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known as case number SUP 2024-048 

 

CASE NUMBER: SUP 2024-048 
 

LOCATION: 0 Hawkins Mill Road, east of Overton Crossing Street 
 

COUNCIL DISTRICTS: District 7 and Super District 8 – Positions 1, 2, and 3 
 

OWNER/APPLICANT: J.C. McKinnon – Fast Tn Home Offer 
 

REPRESENTATIVE: J.C. McKinnon 
 

REQUEST: To allow a multifamily (4-plex) use  
 

AREA: +/-18,164 sq. ft. (0.41 acre) 
 

RECOMMENDATION: The Division of Planning and Development recommended Approval with conditions 
The Land Use Control Board recommended Approval with conditions 

 

RECOMMENDED COUNCIL ACTION: Public Hearing Not Required 
Hearing – February 18, 2025 
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SUP 2024-048 
 
 

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 0 HAWKINS MILL ROAD, EAST OF OVERTON CROSSING STREET, 
KNOWN AS CASE NUMBER SUP 2024-048 

 
 

• This item is a resolution with conditions for a special use permit to allow a 
multifamily four-plex use in CMU-1 zoning;  
 

• CMU-1 zoning only allows multifamily uses by-right in situations where the 
residential component is in tandem with commercial uses, usually on the ground 
floor of the structure; 
 

• The proposed structure has two units on the ground floor and two units on the 
second floor, with an access drive and parking in the rear. Staff believes that the 
unique shape and depth of the property make this site an excellent candidate for 
residential infill, as there are single family residential uses to the east and a fire 
station to the west. Staff is of the opinion that this site would be very difficult to 
develop commercially, so this relatively low-density multifamily use facing 
Hawkins Mill Road seems to be an ideal fit. Also, the added depth of the property 
gives somewhat of a “backyard” to the residents of this site, which helps the site 
to complement the surrounding single-family density and nature; 
 

• 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; and 

 
• The item may require future public improvement contracts. 
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LAND USE CONTROL BOARD RECOMMENDATION 
 
At its regular meeting on Thursday, January 9, 2025, the Memphis and Shelby County Land Use Control 
Board held a public hearing on the following application: 
 
CASE NUMBER: SUP 2024-048 
 
LOCATION: 0 Hawkins Mill Road, east of Overton Crossing Street 
 
COUNCIL DISTRICT(S): District 7 and Super District 8 – Positions 1, 2, and 3 
 
OWNER/APPLICANT: J.C. McKinnon – Fast TN Home Offer 
 
REPRESENTATIVE: J.C. McKinnon 
 
REQUEST: To allow a multifamily four-plex use 
 
EXISTING ZONING: Commercial Mixed Use – 1 (CMU-1) 
 
AREA: +/-0.41 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 7-0-1 on the consent agenda. 
 
 
Respectfully, 

 
Lucas Skinner 
Manager 
Land Use and Development Services 
Division of Planning and Development 
 
Cc: Committee Members 
 File  
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SUP 2024-048 
CONDITIONS 
 
1. The applicant shall provide a landscaping plan to the Division of Planning and Development for review 

and administrative approval prior to the issuance of building permits.  
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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 0 HAWKINS MILL, EAST OF OVERTON CROSSING STREET, 
KNOWN AS CASE NUMBER SUP 2024-048 
 
 
 

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, J.C. McKinnon filed an application with the Memphis and Shelby County Division 
of Planning and Development to allow a multifamily four-plex 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 January 9, 2025, 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. The applicant shall provide a landscaping plan to the Division of Planning and Development for 
review and administrative approval prior to the issuance of building permits.  

 



SITE PLAN 
 

 



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



 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Staff Writer: Lucas Skinner E-mail: lucas.skinner@memphistn.gov   

AGENDA ITEM: 12 L.U.C.B. MEETING: January 9, 2025 
 

CASE NUMBER: SUP 2024-048 
 

LOCATION: 0 Hawkins Mill Road, east of Overton Crossing St 
 

COUNCIL DISTRICT: District 7 and Super District 8 – Positions 1, 2, and 3 
 

OWNER/APPLICANT: J.C. McKinnon – Fast TN Home Offer 
 

REPRESENTATIVE: J.C. McKinnon 
 

REQUEST: Special Use Permit to allow a large home (4-plex) 
 

EXISTING ZONING: Commercial Mixed Use – 1 (CMU-1) 
 

CONCLUSIONS 
 

1. The requested Special Use Permit is to allow a large home (4-unit) multifamily structure in CMU-1 zoning. 
CMU-1 zoning does not allow multifamily uses by-right.  
 

2. This lot exhibits several exceptional features including a downward slope from front to rear as well as a 
thinness that tapers inward from front to rear. Given these features, staff feels this site lends itself to be 
much better suited for residential infill development, rather than commercial development.  

 
3. With the building pushed up to the street and a single access drive leading to parking at the rear of the 

structure, vehicular nuisance will be minimized.  
 

4. Also, with surrounding uses including single family houses and a fire station, staff feels this low-density 
multifamily use will be a compliment to the area providing a denser housing model in a residential area 
without a large footprint.  

 
5. 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 14-16 of this report. 

RECOMMENDATION: 
 

Approval with conditions 

mailto:lucas.skinner@memphistn.gov


Staff Report January 9, 2025 
SUP 2024-048 Page 2 
 

 
2 
 

LOCATION MAP 
 

 
Subject property located within the pink circle 
  

SUBJECT PROPERTY 
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PUBLIC NOTICE VICINITY MAP 

 
Subject property highlighted 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 110 notices were mailed on December 17, 2024, see page 17 of this 
report for a copy of said notice. Additionally, one sign was posted at the subject property, see page 18 of this 
report for a copy of the sign affidavit. 
 
 
NEIGHBORHOOD MEETING 
 
The meeting was held at 12:30 PM on Monday, December 30, 2024, at the Memphis Fire Station 31, 4258 
Overton Crossing St.  
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AERIAL 

 
Subject property outlined in yellow, imagery from 2024  
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ZONING MAP 

 
Subject property highlighted in yellow 
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LAND USE MAP 

 

 
Subject property indicated by a pink star  
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SITE PHOTOS 

 
View of subject property from Hawkins Mill Road looking south 
 

 
View of subject property from Hawkins Mill Road looking south 
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SITE PLAN 
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SITE PLAN – MAGNIFIED 
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CASE REVIEW 
 
Request 
The request is a special use permit to allow a four-plex multifamily building in CMU-1 zoning.  
 
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 
Address: 
0 Hawkins Mill Rd 
 
Parcel ID: 
071048 00172 
 
Area: 
+/-18,164 square feet  
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Description:  
The subject property is not in any platted subdivisions or developments and has a light commercial zoning of 
CMU-1. The site has been vacant for many years and has a fairly steep downward slope from the front of the 
site to the rear. Adding to the slope, the lot is skinny and tapers inward toward the rear as well. The site is 
surrounded by residential and civic uses, with a fire station to the west. 
 
Site Plan Review 
The applicant is proposing a +/-4400 sq. ft. structure, with two units on the ground floor and two units on the 
second floor. The intent is to have a backwards “L” shaped drive from Hawkins Mill to supply parking in the rear 
of the structure. The building will shield the provided 7 parking spaces from the street view, but there is also 
ample room to add additional parking in the future, if needed. Side property lines will be landscaped so that the 
view of parking is minimized from the surrounding uses, and the unique depth of the property gives this site a 
substantial rear setback from the parking to anything else.  
 
Analysis 
The requested Special Use Permit is to allow a 4-unit multifamily structure in CMU-1 zoning. CMU-1 zoning only 
allows multifamily uses by-right in situations where the residential component is in tandem with commercial 
uses, usually on the ground floor of the structure.  
 
The proposed structure has two units on the ground floor and two units on the second floor, with an access 
drive and parking in the rear. Staff believes that the unique shape and depth of the property make this site an 
excellent candidate for residential infill, as there are single family residential uses to the east and a fire station 
to the west. Staff is of the opinion that this site would be very difficult to develop commercially, so this relatively 
low-density multifamily use facing Hawkins Mill Road seems to be an ideal fit. Also, the added depth of the 
property gives somewhat of a “backyard” to the residents of this site, which helps the site to complement the 
surrounding single-family density and nature.  
 
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. 
 
RECOMMENDATION  
 
Staff recommends approval with conditions. 
 
Conditions 
1. The applicant shall provide a landscaping plan to the Division of Planning and Development for review and 

administrative approval prior to the issuance of building permits.  
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DEPARTMENTAL COMMENTS 
 
The following comments were provided by agencies to which this application was referred: 
 
City/County Engineer:    
 
NAME: 0 Hawkins Mill Rd Quadplex Development 
Basin/Lot/CD: Point Church, 8-J/.417ac / 7 
1. Standard Public Improvement Contract or Right-Of-Way Permit as required in Section 5.5.5 of the Unified 
Development Code. 
Sewers: 
2. A sewer extension of approximately 300’ will be required to serve this development. 
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. 
10. Will require engineering ASPR.  
11. No other utilities or services may occupy sanitary sewer easements in private drives and yards except for 
crossings. 
12. All connections to the sewer shall be at manholes only. 
13. All commons, open areas, lakes, drainage detention facilities, private streets, private sewers and private 
drainage systems shall be owned and maintained by a Property Owner's Association. A statement to this effect 
shall appear on the final plat. 
14. Required landscaping shall not be placed on sewer or drainage easements. 
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City/County Fire Division: 
 

 
 
City Real Estate:    No comments received. 
 
County Health Department:   No comments received. 
 
Shelby County Schools:   No comments received. 
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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:   
 
Site Address/Location: 0 Hawkins Mill Rd, east of Overton Crossing St. 
Overlay District/Historic District/Flood Zone: Not located in a Residential Corridor, Flood Zone or Historic District  
Future Land Use Designation: Primarily Single-Unit Neighborhood (NS) 
Street Type: Avenue 
 
The applicant is requesting a variance for a quadplex on vacant commercial zoned land. 

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 

 
Primarily Single-Unit Neighborhood (NS) are residential neighborhoods consisting 
primarily of single-unit houses that are not near a Community Anchor. Graphic portrayal 
of NS is to the right.  
 
 
“NS” Form & Location Characteristics 
 
Primarily detached, House scale buildings, Primarily residential, 1 – 3 stories; Beyond ½ mile from a Community Anchor 
 
“NS” Zoning Notes 

Generally compatible with the following zone districts: R-E, R-15, R-10, R-8, R-6 in accordance with Form and 

characteristics listed above. 

Existing, Adjacent Land Use and Zoning 

Existing Land Use and Zoning: Vacant; CMU-1  

Adjacent Land Use and Zoning: Single-Family, Multi-family, Institutional, Commercial, Vacant; R-6,  CMU-1, CMU-2 

Overall Compatibility: This requested use is compatible with the future land use description/intent, form & location 

characteristics, zoning notes, and existing, adjacent land use and zoning. 
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Degree of Change Map 

 
Red polygon denotes the proposed site on the Degree of Change Map. There is no Degree of Change. 

 

3. Degree of Change Description 

N/A 

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

NA 

5. Pertinent Sections of Memphis 3.0 that Address Land Use Recommendations 

NA 

Consistency Analysis Summary 

The applicant is requesting a variance for a quadplex on vacant commercial zoned land. 

This requested use is compatible with the future land use description/intent, form & location characteristics, zoning notes, 

and existing, adjacent land use and zoning. 

Based on the information provided, the proposal is CONSISTENT with the Memphis 3.0 Comprehensive Plan.  
 
Summary Compiled by: Isaac Bacon, Comprehensive Planning. 
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MAILED 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 
 
No letters received at the time of completion of this report. 
 



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

 
 
January 9, 2025 
 
J.C. McKinnon – Fast TN Home Offer 
 
Sent via electronic mail to: offernow@fasttnhomeoffer.com  
 
Case Number: SUP 2024-048 
LUCB Recommendation: Approval with conditions 
 
Dear applicant, 
 
On Thursday, January 09, 2025, the Memphis and Shelby County Land Use Control Board 
recommended approval of your special use permit application to allow a multifamily quadplex 
located at 0 Hawkins Mill Rd east of Overton Crossing St, subject to the following conditions:  
  
1. The applicant shall provide a landscaping plan to the Division of Planning and Development for 

review and administrative approval prior to the issuance of building permits.  
 
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 lucas.skinner@memphistn.gov.  
 
Respectfully, 
 
Lucas Skinner 
Manager 
Land Use and Development Services 
Division of Planning and Development 
  

mailto:offernow@fasttnhomeoffer.com
mailto:lucas.skinner@memphistn.gov


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: December 2, 2024

Record Number: SUP 2024-048

Record Name: Hawkins Mill Quadplex Development

Expiration Date: 

Description of Work: Quadplex development on vacant commercial zoned land

Parent Record Number: 

Address:

 38127

Owner Information

Primary Owner Name

Owner Address Owner Phone

Y REALTY TRUST

9285 SPEERBERRY CIR, CORDOVA, TN 38016

Parcel Information

071048  00172

Data Fields

PREAPPLICATION MEETING

Name of DPD Planner Lucas Skinner

Date of Meeting 11/22/2024

Pre-application Meeting Type In Person
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

-

Is this application in response to a citation, stop 

work order, or zoning letter

No
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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

THE PROJECT WILL NOT HAVE ANY ADVERSE 

AFFECT TO THE COMMUNITY IN NO WAY.

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

CONFIRMED AND CONCUR.

UDC Sub-Section 9.6.9C AGREED.

UDC Sub-Section 9.6.9D AGREED.

UDC Sub-Section 9.6.9E YES THE PROJECT COMPLIES WITH ALL 

STANDARDS WITHIN THE PROVISIONS.

