C) 
Overlay District/Historic District/Flood Zone: It is located in a Residential Corridor, but not in a Historic District, 
or Flood Zone 
Future Land Use Designation: Public & Quasi-Public Buildings & Uses (PQP) 
Street Type: local 
 
The applicant is requesting a special use permit to approve Memphis City Seminary as a Principal Use on the 
Property of Second Presbyterian Church. 
The following information about the land use designation can be found on pages 76 – 122: 
1. Future Land Use Planning Map 

    
 
Red polygon indicates the application site on the Future Land Use Map. 
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2. Land Use Description/Intent 
 
Civic buildings, schools, religious institutions, community facilities, plazas and other gathering spaces. Graphic 
portrayal of PQP is to the right. 
 
 
 
 
 
“PQP” Form & Location Characteristics 
Recreational and Institutional uses. Redevelopment where PQP is applied on the Future Land Use Map should 
consider initially development consistent with the surrounding land use type. 
 
“PQP” Zoning Notes 
Generally compatible with the following zone districts: CIV, CBD (compatible only in the greater downtown 
area) in accordance with form and characteristics listed above.  
Existing, Adjacent Land Use and Zoning 
Existing Land Use and Zoning: Institutional, R-10 
Adjacent Land Use and Zoning: Single-Family, R-8, R-10,  
Overall Compatibility: This requested use is compatible with the land use description/intent, form & location 
characteristics, zoning notes, and existing, adjacent land use. 
3. Degree of Change Map 

    
Red polygon denotes the proposed site in Degree of Change area. The Degree of Change is NA 

4. Degree of Change Description 

N/A  



Staff Report December 12, 2024 
SUP 2024-046 Page 22 
 

 
22 

 

5. Objectives/Actions Consistent with Goal 1, Complete, Cohesive, Communities 

N/A 
6. Pertinent Sections of Memphis 3.0 that Address Land Use Recommendations 

It is consistant with the goals and objectives of the Public & Quazi-Public Buildings & Uses Future Land Use 
category. “Civic buildings, schools, religious insitutions, community facilities… contributing to anchors, anchor 
neighborhoods and residential communities.” 
 
Consistency Analysis Summary 
The applicant is requesting a special use permit to approve Memphis City Seminary as a Principal Use on the 
Property of Second Presbyterian Church. 
This requested use is compatible with the land use description/intent, form & location characteristics, zoning 
notes, and existing, adjacent land use. 
It is consistant with the goals and objectives of the Public & Quazi-Public Buildings & Uses Future Land Use 
category. “Civic buildings, schools, religious insitutions, community facilities… contributing to anchors, anchor 
neighborhoods and residential communities.” 
This application is considering two parcels this review is only for parcel 044113 00087C 
 
Based on the information provided, the proposal is CONSISTENT with the Memphis 3.0 Comprehensive Plan.  
 
Summary Compiled by: Christina Edingbourgh, Comprehensive Planning. 
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Site Address/Location: 4007 Central (Parcel 046047 00018) 
Overlay District/Historic District/Flood Zone: It is located in a Residential Corridor, but not in a Historic District, 
or Flood Zone 
Future Land Use Designation: Anchor Neighborhood-Primarily Single-Unit (AN-S) 
Street Type: local 
 
The applicant is requesting a special use permit to approve Memphis City Seminary as a Principal Use on the 
Property of Second Presbyterian Church. 
 
The following information about the land use designation can be found on pages 76 – 122: 
1. Future Land Use Planning Map 

 

  
 
Red polygon indicates the application site on the Future Land Use Map. 

 
2. Land Use Description/Intent 
 
Anchor Neighborhood-Primarily Single-Unit (AN-S) are walkable 
neighborhoods within a 5 – 10-minute walk of a Community 
Anchor. These neighborhoods are made up of single-unit and 
duplex housing. Graphic portrayal of AN-S is to the right.  
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“AN-S” Form & Location Characteristics 
 
ACCELERATE 
Primarily detached, single-family residences. Attached single-family, duplexes, triplexes and quadplexes 
permitted on parcels within 100 feet of an anchor; at intersections where the presence of such housing type 
currently exists at the intersection and along avenues, boulevards and parkways as identified in the Street 
Types Map. Height: 1-3 stories. Scale: house-scale 
“AN-S” Zoning Notes 
Generally compatible with the following zone districts: R-15, R-10, R-8, R-6, R-3, RU-1, MDR in accordance with 
Form and characteristics listed above. 
Existing, Adjacent Land Use and Zoning 
Existing Land Use and Zoning: Single-Family, R-10 
Adjacent Land Use and Zoning: Institution Single-Family, R-8, R-10,  
Overall Compatibility: This requested use is not compatible with the land use description/intent, form & 
location characteristics, zoning notes. However, it is consistent with the existing, adjacent land use particularly 
3993 Central which is an institutional use with parking in a single-family residential building.  
3. Degree of Change Map 

  
Red polygon denotes the proposed site in Degree of Change area. The Degree of Change is Accelerate 

4. Degree of Change Description 

Accelerate areas rely on a mix of primarily private and philanthropic resources along with some public 
resources to intensify the existing pattern of a place. 
NA 
5. Objectives/Actions Consistent with Goal 1, Complete, Cohesive, Communities 

NA 
6. Pertinent Sections of Memphis 3.0 that Address Land Use Recommendations 

NA 
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Consistency Analysis Summary 
The applicant is requesting a special use permit to approve Memphis City Seminary as a Principal Use on the 
Property of Second Presbyterian Church. 
This requested use is not compatible with the land use description/intent, form & location characteristics, 
zoning notes. However, it is consistent with the existing, adjacent land use particularly 3993 Central which is an 
institutional use with parking in a single-family residential building.  
Accelerate areas rely on a mix of primarily private and philanthropic resources along with some public 
resources to intensify the existing pattern of a place. 
This application is considering two parcels this review is only for parcel 046047 00018 
 
Based on the information provided, the proposal is CONSISTENT with the Memphis 3.0 Comprehensive Plan.  
 
Summary Compiled by: Christina Edingbourgh, Comprehensive Planning. 
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MAILED PUBLIC NOTICE 
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CORRECTED PUBLIC NOTICE 
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SIGN AFFIDAVIT 
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APPLICATION 
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OWNER AFFIDAVIT 
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LETTER OF INTENT 
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LETTERS RECEIVED 
 
One letter of opposition has been received at the time of the completion of this report and has subsequently 
been attached.  



