WHEREAS, on occasion, the Memphis City Council has seen fit to name certain public roads to honor
citizens and organizations who have served the City of Memphis, Promise Land Church, is certainly
befitting of this great honor; and

WHEREAS, Promise Land Church established its first permanent location at 224 Reno Street,
laying the foundation for a legacy of unwavering faith, leadership, and service to the Memphis community;
and

WHEREAS, following the retirement of Reverend R.R. Callahan, the church entered a new era of
visionary leadership with the appointment of Pastor Elliot R. Shelton Sr. in April 2000; and

WHEREAS, under Pastor Shelton’s leadership, Promise Land Church experienced unprecedented
growth, both in membership and spiritual depth, prompting multiple expansions—including the acquisition of
a larger worship facility in the Frayser community to accommodate its expanding ministries; and

WHEREAS, over the last two decades, Promise Land Church has emerged as a powerful force for
community transformation, extending its reach beyond the church walls to meet the evolving needs of the
city of Memphis and the surrounding region; and

WHEREAS, Promise Land Church has remained grounded in prayer, evangelism, discipleship,
and the eternal relevance of God’s Word, continuing to walk faithfully through every open door of opportunity
to serve; and

WHEREAS, with more than a century of ministry to the people of Memphis, Promise Land Church
exemplifies a legacy of commitment, service, and spiritual leadership, embracing the charge to remain
“Committed to Christ Without Compromise”; and

WHEREAS, the Memphis City Council seeks to honor the enduring impact and contributions of
Promise Land Church by designating a portion of Overton Crossing, with the honorary name “Promise Land
Boulevard.”

NOW THEREFORE, BE IT RESOLVED by the Memphis City Council that Overton Crossing
between Frayser Boulevard and St. EImo Avenue be designated as

Promise Land Church Boulevard

in recognition of the historic, cultural, and community contributions made to the Frayser neighborhood and
the greater Memphis area.

BE IT FURTHER RESOLVED that the City Engineer is requested to affix suitable signs designating this

public road.

Given by my hand under the great seal of the City
of Memphis, this 22" day of July 2025

A Mf

Coun |Iwomantgry Mighalyn Easter-Thomas
Memphis City Council, District 7
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Memphis City Council
Summary Sheet

FYENNESSEE

SUP 2025-011

RESOLUTION PURSUANT TO CHAPTER 9.6 OF THE MEMPHIS AND SHELBY COUNTY
UNIFIED DEVELOPMENT CODE APPROVING A SPECIAL USE PERMIT AT THE SUBIJECT
PROPERTY LOCATED AT 436 S FRONT STREET, KNOWN AS CASE NUMBER SUP 2025-011

e This item is a resolution with conditions for a special use permit to convert an
existing apartment building to a full-service hotel; and

e The Planning & Development staff is supportive of the Full-Service Hotel, and are
recommending approval with the following conditions:

0 A “no parking” sign shall be erected on the vehicular gate at the adjacent
parking lot serving 420 South Main Street to the north of the subject site
facing Front Street.

0 Two spaces along Nettleton Avenue shall be signed in such a way that
reserves these spaces for loading during the hours of 9am-5pm.

0 The trash collection area shall be screened and secured by a fence or wall
composed of an opaque matte material compatible with the dominant
material of the primary building. Compatibility of material is subject to
administrative review and approval by the Zoning Administrator.

0 A final site plan with landscaping shall be submitted to the Division of
Planning and Development for administrative review and approval.

e The item may require future public improvement contracts.



LAND USE CONTROL BOARD RECOMMENDATION

At its regular meeting on Thursday, June 12, 2025, the Memphis and Shelby County Land Use Control
Board held a public hearing on the following application:

CASE NUMBER: SUP 2025-011

LOCATION: 436 S Front Street

COUNCIL DISTRICT(S): District 7 and Super District 8

OWNER/APPLICANT: Stallion Apartments, LLC

REPRESENTATIVE: Josh Whitehead, Josh Whitehead Law

REQUEST: To convert an existing apartment building to a full-service hotel
EXISTING ZONING: South Main (SM)

AREA: +/-0.312 acres

The following spoke in support: None
The following spoke in opposition: 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 8-0-0 on the consent agenda.

Respectfully,

Travian Smith

Planner |

Land Use and Development Services
Division of Planning and Development

Cc: Committee Members
File



SUP 2025-011
CONDITIONS

1. A“no parking” sign shall be erected on the vehicular gate at the adjacent parking lot serving 420 South
Main Street to the north of the subject site facing Front Street.