UDC Sub-Section 9.6.9F THE REQUEST WILL NOT ADVERSELY AFFECT 

ANY PLANS OR ADJACENT PROPERTIES.
GIS INFORMATION

Case Layer   BOA1951-050-CO

Central Business Improvement District No

Class R

Downtown Fire District No

Historic District -

Land Use VACANT

Municipality -

Overlay/Special Purpose District -

Zoning CMU-1

State Route -

Lot -

Subdivision -

Planned Development District -

Wellhead Protection Overlay District No

County Commission District -

City Council District -

City Council Super District -

Contact Information

J.C. MCKINNON

(901)650-0096

APPLICANT

Name

Address

Phone

Contact Type
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Fee Information

Date AssessedBalanceStatusFeesQuantityFee ItemInvoice #

12/05/20240.00INVOICED500.001Special Use Permit Fee - 

5 acres or less (Base Fee)

1610090

12/05/20240.00INVOICED13.001Credit Card Use Fee (.026 

x fee)

1610090

Total Fee Invoiced: $513.00 Total Balance: $0.00

Payment Information

Payment Amount Method of Payment

Credit Card$513.00
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CITY OF MEMPHIS 
COUNCIL AGENDA CHECK OFF SHEET 

      ___________________________________________________________________________________ 

 | ONE ORIGINAL | Planning & Development 
 | ONLY STAPLED | DIVISION 
 |TO DOCUMENTS|    Planning & Zoning    COMMITTEE: 03/25/25 

DATE 
PUBLIC SESSION: 04/08/25 

DATE 
ITEM (CHECK ONE) 
     X     ORDINANCE  RESOLUTION      X     REQUEST FOR PUBLIC HEARING 
= = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = =

ITEM CAPTION: Zoning ordinance amending Ordinance No. 5367 of Code of Ordinance, City of Memphis, Tennessee, adopted 
on August 10, 2010, as amended, known as the Memphis and Shelby County Unified Development code, to 
authorize a zoning use district reclassification for land located on 0 Mt. Moriah Ext, north of Kirby Terrace 
Drive By taking the land out of the Residential Single-Family – 8 (R-8), Residential Urban – 2 (RU-2), 
Conservation Agriculture (CA) and Residential Single-Family – 15 (R-15) Use Districts and including it in the 
Commercial Mixed-Use – 3 (CMU-3) Use District, known as case number Z 2024-009 

CASE NUMBER: Z 2024-009 

LOCATION: 0 Mt. Moriah Ext, north of Kirby Terrace Drive 

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

OWNER/APPLICANT: Prentiss Mitchell 
REPRESENTATIVES: N/A 

REQUEST: Rezoning of +/-22.96 acres from Residential Single-Family – 8 (R-8), Residential Urban – 2 (RU-2), 
Conservation Agriculture (CA) and Residential Single-Family – 15 (R-15) to Commercial Mixed-Use – 3 
(CMU-3) 

RECOMMENDATION: The Division of Planning and Development recommended Rejection 
The Land Use Control Board recommended Rejection 

RECOMMENDED COUNCIL ACTION: Public Hearing Required 
Set date for first reading – March 18, 2025 
Second reading – March 25, 2025 
Third reading – April 8, 2025 

= = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = =

PRIOR ACTION ON ITEM: 
(1)      APPROVAL - (1) APPROVED (2) DENIED 
02/13/2025 DATE 
(1) Land Use Control Board ORGANIZATION - (1) BOARD / COMMISSION 

(2) GOV’T. ENTITY (3) COUNCIL COMMITTEE
= = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = =

FUNDING: 
(2)    REQUIRES CITY EXPENDITURE - (1) YES (2) NO 
$       AMOUNT OF EXPENDITURE 
$       REVENUE TO BE RECEIVED 
SOURCE AND AMOUNT OF FUNDS 
$       OPERATING BUDGET 
$       CIP PROJECT #_______________________________ 
$       FEDERAL/STATE/OTHER 
= = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = =

ADMINISTRATIVE APPROVAL:      DATE POSITION 

_____________________________________________ __3/10/2025__ PLANNER II 

_____________________________________________ ____________ DEPUTY ADMINISTRATOR 

_____________________________________________ __3/10/2025__ ADMINISTRATOR 

_____________________________________________ ____________ DIRECTOR (JOINT APPROVAL) 

_____________________________________________ ____________ COMPTROLLER 

_____________________________________________ ____________ FINANCE DIRECTOR 

_____________________________________________ ____________ CITY ATTORNEY 
= = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = =

_____________________________________________ ____________ CHIEF ADMINISTRATIVE OFFICER 

_____________________________________________ ____________ COMMITTEE CHAIRMAN 



Memphis City Council 
Summary Sheet 

 
 

Z 2024-009 
 
ZONING ORDINANCE AMENDING ORDINANCE NO. 5367 OF CODE OF ORDINANCE, CITY OF 
MEMPHIS, TENNESSEE, ADOPTED ON AUGUST 10, 2010, AS AMENDED, KNOWN AS THE MEMPHIS 
AND SHELBY COUNTY UNIFIED DEVELOPMENT CODE, TO AUTHORIZE A ZONING USE DISTRICT 
RECLASSIFICATION FOR LAND LOCATED ON 0 MT. MORIAH EXT, NORTH OF KIRBY TERRACE DRIVE. 
BY TAKING THE LAND OUT OF THE RESIDENTIAL SINGLE-FAMILY – 8 (R-8), RESIDENTIAL URBAN – 
2 (RU-2), CONSERVATION AGRICULTURE (CA) AND RESIDENTIAL SINGLE-FAMILY – 15 (R-15) USE 
DISTRICTS AND INCLUDING IT IN THE COMMERCIAL MIXED-USE – 3 (CMU-3) USE DISTRICT, 
KNOWN AS CASE NUMBER Z 2024-009 
 

• Approval of this zoning district reclassification will be reflected on the Memphis 
and Shelby County Zoning Atlas; and 

 
• No contracts are affected by this item; and 

 
• No expenditure of funds/budget amendments are required by this item. 

 



 
1 

LAND USE CONTROL BOARD RECOMMENDATION 
 
At its regular meeting on Thursday, February 13, 2025 the Memphis and Shelby County Land Use Control 
Board held a public hearing on the following application: 
 
CASE NUMBER: Z 2024-009 
 
LOCATION: 0 Mt. Moriah Ext, north of Kirby Terrace Drive 
 
COUNCIL DISTRICT(S): District 2, Super District 9 – Positions 1, 2, and 3 
 
OWNER/APPLICANT: Prentiss Mitchell 
 
REPRESENTATIVE: N/A 
 
REQUEST: Rezoning of +/-22.96 acres from Residential Single-Family – 8 (R-8), 

Residential Urban – 2 (RU-2), Conservation Agriculture (CA) and 
Residential Single-Family – 15 (R-15) to Commercial Mixed-Use – 3 
(CMU-3) 

 
 
The following spoke in support of the application: Prentiss Mitchell 
 
The following spoke in opposition of the application: None 
 
The Land Use Control Board reviewed the application and the staff report. A motion was made and 
seconded to recommend approval of the application. 
 
The motion failed by a unanimous vote of 0-9. 
 
 
Respectfully, 

 
Chloe Christion  
Planner II 
Land Use and Development Services 
Division of Planning and Development 
 
Cc: Committee Members 
 File 
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PLOT PLAN 
 

 



 
ORDINANCE NO: ____________ 

 
ZONING ORDINANCE AMENDING ORDINANCE NO. 5367 OF CODE OF ORDINANCE, CITY 
OF MEMPHIS, TENNESSEE, ADOPTED ON AUGUST 10, 2010, AS AMENDED, KNOWN AS 
THE MEMPHIS AND SHELBY COUNTY UNIFIED DEVELOPMENT CODE, TO AUTHORIZE 
A ZONING USE DISTRICT RECLASSIFICATION FOR LAND LOCATED AT 0 MT. MORIAH 
EXT, NORTH OF KIRBY TERRACE DRIVE BY TAKING THE LAND OUT OF THE 
RESIDENTIAL SINGLE-FAMILY – 8 (R-8), RESIDENTIAL URBAN – 2 (RU-2), 
CONSERVATION AGRICULTURE (CA) AND RESIDENTIAL SINGLE-FAMILY – 15 (R-15) 
USE DISTRICTS AND INCLUDING IT IN THE COMMERCIAL MIXED-USE – 3 (CMU-3) USE 
DISTRICT, KNOWN AS CASE NUMBER Z 2024-009. 
 
 
 

WHEREAS, a proposed amendment to the Memphis and Shelby County Unified Development 
Code, being Ordinance No. 5367 of the Code of Ordinances, City of Memphis, Tennessee, as amended, has 
been submitted to the Memphis and Shelby County Land Use Control Board for its recommendation, 
designated as Case Number: Z 2024-009; and 
 

WHEREAS, the Memphis and Shelby County Land Use Control Board has filed its 
recommendation and the Division of Planning and Development has filed its report and recommendation 
with the Council of the City of Memphis; and 

 
WHEREAS, the Council of the City of Memphis has reviewed the aforementioned amendment 

pursuant to Tennessee Code Annotated Section 13-4-202(B)(2)(B)(iii) and has determined that said 
amendment is consistent with the Memphis 3.0 General Plan; and 
 

WHEREAS, the provisions of the Code of Ordinances, City of Memphis, Tennessee, as amended, 
relating to the proposed amendment, have been complied with. 
 

NOW THEREFORE, BE IT ORDAINED, BY THE COUNCIL OF THE CITY OF 
MEMPHIS: 
 
SECTION 1: 
 

THAT, the Memphis and Shelby County Unified Development Code, Ordinance No. 5367 of the 
Code of Ordinances, City of Memphis, as amended, be and the same hereby is amended with respect to Use 
Districts, as follows: 
 
BY TAKING THE FOLLOWING PROPERTY OUT OF THE RESIDENTIAL SINGLE-FAMILY 
– 8 (R-8), RESIDENTIAL URBAN – 2 (RU-2), CONSERVATION AGRICULTURE (CA) AND 
RESIDENTIAL SINGLE-FAMILY – 15 (R-15) USE DISTRICTS AND INCLUDING IT IN THE 
COMMERCIAL MIXED-USE – 3 (CMU-3) USE DISTRICT. 
 
The following property located in the City of Memphis, Tennessee being more particularly described as 
follows: 
 
BEGINNING AT A FOUND ½” IRON PIPE, SAID PIPE BEING THE NORTHWEST CORNER OF THE KIRBY 
MEADOWS SECTION D (77-46) SUBDIVISION, SAID POINT ALSO BEING IN THE EAST LINE OF THE KIRBY 



MEADOWS SECTION C (66-23) SUBDIVISION, ALSO HAVING TN STATE PLANE COORDINATES (NAD83) OF 
N:285302.74, E:820189.16, SAID POINT ALSO BEING 145.0 FEET NORTH OF THE CENTERLINE OF VALLEY 
PARK DR. (50’ R.O.W.); THENCE, N 03°57'07" E ALONG THE EAST LINE OF THE KIRBY MEADOWS SECTION 
C (66-23) SUBDIVISION FOR A DISTANCE OF 430.41 FEET TO A POINT; THENCE ALONG THE SOUTH LINE 
OF THE LENOX LAND PARK MEMPHIS LAND LP (20011299) TRACT THE FOLLOWING THREE (3) CALLS; 
THENCE, N 61°51'19" E PASSING A SET ½” IRON PIN WITH CAP AT A DISTANCE OF 2.0 FEET AND 
CONTINUING ON FOR A TOTAL DISTANCE OF 881.58 FEET TO A SET 1/2” IRON PIN WITH CAP; THENCE IN 
A SOUTHERLY DIRECTION WITH A NON-TANGENT CURVE TURNING TO THE RIGHT WITH A RADIUS OF 
25.00 FEET, AN ARC LENGTH OF 34.71 FEET, AND HAVING A CHORD BEARING OF S 01°00'38" W AND A 
CHORD DISTANCE OF 31.99 FEET TO A POINT; THENCE IN A EASTERLY DIRECTION WITH A REVERSE 
NON-TANGENT CURVE TURNING TO THE LEFT WITH A RADIUS OF 75.00 FEET, AN ARC LENGTH OF 
339.86 FEET, AND HAVING A CHORD BEARING OF S 89°05'16" E AND A CHORD DISTANCE OF 115.21 FEET 
TO A POINT, SAID POINT BEING IN THE SOUTH LINE OF THE STATE HIGHWAY 385; THENCE ALONG THE 
SOUTH LINE OF THE STATE HIGHWAY 385 THE FOLLOWING FOUR (4) CALLS; THENCE, S 41°46'42" E FOR 
A DISTANCE OF 281.61 FEET TO A SET 1/2” IRON PIN WITH CAP; THENCE, S 44°26'59" E PASSING A SET 
1/2” IRON PIN WITH CAP AT A DISTANCE OF 476.98 FEET AND CONTINUING ON FOR A TOTAL DISTANCE 
OF 506.98 FEET TO A POINT; THENCE, S 55°29'22" E FOR A DISTANCE OF 150.75 FEET TO A SET 1/2” IRON 
PIN WITH CAP; THENCE, S 49°58'12" E FOR A DISTANCE OF 130.41 FEET TO A FOUND IRON PIN WITH A 
HOSHALL CAP; THENCE, S 03°43'47" W ALONG A WEST LINE OF THE SPIRIT MASTER FUNDING LLC (270-
16) TRACT FOR A DISTANCE OF 197.07 FEET TO A FOUND IRON PIN WITH A HOSHALL CAP; THENCE, N 
87°16'22" W ALONG A NORTH LINE OF THE SPIRIT MASTER FUNDING LLC (270-16) TRACT FOR A 
DISTANCE OF 240.34 FEET TO A FOUND IRON PIN WITH A HOSHALL CAP; THENCE ALONG THE NORTH 
LINE OF THE KIRBY MEADOWS SECTION D (77-46) SUBDIVISION THE FOLLOWING THREE (3) CALLS; 
THENCE, N 86°55'57" W FOR A DISTANCE OF 125.62 FEET TO A SET 1/2” IRON PIN WITH CAP; THENCE, N 
69°40'46" W FOR A DISTANCE OF 62.98 FEET TO A SET 1/2” IRON PIN WITH CAP; THENCE, N 86°02'53" W 
FOR A DISTANCE OF 1253.97 FEET TO THE POINT OF BEGINNING CONTAINING 1000109.02 SQUARE FEET 
OR 22.96 ACRES MORE OR LESS. 
 
 
SECTION 2: 
 

THAT, the Zoning Administrator of the Division of Planning and Development be, and is hereby 
directed to make the necessary changes in the Official Use District Maps to conform to the changes herein 
made; that all official maps and records of the Memphis and Shelby County Land Use Control Board and 
the City of Memphis be, and they hereby are, amended and changed so as to show the aforementioned 
amendment of the said Zoning Ordinance. 
 
SECTION 3: 
 

THAT, this ordinance take effect from and after the date it shall have been passed by the Council, 
signed by the Chairman of the Council, certified and delivered to the Office of the Mayor in writing by the 
comptroller, and become effective as otherwise provided by law. 
 