Outlook

RE : sup 2024-46 - Second Presbyterian Church

From M. Ford Creech <mfcreech@bellsouth.net>
Date Tue 12/3/2024 7:59 PM
To Christion, Chloe <Chloe.Christion@memphistn.gov>

CAUTION:  This email originated outside of the City of Memphis organization. Do not click links or open attachments unless
you recognize the sender and know the content is safe.

This letter in in protest to the permit to allow a seminary as an additional principal use at Second
Presbyterian Church.

Many residents of this area moved here when it was primarily a high end residential area, with a church -
all of which we wished to preserve.

However the church has now added a school, with highly increased traffic - enough that those us
bordering on Goodlett cannot use the outside spaces due to the noise at certain times due to the school
traffic.

In addition the University of Memphis has encroached on this once high end residential area with lesser
housing, and not only increased the traffic, but the safety factor. This had been exhibited by the greatly
increased crime rate at the university, and several nearby shootings, also related to the university. The
introduction of yet another school, even as a seminary, would further increase the traffic, and with the
traffic even more security issues. 

Further - and possibly most importantly - the addition would change the balance of what we moved into
believing to be a stable high end residential area to a more commercial type area, with a decreased home
valuation, security and comfort level.  

Therefore I am speaking out against this addition to Second Presbyterian Church, both now and in the
future.

Best regards,
Millicent Creech
4078 Baronne Way
Memphis TN 38117

12/4/24, 9:01 AM Mail - Christion, Chloe - Outlook

https://outlook.office365.com/mail/inbox/id/AAQkADM3YmYxNzI4LWY1NjUtNDlmNy1hYWE1LTZjNjAzMWRkYzBmOQAQAOt8Koe1rmpNovYOhPp%… 1/1



East Service Center: 6465 Mullins Station Rd; Memphis, 

Tennessee 38134

Downtown Service Center: 125 N. Main Street;  

Memphis, Tennessee 38103

website: www.develop901.com

Memphis and Shelby County Division of 
Planning and Development

Record Summary for Special Use Permit

Record Detail Information

Record Type: Special Use Permit Record Status: Assignment

Opened Date: November 8, 2024

Record Number: SUP 2024-046

Record Name: SECOND PRESBYTERIAN CHRICH OF MEMPHIS, TN

Expiration Date: 

Description of Work: REQUESTING A SPECIAL USE PERMIT TO APPROVE MCS AS A PRINCIPAL USE 

ON THE PROPERTY OF SECOND PRESBYTERIAN CHURCH.  TWO PRINCIPAL USE SITES ARE 

REQUESTED; ONE ON PARCEL #044113 00087C AND ON ON PARCEL #046047 00018.  THESE 

TWO PARCELS INCLUDE 4055 POPLAR, 4025 POPLAR, AND 3950 CENTRAIL IN THE FIRST 

PARCEL, AND 4007 CENTRAL IN THE SECOND PARCEL.

Parent Record Number: 

Address:

4055 POPLAR AVE, MEMPHIS 38111

Owner Information

Primary Owner Name

Owner Address Owner Phone

Y SECOND PRESBYTERIAN CHURCH OF MEMPHIS

4055 POPLAE AVE, MEMPHIS, TN 38111

Parcel Information

044113  00087C

Data Fields

PREAPPLICATION MEETING

Name of DPD Planner NORMAN SALIBA

Date of Meeting 11/08/2024

Pre-application Meeting Type In Person
GENERAL PROJECT INFORMATION

Application Type New Special Use Permit (SUP)

List any relevant former Docket / Case -
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GENERAL PROJECT INFORMATION

Number(s) related to previous applications on 

this site

Is this application in response to a citation, stop 

work order, or zoning letter

No

If yes, please provide a copy of the citation, stop 

work order, and/or zoning letter along with any 

other relevant information

-

APPROVAL CRITERIA

A) The project will not have a substantial or 

undue adverse effect upon adjacent property, the 

character of the neighborhood, traffic conditions, 

parking, utility facilities and other matters 

affecting the public health, safety, and general 

welfare

NO NEW BUILDING, BUILDING ADDITION, OR 

NEW PARKING IS BEING CONSTRUCTED.

B) The project will be constructed, arranged and 

operated so as to be compatible with the 

immediate vicinity and not interfere with the 

development and use of adjacent property in 

accordance with the applicable district 

regulations

THE EXISTING STRUCTURES ON THE PARCELS 

WILL REMAIN UNCHANGED

UDC Sub-Section 9.6.9C ANY MINUMUM PARKING REQUIREMENTS FOR 

THE SEMINARY USE MAY BE MET BY USING 

EXISTING PARKING SHOWN ON THE SITE PLAN 

AND SURVEY FOR BOTH PARCELS.

UDC Sub-Section 9.6.9D NO EXISTING FEATURES AS DESCRIBED WILL 

BE ALTERED OR REMOVED.

UDC Sub-Section 9.6.9E SUCH CONDITIONS INCLUDE THE USE OF 4007 

CENTRAL AVE. FOR CLASSROOMS AND 

OFFICES; ITS PARKING IS SHOWN ON THE 

ATTACHED SURVEY.  THE RESIDENT 

APPEARANCE AND CHARACTER WILL BE 

UNCHANGED SUBJECT TO UDC 4.9.  

LANDSCAPING ON THE SOUTH LINE OF 4007 

CENTRAL EXCEEDS THE CLASS 1 - BUFFER 

TYPE.

UDC Sub-Section 9.6.9F THERE WILL BE NO CHANGES TO THE 

EXTERIOR OF 4007 CENTRAL OR TO BUILDING 

ON 4055 POPLAR IN CONNECTION WITH THE 

SEMINARY'S PRINCIPAL USE TO BE PERMITTED 

ON THE SITE.  EVERY INTENT IS TO PRESERVE 

EXISTING CONDITIONS.
GIS INFORMATION

Case Layer   BOA1985-061, BOA1957-114-CI

Central Business Improvement District No

Class E

Downtown Fire District No

Historic District -
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GIS INFORMATION

Land Use INSTITUTIONAL

Municipality MEMPHIS

Overlay/Special Purpose District -

Zoning R-10

State Route 1

Lot 1 & 2

Subdivision DUBOSE S/D

Planned Development District -

Wellhead Protection Overlay District Yes

County Commission District -

City Council District -

City Council Super District -

Contact Information

BOB COLEMAN

TN,

(901)289-3375

APPLICANT

Name

Address

Phone

Contact Type

RON HICKMAN

TN,

(901)483-6512

REPRESENTATIVE

Name

Address

Phone

Contact Type

Fee Information

Date AssessedBalanceStatusFeesQuantityFee ItemInvoice #

11/08/20240.00INVOICED500.001Special Use Permit Fee - 

5 acres or less (Base Fee)