2. Two spaces along Nettleton Avenue shall be signed in such a way that reserves these spaces for loading
during the hours of 9am-5pm.

3. The trash collection area shall be screened and secured by a fence or wall composed of an opaque
matte material compatible with the dominant material of the primary building. Compatibility of
material is subject to administrative review and approval by the Zoning Administrator.

4. A final site plan with landscaping shall be submitted to the Division of Planning and Development for
administrative review and approval.
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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 436 S FRONT STREET, KNOWN AS CASE NUMBER SUP 2025-011

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, Stallion Apartments, LLC filed an application with the Memphis and Shelby County
Division of Planning and Development to convert an existing apartment building to a full-service hotel;
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 June 12, 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.

A “no parking” sign shall be erected on the vehicular gate at the adjacent parking lot serving 420 South
Main Street to the north of the subject site facing Front Street.

Two spaces along Nettleton Avenue shall be signed in such a way that reserves these spaces for loading
during the hours of 9am-5pm.

The trash collection area shall be screened and secured by a fence or wall composed of an opaque matte
material compatible with the dominant material of the primary building. Compatibility of material is
subject to administrative review and approval by the Zoning Administrator.

A final site plan with landscaping shall be submitted to the Division of Planning and Development for
administrative review and approval.



SITE PLAN

MERCHANT AND
FARMERS BANK
NST. NO. C9085958

TOUR TWENTY

E.000 NOTE.

THIS PROPER'Y IS NOI LOCATZD N A "SPZCIAL FLODD HAZARD
AREA" AS INDICATZD ON 7.EM.A. FLODD INSURANCE RATE MAP
NUMBER 471S7C0270F, CATEC SEPTENBIR 27, 2007

4
/

i
4

/\(5 ¥
65
I
PARKNG METFR (3) 7

i BY CITY, TYPICAL
STREET TREE

LLUNOIS CENTRAL
RALWAY CC.

PACERUCRLS LOFIS
CONDOMIN UMS
INST, NO. LL 9133

1INOS CFVTRAL
RAILROAD C0.

SITE PLAN

PART OF LOT 4 AND LOT 5
BLOCK 30, SOUTH MEMPHIS
MEMPHIS, TENNESSEE

TOTAL ARCA: 0.31 AC

WARD 02, BLOCI
No. OF LO7S: 1
100 YEAR FLOOD ELEV.. N/A
DEVELOPED BY:

SITE_DATA Qa @ GREENBRIER PARTNERS
355 TARA LANE

;ché & << (')\\ MEMPHIS, TENNESSEE 38111
: —_—

& PARCEL No. 0CO10

UsE: MIXED USE (A%ARIMEN

BULDING HEIGHT: 3 STOREES (EXCLUDNG 34SE
RESIDENTIAL AREA: 25,2
43

BREPARED BY:

9 S

(G REQUIRE!
HANDICAP PARANG PROVIDED:




ATTEST:

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



dod STAFF REPORT

SHELBY COUNTY

AGENDA ITEM: 8 L.U.C.B. MEETING: June 12,2025
CASE NUMBER: SUP 2025-011

LOCATION: 436 S Front St.

COUNCIL DISTRICT: District 7 and Super District 8

OWNER/APPLICANT: Stallion Apartments, LLC

REPRESENTATIVE: Josh Whitehead, Josh Whitehead Law

REQUEST: To convert an existing apartment building to a full-service hotel

EXISTING ZONING: South Main (SM)

CONCLUSIONS

. The request is for converting an apartment building into a full-service hotel.

. According to the applicant, the reasoning is due to increased demand in the market for a boutique hotel.
The neighborhood demonstrates a strong market due to the prior use of a few units as Airbnb’s.
Additionally, the National Civil Rights Museum, which is located within walking distance from the site, is
currently undergoing a multi-million-dollar expansion that will attract an increased number of visitors to
the historic site over time.

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.

. 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 page 21 of this report.

RECOMMENDATION:

Approval with conditions

Staff Writer: Travian Smith E-mail: Travian.Smith@memphistn.gov
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LOCATION MAP

SUBJECT PROPERTY ,\:'.>‘

Subject property located within the pink circle



Staff Report June 12, 2025
SUP 2025-0011 Page 3

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 425 notices were mailed on May 22, 2025, see page 25 of this report
for a copy of said notice. Additionally, one sign was posted at the subject property, see page 26 of this report
for a copy of the sign affidavit.