  



PLOT PLAN 

 



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

Shelby County Assessor 
 



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

 
February 14, 2025 
 
Prentiss Mitchell, Delta Area Holdings LLC 
Horn Lake, Mississippi 38637 
 
Sent via electronic mail to: mimllcmemphis@gmail.com 
 
Case Number: Z 2024-009 
LUCB Recommendation: Rejection 
 
Dear applicant, 
 
On Thursday, February 13, 2025, the Memphis and Shelby County Land Use Control Board 
recommended rejection of your rezoning application located southeast of Mount Moriah Road 
Extension to be included in the Commercial Mixed-Use - 3 (CMU-3) Zoning District. 
 
This application will be forwarded, for final action, to the Council of the City of Memphis. Ordinances 
appear on three consecutive Council Agendas with the third one being the Public Hearing. 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 II 
Land Use and Development Services 
Division of Planning and Development 
Cc:   
 File 

mailto:mimllcmemphis@gmail.com


 

 
 
 
 
 
 

 

 
 

 
 
 

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

AGENDA ITEM: 6 L.U.C.B. MEETING: February 13, 2025

CASE NUMBER: Z 2024-009 

LOCATION: 0 Mt. Moriah Ext, north of Kirby Terrace Drive 

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

OWNER/APPLICANT: Prentiss Mitchell 

REPRESENTATIVE: N/A 

REQUEST: Rezoning of +/-15.6 acres from Residential Single-Family – 8 (R-8), +/- 6.97 acres from 
Residential Urban – 2 (RU-2), +/- 0.44 acres from Conservation Agriculture (CA) and 
+/- 0.27 acres from Residential Single-Family – 15 (R-15) to Commercial Mixed-use – 
1 (CMU-1)

CONCLUSIONS 
1. The request is a rezoning from multiple residentially-oriented zoning districts to Commercial Mixed-se

– 3 (CMU-3).
2. When asked what the purpose of this rezoning was, the applicant responded that he does not know

what intended uses would occur if the rezoning were to be approved. With no direction as to what
development may take place at the subject property, this rezoning to high-intensity commercial would
permit a variety of undesirable uses such as a nightclub, tavern, or used tire shop.

3. The subject property is located within a floodplain in which development of any kind, especially large-
scale commercial development, is strongly discouraged.

4. The proposed rezoning to Commercial Mixed-Use – 3 is not in keeping with the nature of the
surrounding residential and office land uses of the subject property. Therefore, staff is recommending
rejection of the rezoning.

CONSISTENCY WITH MEMPHIS 3.0 
This proposal is inconsistent with the Memphis 3.0 General Plan per the land use decision criteria. See further 
analysis on pages 14-16 of this report. 

RECOMMENDATION: 

Rejection 
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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 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 190 notices were mailed on December 17, 2024, see page 17 of this 
report for a copy of said notice. Additionally, one sign was posted at the subject property, see page 18 of this 
report for a copy of the sign affidavit. 
 
 
NEIGHBORHOOD MEETING 
 
The meeting was held at 8:05 AM on Saturday December 21, 2024, at the Home Depot at 3469 Riverdale Road. 
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AERIAL 
 

 
Subject property outlined in yellow, imagery from 2023  
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ZONING MAP 
 

 
Subject property highlighted in yellow 
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FEMA MAP  
 

 
Subject property outlined in yellow 
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LAND USE MAP 
 

 
Subject property indicated by a pink star  
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SITE PHOTOS 

 
View of subject property from Kirby Terrace Drive looking north. 

 
View of subject property from State Route 385 looking west.  
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PLOT PLAN 
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LEGAL DESCRIPTION 
 
INST: CY9742 
 
BEGINNING AT A FOUND ½” IRON PIPE, SAID PIPE BEING THE NORTHWEST CORNER OF THE KIRBY MEADOWS 
SECTION D (77-46) SUBDIVISION, SAID POINT ALSO BEING IN THE EAST LINE OF THE KIRBY MEADOWS SECTION 
C (66-23) SUBDIVISION, ALSO HAVING TN STATE PLANE COORDINATES (NAD83) OF N:285302.74, E:820189.16, 
SAID POINT ALSO BEING 145.0 FEET NORTH OF THE CENTERLINE OF VALLEY PARK DR. (50’ R.O.W.); THENCE, N 
03°57'07" E ALONG THE EAST LINE OF THE KIRBY MEADOWS SECTION C (66-23) SUBDIVISION FOR A DISTANCE 
OF 430.41 FEET TO A POINT; THENCE ALONG THE SOUTH LINE OF THE LENOX LAND PARK MEMPHIS LAND LP 
(20011299) TRACT THE FOLLOWING THREE (3) CALLS; THENCE, N 61°51'19" E PASSING A SET ½” IRON PIN 
WITH CAP AT A DISTANCE OF 2.0 FEET AND CONTINUING ON FOR A TOTAL DISTANCE OF 881.58 FEET TO A SET 
1/2” IRON PIN WITH CAP; THENCE IN A SOUTHERLY DIRECTION WITH A NON-TANGENT CURVE TURNING TO 
THE RIGHT WITH A RADIUS OF 25.00 FEET, AN ARC LENGTH OF 34.71 FEET, AND HAVING A CHORD BEARING 
OF S 01°00'38" W AND A CHORD DISTANCE OF 31.99 FEET TO A POINT; THENCE IN A EASTERLY DIRECTION 
WITH A REVERSE NON-TANGENT CURVE TURNING TO THE LEFT WITH A RADIUS OF 75.00 FEET, AN ARC 
LENGTH OF 339.86 FEET, AND HAVING A CHORD BEARING OF S 89°05'16" E AND A CHORD DISTANCE OF 
115.21 FEET TO A POINT, SAID POINT BEING IN THE SOUTH LINE OF THE STATE HIGHWAY 385; THENCE ALONG 
THE SOUTH LINE OF THE STATE HIGHWAY 385 THE FOLLOWING FOUR (4) CALLS; THENCE, S 41°46'42" E FOR A 
DISTANCE OF 281.61 FEET TO A SET 1/2” IRON PIN WITH CAP; THENCE, S 44°26'59" E PASSING A SET 1/2” IRON 
PIN WITH CAP AT A DISTANCE OF 476.98 FEET AND CONTINUING ON FOR A TOTAL DISTANCE OF 506.98 FEET 
TO A POINT; THENCE, S 55°29'22" E FOR A DISTANCE OF 150.75 FEET TO A SET 1/2” IRON PIN WITH CAP; 
THENCE, S 49°58'12" E FOR A DISTANCE OF 130.41 FEET TO A FOUND IRON PIN WITH A HOSHALL CAP; 
THENCE, S 03°43'47" W ALONG A WEST LINE OF THE SPIRIT MASTER FUNDING LLC (270-16) TRACT FOR A 
DISTANCE OF 197.07 FEET TO A FOUND IRON PIN WITH A HOSHALL CAP; THENCE, N 87°16'22" W ALONG A 
NORTH LINE OF THE SPIRIT MASTER FUNDING LLC (270-16) TRACT FOR A DISTANCE OF 240.34 FEET TO A 
FOUND IRON PIN WITH A HOSHALL CAP; THENCE ALONG THE NORTH LINE OF THE KIRBY MEADOWS SECTION 
D (77-46) SUBDIVISION THE FOLLOWING THREE (3) CALLS; THENCE, N 86°55'57" W FOR A DISTANCE OF 125.62 
FEET TO A SET 1/2” IRON PIN WITH CAP; THENCE, N 69°40'46" W FOR A DISTANCE OF 62.98 FEET TO A SET 
1/2” IRON PIN WITH CAP; THENCE, N 86°02'53" W FOR A DISTANCE OF 1253.97 FEET TO THE POINT OF 
BEGINNING CONTAINING 1000109.02 SQUARE FEET OR 22.96 ACRES MORE OR LESS. 
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CASE REVIEW 
 
Request 
The request is a Rezoning of +/-15.6 acres from Residential Single-Family – 8 (R-8), +/- 6.97 acres from 
Residential Urban – 2 (RU-2), +/- 0.44 acres from Conservation Agriculture (CA) and +/- 0.27 acres from 
Residential Single-Family – 15 (R-15) to Commercial Mixed-use – 1 (CMU-1) 
 
Review Criteria 
Staff agrees the review criteria as set out in Sub-Section 9.5.7B of the Unified Development Code are met. 
 
9.5.7B Review Criteria 
In making recommendations, the Land Use Control Board shall consider the following matters: 
9.5.7B(1) Consistency with any plans to be considered (see Chapter 1.9); 
9.5.7B(2) Compatibility with the present zoning (including any residential corridor overlay district) and 

conforming uses of nearby property and with the character of the neighborhood; 
9.5.7B(3) Suitability of the subject property for uses permitted by the current versus the proposed district; 
9.5.7B(4) Whether the proposed change tends to improve the balance of uses, or meets a specific demand 

in the City or County; and 
9.5.7B(5) The availability of adequate police services, fire services, school, road, park, wastewater 

treatment, water supply and stormwater drainage facilities for the proposed zoning. 
 
Site Details 
Address: 
0 Mt. Moriah Ext. 
 
Parcel ID: 
093500 00627 
 
Area: 
+/-22.96 acres 
 
Description:  
The subject property is a vacant lot with a zoning of Residential Single-Family – 8 (R-8), Urban Residential – 2 
(RU-2), Conservation Agriculture (CA) and Residential Single-Family – 15 (R-15). The lot has one street frontage 
along State Route 385. The surrounding land uses are a mixture of single-family, commercial and office lots.  
 
Analysis 
When asked what the purpose of this rezoning was, the applicant responded that he does not know what 
intended uses would occur if the rezoning were to be approved. With no direction as to what development may 
take place at the subject property, this rezoning from predominately residential classification to high-intensity 
commercial would permit a variety of undesirable uses such as a nightclub, tavern, or used tire shop.  
 
The subject property is located within a floodplain in which development of any kind, especially large-scale 
commercial development, is strongly discouraged. The Future Land Use Planning Goals of the Office of 
Comprehensive Planning’s Memphis 3.0 plan also discourage development on the subject property as it is 
designated Open Spaces & Natural Features (OSN).  
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The site may also have a history of being used, at least in part, as a construction debris landfill. As of the release 
of this staff report, research to confirm this in ongoing. If confirmed, development of this site may be 
compromised if unstable soils are found. See below aerial photograph from 1996 which shows that this site was 
previously used as a borrow pit for fill dirt in the construction of Nonconnah Parkway and is believed to have 
been filled, in part, by construction debris.   

 
 
It should also be mentioned that the site appears to be subject to development limitations in accordance with 
the Tennessee Scenic Highway System Act (TN Code 54-17-114(a)(l)(J) and 54-17-115(a)(I)(2)). These limitations 
restrict the height of a building to 35 feet. CMU-3 Zoning permits a maximum building height of 75 feet. This 
adds further validity that the subject property is not meant to be developed with the mass, height, and scale 
CMU-3 encourages.  
 
Finally, the District Intent Statement for CMU-3 Zoning found in UDC Paragraph 2.2.3D(3) states the following: 
“The CMU-3 District is intended to accommodate a very broad range of high intensity commercial, office, and 
employment uses that require highly visible and highly accessible locations with direct access to arterials.” The 
site has no direct access to an arterial street. 
 
The proposed rezoning to Commercial Mixed-Use – 3 is not in keeping with the nature of the surrounding 
residential and office land uses of the subject property. Therefore, staff is recommending rejection of the 
rezoning.  
 
RECOMMENDATION  
 
Staff recommends rejection. 
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DEPARTMENTAL COMMENTS 
 
The following comments were provided by agencies to which this application was referred: 
 
City Engineer:      
Basin/Lot/CD: Kirby, 18-A/23.5ac/2  
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.  
 
General Notes:  
3. Development is greater than 1 acre and will require detention when developed.  
 
 
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. 
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Office of Sustainability and Resilience: 

 
 

Logan Landry 
Planner I 

Office of Sustainability and Resilience 
125 N. Main St., Memphis, TN 38103 

Logan.Landry@memphistn.gov 
MEMORANDUM 
 
To:  Chloe Christion, Planner I 
 
From:  Logan Landry, Planner I          
 
Date:  December 31, 2024 
 
Subject: OSR Comments on Z 24-09: SOUTHEAST 
 
 
General Comments & Analysis: 
 
Located in Zone 1 and Zone 4 of the Resilience Zone Framework: 

Zone 1 areas have the lowest level of development risk and conflict. These areas avoid high risk disaster 
zones, such as floodplains, and they also do not conflict with sensitive ecological areas. These areas are the 
most straightforward for development, and development would have the lowest impact on regional resilience. 
Consider incorporating the protection of ecological assets while balancing the promotion of low-impact site 
design and compact development typologies in appropriate areas. 
 
Zone 4 areas are high risk locations, namely riparian corridors, floodplains, and especially high vulnerability 
to earthquakes. Development in these locations is often directly at risk for flooding. Although these risks could 
be mitigated through the construction of major flood control infrastructure and higher seismic construction 
standards, it is generally advisable to avoid these areas for future development whenever possible. Efforts 
should be made to protect and further prevent development within Zone 4 for the purposes of mitigating the 
risk exposure to health and safety. 
 

Nearly the entirety of the parcel is located in Zone 4 which is due to its location in both the 100-year floodplain (1% 
annual chance of flooding) and the 500-year floodplain (.2% annual chance of flooding) for nearby Nonconnah Creek. 
 
The parcel is currently zoned Residential (R-8) and the Applicant would like to rezone to Commercial Mixed Use (CMU-
3). The land is currently vacant and undeveloped. 
 
Consistent with the Mid-South Regional Resilience Master Plan best practices: No  
 
This rezoning request is generally not consistent with the Mid-South Regional Resilience Master Plan. The Plan 
designates the floodplain as an area where development should be restricted due to exposure to environmental 
hazards like flooding (Section 4.1 -- Resilient Sites). Additionally, Section 4.3 – Flood Smart Development encourages 
preserving vacant parcels that are in the floodplain and avoiding development.  
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Consistent with the Memphis Area Climate Action Plan best practices: N/A 
 
 
Recommendations: Staff does not recommend approval of this rezoning request. 
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Office of Comprehensive Planning:   
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: Z 2024-009 Southeast 
  
Site Address/Location: 0 Mount Moriah (Parcel Number 093500 00627) 
Overlay District/Historic District/Flood Zone: In a Flood Zone but not in an Overlay Zone or Historic District 
Future Land Use Designation: Open Spaces & Natural Features (OSN) 
Street Type: NA 
 
The applicant is seeking a Rezoning from R-8 to CMU-3  
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 
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Wildlands, waterways, and natural features with a focus on 
preservation and occasional opportunities for passive recreation. 
Conservation Agriculture. Graphic portrayal of OSN to the right. 
 