1605253

11/08/20240.00INVOICED700.0014Special Use Permit Fee 

Per Acre (each acre or 

fraction thereof over 5 

acre)

1605253

Total Fee Invoiced: $1,200.00 Total Balance: $0.00

Payment Information

Payment Amount Method of Payment

Check$1,200.00
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City Hall – 125 N. Main Street, Suite 468 – Memphis, Tennessee 38103 – (901) 636-6619 

 
 
December 18, 2024 
 
Ron Hickman  
851 Club Tower Cove  
Memphis, TN 38111 
 
Sent via electronic mail to: jrhmphs@gmail.com 
 
Case Number: SUP 2024-046 
LUCB Recommendation: Approval with conditions 
 
Dear applicant, 
 
On Thursday, December 12, 2024, the Memphis and Shelby County Land Use Control Board 
recommended approval of your special use permit application to allow a seminary as an additional 
principal use located at 4055 Poplar Avenue and 4007 Central Avenue, subject to the following 
conditions:  
 
Conditions:  

1. Parcel #044113 00087C (4025 and 4055 Poplar Avenue and 3950 Central Avenue) 
a. Any minimum parking requirement for a seminary use on this parcel may be met 

using the existing parking spaces shown on the final site plan based on the shared 
parking analysis provided by the applicant.  

b. Any signage is subject to the requirements of UDC Chapter 4.9, except no LED or 
other forms of electronic messaging are permitted. 
 

2. Parcel #046047 00018 (4007 Central Avenue) 
a. A minimum of five parking spaces shall be shown on the final site plan including how 

parking credits/reductions were used per the requirements of the Unified 
Development code.  

b. A portion of the floor area of the facility shall include instructional space. 
c. The facility shall maintain its residential appearance and character. 
d. Any signage is subject to the requirements of UDC Chapter 4.9 except no LED or other 

forms of electronic messaging are permitted. No attached or detached signage is 
permitted along Roseland Place. 

e. A Class 1 – Type C Buffer shall be installed along the south property line or an 
equivalent alternative including existing vegetation subject to the approval of the 
Division of Planning and Development. 
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Letter to Applicant 
SUP 2024-046 

Page 2 of 2 
 

This application will be forwarded, for final action, to the Council of the City of Memphis. The Council 
will review your application in a committee meeting prior to voting on it in a public hearing. The 
applicant or the applicant’s representative(s) shall be in attendance at all meetings and hearings. 
 
It is the applicant’s responsibility to contact the City Council Records Office to determine when the 
application is scheduled to be heard at committee and in public session. The City Council Records 
Office may be reached at (901) 636-6792. 
 
If for some reason you choose to withdraw your application, a letter should be mailed to the Land 
Use and Development Services Department of the Division of Planning and Development at the 
address provided above or emailed to the address provided below. 
 
If you have questions regarding this matter, please feel free to contact me at (901) 636-6619 or via 
email at chloe.christion@memphistn.gov. 
 
 
Respectfully, 

 
Chloe Christion 
Planner I 
Land Use and Development Services 
Division of Planning and Development 
 
Cc:  info@2pc.org 
 File 

mailto:info@2pc.org




Memphis City Council 
Summary Sheet 

 
 

SUP 2024-042 
 
 

RESOLUTION PURSUANT TO CHAPTER 9.6 OF THE MEMPHIS AND SHELBY COUNTY 
UNIFIED DEVELOPMENT CODE APPROVING A SPECIAL USE PERMIT AT THE SUBJECT 
PROPERTY LOCATED AT 777 FIRESTONE AVENUE, KNOWN AS CASE NUMBER SUP 2024-
042 

 
 

• This item is a resolution with conditions for a special use permit to allow social 
service institution. 

• This is a proposal by the Hospitality Hub to use the former Manassas High School 
site for “temporary housing and extensive case management.” 

• This item was heard by the Land Use Control Board at its November meeting. After 
the Land Use Control Board hearing, the applicant submitted a revised site plan. 
It is this revised site plan that is included in the attached resolution.  

• Also included in this packet is a letter from the applicant explaining the site plan 
changes. The site plan considered by the Land Use Control Board can be found on 
page 10 of the staff report.  

• Both DPD staff and the Land Use Control Board recommend approval with 
conditions of this item.  

• The item may require future public improvement contracts. 
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LAND USE CONTROL BOARD RECOMMENDATION 
 
At its regular meeting on Thursday, November 14, 2024, the Memphis and Shelby County Land Use 
Control Board held a public hearing on the following application: 
 
CASE NUMBER: SUP 2024-042 
 
LOCATION: 777 Firestone Ave.  
 
COUNCIL DISTRICT(S): District 7 and Super District 8  
 
OWNER/APPLICANT: Hospitality Hub 
 
REPRESENTATIVE: Josh Whitehead, Whitehead Law 
 
REQUEST: Special use permit to allow a social service institution 
 
EXISTING ZONING: Employment (EMP) 
 
AREA: +/-6.26 acres 
 
The following spoke in support of the application: None 
 
The following spoke in opposition the application: None 
 
The Land Use Control Board reviewed the application and the staff report. A motion was made and 
seconded to recommend approval with conditions. 
 
The motion passed by a vote of 10-0 on the consent agenda. 
 
 
Respectfully, 

 
Nicholas Wardroup 
Planner II 
Land Use and Development Services 
Division of Planning and Development 
 
Cc: Committee Members 
 File  
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SUP 2024-042 
CONDITIONS 
 

1. At least four bicycle parking spaces (two racks) shall be installed within 200’ of a functioning 
building entrance. They shall be of an inverse-U (“loop” or “staple”) design, spaced at least 48” 
apart and set back at least 96” from any walls. The site plan submitted with building permit 
applications shall indicate the location of these spaces and include images of the racks to be 
installed. The applicant may eliminate one vehicular parking space to accommodate these spaces.  