NEIGHBORHOOD MEETING

The meeting was held at 5:00 PM on Monday, June 2, 2025, at The Stallion Apartments at 436 South Front
Street.
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The Metropolitan (2011) (PLAT BOOK 251 PAGE 002)

Subject property highlighted in yellow
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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 Front Street looking Northeast.

View of subject property from Front Street looking North.
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View of subject property from Front Street looking Southeast.

View of subject property from Front Street looking Southeast.
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Site Photos per the Applicant

Photo 1: Top-down view of site (north is to the right).

Photo 2: View looking north; the stallion is the center foreground.
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Photo 3: View looking east; note the proximity of the National Civil Rights Museum, located in the center
background.

Photo 4: View south along Front Street.
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Photo 5: View looking northeast; Front Street is on the left and Nettleton Avenue is on the right.
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SURVEY
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SITE PLAN
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SITE PLAN — MAGNIFIED
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CASE REVIEW

Request

June 12, 2025
Page 16

The request is to convert an existing apartment building to a full-service hotel.

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

9.6.9B

9.6.9C

9.6.9D
9.6.9E
9.6.9F

9.6.9G

9.6.9H

Site Details
Address:

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 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 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.

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.

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

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.

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.

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.

436 S. Front Street

Parcel ID:
002105 00010
Area:

+/-13,590.72 (.312 acres)

16
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Description:

The subject property is known as The Stallion, located at 436 S. Front Street in the South Main district of
Downtown Memphis. The building currently houses 28 units, 22 of which are 1-bedroom units and six (6) of
which are 2-bedroom units. Ten (10) of the units are currently utilized as short-term rentals through Airbnb.
According to the Shelby County Assessor of Property’s website, the property was developed in 2013. According
to the Shelby County Register of Deeds, the property is within The Metropolitan subdivision which is in the South
Main zoning district. The subject property is currently classified as multifamily in use as an apartment complex.

Site Zoning History

On July 28, 2010, the Board of Adjustment approved BOA 2010-019 for a variance from the required parking
aisle width of 22 feet to 18" feet to accommodate basement parking; and a variance from the current permitted
maximum density of 18 residential dwelling units to permit a total of 25 residential dwelling units. See page 19
of this report for said resolution. Note that after the adoption of ZTA 24-1 in May of 2024 the South Main District
no longer has a maximum residential dwelling unit density per acre.

Relevant Unified Development Code Clauses

Paragraph 7.2.2C(3) - Special Use Permit

The following uses are subject to the approval of a Special Use Permit:

Gas Stations

Hotel, Bed and Breakfast

Retail Sales, Outdoors

Self-Storage Facilities

Tavern, Cocktail Lounge or Night Club with greater than 125 seats

Any restaurant, tavern, cocktail or night club with outdoor entertainment or with outdoor space, such as a patio
or deck, that exceeds 25% of the area of the site. For sites with multiple uses, only the portion of the site that
contains the restaurant, tavern, cocktail or night club and its accessory uses shall be used to calculate this 25%.

Paragraph 7.2.2D(3)

Facades greater than 100 feet in length along a street frontage, as measured horizontally, shall be articulated
to provide visual interest and a human scale by incorporating any combination of the following features:
columns, pilasters, balconies, piers, variation of material building and setback variations of at least 3 feet. No
uninterrupted length of any fagade shall exceed 100 horizontal feet.

Site Plan Review

The site plan provided is from the approved BOA 2010-019 case. However, the site plan was not followed as the
garage doors along Nettle Avenue are not in the outlined location. Additionally, the streetscape and landscaping
were not constructed correctly. Because of this, the final site plan with landscaping will need to be submitted in
efforts to correct this issue. The site plan demonstrates the area of the building which makes up 0.31 acres of
the lot. There is a proposed 30ft setback from South Front Street and Nettleton Avenue. Each street frontage
has a curb and gutter alongside a handicap ramp for accessibility measures. The subject property proposed a
basement parking under the building making up 25 spaces. Adjacent to the subject property is a bank,
condominiums, and a railroad track. The subject property is proposed to be mixed use, making up commercial
and guest rooms. The building is 3 stories tall, excluding the basement. The lodging area is made up of 25,280
sq. feet, whereas the commercial area will make up 2,432 sq. feet.