 
“OSN” Form & Location Characteristics 
Conservation and recreational uses. 
 
“OSN” Zoning Notes 
Generally compatible with the following zone districts: OS, FW, CA in accordance with Form and 
characteristics listed below. Consult zoning map and applicable overlays for current and effective regulations. 
Changes unlikely; may consider rezonings, as appropriate, at the time of a small area plan. Analysis to 
understand how uses like wind farms, solar farms, stormwater facilities, community gardens/CSAs, apiaries, 
timber harvesting, or other similar uses are integrated into these zones.  
Existing, Adjacent Land Use and Zoning 
Existing Land Use and Zoning: Vacant, R-8 
Adjacent Land Use and Zoning: Single-family Residential, Office, Commercial and Vacant, R-8, CA and FW 
Overall Compatibility: This requested land use is not compatible with these adjacent land uses and zoning 
districts because there is no other CMU-3 district adjacent, and the creek serves as a natural barrier from the 
other commercial uses. 
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 Inconsistent with Goal 1, Complete, Cohesive, Communities 
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The requested use is not consistent with Action 1.3.13. “Apply nature lots and flood lots as transitonal uses at 
community edges, particularly where communities border envioronmental hazards.” This lot currently serves 
as a buffer lot in a large flood zone, the request if granted would be inconsistent with the Goal 1 Action. The 
requested use is also not consistent with Action 1.3.14. “Identify opportunities to apply flood lots throughout 
communities to address persistent stormwater issues.” Activating what is functioning as a floodlot for 
commercial use is inconsistent with the action. 
6. Pertinent Sections of Memphis 3.0 that Address Land Use Recommendations 

The parcel is in the Open Space and Natural Features Future Land Use Category. The intent of this category is 
for areas that have been identified as wildlands, waterways, and natureal features with a focus on 
preservation. This requested rezoning is not consistent with the goals of this Future Land use Category cheifly 
the goal of flood control. 
Consistency Analysis Summary 
The applicant is seeking a Rezoning from R-8 to CMU-3  
This requested land use is not compatible with these adjacent land uses and zoning districts because there is 
no other CMU-3 district adjacent, and the creek serves as a natural barrier from the other commercial uses. 
The requested use is not consistent with Action 1.3.13. “Apply nature lots and flood lots as transitonal uses at 
community edges, particularly where communities border envioronmental hazards.” This lot currently serves 
as a buffer lot in a large flood zone, the request if granted would be inconsistent with the Goal 1 Action. The 
requested use is also not consistent with Action 1.3.14. “Identify opportunities to apply flood lots throughout 
communities to address persistent stormwater issues.” Activating what is functioning as a floodlot for 
commercial use is inconsistent with the action. 
The parcel is in the Open Space and Natural Features Future Land Use Category. The intent of this category is 
for areas that have been identified as wildlands, waterways, and natureal features with a focus on 
preservation. This requested rezoning is not consistent with the goals of this Future Land use Category cheifly 
the goal of flood control. 
This proposed rezoning is also not consistent with Memphis 3.0 Goal 3: Sustainable and Resilient Communities 
Objective 3.3 Expand use and protection of natural landscapes and green infrastructure or Objective 3.5 
Protect life, Property, infrastructure and environment from disaster events. 
Based on the information provided, the proposal is NOT 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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SIGN AFFIDAVIT 

 
  



Staff Report February 13, 2025 
Z 2024-009 Page 21 
 

 
21 

 

APPLICATION 
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OWNER AFFIDAVIT 
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LETTER OF INTENT 
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LETTERS RECEIVED 
 
Two (2) letters of opposition have been received at the time of completion of this report and have subsequently 
been attached. 
 
 



Outlook

Case number Z 2024-009

From Sharon Robinson <sharonrobinson047@gmail.com>
Date Wed 1/22/2025 7:17 PM
To Christion, Chloe <Chloe.Christion@memphistn.gov>
Cc Sharonrobinson047@gmail.com <sharonrobinson047@gmail.com>

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.

Good evening Mrs Chloe Christion I contacting you because I received a notice in the mail concerning
a request to rezoning I am AGAINST IT. I do not want this and I need for the city council to know it.
Please keep me informed on what I need to do to keep this from happening or taking place. Thank
you for your time I can be contacted at (901)493-6311 if I’m not in leave a message and I will return
your call.

1/23/25, 8:50 AM Mail - Christion, Chloe - Outlook

https://outlook.office365.com/mail/inbox/id/AAQkADM3YmYxNzI4LWY1NjUtNDlmNy1hYWE1LTZjNjAzMWRkYzBmOQAQAJHwEe65sltMid%2BVkmU… 1/1



Outlook

Case Z 2024-009 rezoning RU-2 and R-6 to CMU

From keresia jones <keresiajns@yahoo.com>
Date Sat 1/25/2025 2:11 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.

I don't agree with rezoning.  The gas line runs through my back yard and I don't want additional
connections to raise concerns. I feel it will bring unwanted traffic to an already crowded area
and crime increase. The rezoning would not benefit us in anyway! Keresia Jones  6780 kiby
arms drive

1/27/25, 9:19 AM Mail - Christion, Chloe - Outlook

https://outlook.office365.com/mail/inbox/id/AAQkADM3YmYxNzI4LWY1NjUtNDlmNy1hYWE1LTZjNjAzMWRkYzBmOQAQAAQUiUPbY9VJjV4FIkxl%2… 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 Rezoning

Record Detail Information

Record Type: Rezoning Record Status: Processing

Opened Date: September 12, 2024

Record Number: Z 2024-009

Record Name: Riverdale & HWY 385

Expiration Date: 

Description of Work: REZONING

Parent Record Number: 

Address:

 38115

Owner Information

Primary Owner Name

Owner Address Owner Phone

Y FARRELL PROPERTIES (PSO)

2174 E PERSON AVE, MEMPHIS, TN 38114

Parcel Information

093500  00627

Data Fields

PREAPPLICATION MEETING

Name of DPD Planner Chloe Christion

Date of Meeting 10/07/2024

Pre-application Meeting Type Phone
GENERAL INFORMATION

Have you held a neighborhood meeting? No

Is this application in response to a citation from 

Construction Code Enforcement or Zoning 

Letter?

No

If yes, please provide additional information -
GIS INFORMATION
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GIS INFORMATION

Case Layer -

Central Business Improvement District No

Class R

Downtown Fire District No

Historic District -

Land Use VACANT

Municipality -

Overlay/Special Purpose District -

Zoning R-8

State Route 1

Lot -

Subdivision -

Planned Development District -

Wellhead Protection Overlay District Yes

County Commission District -

City Council District -

City Council Super District -

Data Tables

ADDRESS AND PARCEL LIST

Property Parcel Number: 093500  00627

Property Address: 0 Mount Moriah

Contact Information

PRENTISS MITCHELL

(901)305-5000

APPLICANT

Name

Address

Phone

Contact Type

Fee Information

Date AssessedBalanceStatusFeesQuantityFee ItemInvoice #

10/07/20240.00INVOICED750.001Residential Rezoning - 5 

acres or less

1597845

10/07/20240.00INVOICED19.501Credit Card Use Fee (.026 

x fee)

1597845

Total Fee Invoiced: $769.50 Total Balance: $0.00

Payment Information

Payment Amount Method of Payment

Credit Card$769.50
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LEGAL DESCRIPTION 

INST: CY9742 

BEGINNING AT A FOUND ½” IRON PIPE, SAID PIPE BEING THE NORTHWEST CORNER OF THE 
KIRBY MEADOWS SECTION D (77-46) SUBDIVISION, SAID POINT ALSO BEING IN THE EAST LINE 
OF THE KIRBY MEADOWS SECTION C (66-23) SUBDIVISION, ALSO HAVING TN STATE PLANE 
COORDINATES (NAD83) OF N:285302.74, E:820189.16, SAID POINT ALSO BEING 145.0 FEET 
NORTH OF THE CENTERLINE OF VALLEY PARK DR. (50’ R.O.W.); THENCE, N 03°57'07" E ALONG 
THE EAST LINE OF THE KIRBY MEADOWS SECTION C (66-23) SUBDIVISION FOR A DISTANCE OF 
430.41 FEET TO A POINT; THENCE ALONG THE SOUTH LINE OF THE LENOX LAND PARK 
MEMPHIS LAND LP (20011299) TRACT THE FOLLOWING THREE (3) CALLS; THENCE, N 61°51'19" E 
PASSING A SET ½” IRON PIN WITH CAP AT A DISTANCE OF 2.0 FEET AND CONTINUING ON FOR A 
TOTAL DISTANCE OF 881.58 FEET TO A SET 1/2” IRON PIN WITH CAP; THENCE IN A SOUTHERLY 
DIRECTION WITH A NON-TANGENT CURVE TURNING TO THE RIGHT WITH A RADIUS OF 25.00 
FEET, AN ARC LENGTH OF 34.71 FEET, AND HAVING A CHORD BEARING OF S 01°00'38" W AND A 
CHORD DISTANCE OF 31.99 FEET TO A POINT; THENCE IN A EASTERLY DIRECTION WITH A 
REVERSE NON-TANGENT CURVE TURNING TO THE LEFT WITH A RADIUS OF 75.00 FEET, AN ARC 
LENGTH OF 339.86 FEET, AND HAVING A CHORD BEARING OF S 89°05'16" E AND A CHORD 
DISTANCE OF 115.21 FEET TO A POINT, SAID POINT BEING IN THE SOUTH LINE OF THE STATE 
HIGHWAY 385; THENCE ALONG THE SOUTH LINE OF THE STATE HIGHWAY 385 THE FOLLOWING 
FOUR (4) CALLS; THENCE, S 41°46'42" E FOR A DISTANCE OF 281.61 FEET TO A SET 1/2” IRON 
PIN WITH CAP; THENCE, S 44°26'59" E PASSING A SET 1/2” IRON PIN WITH CAP AT A DISTANCE 
OF 476.98 FEET AND CONTINUING ON FOR A TOTAL DISTANCE OF 506.98 FEET TO A POINT; 
THENCE, S 55°29'22" E FOR A DISTANCE OF 150.75 FEET TO A SET 1/2” IRON PIN WITH CAP; 
THENCE, S 49°58'12" E FOR A DISTANCE OF 130.41 FEET TO A FOUND IRON PIN WITH A HOSHALL 
CAP; THENCE, S 03°43'47" W ALONG A WEST LINE OF THE SPIRIT MASTER FUNDING LLC (270-16) 
TRACT FOR A DISTANCE OF 197.07 FEET TO A FOUND IRON PIN WITH A HOSHALL CAP; THENCE, 
N 87°16'22" W ALONG A NORTH LINE OF THE SPIRIT MASTER FUNDING LLC (270-16) TRACT FOR 
A DISTANCE OF 240.34 FEET TO A FOUND IRON PIN WITH A HOSHALL CAP; THENCE ALONG THE 
NORTH LINE OF THE KIRBY MEADOWS SECTION D (77-46) SUBDIVISION THE FOLLOWING 
THREE (3) CALLS; THENCE, N 86°55'57" W FOR A DISTANCE OF 125.62 FEET TO A SET 1/2” IRON 
PIN WITH CAP; THENCE, N 69°40'46" W FOR A DISTANCE OF 62.98 FEET TO A SET 1/2” IRON PIN 
WITH CAP; THENCE, N 86°02'53" W FOR A DISTANCE OF 1253.97 FEET TO THE POINT OF 
BEGINNING CONTAINING 1000109.02 SQUARE FEET OR 22.96 ACRES MORE OR LESS. 
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Municipal Planner 
Land Use and Development Services  
Division of Planning and Development  
125 N. Main, Ste. 477 Memphis, TN 38103  
 

 

Delta Area Holdings LLC 

P.O. Box 488 

Horn Lake, MS 38637 

LETTER OF INTENT 
 

RE: 0 Mt Moriah, Memphis TN 38125 

 

Department of Planning and Development, 

 

Delta Area Holdings LLC is applying for Rezoning at 0 Mt Moriah, Memphis TN 38125 

 (parcel # 093500 00627). 

 

 

 

Best Regards, 

 

Delta Area Holdings LLC 















NOTICE OF PUBLIC HEARING ON PROPOSED AMENDMENT 
TO THE ZONING MAP OF THE CITY OF MEMPHIS 

 
 
Notice is hereby given that a Public Hearing will be held by the City Council of the City of Memphis in the Council 
Chambers, First Floor, City Hall, 125 North Main Street, Memphis, Tennessee 38103 on Tuesday, __April 8, 2025__ 
at 4:00 P.M., in the matter of amending the Zoning Map of the City of Memphis, being Chapter 28, Article IV of the 
Code of Ordinances, City of Memphis, Tennessee, as amended, as follows: 
 
 
CASE NUMBER:  Z 2024-009 
 
LOCATION: 0 Mt. Moriah Ext., north of Kirby Terrace Drive 
 
COUNCIL DISTRICTS: District 2 and Super District 9 – Positions 1, 2, and 3 
 
OWNER/APPLICANT: Prentiss Mitchell 
 
REPRESENTATIVE: N/A 
 
REQUEST: Rezoning of +/-22.96 acres from Residential Single-Family – 8 (R-8), Residential 

Urban – 2 (RU-2), Conservation Agriculture (CA) and Residential Single-Family – 15 
(R-15) to Commercial Mixed-Use – 3 (CMU-3) 

 
RECOMMENDATIONS: 
 
Memphis and Shelby County Division of Planning and Development: Rejection 
 
Memphis and Shelby County Land Use Control Board: Rejection 
 
 

NOW, THEREFORE, you will take notice that on Tuesday,            April 8, 2025           , at 4:00 P.M. the 
City Council of the City of Memphis, Tennessee will be in session at the City Hall, Council Chambers, 125 North 
Main Street, Memphis, Tennessee 38103 to hear remonstrance’s or protests against the making of such changes; 
such remonstrance’s or protests must be by personal appearances, or by attorneys, or by petition, and then and there 
you will be present if you wish to remonstrate or protest against the same. 
 