2. Pursuant to UDC Sub-Section 9.6.14B, this special use permit shall be valid for five (5) years from 
the date of its approval by Memphis City Council. It is the intent of this condition to extend the 
time allowed to complete construction to five years from the typical two.  
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SITE PLAN 

 



RESOLUTION PURSUANT TO CHAPTER 9.6 OF THE MEMPHIS AND SHELBY COUNTY 
UNIFIED DEVELOPMENT CODE APPROVING A SPECIAL USE PERMIT AT THE SUBJECT 
PROPERTY LOCATED 777 FIRESTONE AVENUE, KNOWN AS CASE NUMBER SUP 2024-042 
 
 
 

WHEREAS, Chapter 9.6 of the Memphis and Shelby County Unified Development Code, being a 
section of the Joint Ordinance Resolution No. 5367, dated August 10, 2010, authorizes the Council of the 
City of Memphis to grant a special use permit for certain stated purposes in the various zoning districts; 
and 
 

WHEREAS, the Hospitality Hub filed an application with the Memphis and Shelby County 
Division of Planning and Development to allow a social service institution at the subject property; and 
 

WHEREAS, the Division of Planning and Development has received and reviewed the application 
in accordance with procedures, objectives, and standards for special use permits as set forth in Chapter 9.6 
with regard to the proposed development's impacts upon surrounding properties, availability of public 
facilities, both external and internal circulation, land use compatibility, and that the design and amenities 
are consistent with the public interest; and has submitted its findings and recommendation concerning the 
above considerations to the Land Use Control Board; and 
 

WHEREAS, a public hearing in relation thereto was held before the Memphis and Shelby County 
Land Use Control Board on November 14, 2024, and said Board has submitted its findings and 
recommendation concerning the above considerations to the Council of the City of Memphis; and 
 

WHEREAS, the Council of the City of Memphis has reviewed the aforementioned application 
pursuant to Tennessee Code Annotated Section 13-4-202(B)(2)(B)(iii) and has determined that said 
development is consistent with the Memphis 3.0 General Plan; and 
 

WHEREAS, the Council of the City of Memphis has reviewed the recommendation of the Land 
Use Control Board and the report and recommendation of the Division of Planning and Development and 
has determined that said development meets the objectives, standards and criteria for a special use permit, 
and said development is consistent with the public interests. 
 

NOW, THEREFORE, BE IT RESOLVED, BY THE COUNCIL OF THE CITY OF 
MEMPHIS, that, pursuant to Chapter 9.6 of the Memphis and Shelby County Unified Development Code, 
a special use permit is hereby granted for the request use in accordance with the attached conditions. 
 

BE IT FURTHER RESOLVED, that this permit merely authorizes the filing of applications to 
acquire a Certificate of Use and Occupancy, or a Building Permit, and other required permits and approvals, 
provided that no such Certificate of Use and Occupancy shall be granted until all conditions imposed by 
the Council of the City of Memphis have been met. 
 

BE IT FURTHER RESOLVED, that this Resolution take effect from and after the date it shall 
have been passed by this Council of the City of Memphis, and become effective as otherwise provided by 
law, and thereafter shall be treated as in full force and effect by virtue of passage thereof by the Council of 
the City of Memphis, the public welfare requiring same. 
  



CONDITIONS 
 

1. At least four bicycle parking spaces (two racks) shall be installed within 200’ of a functioning 
building entrance. They shall be of an inverse-U (“loop” or “staple”) design, spaced at least 48” 
apart and set back at least 96” from any walls. The site plan submitted with building permit 
applications shall indicate the location of these spaces and include images of the racks to be installed. 
The applicant may eliminate one vehicular parking space to accommodate these spaces.  

2. Pursuant to UDC Sub-Section 9.6.14B, this special use permit shall be valid for five (5) years from 
the date of its approval by Memphis City Council. It is the intent of this condition to extend the time 
allowed to complete construction to five years from the typical two.  



SITE PLAN 
 

 



ATTEST: 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
CC: Division of Planning and Development 
 – Land Use and Development Services 
 – Office of Construction Enforcement 
 



 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Staff Writer: Nicholas Wardroup E-mail: nicholas.wardroup@memphistn.gov  

AGENDA ITEM: 23 L.U.C.B. MEETING: November 14, 2024 
 

CASE NUMBER: SUP 2024-042 
 

LOCATION: Southeast corner of Firestone Ave. and N Manassas St. (781 or 777 Firestone Ave.)  
 

COUNCIL DISTRICT: District 7 and Super District 8 
 

OWNER/APPLICANT: Hospitality Hub 
 

REPRESENTATIVE: Josh Whitehead, Whitehead Law 
 

REQUEST: Special use permit to allow a social service institution  
 

EXISTING ZONING: Employment (EMP) 
 

CONCLUSIONS 
 

1. The proposed use is categorized as a social service institution by the UDC, allowable by Special Use Permit 
in the EMP district.  

2. The subject property is the site of the former Manassas High School, demolished in approx. 2012.  

3. The applicant proposes constructing 68 total housing units as well as associated office and kitchen 
structures.  

4. The granting of this special use permit will not cause substantial detriment to the public good, nor will it 
substantially impair the intent and purpose of an adopted plan or the Unified Development Code (UDC), 
nor will it be injurious to the neighborhood or the general welfare, and it will be in harmony with the 
purpose and intent of the UDC. 

CONSISTENCY WITH MEMPHIS 3.0 
 

This proposal is consistent with the Memphis 3.0 General Plan per the land use decision criteria. See further 
analysis on pages 17-19 of this report. 

RECOMMENDATION: 
 

Approval with conditions 
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LOCATION MAP 
 

 
Subject property located within the pink circle 
  

SUBJECT PROPERTY 
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PUBLIC NOTICE VICINITY MAP 
 

 
Subject property outlined in yellow 
 
 
PUBLIC NOTICE DETAILS 
 
In accordance with Sub-Section 9.3.4A of the Unified Development Code, a notice of public hearing is required 
to be mailed and signage posted. A total of 35 notices were mailed on October 21, 2024, see pages xx-xx of this 
report for a copy of said notice. Additionally, one sign was posted at the subject property, see page xx of this 
report for a copy of the sign affidavit. 
 
 
NEIGHBORHOOD MEETING 
 
The meeting was held at 5:00 PM on Friday, November 1, 2024, at Grace Missionary Baptist Church, 1203 N 
Manassas St. 
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 AERIAL IMAGERY 
 

 
Subject property outlined in yellow, imagery 2024 

 

 
Drone Imagery provided by applicant, Oct. 2024. Looking east along Firestone Ave.  
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Drone imagery looking west from Manassas Ave.  
 

 
Drone imagery looking south from Firestone Ave.  
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ZONING MAP 
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LAND USE MAP 
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SITE PHOTOS 
 

 
Looking south along N Manassas St. at its intersection with Firestone Ave. Subject property on left.  
 

 
View of subject property looking southwest from Firestone Ave.   
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SURVEY 

  



Staff Report November 20, 2024 
SUP 2024-042 Page 10 
 

 
10 

 

SITE PLAN  
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CASE REVIEW 
 
Request 
The request is a special use permit to allow a social service institution 
 
Approval Criteria 
Staff agrees the approval criteria in regard special use permits as set out in Section 9.6.9 of the Unified 
Development Code are met. 
 