17
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Analysis

e The request is for converting an apartment building into a full-service hotel.

e According to the applicant, the reasoning is due to increased demand in the market for a boutique hotel.
The neighborhood demonstrates a strong market due to the prior use of a few units as Airbnb’s.
Additionally, the National Civil Rights Museum, which is located within walking distance from the site, is
currently undergoing a multi-million-dollar expansion that will attract an increased number of visitors to
the historic site over time.

e 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.

e 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. A“no parking” sign shall be erected on the vehicular gate at the adjacent parking lot serving 420 South Main
Street to the north of the subject site facing Front Street.

2. Two spaces along Nettleton Avenue shall be signed in such a way that reserves these spaces for loading
during the hours of 9am-5pm.

3. The trash collection area shall be screened and secured by a fence or wall composed of an opaque matte
material compatible with the dominant material of the primary building. Compatibility of material is subject
to administrative review and approval by the Zoning Administrator.

4. A final site plan with landscaping shall be submitted to the Division of Planning and Development for
administrative review and approval.
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Notice of Disposition
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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: See Comments Below.
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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.
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—_ Memphis and Shelby County Division of

— Planning and Development
-

d-l

MEMPHIS AND
SHELBY COUNTY

East Service Center: 6465 Mullins Station Rd; Memphis,
Tennessee 38134

Downtown Service Center: 125 N. Main Street;
Memphis, Tennessee 38103

website: www.develop901.com

Record Summary for Special Use Permit

Record Detail Information

Record Type: Special Use Permit Record Status: Pending

Opened Date: May 2, 2025

Expiration Date:

Record Number: SUP 2025-011

Record Name: The Stallion Hotel
Description of Work: Conversion of apartment building to full-service hotel.

Parent Record Number:

Address:
436 S FRONT ST, MEMPHIS 38103

Owner Information

Primary Owner Name
Y STALLION APARTMENTS LLC
Owner Address Owner Phone

101 SILVERSTONE LN, SHENANDOAH, TX 77384

Parcel Information
002105 00010

Data Fields
PREAPPLICATION MEETING

Name of DPD Planner

Date of Meeting

Pre-application Meeting Type

GENERAL PROJECT INFORMATION

Application Type

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

Page 1 of 3

Brett Ragsdale

04/22/2025

Email

New Special Use Permit (SUP)
BOA 2010-19

No

SUP 2025-011



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 Correct.
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

B) The project will be constructed, arranged and Correct.
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

UDC Sub-Section 9.6.9C Correct.
UDC Sub-Section 9.6.9D Correct.
UDC Sub-Section 9.6.9E Correct.
UDC Sub-Section 9.6.9F Correct.
GIS INFORMATION

Case Layer -
Central Business Improvement District No
Class -
Downtown Fire District No
Historic District -

Land Use -
Municipality -
Overlay/Special Purpose District -
Zoning -

State Route -

Lot -
Subdivision -
Planned Development District -
Wellhead Protection Overlay District No
County Commission District -

City Council District -

City Council Super District -

Contact Information

Name Contact Type
JOSH WHITEHEAD

APPLICANT
Address
Phone

(901)810-5789

Page 2 of 3 SUP 2025-011



Fee Information

Invoice # Fee Iltem Quantity Fees

1646202 Special Use Permit Fee - 1 500.00
5 acres or less (Base Fee)

1646202 Credit Card Use Fee (.026 1 13.00
x fee)

Total Fee Invoiced: $513.00

Status Balance Date Assessed
INVOICED 0.00 05/02/2025
INVOICED 0.00 05/02/2025

Total Balance: $0.00

Payment Information

Payment Amount Method of Payment

$513.00 Credit Card

Page 3 of 3

SUP 2025-011






April 29, 2025

Brett Ragsdale, AIA Mary W. Sharp

Zoning Administrator Chair, and Members
Memphis and Shelby County Memphis and Shelby County
Division of Planning and Development Land Use Control Board

RE: Conversion of The Stallion Apartments into The Stallion Hotel

Mr. Ragsdale, Chair Sharp and Members of the Board:

Please find the attached application for a Special Use Permit that would allow the conversion of The
Stallion Apartments located at 436 South Front into a hotel. We believe the market for an additional
boutique hotel in the neighborhood is very strong, given our experience with utilizing some of the
units in the building as AirBnB’s and the multi-million dollar expansion that is currently underway at
the National Civil Rights Museum. The museum, which is a half-block to the Stallion’s east, is set to
open its new exhibit space and renovated Legacy Building and boarding house wing this year. The
museum is set to increase its square footage by about 50%, which will likely result in a proportional
increase in the number of visitors to the historic site.