 

THIS THE ____________________, ____________ 
 
 

          FORD CANALE _ 
 CHAIRMAN OF COUNCIL 

 ATTEST: 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
_KAMETRIS WYATT_ 
CITY COMPTROLLER 
                

TO BE PUBLISHED: 
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Memphis City Council 
Summary Sheet 

 
 

SUP 2025-001 
 
 

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 THE NORTHWEST CORNER OF SOUTHWALL STREET AND BULOVA 
LANE, KNOWN AS CASE NUMBER SUP 2025-001 

 
 

• This item is a resolution with conditions for a special use permit to allow 
transitional housing (a social service institution) in container structures.  

• DPD staff recognizes the existence of strong arguments in both support of and in 
opposition to the subject application. The following page features a graphical 
summary of these arguments in a “Pro-Con” format. It also appears on page 17 of 
the staff report.  

• Ultimately, staff found the arguments against the application to outweigh those 
in support. Additionally, we failed to make the required finding that “adequate” 
public facilities exist to support the development (Sub-Section 9.6.9C). We 
therefore recommend rejection.  

• At its February 2025 meeting, the Land Use Control Board also voted to 
recommend rejection.  

• The item may require future public improvement contracts. 



Summary of Staff-Identified Factors (from staff report pg. 17) 

 

 

 

Pro Con 
• Necessary Use 

o Formerly Incarcerated Individuals face specific 
housing struggles  

o Integrated social services and housing 
o Generally advances housing variety 

• Preferable to by-right uses 
o Incompatible uses which would be by-right and 

require no Governing Body approval include: 
 Lumberyard 
 Chemical/Cosmetic/Fertilizer Manufacturing 
 Warehouse/Distribution 

• Wooded Site 
o Landscape buffer requirements easier to meet and 

provide better results than installed landscaping 
o Preserve existing backyards of abutting residences 

• 500-year floodplain 
o Incompatibility with Mid-South Regional 

Resilience Master Plan (see staff report page 
24-25).  

o Resilient siting especially important when 
housing reserved for sensitive population 

• Long, indirect pedestrian route to Lamar Ave.  
o Approx. ½ mile distance 
o Transit accessibility especially key when 

planning housing for sensitive population, 
required for “adequate” public facilities (Sub-
Section 9.6.9C).  

• Isolated Site 
o No reason for interaction between residents 

to north and project residents 
o Separated from surrounding community by 

railroad, industrial uses, I-240 
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LAND USE CONTROL BOARD RECOMMENDATION 
 
At its regular meeting on Thursday, February 13, 2025, the Memphis and Shelby County Land Use Control 
Board held a public hearing on the following application: 
 
CASE NUMBER: SUP 2025-001 
 
LOCATION: Northwest corner of Southwall St. and Bulova Ln.  
 
COUNCIL DISTRICT(S): District 4 and Super District 8  
 
OWNER/APPLICANT: Project Transition 
 
REPRESENTATIVE: David Bray, The Bray Firm 
 
REQUEST: To allow transitional housing and container structures 
 
EXISTING ZONING: Employment (EMP) 
 
AREA: +/-3.226 acres 
 
The following spoke in support of the application: David Bray, Stacy Dickson, Ellen Levin, Derrick Boyd, 
Jonathan Richardson 
 
The following spoke in opposition the application: Mark Jobe, John Mahovitz, Matinika Parker, Dorothy 
Bobart, Keith Wheeler 
 
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 failed by a vote of 1-8 on the regular 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 2025-001 
CONDITIONS 
 
While the Board recommends rejection, it recommends the following conditions if approved: 
 
1. The approval of an Administrative Site Plan Review (ASPR) shall be required prior to the issuance of any 

building permits. The Zoning Administrator, City Engineer, or Building Official may, at their discretion, 
impose additional requirements or conditions related to floodplain resilience as part of this review. 
Such requirements or conditions will be considered conditions of this Special Use Permit.  

2. As part of the required ASPR review, the applicant shall provide detailed plans of the site entrance, 
including elevations and any other plans deemed necessary by the Zoning Administrator, for 
administrative review and approval. The approved plans shall be considered conditions of this Special 
Use Permit.  

3. At least four bicycle parking spaces (two racks) shall be provided. They shall be of an inverse-U (“staple” 
or “loop”) design and spaced at least 48” apart and set back at least 96” from any walls.  

4. Pursuant to comments provided by City Fire Prevention, the cul-de-sac at the western portion of the 
site shall be expanded to feature a 48’ radius. 
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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 THE NORTHWEST CORNER OF SOUTHWALL STREET AND 
BULOVA LANE KNOWN AS CASE NUMBER SUP 2025-001 
 
 
 

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, Project Transition filed an application with the Memphis and Shelby County Division 
of Planning and Development to allow transitional housing and container buildings; 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 February 13, 2025, 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. The approval of an Administrative Site Plan Review (ASPR) shall be required prior to the issuance of any 

building permits. The Zoning Administrator, City Engineer, or Building Official may, at their discretion, 
impose additional requirements or conditions related to floodplain resilience as part of this review. 
Such requirements or conditions will be considered conditions of this Special Use Permit.  

2. As part of the required ASPR review, the applicant shall provide detailed plans of the site entrance, 
including elevations and any other plans deemed necessary by the Zoning Administrator, for 
administrative review and approval. The approved plans shall be considered conditions of this Special 
Use Permit.  

3. At least four bicycle parking spaces (two racks) shall be provided. They shall be of an inverse-U (“staple” 
or “loop”) design and spaced at least 48” apart and set back at least 96” from any walls.  

4. Pursuant to comments provided by City Fire Prevention, the cul-de-sac at the western portion of the 
site shall be expanded to feature a 48’ radius. 



SITE PLAN 
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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: 15 L.U.C.B. MEETING: February 13, 2025 

CASE NUMBER: SUP 2025-001 

LOCATION: Northwest corner of Southwall St. and Bulova Ln. 

COUNCIL DISTRICT: District 4 and Super District 8 

OWNER/APPLICANT: Project Transition 

REPRESENTATIVE: The Bray Firm, David Bray 

REQUEST: Special use permit to allow transitional housing (social service institution) and 
container buildings.  

EXISTING ZONING: Employment (EMP) 

CONCLUSIONS 
1. The applicant proposes to erect 22 container buildings to serve as temporary housing for formerly

incarcerated individuals and associated offices.

2. Ultimately, while the requested use is both 1) necessary and 2) preferable to many uses which would be
allowed by-right in the EMP zoning district, several site issues exist which render the subject property ill-
suited for the proposed use.

3. Due to the long and indirect route between the subject property and Lamar Ave., staff cannot find the
surrounding street system to be “adequate” as required by Sub-Section 9.6.9C. We therefore recommend
rejection.

4. The granting of this special use permit will cause substantial detriment to the public good, it will
substantially impair the intent and purpose of an adopted plan or the Unified Development Code (UDC), it
will be injurious to the neighborhood and the general welfare, and it will not 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 26-28 of this report. 

RECOMMENDATION: 

Rejection 
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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 85 notices were mailed on January 23, 2025, see page 29 of this 
report for a copy of said notice. Additionally, one sign was posted at the subject property, see page 31 of this 
report for a copy of the sign affidavit. 

NEIGHBORHOOD MEETING 

The meeting was held at 5:00 PM on Monday, February 3, 2025, at Cherokee Library, 3800 Sharpe Ave. 
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 AERIAL 
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ZONING MAP 
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LAND USE MAP 
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FEMA FLOOD ZONE MAP 
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SITE PHOTOS 

Looking west from Southwall St. near location of proposed ingress/egress. 

Looking northwest from southeast corner of subject property on Southwall St. 
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Looking southwest from right-of-way near 3009 Southwall St. Subject property includes wooded area behind 
existing residential structures. Note that the applicant proposes to maintain a 20’ tree perseveration area 
(buffer).  

Looking west from Southwall St. near northeast corner of the subject property. 
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SITE PLAN 



Staff Report February 13, 2025 
SUP 2025-001 Page 11 

11 

FLOOR PLAN
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SELECTED RENDERS PROVIDED BY APPLICANT 
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CASE REVIEW 

Request 
New Special Use Permit to permit transitional housing (social service institution) and container buildings in the 
Employment (EMP) district.  

Approval Criteria 
Staff disagrees the approval criteria in to regard special use permits as set out in Section 9.6.9 of the 
Unified Development Code are met. Specifically, we find that the lack of a direct pedestrian route to Lamar 
Avenue renders the surrounding street system inadequate, conflicting with Sub-Section 9.6.9C (bolded 
and red for visibility). See Staff Analysis (page 15) for further detail.  

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. 
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Site Details 
Address: 
0 Southwall St. (no assigned address) 

Parcel ID: 
059031 00108 

Area: 
+/-3.226 acres 

Site Plan Review 
The applicant proposes to erect twenty-two total container structures: eighteen 320-sq. ft. residences and four 
office structures of the same size. The project is proposed to be served by a single curb cut on Southwall St. and 
access drive terminating in a cul-de-sac. Twenty-three parking spaces are proposed: five for the office use and 
one for each of the eighteen residences. The applicant proposes a minimum 20’ tree preservation area around 
the perimeter of the site.  

Staff Analysis 
Staff would like to first recognize the existence of several strong arguments which would support the approval 
of the subject application. While we ultimately find these to be outweighed by the site issues identified later in 
this section, we acknowledge that several factors exist which could lead one to reasonably find otherwise. In 
addition to the written analysis found in the following paragraphs, we have also provided a graphical 
representation of the factors we find to either support or undermine the subject application on page 17.  

First, we must acknowledge the fact that the requested land use is a necessary one. No city can consider its 
housing system complete without a sufficient supply designed to address the specific challenges associated with 
exiting the criminal legal system. This application, if approved, would supplement this supply as well as advance 
the general planning goals of increasing housing variety and accessibility.  

Secondly, while we are recommending rejection due to site concerns, we must also recognize a clear advantage 
of the subject property: that it remains wooded. The UDC imposes district buffer landscaping requirements that 
can be costly and yield mixed results even when implemented. This site, on the other hand, provides the 
applicant the opportunity to go above and beyond these requirements by simply preserving a band of existing 
trees around the site perimeter.  

Finally, we must recognize the simple fact that this use is preferable to may uses which would be permitted by-
right in the EMP zoning district. Put simply, this is a more neighborhood-friendly use than, say, a lumberyard or 
chemical manufacturing facility, neither of which would require Council approval to open on the property and 
would certainly pose greater neighborhood compatibility risks than the use requested here. 

Having acknowledged these factors, however, we must also identify several major site issues which, in our view, 
render the subject property ill-fitting for the requested use and necessitate a recommendation of rejection. 
Firstly, we note that the subject property is entirely located within the 500-year floodplain, likely the reason it 
has never been developed to date (note how the residential property lines are drawn to avoid floodplain, page 
7). The Mid-South Regional Resilience Master Plan identifies the property as Zone 4 (High Risk), calling for 
“avoid[ing] these areas for future development whenever possible.” It additionally stresses the importance of 
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resilient siting of housing for sensitive populations (formerly incarcerated individuals), a goal with which the 
approval of this application would be in conflict. See Office of Sustainability and Resilience comments on pages 
24-25 for more details regarding these concerns.

Another cause for concern is the site’s location within the context of the City’s transportation system. The site 
is located at the rear of the surrounding neighborhood, creating a clear obstacle for pedestrian accessibility to 
Lamar Avenue and the MATA system and therefore the rest of the city. While encouraging transit-cognizant 
siting decisions is an important planning goal for residential development generally, it is especially key when 
that housing is reserved for sensitive populations. The nearly half-mile pedestrian distance to Lamar (see page 
18) undermines the ability for residents to access employment, groceries, and the other needs of day-to-day 
life.

More broadly, the site’s isolated location seems generally incompatible with the goal of helping formerly 
incarcerated individuals reintegrate into society. While it is located in a neighborhood, it is located its extreme 
rear (south), providing little reason for existing residents to interact with the project residents. To the southwest 
and south/southeast, the site is further separated from surrounding community by railroad right-of-way and 
industrial uses/I-240, respectively. In short, it is a planning responsibility to encourage housing, especially that 
reserved for sensitive populations, be well-integrated into the existing community. The subject property, simply 
put, is not.  

Considering the sum of these factors, we find the identified site issues to outweigh the supporting factors and 
therefore recommend rejection. While we recognize the facts that 1) the requested use is beneficial and 
necessary and 2) less appropriate uses could be established at the site by-right, we cannot overlook site factors 
which render the property ill-suited for the requested use. Specifically, we cannot make required finding of Sub-
Section 9.6.9C regarding adequacy of public services, finding that the lack of a direct pedestrian route to 
Lamar Avenue is renders the surrounding street system inadequate for the proposed use (see page 13 for full 
language of required findings).  

The granting of this special use permit will cause substantial detriment to the public good, it will substantially 
impair the intent and purpose of an adopted plan or the Unified Development Code (UDC), it will be injurious 
to the neighborhood and the general welfare, and it will not be in harmony with the purpose and intent of the 
UDC. 
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RECOMMENDATION 

Staff recommends rejection. However, if approved, we recommend the conditions listed below. See pages 23 
(Fire) and 24-25 (Sustainability and Resilience) for explanatory comments regarding conditions #4 and #1, 
respectively.  

Conditions 

1. The approval of an Administrative Site Plan Review (ASPR) shall be required prior to the issuance of any
building permits. The Zoning Administrator, City Engineer, or Building Official may, at their discretion, impose
additional requirements or conditions related to floodplain resilience as part of this review. Such
requirements or conditions will be considered conditions of this Special Use Permit.

2. As part of the required ASPR review, the applicant shall provide detailed plans of the site entrance, including
elevations and any other plans deemed necessary by the Zoning Administrator, for administrative review and
approval. The approved plans shall be considered conditions of this Special Use Permit.

3. At least four bicycle parking spaces (two racks) shall be provided. They shall be of an inverse-U (“staple” or
“loop”) design and spaced at least 48” apart and set back at least 96” from any walls.

4. Pursuant to comments provided by City Fire Prevention, the cul-de-sac at the western portion of the site shall
be expanded to feature a 48’ radius.
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Summary of Staff Identified Factors 
The table below summarizes the key factors considered by staff in our review and, ultimately, our recommendation. These factors are separated 
into “pro” and “con” sections depending on whether we find them to support or undermine the request. In short, we both fail to make a required 
finding (adequacy of public services, Sub-Section 9.6.9C) and generally find the undermining factors to outweigh the supporting factors.  