9.6.9 Approval Criteria 
No special use permit or planned development shall be approved unless the following findings are made 
concerning the application: 
9.6.9A The project will not have a substantial or undue adverse effect upon adjacent property, the 

character of the neighborhood, traffic conditions, parking, utility facilities and other matters 
affecting the public health, safety, and general welfare. 

9.6.9B  The project will be constructed, arranged and operated so as to be compatible with the 
immediate vicinity and not interfere with the development and use of adjacent property in 
accordance with the applicable district regulations. 

9.6.9C  The project will be served adequately by essential public facilities and services such as streets, 
parking, drainage, refuse disposal, fire protection and emergency services, water and sewers; or 
that the applicant will provide adequately for such services. 

9.6.9D  The project will not result in the destruction, loss or damage of any feature determined by the 
governing bodies to be of significant natural, scenic or historic importance. 

9.6.9E The project complies with all additional standards imposed on it by any particular provisions 
authorizing such use. 

9.6.9F  The request will not adversely affect any plans to be considered (see Chapter 1.9), or violate the 
character of existing standards for development of the adjacent properties. 

9.6.9G  The governing bodies may impose conditions to minimize adverse effects on the neighborhood 
or on public facilities, and to ensure compatibility of the proposed development with surrounding 
properties, uses, and the purpose and intent of this development code. 

9.6.9H  Any decision to deny a special use permit request to place, construct, or modify personal wireless 
service facilities shall be in writing and supported by substantial evidence contained in a written 
record, per the Telecommunications Act of 1996, 47 USC 332(c)(7)(B)(iii). The review body may 
not take into account any environmental or health concerns. 

 
  



Staff Report November 20, 2024 
SUP 2024-042 Page 12 
 

 
12 

 

Site Details 
Address: 
777 or 781 Firestone Ave.  
 
Parcel ID: 
039050 00001 
 
Area: 
+/-6.26 acres 
 
Site Plan Review 
The applicant proposes to construct a total of sixty-eight total housing units: twenty smaller “studio” units and 
forty-eight larger “cottage” units. Ten of each unit type are planned for phase one and the remaining units for 
phase two.  

The project is planned to be served by two curb cuts: one on each of Manassas St. and Firestone Ave (the latter 
of which is identified as exit-only). The applicant plans for nineteen total parking spaces, satisfying the 
requirements for Social Service institutions under UDC Sub-Section 4.5.3B. Staff recommended conditions 
would require four bicycle parking spaces pursuant to Sub-Section 4.5.3C.  

Analysis 
The subject property is the site of the former Manassas High School, demolished in 2012. According to the 
included letter of intent, the applicant proposes to construct facilities for “temporary housing and extensive 
case management.” See the full letter of intent on pages 24-28 of this report. This use is characterized by the 
UDC as a Social Service Institution, necessitating the subject special use permit. This is the same use designation 
assigned to the existing Hospitality Hub facility at 596 Washington Ave., which was entitled as a use variance 
known as BOA 2020-089.  

Staff finds that the granting of this special use permit will not cause substantial detriment to the public good, 
nor will it substantially impair the intent and purpose of an adopted plan or the Unified Development Code 
(UDC), nor will it be injurious to the neighborhood or the general welfare, and it will be in harmony with the 
purpose and intent of the UDC. 
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RECOMMENDATION  
 
Staff recommends approval with conditions. 
 
Conditions 

1. At least four bicycle parking spaces (two racks) shall be installed within 200’ of a functioning building 
entrance. They shall be of an inverse-U (“loop” or “staple”) design, spaced at least 48” apart and set back 
at least 96” from any walls. The site plan submitted with building permit applications shall indicate the 
location of these spaces and include images of the racks to be installed. The applicant may eliminate one 
vehicular parking space to accommodate these spaces.  

2. Pursuant to UDC Sub-Section 9.6.14B, this special use permit shall be valid for five (5) years from the 
date of its approval by Memphis City Council. It is the intent of this condition to extend the time allowed 
to complete construction to five years from the typical two.  
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DEPARTMENTAL COMMENTS 
 
The following comments were provided by agencies to which this application was referred: 
 
City/County Engineer:   See next page.  
 
City/County Fire Division:   No comments received. 
 
City Real Estate:    No comments received. 
 
County Health Department:   No comments received. 
 
Shelby County Schools:   No comments received. 
 
Construction Code Enforcement:  No comments received. 
 
Memphis Light, Gas and Water:  No comments received. 
 
Office of Sustainability and Resilience: No comments received. 
 
Office of Comprehensive Planning:  See pages 17-19 
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CITY ENGINEERING COMMENTS 

CASE 16: SUP-24-042     
NAME: 781 Firestone Avenue    
 
1. Standard Public Improvement Contract or Right-Of-Way Permit as required in Section 5.5.5 of the Unified 

Development Code. 
 
Sewers: 
2. The availability of City sanitary sewer is unknown at this time.  Once the developer has submitted 

proposed sewer discharge rates to the City’s Sewer Design Dept, a determination can be made as to 
available sewer capacity.   
 

Roads: 
3. The Developer shall be responsible for the repair and/or replacement of all existing curb and gutter along 

the frontage of this site as necessary.  
 
4. All existing sidewalks and curb openings along the frontage of this site shall be inspected for ADA 

compliance. The developer shall be responsible for any reconstruction or repair necessary to meet City 
standards. 

 
Traffic Control Provisions: 
5. The developer shall provide a traffic control plan to the city engineer that shows the phasing for each 

street frontage during demolition and construction of curb gutter and sidewalk. Upon completion of 
sidewalk and curb and gutter improvements, a minimum 5 foot wide pedestrian pathway shall be provided 
throughout the remainder of the project. In the event that the existing right of way width does not allow 
for a 5 foot clear pedestrian path, an exception may be considered. 

 
6. Any closure of the right of way shall be time limited to the active demolition and construction of sidewalks 

and curb and gutter.  Continuous unwarranted closure of the right of way shall not be allowed for the 
duration of the project. The developer shall provide on the traffic control plan, the time needed per phase 
to complete that portion of the work. Time limits will begin on the day of closure and will be monitored by 
the Engineering construction inspectors on the job.  

 
7. The developer’s engineer shall submit a Trip Generation Report that documents the proposed land use, 

scope and anticipated traffic demand associated with the proposed development. A detailed Traffic Impact 
Study will be required when the accepted Trip Generation Report indicates that the number for projected 
trips meets or exceeds the criteria listed in Section 210-Traffic Impact Policy for Land Development of the 
City of Memphis Division of Engineering Design and Policy Review Manual. Any required Traffic Impact 
Study will need to be formally approved by the City of Memphis, Traffic Engineering Department. 