The Stallion Hotel will be focused on families; each unit will contain a crib. The building currently
houses 28 units, 22 of which are 1-bedroom units and six (6) of which are 2-bedroom units. Ten (10)
of the units are currently utilized as short-term rentals through AirBnB; it is our desire to identify the
building as a facility with full hotel amenities. A front desk will be staffed 24 hours a day, seven (7)
days a week, which will provide on-site personnel for the hotel. In addition, a fitness center will be
provided on the first floor. The basement garage contains 16 parking spaces. In addition, there are
eight (8) parking spaces along Nettleton. Pick-up and drop-off lanes will be provided in both the
basement garage and along Nettleton.

Please see the attached plans for exterior modifications that were the subject of a fagade grant from
the Downtown Memphis Commission. These modifications include new paint, new facade and
sidewalk lighting, new brick planters, new signage and even a new sculpture. We look forward in
repositioning the Stallion in the marketplace in a way that will further cement the viability of the
South Main neighborhood. Recent aerial photographs of the site are attached to this letter.

Thank you for your consideration,

Josh Whitehead



Photo 1: Top-down view of site (north is to the right).



&

Photo 2: View looking north; the Stallion is in the center foreground.



o \
Photo 3: View looking east; note the proximity of the National Civil Rights Museum, located in the
center background.



Photo 4: View south along Front Street.



Photo 5: View looking northeast; Front Street is on the left and Nettleton Avenue is on the right.






436 S FRONT ST GRANT

DESIGN PROPOSAL

AMIT AGGARWAL
STALLION APARTMENTS LLC




Overall

New Main multicolored LED Lights
Brick wall with planters

Sidewalk lights

New Paint throughout

Sculpture on the side

A



1. New Main lights

New colored remote-controlled LED lights throughout the front and side of the building




2. New brick wall for planter on the front side




3. New Sidewalk lights




4. New paint throughout

Note: Colors NOT final yet




5. Sculpture on the side of the building

Note: Sculpture may change, not a final one






Shelby County Tennessee
Willie F. Brooks, Jr.

Shelby County Register

As evidenced by the instrument number shown below, this document
has been recorded as a permanent record in the archives of the
Office of the Shelby County Register.

24079946
09/17/2024 - 08:13:30 AM

6 PGS
PAMELA 2751249-24079946

VALUE 3350000.00
MORTGAGE TAX 0.00
TRANSFER TAX 12395.00
RECORDING FEE 30.00
DP FEE 2.00
REGISTER'S FEE 1.00
EFILE FEE 2.00
TOTAL AMOUNT 12430.00

WILLIE F. BROOKS JR
REGISTER OF DEEDS SHELBY COUNTY TENNESSEE

1075 Mullins Station, Suite W 165 ~ Memphis, Tennessee 38134 (901) 222-8100
Website: http://register shelby.tn.us Email: register@shelbycountytn.gov



Willie F. Brooks Jr Shelby County Register of Deeds: Instrument# 24079946 Page 1 of 6

Return to Once Recorded: THIS INSTRUMENT PREPARED BY:
Byrne Westmoreland, PLLC - Midtown Maxwell Baker

mem%ﬁ?s,c?ﬁpfsr%zeet 44 Abele Road, Beacon 1, Suite 304
Phone No. (901) 572-1419 Bridgeville, PA 15017

File No. MT-2407-30 Telephone (412) 212-0665

SPECIAL WARRANTY DEED

Address New Owner: Send Tax Bills To: Map/Parcel Number(s):
Stallion Apartments LLC Stallion Apartments LL.C 002105 00010
101 Silverstone Lane 101 Silverstone Lane
Shenandoah, TX 77384 Shenandoah, TX 77384

THIS SPECIAL WARRANTY DEED, is made this 16th day of September, 2024, by Alpha
Cabinet Shop Properties, LLC, a Tennessee limited liability company (“Grantor”), whose mailing
address is c/o Alpha Capital Partners, LLC, 44 Abele Road, Beacon I, Suite 304, Bridgeville,
Pennsylvania 15017 to STALLION APARTMENTS, LLC, a Delaware limited liability company
(“Grantee”), whose address is 101 Silverstone Lane, Shenandoah, TX 77384.