Pro Con 
• Necessary Use

o Formerly Incarcerated Individuals face specific housing
struggles

o Integrated social services and housing
o Generally advances housing variety

• Preferable to by-right uses
o Incompatible uses which would be by-right and require

no Governing Body approval include:
 Lumberyard
 Chemical/Cosmetic/Fertilizer Manufacturing
 Warehouse/Distribution

• Wooded Site
o Landscape buffer requirements easier to meet and

provide better results than installed landscaping
o Preserve existing backyards of abutting residences

• 500-year floodplain
o Incompatibility with Mid-South Regional Resilience

Master Plan (see page 24-25).
o Resilient siting especially important when housing

reserved for sensitive population

• Long, indirect pedestrian route to Lamar Ave.
o Approx. ½ mile distance
o Transit accessibility especially key when planning

housing for sensitive population, required for
“adequate” public facilities (Sub-Section 9.6.9C).

• Isolated Site
o No reason for interaction between residents to north

and project residents
o Separated from surrounding community by railroad,

industrial uses, I-240
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Distance to Lamar Ave.  
The map below illustrates our key finding: that the exceptional distance and indirect route between the subject property and Lamar Ave. (and, with 
it, the MATA system) renders the street system inadequate for the proposed use as defined by Sub-Section 9.6.9C.  
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Procedural Context 
There are two components of the subject proposal which require approval under the UDC: the principal use (a 
“social service institution”) and the use of container buildings. The use approval is straightforward: the 
requested use meets the definition of a “transitional home”, a use which falls under the broad category civic 
uses known as “social service institutions” which require an SUP in the EMP district.  

More complex is the process by which the request to use container buildings is able to be included in the subject 
application. “Container home”, like all residential uses, is a nonpermitted use in the EMP district and would 
therefore require a use variance rather than a Special Use Permit. However, social service institutions are not 
considered residential uses under the UDC, even if individuals live on site. The proposed structures are not 
“container homes”, then, but “container buildings.” And, while container buildings in the EMP district typically 
require a Conditional (as opposed to Special) Use Permit (typically, like variances, heard by the Board of 
Adjustment), Sub-Section 2.6.4H allows the applicant to combine both applications if the use of a container 
building also requires Special Use approval. See the definitions of the relevant UDC terms below.  

Relevant UDC Provisions/Definitions 
Section 2.5.2 – Permitted Use Table 
“Social Service Institution” is an SUP use in the EMP zoning district. 

Sub-Section 2.6.4.H – Container Building (Use Standards) 
Definition. A container building is any principal or accessory structure used for a purpose other than a dwelling 
unit that is wholly or partially located within a shipping container. Container buildings are prohibited in all zoning 
districts except as indicated in Section 2.5.2. Uses within a container building are regulated by Section 2.5.2. Only 
those uses permitted by right in a particular zoning district may be located within a container building with the 
approval of a Conditional Use Permit. Uses requiring the issuance of a Special Use Permit proposed within a 
Container Building may be approved through the Special Use Permit process without necessitating an 
accompanying Conditional Use Permit application. 

Sub-Section 2.9.3H – Social Service Institution (Definition and Examples) 
Requested use is a “transitional home” (highlighted in yellow for visibility). 
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Section 12.3.1 – Transitional Home (Definition, emphasis added) 
Residence used for the purposes of rehabilitating persons from correctional facilities, mental institutions, 
and alcoholic and drug treatment centers and operated by a public or private agency duly authorized and 
licensed by the state, which agency houses individuals being cared for by the agency and deemed by the agency 
to be capable of living and functioning in a community and which provides continuous professional guidance. 
This definition does not include supportive living facilities or personal care homes for the elderly licensed by any 
duly authorized governmental agency and thereby allowed by right within all residential zones in accordance 
with the definition of “family” hereunder. 

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:  See page 23.  

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: See pages 24-25 

Office of Comprehensive Planning:  See pages 26-28 
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CITY ENGINEERING COMMENTS 
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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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.  

    
15. 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.  

  
General Notes:  
16. The width of all existing off-street sewer easements shall be widened to meet current city standards.  
  
17. Development is greater than 1 acre and will require detention.  

  
18. No other utilities or services may occupy sanitary sewer easements in private drives and yards except for 

crossings.  
  
19. All connections to the sewer shall be at manholes only.  
  
20. All commons, open areas, lakes, drainage detention facilities, private streets, private sewers and private 

drainage systems shall be owned and maintained by a Property Owner's Association.  A statement to this 
effect shall appear on the final plat.  

  
21. Required landscaping shall not be placed on sewer or drainage easements.   
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DIVISION OF FIRE SERVICES  FIRE PREVENTION BUREAU 
2668 Avery Avenue ⋅ Memphis ⋅ Tennessee ⋅ 38112 

(901) 636-5401 Fax (901) 320-5425 
  
Case Number: SUP 2025-001 
Date Reviewed: 2/7/25 
Reviewed by: J. Stinson 
Address or Site Reference: 0 Southwall 
• 16’ one-way drives do not comply with IFC 503.2.1 for Fire Department access road dimensions. 

• Minimum Cul- de-sac radius is 48’ (96’ diameter)  

503.2.5 Dead ends(Amended)Dead-end fire apparatus access roads in excess of 150 feet (45 720 mm) in length 
shall be provided with an approved area for turning around fire apparatus. Turnarounds required by this section 
shall comply with Table D103.4 Requirements for Dead-End Fire Apparatus Access Roads in Appendix D 

 
 
102.5 Application of residential code. Where structures are designed and constructed in accordance with the 
International Residential Code, the provisions of this code shall apply as follows: 

1. Construction and design provisions of this code pertaining to the exterior of the structure shall apply 
including, but not limited to, premises identification, fire apparatus access and water supplies. Where 
interior or exterior systems or devices are installed, construction permits required by Section 105.6 shall 
apply. 
2. Administrative, operational and maintenance provisions of this code shall apply. 
 

503.2.1 Dimensions. Fire apparatus access roads shall have an unobstructed width of not less than 20 feet (6096 
mm), exclusive of shoulders, except for approved security gates in accordance with Section 503.6, and an 
unobstructed vertical clearance of not less than 13 feet 6 inches (4115 mm). 
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Robin Richardson 
Planner II 

Office of Sustainability and Resilience 
125 N. Main St., Memphis, TN 38103 
Dorothy.Richardson1@memphistn.gov 

MEMORANDUM 
 
To:  Nicholas Wardroup, Planner II 
 
From:  Robin Richardson, Planner II         
 
Date:  January 14, 2025 
 
Subject: OSR Comments on SUP 2025-001: LAMAR 
 
 
General Comments & Analysis: 
 
Located in Zone 4 of the Resilience Zone Framework: 
 

Zone 4 areas are high risk locations, namely riparian corridors, floodplains, and especially high vulnerability 
to earthquakes. Development in these locations is often directly at risk for flooding. Although these risks could 
be mitigated through the construction of major flood control infrastructure and higher seismic construction 
standards, it is generally advisable to avoid these areas for future development whenever possible. Efforts 
should be made to protect and further prevent development within Zone 4 for the purposes of mitigating the 
risk exposure to health and safety. 

 
The site is designated as Zone 4 because of its location within the 500-year floodplain for Nonconnah Creek. 
 
The applicant is seeking a special use permit that would allow the construction of transitional housing as a social 
institution. 
 
Aerial photography shows that the parcel is densely forested.  
 
Consistent with the Mid-South Regional Resilience Master Plan best practices: No 
 
This application is generally inconsistent with the Mid-South Regional Resilience Master Plan. There are some positive 
elements of the application that should be noted. The applicant proposes a tree preservation area around the border 
of the site, which would be consistent with Section 5.7 – Trees, considering this would preserve a large number of 
mature trees. On the other hand, the siting of the housing within Zone 4 would be in conflict with Section 4.1 – Resilient 
Sites, as it is placing housing within the floodplain. Additionally, the fact that the housing within the floodplain is 
dedicated for sensitive populations, such as people with behavioral health conditions, would be in conflict with Section 
5.1 – Critical Infrastructure Planning.  
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Consistent with the Memphis Area Climate Action Plan best practices: Yes 
 
This application is generally consistent with the Memphis Area Climate Action Plan. Since the housing will be 
constructed using recycled shipping containers, the proposed development would be consistent with Priority Action 
W.3 – Divert Greater Amounts of Inorganic Materials from Landfills.  
 
Recommendations: Staff recommends the following: 
 

1. The applicant should resubmit the site plan with the boundaries of the 500-year floodplain delineated.  
2. Add a condition requiring that the foundations of the container homes be built at least two feet above Base 

Flood Elevation. 
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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 2025-001: LAMAR 
  
Site Address/Location: 0 Southwall St. 
Overlay District/Historic District/Flood Zone: Not in an Overlay District, Historic District, or Flood Zone.  
Future Land Use Designation: Industrial Flex (IF) 
Street Type: Parkway 
 
The applicant is requesting a special use permit to allow a transitional housing as a social service institution in 
the Employment (EMP) District.  
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 
 
Lower intensity industrial areas with a mix of uses and building 
scales that are generally compatible with nearby neighborhoods. 
Graphic portrayal of IF is to the right.  
 
“IF” Form & Location Characteristics 
Industrial with some commercial and service uses 1-6 stories 
 
“IF” Zoning Notes 
Generally compatible with the following zone districts: EMP, IH 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: Industrial, Single-Family, Vacant; EMP, R-6, R-15 
Overall Compatibility: Although this request does not match Memphis 3.0's Industrial Flex (IF) future land use, 
its form, location, and description are compatible, as it is surrounded by single-family homes as it is a request 
for a social service institution in the Employment (EMP) zone. 
3. Degree of Change Map 

 
Red polygon denotes the proposed site on the Degree of Change Map. There is no Degree of Change 

4. Degree of Change Description 
N/A 

5. Objectives/Actions Consistent with Goal 1, Complete, Cohesive, Communities 
N/A 
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6. Pertinent Sections of Memphis 3.0 that Address Land Use Recommendations 
N/A 

Consistency Analysis Summary 
The applicant is requesting a special use permit to allow a transitional housing as a social service institution in 
the Employment (EMP) District.  
Although this request does not match Memphis 3.0's Industrial Flex (IF) future land use, its form, location, and 
description are compatible, as it is surrounded by single-family homes as it is a request for a social service 
institution in the Employment (EMP) zone. 
 
Based on the information provided, the proposal is CONSISTENT with the Memphis 3.0 Comprehensive Plan.  
 
Summary Compiled by: Negin Hamidi, Comprehensive Planning. 
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MAILED PUBLIC NOTICE 
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POSTED SIGN PHOTO 
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SIGN AFFIDAVIT 
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OWNER AFFIDAVIT 
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LETTERS RECEIVED and ATTACHMENTS 
 
No public letters received by the time of the applicable deadline.  
 
Attached to this document is the applicant’s letter of intent as well as provided brochures.  
 



Telephone 901-383-8668

2950 Stage Plaza North

Bartlett, Tennessee 38134

January 3, 2025

Brett Ragsdale, Director

Memphis and Shelby County

Office of Planning and Development

125 North Main Street

Memphis, Tennessee 38103

RE: 0 Southwall

        Project Transition – Memphis Southwall

        Parcel 059031  00108 – Inst. # 19117150

        Memphis, Tennessee

Mr. Ragsdale:

Please find attached an application for a Special Use Permit to allow Transitional Housing as a Social 

Service Institution in the EMP zoning district.  The subject property is a   3.179 acre tract at the southern 

end of Southwall Street.   The site is currently treed and a perimeter of existing trees (as shown on the 

conceptual site plan) will be preserved to screen the property from adjacent tracts and the existing rail line 

on the western side of the site.   The site will consist of 22 container homes with one (1) serving as an 

office for the site.   Below is a mission statement provided  by the applicant, Project Transition,  for this 

development.

Project Transition (PT) was established 40 years ago with the purpose of serving individuals who have not fit or been 

accepted in other behavioral health (BH) programs due to their symptom-related behaviors. Our mission is “To 

empower individuals with BH conditions, substance use disorders, and/or developmental disability to achieve the lives 

of their choosing in the community.” We have a strong commitment to “Hope and Healing Through Community,” 

which includes finding and building strength among the community of our membership and growing connections 

between them and the broader communities in which they live.

The 6 “traditional” PT programs in PA, TN, and NC offer individuals a safe place to live, a schedule of structured 

services and multiple learning opportunities through community-based Recovery Centers, and a peer community to 

which they belong.  Our treatment teams work collaboratively with MCOs, State agencies, Counties, and other 

stakeholders from pre-admission through post-transition. Over the past 4 decades, we have successfully supported 

hundreds of members who have exited or been diverted from incarceration into our traditional programs.

Specific to the forensic population, we also operate a 16-bed secure Residential Treatment Facility (RTF) and a non-

secure supportive housing model licensed for 8 persons in PA for people exiting or diverting from incarceration. The 

goal of the programs is to provide person-centered assessment, treatment, and transition planning to support 

members to successfully transition to lives of their choosing in their home communities with more traditional 

outpatient BH services and a reduction or elimination of the need for higher intensity levels of care or involvement 

with the judicial system.



Throughout all of our programs, we support people who have suffered insecurity in housing, income, access to food, 

healthcare, education, vocation, and transportation. Our membership tends to enter our programs with few, if any, 

identified natural supports. We work diligently to reconnect them with positive supports from their past (e.g., family, 

friends) and to help them learn the skills needed to grow new supports that are necessary for sustaining permanence 

and success in the community. A graduation from our BH services means that in addition to the improved 

management of their symptoms, the person has secured the Social Determinants of Health (SDOH) that are necessary 

for living a stable, healthy, and productive life.

  

Thank you for considering this request.  If you have any questions or need any additional information, 

please contact me.

Sincerely,

David Gean Bray, P.E.



Our Specialized
Treatment Team
Our dedicated team of peer specialists, 
therapists, social workers, psychiatrists 
and psychiatric rehabilitation counselors 
at Project Transition make all the 
difference in quality care. 

Our program begins care planning from 
day one of admissions which ensures that 
each Member has an individualized plan 
in place to support successful treatment 
outcomes and graduation.

We Use Evidence-based Practices:
Dialectical Behavior Therapy

24/7 Skills Coaching/Crisis Response 
Line

Community Supports 
Trauma Treatment

Wellness Recovery Action Plan
(WRAP)

Certified Peer Support

“To enable each person who has 
Serious Mental Illness, Dual Diagnosis, 

Substance Use Disorder or an Intellectual 
Developmental Disability and Behavioral 

Health challenges to live a life that is 
meaningful to him/her/them in the 

community on terms he/she/they defines.”