 
Curb Cuts/Access: 
8. The City Engineer shall approve the design, number, and location of curb cuts. 
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9. Any existing nonconforming curb cuts shall be modified to meet current City Standards or closed with 
curb, gutter, and sidewalk.  

 
10. Will require engineering ASPR. 
 
Drainage: 
11. A grading and drainage plan for the site shall be submitted to the City Engineer for review and approval 

prior to recording of the final plat. 
 
12. Drainage improvements, including possible on-site detention, shall be provided under a Standard 

Subdivision contract in accordance with Unified Development Code and the City of Memphis/Shelby 
County Storm Water Management Manual. 

 
13. Drainage data for assessment of on-site detention requirements shall be submitted to the City Engineer.   
 
14. The following note shall be placed on the final plat of any development requiring on-site storm water 

detention facilities: The areas denoted by "Reserved for Storm Water Detention" shall not be used as a 
building site or filled without first obtaining written permission from the City and/or County Engineer.  The 
storm water detention systems located in these areas, except for those parts located in a public drainage 
easement, shall be owned and maintained by the property owner and/or property owners' association.  
Such maintenance shall be performed so as to ensure that the system operates in accordance with the 
approved plan on file in the City and/or County Engineer's Office.  Such maintenance shall include, but not 
be limited to removal of sedimentation, fallen objects, debris and trash, mowing, outlet cleaning, and 
repair of drainage structures. 

 
The developer should be aware of his obligation under 40 CFR 122.26(b)(14) and TCA 69-3-101 et. seq. to 
submit a Notice of Intent (NOI) to the Tennessee Division of Water Pollution Control to address the discharge 
of storm water associated with the clearing and grading activity on this site. 
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Comprehensive Planning Review of Memphis 3.0 Consistency 

 

This summary is being produced in response to the following application to support the Land Use and 
Development Services department in their recommendation: SUP 2024-042 North  
  
Site Address/Location: 777 Firestone Ave 
Overlay District/Historic District/Flood Zone: Not in an Overlay District, Historic District, or Flood Zone 
Future Land Use Designation: Public & Quasi-Public Buildings & Uses (PQP) 
Street Type: Avenue 
 
The applicant is seeking a special use permit to redevelop the site of Old Manassas High School into the Hub 
Studio Village which is intended to address the needs of unsheltered families by providing temporary housing 
and extensive case management. 
The following information about the land use designation can be found on pages 76 – 122: 
1. Future Land Use Planning Map 

 

 
 
Red polygon indicates the application site on the Future Land Use Map. 

 
2. Land Use Description/Intent 
 
Civic buildings, schools, religious institutions, community facilities, plazas and 
other gathering spaces. Graphic portrayal of PQP is to the right. 
 
 
 
 



Staff Report November 20, 2024 
SUP 2024-042 Page 18 
 

 
18 

 

 
“PQP” Form & Location Characteristics 
Recreational and Institutional uses. Redevelopment where PQP is applied on the Future Land Use Map should 
consider initially development consistent with the surrounding land use type. 
 
“PQP” Zoning Notes 
Generally compatible with the following zone districts: CIV, CBD (compatible only in the greater downtown 
area) in accordance with form and characteristics listed above.  
Existing, Adjacent Land Use and Zoning 
Existing Land Use and Zoning: Vacant, EMP  
Adjacent Land Use and Zoning: Vacant, industrial, Institutional, IH, EMP, RU-3 
Overall Compatibility: This requested use is not compatible with the adjacent land use because existing land 
use surrounding the parcels is dissimilar in nature to the requested use.  However, the development will not 
disrupt the current character of the neighborhood and provide needed services to the surrounding 
neighborhood and to the City of Memphis. 
3. Degree of Change Map 

Red polygon 
denotes the proposed site in Degree of Change area. There is no Degree of Change.  

 
4. Degree of Change Description 

N/A 
 
 
5. Objectives/Actions Consistent with Goal 1, Complete, Cohesive, Communities 

1.3.8 says Outside of anchor neighborhoods consider land uses for vacant properties following the Vacant Lot 
Activation Toolkit. One of the listed strategies in the toolkit was the development of  Cottage Court style homes 
.  This project is also consistent with Obective 1.4.7 “Promote diversity of housing types to expand choices that 
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meet financial and lifestyle needs and demands of existing and new residents.” 
6. Pertinent Sections of Memphis 3.0 that Address Land Use Recommendations 

N/A  
Consistency Analysis Summary 
The applicant is seeking a special use permit to redevelop the site of Old Manassas High School into the Hub 
Studio Village which is intended to address the needs of unsheltered families by providing temporary housing 
and extensive case management. 
This requested use is not compatible with the adjacent land use because existing land use surrounding the 
parcels is dissimilar in nature to the requested use.  However, the development will not disrupt the current 
character of the neighborhood and provide needed services to the surrounding neighborhood and to the City of 
Memphis. 
1.3.8 says Outside of anchor neighborhoods consider land uses for vacant properties following the Vacant Lot 
Activation Toolkit. One of the listed strategies in the toolkit was the development of  Cottage Court style homes 
.  This project is also consistent with Obective 1.4.7 “Promote diversity of housing types to expand choices that 
meet financial and lifestyle needs and demands of existing and new residents.” 
 
Based on the information provided, the proposal is CONSISTENT with the Memphis 3.0 Comprehensive Plan.  
 
Summary Compiled by: Christina Edingbourgh, Comprehensive Planning.  
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MAILED PUBLIC NOTICE 
 

  



Staff Report November 20, 2024 
SUP 2024-042 Page 21 
 

 
21 

 

SIGN AFFIDAVIT 
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POSTED NOTICE SIGN 
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OWNER AFFIDAVIT 
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LETTER OF INTENT 
 

        
  
  
October 11, 2024  
  
Brett Ragsdale, AIA          Mary Sharp and  
Zoning Administrator          Members  
Memphis and Shelby County       Memphis and Shelby County  
Division of Planning and Development    Land Use Control Board  
  
Re: Request for a Special Use Permit at 777 Firestone Avenue  
  
  
Dear Mister Ragsdale, Madam Chair and Members of the Board:  
  
On behalf of the Hospitality Hub, I am pleased to submit this application for a Special Use Permit to allow for 
the establishment of the Hub Studio Village at the former home of Old Manassas High School.   
  
The Studio Village is intended to address the needs of unsheltered families by providing temporary housing 
and extensive case management. Designed with a neighborhood feel in mind, the campus is comprised of a 
mix of studios and one-bedroom cottages. The Studio Village will also consist of common amenity spaces, 
including a community kitchen, resources and education buildings, vegetable and flower gardens, recreational 
lawns and tree groves and walking trails. You will note on the attached site plan that we plan on constructing 
the Studio Village in two phases. Phase 1 improvements are indicated in black; it involves the construction of 
ten studios and ten cottages. Phase 2 improvements are indicated in blue; it involves the construction of ten 
additional studios and 38 additional cottages.  Overall, the site is buffered from its surroundings by fencing 
and landscaping in an effort to maintain a quiet and secluded environment for those who reside at the Studio 
Village.   
  
The property is zoned EMP, Employment, and is largely surrounded by institutional land uses and vacant 
property (see land use map attached to this letter as Exhibit “A”). The subject site was the former home of 
Manassas High School, which has since been relocated to the west of the subject site at the southwest corner 
of Firestone and Manassas. To the north is the United States Post Office, North Station, and vacant land that 
was once home to the Firestone Tire and Rubber Co. To the east is vacant land that was once the Memphis 
branch of the Virginia Bridge Co. To the south is the Sunbelt Warehouse, formerly home to the Shelby Paper 
Box Co.  
  
This site is identified in the Future Land Use and Planning Map of the Memphis 3.0 General Plan as 
“Public/Quasi-Public Facility” (see Exhibit “B”). This designation is likely the result of the fact that the City of 
Memphis owns the property. Indeed, this project is being planned and funded with the City as a partner. In 
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addition, we believe the Studio Village as designed is compatible with existing surrounding land uses and 
zoning. Therefore, it is our conclusion that this proposal is consistent with the Memphis 3.0 General Plan.   
  
This project also meets the required approval criteria for Special Use Permits, as outlined in Section 9.6.9 of 
the Memphis and Shelby County Unified Development Code; specifically, it will not have a substantial or 
undue adverse effect upon adjacent property or the character of the neighborhood and it will be constructed, 
arranged and operated as to be compatible with the immediate vicinity.   
  
We believe the Studio Village will be a positive addition to the neighborhood by providing important and 
needed services to the community and are excited that we have Mayor Young’s support in this endeavor (see 
letter attached as Exhibit “C”).  
  
Thank you for your consideration of this matter.   
  

  
Josh Whitehead  
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EXHIBIT A  
Land uses in vicinity of subject site.   
The color coding is as follows:  
Green=subject site (currently vacant)  
Purple=industrial land uses  
Red=commercial land uses  
Blue=institutional land uses  
Yellow=single-family residential land uses  

 
  
    
  

Blank=vacant   
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EXHIBIT B 
Future land use and planning map  
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EXHIBIT  C 
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LETTERS RECEIVED 
 
No letters received at the time of completion of this report. 
 



East Service Center: 6465 Mullins Station Rd; Memphis, 

Tennessee 38134

Downtown Service Center: 125 N. Main Street;  

Memphis, Tennessee 38103

website: www.develop901.com

Memphis and Shelby County Division of 
Planning and Development

Record Summary for Special Use Permit

Record Detail Information

Record Type: Special Use Permit Record Status: Pending

Opened Date: October 9, 2024

Record Number: SUP 2024-042

Record Name: Hospitality Hub Studio Village

Expiration Date: 

Description of Work: Proposal to redevelop the site of Old Manassas High School into the Studio Village .

Parent Record Number: 

Address:

781 FIRESTONE AVE, MEMPHIS 38107

Owner Information

Primary Owner Name

Owner Address Owner Phone

Y CITY OF MEMPHIS

125 N MAIN ST, MEMPHIS, TN 38103

Parcel Information

039050  00001

Data Fields

PREAPPLICATION MEETING

Name of DPD Planner Chip Saliba

Date of Meeting 10/09/2024

Pre-application Meeting Type Email
GENERAL PROJECT INFORMATION

Application Type New Special Use Permit (SUP)

List any relevant former Docket / Case 

Number(s) related to previous applications on 

this site

N/A

Is this application in response to a citation, stop 

work order, or zoning letter

No

Page 1 of 3 SUP 2024-042



GENERAL PROJECT INFORMATION

If yes, please provide a copy of the citation, stop 

work order, and/or zoning letter along with any 

other relevant information

-

APPROVAL CRITERIA

A) The project will not have a substantial or 

undue adverse effect upon adjacent property, the 

character of the neighborhood, traffic conditions, 

parking, utility facilities and other matters 

affecting the public health, safety, and general 

welfare

Correct; this project will redevelop a long-vacant 

property on Firestone Ave.

B) The project will be constructed, arranged and 

operated so as to be compatible with the 

immediate vicinity and not interfere with the 

development and use of adjacent property in 

accordance with the applicable district 

regulations

Correct; most of the surrounding land uses are 

industrial, institutional or vacant. This project will be 

compatible with these land uses.

UDC Sub-Section 9.6.9C Correct.

UDC Sub-Section 9.6.9D Correct.

UDC Sub-Section 9.6.9E Correct.

UDC Sub-Section 9.6.9F Correct.
GIS INFORMATION

Case Layer -

Central Business Improvement District No

Class -

Downtown Fire District No

Historic District -

Land Use -

Municipality -

Overlay/Special Purpose District -

Zoning -

State Route -

Lot -

Subdivision -

Planned Development District -

Wellhead Protection Overlay District No

County Commission District -

City Council District -

City Council Super District -

Contact Information

JOSH WHITEHEAD

(901)810-5789

APPLICANT

Name

Address

Phone

Contact Type
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Fee Information

Date AssessedBalanceStatusFeesQuantityFee ItemInvoice #

10/11/20240.00INVOICED500.001Special Use Permit Fee - 

5 acres or less (Base Fee)

1599170

10/11/20240.00INVOICED50.001Special Use Permit Fee 

Per Acre (each acre or 

fraction thereof over 5 

acre)

1599170

10/11/20240.00INVOICED14.301Credit Card Use Fee (.026 

x fee)

1599170

Total Fee Invoiced: $564.30 Total Balance: $0.00

Payment Information

Payment Amount Method of Payment

Credit Card$564.30
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MEMPHIS AND
SHELBY COUNTY

FDIVISION OF PLANNING
IANDDEVELOPMENT

CityHall -125 N. Main Street, Suite468 - Memphis,Tennessee 38103-(901) 636-6619

Property Owner's Affidavit

Memphis and Shelby County Unified Development Code Section 12.3.1

OWNER: Includes the holder of legal title as well as holders of any equitable interest, such as trust beneficiaries,

contract purchasers, option holders, lessees under leases having an unexpired term of at least ten years, and the like.