More Information:
Want to learn more about how Project 

Transition can help?
Call:  Pennsylvania:  215-997-9959

North Carolina:  910-255-5721 
Tennessee:  615-540-8174

Email:  Info@ProjectTransition.com
Web:  ProjectTransition.com

DO YOU OR SOMEONE YOU KNOW 
STRUGGLE WITH CHRONIC MENTAL 

ILLNESS AND ARE LOOKING FOR 
RESIDENTIAL SUPPORT?

“Project Transition came into my life 
when I felt everyone had given up 
on me. The staff and other members 
welcomed me and helped me figure out 
what I wanted out of my life and how 
to achieve it. Even though I had a few 
setbacks, the Project Transition team 
stood by me, and I am now able to be 
part of a community, living, paying rent, 
and even saving money. ”

-Andre B.  Graduate of the Project 
Transition-Andorra Program



Who We Are What We Do Blue Sky Treatment 
and Recovery Plan 

Project Transition is a 12-18 month, 
community based residential 

treatment and recovery program 
that has been working with the 

Mental Health community for over 
30 years.  We have eight campuses
including Nashville, Knoxville, and
Memphis, Tennessee, Wilmington,

North Carolina, and Philadelphia and
Berks Counties, Pennsylvania.

We service those 18-65 years old.

Project Transition offers comprehensive 
day programming for individuals with 
serious mental illness (co-occurring 
disorders and possibly borderline/
mild I/DD).  Individuals will live in 

fully furnished apartments that are 
integrated within the community.

Your Blue Sky Treatment & Recovery Plan 
focuses on your goals when prompted 

with the following scenario, “If there were 
no barriers, what would your ideal life 

look like 5 years after you graduate?” The 
answer to this question is then broken 
down into long- and short-term goals 

accompanied by specific action steps to 
help you work toward achieving them. 
These steps are then integrated into a 
Treatment and Recovery Plan so that 

every action step and goal is in pursuit of 
your identified life-worth-living and the 

life that you deserve.  
24/7 level of care (certain locations)

Peer Support
Independent Living Skills Groups

Vocational Assistance
Social Activities 

Wellness Services
Individual and Group Therapy

Psychiatry
Medication Management

We Offer Person-Centered:

“We take your dreams seriously!”

Project TransitionProjectTransition1



COMMUNITY REHABILITATION
RESIDENTIAL PROGRAM

The Bridge

Welcome to The Bridge , an 18-home community
designed to help people exiting the judicial system to build

a bridge to their future life

MEMBERS OF THE  COMMUNITY WILL HAVE ACCESS TO BEHAVIORAL
HEALTH SERVICES AND  SUPPORTS  EACH WEEK, INCLUDING:

(615) 540-8174
TNadmissions@ProjectTransition.com
ProjectTransition.com

CONTACT INFO:

 PSYCHIATRY APPOINTMENTS
 INDIVIDUAL THERAPY  
 GROUP THERAPY 
 RECOVERY-BASED INDIVIDUAL AND GROUP SESSIONS, 
 WELLNESS ACTIVITIES (AVAILABLE 1:1 AND IN GROUPS) 
 VOCATIONAL SKILLS TRAINING AND SUPPORTS
(AVAILABLE 1:1 AND IN GROUPS) 
 LIFE SKILLS TRAINING 

SOCIAL SKILLS AND RELATIONSHIP BUILDING TRAINING
(AVAILABLE 1:1 AND IN GROUPS) 
PLANNED RECREATIONAL ACTIVITIES/OUTINGS 
COMMUNITY MEAL 
MEDICATION MANAGEMENT/OBSERVATION
 OFF-SITE RECOVERY MEETINGS
LITERACY/EDUCATIONAL SUPPORT (AVA
CASE MANAGEMENT – BENEFITS ENROLLMENT, ASSESSING
NEED FOR SUPPORTS/SERVICES, LINKAGE TO COMMUNITY
RESOURCES, COMMUNICATION W/POS & COURTS 



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: January 3, 2025

Record Number: SUP 2025-001

Record Name: Project Transition - Memphis Southwall

Expiration Date: 

Description of Work: Transitional Housing as a Social Service Institution in the EMP zoning district

Parent Record Number: 

Address:

0 SOUTHWALL ST, MEMPHIS, TN 38114

Owner Information

Primary Owner Name

Owner Address Owner Phone

Y GRIGGS LEMMIE C AND ALEXIS V

6004 W ROSEWIND CIR, MEMPHIS, TN 38141

Parcel Information

059031  00108

Data Fields

PREAPPLICATION MEETING

Name of DPD Planner Lucas Skinner

Date of Meeting 10/01/2024

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
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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

n/a

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

The subject property is zoned EMP and is located 

between an existing SFR subdivision and EMP 

uses at the southern end of Southwall Street.  The 

subject property is currently vacant.  The proposed 

use is well suited for the access to public facilities 

and a more appropriate transition to the adjacent 

SFR than traditional EMP uses.

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 site will self contained and served by a private 

drive from Southwall Street.   The existing site is 

heavily treed and a tree preservation area is 

proposed along the north, west, and south sides of 

the property as a buffer to surrounding uses.

UDC Sub-Section 9.6.9C All necessary public utilities are in place for the 

subject property.

UDC Sub-Section 9.6.9D Agreed.

UDC Sub-Section 9.6.9E Agreed.

UDC Sub-Section 9.6.9F Agreed.
GIS INFORMATION

Case Layer -

Central Business Improvement District No

Class R

Downtown Fire District No

Historic District -

Land Use VACANT

Municipality -

Overlay/Special Purpose District -

Zoning EMP

State Route -

Lot -

Subdivision -

Planned Development District -

Wellhead Protection Overlay District No

County Commission District -

City Council District -

City Council Super District -

Contact Information
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ELLEN LEVIN

-

APPLICANT

Name

Address

Phone

Contact Type

THE BRAY FIRM

2950 STAGE PLAZA NORTH,

(901)487-2425

ARCHITECT / ENGINEER / 

SURVEYOR

Name

Address

Phone

Contact Type

Fee Information

Date AssessedBalanceStatusFeesQuantityFee ItemInvoice #

01/03/20250.00INVOICED500.001Special Use Permit Fee - 

5 acres or less (Base Fee)

1615958

01/03/20250.00INVOICED13.001Credit Card Use Fee (.026 

x fee)

1615958

Total Fee Invoiced: $513.00 Total Balance: $0.00

Payment Information

Payment Amount Method of Payment

Credit Card$513.00
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Telephone 901-383-8668

2950 Stage Plaza North

Bartlett, Tennessee 38134

January 3, 2025

Brett Ragsdale, Director

Memphis and Shelby County

Office of Planning and Development

125 North Main Street

Memphis, Tennessee 38103

RE: 0 Southwall

        Project Transition – Memphis Southwall

        Parcel 059031  00108 – Inst. # 19117150

        Memphis, Tennessee

Mr. Ragsdale:

Please find attached an application for a Special Use Permit to allow Transitional Housing as a Social 

Service Institution in the EMP zoning district.  The subject property is a   3.179 acre tract at the southern 

end of Southwall Street.   The site is currently treed and a perimeter of existing trees (as shown on the 

conceptual site plan) will be preserved to screen the property from adjacent tracts and the existing rail line 

on the western side of the site.   The site will consist of 22 container homes with one (1) serving as an 

office for the site.   Below is a mission statement provided  by the applicant, Project Transition,  for this 

development.

Project Transition (PT) was established 40 years ago with the purpose of serving individuals who have not fit or been 

accepted in other behavioral health (BH) programs due to their symptom-related behaviors. Our mission is “To 

empower individuals with BH conditions, substance use disorders, and/or developmental disability to achieve the lives 

of their choosing in the community.” We have a strong commitment to “Hope and Healing Through Community,” 

which includes finding and building strength among the community of our membership and growing connections 

between them and the broader communities in which they live.

The 6 “traditional” PT programs in PA, TN, and NC offer individuals a safe place to live, a schedule of structured 

services and multiple learning opportunities through community-based Recovery Centers, and a peer community to 

which they belong.  Our treatment teams work collaboratively with MCOs, State agencies, Counties, and other 

stakeholders from pre-admission through post-transition. Over the past 4 decades, we have successfully supported 

hundreds of members who have exited or been diverted from incarceration into our traditional programs.

Specific to the forensic population, we also operate a 16-bed secure Residential Treatment Facility (RTF) and a non-

secure supportive housing model licensed for 8 persons in PA for people exiting or diverting from incarceration. The 

goal of the programs is to provide person-centered assessment, treatment, and transition planning to support 

members to successfully transition to lives of their choosing in their home communities with more traditional 

outpatient BH services and a reduction or elimination of the need for higher intensity levels of care or involvement 

with the judicial system.



Throughout all of our programs, we support people who have suffered insecurity in housing, income, access to food, 

healthcare, education, vocation, and transportation. Our membership tends to enter our programs with few, if any, 

identified natural supports. We work diligently to reconnect them with positive supports from their past (e.g., family, 

friends) and to help them learn the skills needed to grow new supports that are necessary for sustaining permanence 

and success in the community. A graduation from our BH services means that in addition to the improved 

management of their symptoms, the person has secured the Social Determinants of Health (SDOH) that are necessary 

for living a stable, healthy, and productive life.

  

Thank you for considering this request.  If you have any questions or need any additional information, 

please contact me.

Sincerely,

David Gean Bray, P.E.



ZV 2024-393 August 28, 2024

ELLEN LEVIN

Ellen.levin@projecttransition.com

RE: Certificate of Zoning Parcel ID No.

059031  001080 SOUTHWALL ST

Dear Applicant,

This letter is in response to your request for zoning information regarding the above referenced property.

To wit:

•   The current zoning classification for the subject property is:

    Zoning: EMP

    Underlying Entitlements: 

•   Is the subject property located within an Overlay District?:

No, it is not within an Overlay District.

    

•   Information regarding variances, special permits/exceptions, ordinances or conditions:

There do not appear to be any special zoning dispensations that apply to the subject property.

    

•   The current None/Vacant and proposed use 18-bed Transitional Home of the subject is a:

Non-permitted use. 

A Transitional Home requires a Special Use Permit in the EMP (Employment) District, subject to the approval of 

the Land Use Control Board and Memphis City Council.

    

Link to the Unified Development Code:

https://www.develop901.com/landuse-developmentservices/zoningSubdivisionAdministration

The above information contained herein was researched on 8/28/2024.

It is believed to be accurate and is based upon, or relates to, the information supplied by the requestor. No 

guarantees as to the accuracy of the data and information provided above are expressed or implied. This office is not 

responsible for any loss of profit, indirect, incidental, special, or consequential damages arising out of the use of the 

information provided above and assumes no liability for error and/or omission associated with this determination. 

All of the information contained herein was obtained from public records, which may be inspected during regular 

business hours.

Further information pertaining to the Unified Development Code may be obtained by visiting 

https://www.develop901.com/landuse-developmentservices or by contacting staff in the Land Use and 

Development Services Section of the Memphis and Shelby County Division of Planning and Development.

For more information or a more legible copy of any platted Planned Developments (PD-) or Subdivisions (S-), please 

visit the Register of Deeds site here: https://gis.register.shelby.tn.us and search by the parcel ID number or address.
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ZV 2024-393 August 28, 2024

Lucas Skinner

Planner III

Land Use & Development Services

If you have questions regarding this matter, please feel free contact me at (901) 636-6619 or via email at 

firstname.lastname@memphistn.gov LUCAS.SKINNER@MEMPHISTN.GOV.

Respectfully,





12.6.24





Memphis City Council 
Summary Sheet 

 
 

HDD 2024-0001 
 
ZONING ORDINANCE AMENDING ORDINANCE NO. 5367 OF CODE OF ORDINANCE, CITY OF 
MEMPHIS, TENNESSEE, ADOPTED ON AUGUST 10, 2010, AS AMENDED, KNOWN AS THE MEMPHIS 
AND SHELBY COUNTY UNIFIED DEVELOPMENT CODE, TO AUTHORIZE THE DESIGNATION OF A 
NEW HISTORIC (H) OVERLAY DISTRICT TO INCLUDE 43 RESIDENTIAL PROPERTIES WITHIN THE 2000 
TO 2100 BLOCK OF CARR AVENUE BETWEEN DIANA STREET AND COOPER STREET, KNOWN AS 
CASE NUMBER HDD 2024-0001 
 

• This item is an ordinance for establishment of a Historic (H) Overlay District at the 
aforementioned location; and 
 

• Approval of this establishment of a historic overlay district will be reflected on the 
Memphis and Shelby County Zoning Atlas; and 

 
• No contracts are affected by this item; and 

 
• No expenditure of funds/budget amendments are required by this item. 

 



 
ORDINANCE NO: ____________ 

 
ZONING ORDINANCE AMENDING ORDINANCE NO. 5367 OF CODE OF ORDINANCE, CITY 
OF MEMPHIS, TENNESSEE, ADOPTED ON AUGUST 10, 2010, AS AMENDED, KNOWN AS 
THE MEMPHIS AND SHELBY COUNTY UNIFIED DEVELOPMENT CODE, TO AUTHORIZE 
THE DESIGNATION OF A NEW HISTORIC (H) OVERLAY DISTRICT TO INCLUDE 43 
PROPERTIES WITHIN THE 2000 TO 2100 BLOCK OF CARR AVENUE BETWEEN DIANA 
STREET AND COOPER STREET, KNOWN AS CASE NUMBER HDD 2024-0001. 
 
 

WHEREAS, a proposed amendment to the Memphis and Shelby County Unified Development 
Code, being Ordinance No. 5367 of the Code of Ordinances, City of Memphis, Tennessee, as amended, has 
been submitted to the Memphis and Shelby County Land Use Control Board for its recommendation, 
designated as Case Number: HDD 2024-0001; and 
 

WHEREAS, the Memphis and Shelby County Land Use Control Board has filed its 
recommendation and the Division of Planning and Development has filed its report and recommendation 
with the Council of the City of Memphis; and 

 
WHEREAS, the Council of the City of Memphis has reviewed the aforementioned amendment 

pursuant to Tennessee Code Annotated Section 13-4-202(B)(2)(B)(iii) and has determined that said 
amendment is consistent with the Memphis 3.0 General Plan; and 
 

WHEREAS, the provisions of the Code of Ordinances, City of Memphis, Tennessee, as amended, 
relating to the proposed amendment, have been complied with. 
 