Whenever a statement of ownership is required by the Memphis and Shelby County Unified Development Code, full

disclosure of all legal and equitable interest in the property is required. Memphis and Shelby County Unified

Development Code Section 12.3.1.

I, JAL AO (b/W6Hry'state that I have read the definition of "Owner as outined in the Memphis and Shelby

County Unified Development Code Section 12.3.1 and hereby state that (select applicable box):

D lam the owner of record as shown on the current tax rolls of the county Assessor of Property; the mortgage

holder of record as shown in the mortgage records of the county Register of Deeds; purchaser under a land

contract; a mortgagee or vendee in possession; or I have a freehold or lesser estate in the premises

V lhave charge, care or control of the premises as trustee, agent, executor, administrator, assignee, receiver,

guardian or lessee (and have included documentation with this affidavit)

of the property located at ON. Manassas Street and further identified by Assessor's Parcel Number 039050 00001, for

which an application is being made to the Division of Planning and Development.

Subscribe anld şworrO (or affirmed) before me this dayof etbey in the year of 2024

Signature of Notary Public

I-I3-202
MyCommissionExpires

Signatsre of Owner

HotA tuR ofNmets
On behalf of (if owned by a corporation)

RROSAS***CHAND,

STATE OF
:TENNESSEE
;NOTARY
? PUBLIC

COMMISSIO

ONEXPIRES
S11-13-202t



 

     

 
October 11, 2024 
 
Brett Ragsdale, AIA     Mary Sharp and 
Zoning Administrator      Members 
Memphis and Shelby County    Memphis and Shelby County 
Division of Planning and Development  Land Use Control Board 
 
Re: Request for a Special Use Permit at 777 Firestone Avenue 
 
 
Dear Mister Ragsdale, Madam Chair and Members of the Board: 
 
On behalf of the Hospitality Hub, I am pleased to submit this application for a Special Use 
Permit to allow for the establishment of the Hub Studio Village at the former home of Old 
Manassas High School.  
 
The Studio Village is intended to address the needs of unsheltered families by providing 
temporary housing and extensive case management. Designed with a neighborhood feel in 
mind, the campus is comprised of a mix of studios and one-bedroom cottages. The Studio 
Village will also consist of common amenity spaces, including a community kitchen, resources 
and education buildings, vegetable and flower gardens, recreational lawns and tree groves and 
walking trails. You will note on the attached site plan that we plan on constructing the Studio 
Village in two phases. Phase 1 improvements are indicated in black; it involves the construction 
of ten studios and ten cottages. Phase 2 improvements are indicated in blue; it involves the 
construction of ten additional studios and 38 additional cottages.  Overall, the site is buffered 
from its surroundings by fencing and landscaping in an effort to maintain a quiet and secluded 
environment for those who reside at the Studio Village.  
 
The property is zoned EMP, Employment, and is largely surrounded by institutional land uses 
and vacant property (see land use map attached to this letter as Exhibit “A”). The subject site 
was the former home of Manassas High School, which has since been relocated to the west of 
the subject site at the southwest corner of Firestone and Manassas. To the north is the United 
States Post Office, North Station, and vacant land that was once home to the Firestone Tire and 
Rubber Co. To the east is vacant land that was once the Memphis branch of the Virginia Bridge 
Co. To the south is the Sunbelt Warehouse, formerly home to the Shelby Paper Box Co. 
 
This site is identified in the Future Land Use and Planning Map of the Memphis 3.0 General Plan 
as “Public/Quasi-Public Facility” (see Exhibit “B”). This designation is likely the result of the fact 
that the City of Memphis owns the property. Indeed, this project is being planned and funded 
with the City as a partner. In addition, we believe the Studio Village as designed is compatible 



                                                 

with existing surrounding land uses and zoning. Therefore, it is our conclusion that this proposal 
is consistent with the Memphis 3.0 General Plan.  
 
This project also meets the required approval criteria for Special Use Permits, as outlined in 
Section 9.6.9 of the Memphis and Shelby County Unified Development Code; specifically, it will 
not have a substantial or undue adverse effect upon adjacent property or the character of the 
neighborhood and it will be constructed, arranged and operated as to be compatible with the 
immediate vicinity.  
 
We believe the Studio Village will be a positive addition to the neighborhood by providing 
important and needed services to the community and are excited that we have Mayor Young’s 
support in this endeavor (see letter attached as Exhibit “C”). 
 
Thank you for your consideration of this matter.  
 

 
Josh Whitehead 
 
 
 
  



                                                 

EXHIBIT A 
Land uses in vicinity of subject site.  
The color coding is as follows: 
Green=subject site (currently vacant) 
Purple=industrial land uses 
Red=commercial land uses 
Blue=institutional land uses 
Yellow=single-family residential land uses 
Blank=vacant 
 

 
 
  



                                                 

EXHIBIT B 
Future land use and planning map 
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archimaniaHub Village . Firestone 11 Oct 2024 

Site Plan
Scale: 1:50













 

     

 
December 2, 2024 
 
Councilman J. Ford Canale 
Chairman 
Planning and Zoning Committee 
Memphis City Council 
City Hall 
125 N. Main St., Fifth Floor 
Memphis, TN 38103 
c/o Nicholas Waldrup, Division of Planning and Development  
 
Sent via electronic mail to Nicholas Wardroup at nicholas.wardroup@memphistn.gov  
 
RE: revisions to the Hub Village, Case No. SUP 2024-42 
 
Mr. Chairman,  
 
Since the Hospital Hub’s Hub Village located at 777 Firestone was reviewed and recommended for 
approval by the Land Use Control Board on November 14, 2024, the site plan for this project has 
been updated in the following ways:  
 

1. A building that includes a laundromat and farm stand for the Village’s residents has been 
added at the northeast corner of the site. Parking for customers to the farm stand has also 
been added to this area. 
 

2. The total number of units has increased by four, from 68 units to 72. The number of 
proposed studio units is unchanged at 20; the number of proposed cottages has increased 
from 48 to 52. The arrangement of these dwellings and those common paths accessing 
them have also been updated, largely to reflect the new laundromat and farm stand 
building described above. 
 

3. The timing of the construction of the café/kitchen building at the northwest corner of the 
site has been changed from part of Phase 2 of the project to Phase 1. 

 
Thank you for your consideration,  

 
Josh Whitehead 
 
 
C: Brett Ragsdale, Zoning Administrator 

mailto:nicholas.wardroup@memphistn.gov


archimaniaHub Village . Firestone 02 Dec 2024 

Site Plan
Scale: 1:50
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