NOW THEREFORE, BE IT ORDAINED, BY THE COUNCIL OF THE CITY OF 
MEMPHIS: 
 
SECTION 1: 
 

THAT, the Memphis and Shelby County Unified Development Code, Ordinance No. 5367 of the 
Code of Ordinances, City of Memphis, as amended, be and the same hereby is amended with respect to Use 
Districts, as follows: 
 
BY TAKING THE FOLLOWING PROPERTIES OUT OF THE RESIDENTIAL SINGLE-
FAMILY – 6 (R-6) AND COMMERCIAL MIXED USE – 1 (CMU-1) DISTRICTS AND 
INCLUDING THEM IN THE RESIDENTIAL SINGLE-FAMILY HISTORIC – 6 (R-6[H]) AND 
COMMERCIAL MIXED USE HISTORIC – 1 (CMU-1[H]) DISTRICTS. 
 
The following properties located in the City of Memphis, Tennessee being more particularly described as 
follows: 
 
FORTY-THREE PROPERTIES WITHIN THE 2000 TO 2100 BLOCK OF CARR AVENUE BETWEEN 
DIANA STREET TO THE WEST AND COOPER STREET TO THE EAST AS ILLUSTRATED ON THE 
BOUNDARY MAP ATTACHMENT. 
 
SECTION 2: 
 



THAT, the Zoning Administrator of the Division of Planning and Development be, and is hereby 
directed to make the necessary changes in the Official Use District Maps to conform to the changes herein 
made; that all official maps and records of the Memphis and Shelby County Land Use Control Board and 
the City of Memphis be, and they hereby are, amended and changed so as to show the aforementioned 
amendment of the said Zoning Ordinance. 
 
SECTION 3: 
 

THAT, this ordinance take effect from and after the date it shall have been passed by the Council, 
signed by the Chairman of the Council, certified and delivered to the Office of the Mayor in writing by the 
comptroller, and become effective as otherwise provided by law. 
 
  



HISTORIC (H) OVERLAY DISTRICT BOUNDARIES 
 

 



PARCEL NUMBERS  

  



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

Shelby County Assessor 
 



 
1 

LAND USE CONTROL BOARD RECOMMENDATION 
 
At its regular meeting on Thursday, February 13, 2025, the Memphis and Shelby County Land Use Control 
Board held a public hearing on the following application: 
 
CASE NUMBER: HDD 2024-0001 
 
LOCATION: 43 properties within the 2000 to 2100 block of Carr Avenue between 

Diana Street and Cooper Street 
 
COUNCIL DISTRICT(S): District 4, Super District 9 – Positions 1, 2, and 3 
 
OWNER/APPLICANT: Hunter Oppenheimer and 41 others 
 
REPRESENTATIVE: Hunter Oppenheimer 
 
REQUEST: Designation of a new Historic (H) Overlay District 
 
 
The following spoke in support of the application: None 
 
The following spoke in opposition of the application: None 
 
The Land Use Control Board reviewed the application and the staff report. A motion was made and 
seconded to recommend approval of the application. 
 
The motion passed by a unanimous vote of 9-0 on the consent agenda. 
 
 
Respectfully, 

 
Margot Payne 
Urban Design & Preservation Planner 
Land Use and Development Services 
Division of Planning and Development 
 
Cc: Committee Members 
 File 
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HISTORIC (H) OVERLAY DISTRICT BOUNDARIES 
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PARCEL NUMBERS 

 



 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Staff Writer: Margot Payne E-mail: margot.payne@memphistn.gov  

AGENDA ITEM: 17 L.U.C.B. MEETING: February 13, 2025 
 

CASE NUMBER: HDD 2024-0001 
 

LOCATION: 43 properties within the 2000 to 2100 block of Carr Avenue. 
 

COUNCIL DISTRICT: District 4 and Super District 9 – Positions 1, 2 and 3 
 

REPRESENTATIVE: Hunter Oppenheimer 
 

REQUEST: Designation of a new Historic (H) Overlay District 

CONCLUSIONS 
 

1. The request is to designate multiple properties to be included in a new Historic (H) Overlay District and to 
adopt design guidelines to apply within the proposed Carr Avenue Historic District. The proposed district 
includes 43 residential properties within the 200 to 2100 block of Carr Avenue, between Diana Street and 
Cooper Street, within the Idlewild National Register Historic District, listed on the National Register of 
Historic Places since 1999. 

2. The Landmarks Commission reviewed and approved the proposed design guidelines and properties to be 
included in the district on January 23, 2025. The design guidelines will be used by the Memphis Landmarks 
Commission and the Land Use and Development Services staff to review projects within the district and for 
issuance of Certificates of Appropriateness. The review process will include new construction, exterior 
alterations, additions, site improvements, relocation, and demolition projects within the proposed district 
boundaries to preserve properties with historical, cultural, architectural, and geographic significance and 
promote historic preservation within the City of Memphis. The proposed historic overlay district will be an 
addition to the existing eighteen (18) local historic districts within the City. 

3. This application is a recommendation for approval by the Landmarks Commission to the Land Use Control 
Board. The Land Use Control Board will review this application and make a recommendation to the 
Memphis City Council. The Memphis City Council will review the rezoning application and on the third (3rd) 
and final reading will hold a public hearing on whether this area is to be rezoned as a new Historic (H) 
Overlay District. 

CONSISTENCY WITH MEMPHIS 3.0 
 

Not Applicable - The Memphis 3.0 Plan does not make recommendations related to the creation of historic 
overlay districts. 
 

RECOMMENDATION: 
 

Approval 
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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 highlighted in green 
 
 
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 93 notices were mailed on January 23, 2025, see page 13 of this 
report for a copy of said notice. Additionally, two signs were posted at the subject property, see page 14 of this 
report for a copy of the sign affidavit. 
 
 
NEIGHBORHOOD MEETING 
 
Two neighborhood meetings were held at 6:30 pm at the Park Avenue Masonic Lodge, 539 Cooper Street, on 
July 18 and August 29, 2024. 
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M. M GILCHRIST LENOX HIGHLANDS SUBDIVISION (1919) (PLAT BOOK 3 PAGES 119-120) 

 
  
 
Subject properties highlighted in yellow, Lots 105-161 and 175-239  
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ZONING MAP 
 

 
Subject properties outlined in yellow, imagery from 2017 
 
Existing Zoning: Residential Single-Family - 6 (R-6) and Commercial Mixed Use – 1 (CMU-1) 
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LAND USE MAP 
 

 
Subject properties outlined in pink. 
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SITE PHOTOS 

 
View of subject properties from Cooper Street and Carr Avenue looking southwest 
 

 
View of subject properties from Carr Avenue looking northwest  
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View of subject properties from Carr Avenue looking southeast. 
 

 
View of subject properties from Carr Avenue looking northeast  
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CASE REVIEW 
Request 
The application has been added to this report. See pages 15 to 46 of this staff report for the application. 
 
Designation of a new Historic (H) Overlay District of an area of 4.53 acres which contains 43 parcels with 
Residential Single-Family - 6 (R-6) and Commercial Mixed Use – 1 (CMU-1) zoning.  
 
Review Criteria 
Staff agrees the review criteria as set out in Sub-Section 9.5.7B and Sub-Section 8.6.2E of the Unified 
Development Code are met. 
 
9.5.7B Review Criteria 
In making recommendations, the Land Use Control Board shall consider the following matters: 
9.5.7B(1) Consistency with any plans to be considered (see Chapter 1.9); 
9.5.7B(2) Compatibility with the present zoning (including any residential corridor overlay district) and 

conforming uses of nearby property and with the character of the neighborhood; 
9.5.7B(3) Suitability of the subject property for uses permitted by the current versus the proposed district; 
9.5.7B(4) Whether the proposed change tends to improve the balance of uses, or meets a specific demand 

in the City or County; and 
9.5.7B(5) The availability of adequate police services, fire services, school, road, park, wastewater 

treatment, water supply and stormwater drainage facilities for the proposed zoning. 
 
8.6.2E Criteria for Designation 
Any use permitted in the underlying zoning district shall also be permitted in a Historic Overlay District. In 
addition to the zoning change criteria (see Chapter 9.5, Zoning Change), an application for a Historic Overlay 
District zoning change shall meet one or more of the following criteria, in that they are: 
8.6.2E(1)  Associated with events which have made a significant contribution to local, state or national 

history; or 
8.6.2E(2)  Associated with persons significant in our past; or 
8.6.2E(3)  Comprised of structures or groups of structures that embody the distinctive characteristics of a 

type, period, or method of construction; or that represent the work of a master or possess high 
artistic values; or that represent a significant and distinguishable entity whose components may 
lack individual distinction; or 

8.6.2E(4)  Likely to yield archaeological information; or 
8.6.2E(5)  Listed in the National Register of Historic Places. 
 
Site Details 
Address: 
43 properties within the 2000 to 2100 block of Carr Avenue 
 
Parcel IDs: 
016060 00030 - 016060 00050 
016058 00001 - 016058 00022 
 
Area: 
+/-4.53 acres 
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Site Description 
The subject area is +/-4.53 acres and comprised of forty-three (43) parcels. The area includes multiple single-
family properties and includes Residential Single-Family - 6 (R-6) and Commercial Mixed Use – 1 (CMU-1) zoning 
districts. 
 
Analysis 
The applicant’s request is to designate multiple properties to be included in a new Historic (H) Overlay District 
and to adopt design guidelines to apply within the proposed Carr Avenue Historic District. The proposed district 
includes 43 residential properties within the Idlewild National Register Historic District, listed on the National 
Register of Historic Places since 1999. 

The design guidelines will be used by the Memphis Landmarks Commission and the Land Use and Development 
Services staff to review projects within the district and for issuance of Certificates of Appropriateness. The 
review process will include new construction, exterior alterations, additions, site improvements, relocation, and 
demolition projects within the proposed district boundaries to preserve properties with historical, cultural, 
architectural, and geographic significance and promote historic preservation within the City of Memphis. The 
proposed historic overlay district will be an addition to the existing eighteen (18) local historic districts within 
the City. See pages 18 to 46 of this staff report for the Carr Avenue Design Guidelines. 

The Landmarks Commission reviewed and approved the proposed design guidelines and properties to be 
included in the district on January 23, 2025. The Land Use Control Board will review this application and make a 
recommendation to the Memphis City Council. The Memphis City Council will review the rezoning application 
and on the third (3rd) and final reading will hold a public hearing on whether this area is to be rezoned as a new 
Historic (H) Overlay District. 

 
RECOMMENDATION  
 
Staff recommends approval. 
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DEPARTMENTAL COMMENTS 
 
The following comments were provided by agencies to which this application was referred: 
 
City/County Engineer:   No comments received. 
 
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:  No comments received. 
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MEMPHIS LANDMARKS COMMISSION LETTER TO THE APPLICANT 
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MAILED PUBLIC NOTICE 
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SIGN AFFIDAVIT 
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STATEMENT OF HISTORICAL SIGNIFICANCE 
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PHYSICAL DESCRIPTION OF PROPERTY 
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LIST OF ADDRESSES, PARCEL NUMBERS, PROPERTY OWNERS & PROPERTY OWNER’S MAILING ADDRESS 
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PROPOSED DESIGN GUIDELINES 
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LETTERS RECEIVED 
 
28 letters of support and 0 letters of opposition were received at the time of completion of this report and have 
subsequently been attached. 
 
LETTERS OF SUPPORT 
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City Hall – 125 N. Main Street, Suite 468 – Memphis, Tennessee 38103 – (901) 636-6619

February 13, 2025 

Hunter Oppenheimer 
2038 Carr Avenue 
Memphis, TN 38104 

Sent via electronic mail to: hunteropp@gmail.com 

Case Number: HDD 2024-0001 
LUCB Recommendation: Approval 

Dear applicant, 

On Thursday, February 13, 2025, the Memphis and Shelby County Land Use Control Board 
recommended approval of your request to designate a new Historic (H) Overlay District 
containing 43 properties within the 2000 to 2100 block of Carr Avenue.  

This application will be forwarded, for final action, to the Council of the City of Memphis. Ordinances 
appear on three consecutive Council Agendas with the third one being the Public Hearing. 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 margot.payne@memphistn.gov.  

Respectfully, 

Margot Payne 
Urban Design & Preservation Planner 
Land Use and Development Services 
Division of Planning and Development 

mailto:hunteropp@gmail.com
mailto:margot.payne@memphistn.gov


NOTICE OF PUBLIC HEARING ON PROPOSED AMENDMENT 
TO THE ZONING MAP OF THE CITY OF MEMPHIS 

 
 
Notice is hereby given that a Public Hearing will be held by the City Council of the City of Memphis in the Council 
Chambers, First Floor, City Hall, 125 North Main Street, Memphis, Tennessee 38103 on Tuesday, April 8 at 4:00 
P.M., in the matter of amending the Zoning Map of the City of Memphis, being Chapter 28, Article IV of the Code 
of Ordinances, City of Memphis, Tennessee, as amended, as follows: 
 
 
CASE NUMBER:  HDD 2024-0001 
 
LOCATION: 43 properties within the 2000 to 2100 block of Carr Avenue between Diania Street and 

Cooper Street 
 
COUNCIL DISTRICTS: District 4 and Super District 9 – Positions 1, 2, and 3 
 
OWNER/APPLICANT: Hunter Oppenheimer and 41 others 
 
REPRESENTATIVE: Hunter Oppenheimer 
 
REQUEST: Designation of a new Historic (H) Overlay District 
 
RECOMMENDATIONS: 
 
Memphis and Shelby County Division of Planning and Development: Approval 
 
Memphis Landmarks Commission: Approval 
 
Memphis and Shelby County Land Use Control Board: Approval 
 
 

NOW, THEREFORE, you will take notice that on Tuesday, April 8, 2025, at 4:00 P.M. the City Council 
of the City of Memphis, Tennessee will be in session at the City Hall, Council Chambers, 125 North Main Street, 
Memphis, Tennessee 38103 to hear remonstrance’s or protests against the making of such changes; such 
remonstrance’s or protests must be by personal appearances, or by attorneys, or by petition, and then and there you 
will be present if you wish to remonstrate or protest against the same. 
 
 

THIS THE 19th OF MARCH 2025 
 
 

          J. FORD CANALE _ 
 CHAIRMAN OF COUNCIL 

 ATTEST: 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
_KAMETRIS WYATT_ 
CITY COMPTROLLER 
                

TO BE PUBLISHED: NO LATER THAN MARCH 28, 2025 
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