FOR AND IN CONSIDERATION of the sum of Ten dollars and no/100 ($10.00), cash in hand
paid by the Grantee and other good and valuable considerations accepted as cash, the receipt and
sufficiency of which is hereby acknowledged, Grantor has this day bargained and sold, and does hereby
transfer and convey unto the said Grantee, its successors and assigns forever, Grantor’s right, title and
interest in, to and under all that certain tract of land situated and being in Shelby County, Tennessee, and
more fully described in Exhibit A attached hereto and made a part hereof, together with any and all
right, title and interest of Grantor to the use of any easements, reciprocal parking agreements, and
appurtenant rights to such real property, the buildings and improvements located thereon, and all rights
and benefits appurtenant to such real property, including but not limited to: all tenements and
hereditaments; all mineral, water and irrigation rights, if any, running with or otherwise pertaining to
such real property; all interest, if any, in any roads adjoining such real property; all interests, if any, in
any award made or to be made or settlement in lieu thereof for damage to such real property or any
portion thereof by reason of condemnation, eminent domain or exercise of police power; and all
buildings and improvements located on such real property, including machinery, equipment and systems
necessary for the operation of the improvements on such real property that are “fixtures” pursuant to
applicable law (the “Property”), SUBJECT, HOWEVER, to easements, rights of way and other matters
of record in the official land records of Shelby County, Tennessee (the “Permitted Exceptions”).

See attached Exhibit A

Being the same property conveyed to Alpha Cabinet Shop LLC by Quit Claim Deed of

record at Instrument No. 21087099, dated July 15, 2021 and recorded July 16, 2021, in
the Register's Office of Shelby County, Tennessee.



Willie F. Brooks Jr Shelby County Register of Deeds: Instrument# 24079946 Page 2 of 6

This is improved property known as 436 S. Front St., Memphis, Tennessee.

TO HAVE AND TO HOLD all and singular the Property together with all and singular the
rights, and appurtenances to the Property belonging or in any wise incident or appertaining unto the
Grantee, its successors and assigns, in Fee Simple forever. Subject to the Permitted Exceptions, Grantor
does hereby bind itself, its successors and assigns, to specially warrant and forever defend all and
singular the said premises unto the Grantee, its successors and assigns, against every person

whomsoever lawfully claiming or to claim the same, or any part thereof by through or under Grantor,
but not otherwise.

[Signature Page Follows|
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IN WITNESS WHEREOF, the undersigned Grantor has executed this instrument or has
caused same to be executed this ¥l day of September, 2024.

Alpha Cabinet Shop Properties, LLC, a
Tennessee limited liability company

By: / /@’] V] in

Name: Akinjide @érﬁuagdn" /
Title: Authorized 8igner

COMMONWEALTH OF PENNSYLVANIA

COUNTY OF ALLEGHENY

Personally appeared before me, the undersigned, a Notary Public of the State and County
aforesaid, personally appeared Akinjide A. Famuagun, with whom [ am personally acquainted
(or proved to me on the basis of satisfactory evidence), and who, upon oath, acknowledged
himself to be the Authorized Signer of Alpha Cabinet Shop Properties, LLC, the within
bargainor, a Tennessee limited liability company, and that he as such Authorized Signer
executed the foregoing instrument for the purpose therein contained, by signing the name of the
limited liability company by himself as its Authorized Signer.

WITNESS my hand, at office, this ! }“\ day of September, 2‘924.

, 7"
{ /b‘ﬂ/l/t\

Notary Public ~

| %me

My Commission Expires: June 7, 2025

Commonweaith of Pennsylvania -
April Mance, No);a?;gub'\l‘ic():tary Seal
Washington County
My commission expires June 7, 2025
Commission number 1314378
Member, Pennsylvania Association of Notarfes
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COMMONWEALTH OF PENNSYLVANIA

COUNTY OF ALLEGHENY

The actual consideration for this transfer or value, whichever is greater, is
$3,350,000.00.00.

Affiant

Sworn to and subscribed before me this \ ZW\ day of September, 2024.

Not}ar'§ Public

My Commission Expires: June 7, 2025

Commonweaith of Pennsylvania . Notary S,
AprilMance, Notary Public .
Washington County (
My commission expires June 7, 2025
Commission number 1314378 ’
Member, Pennsylvania Association of N:';té:ia"s‘
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EXHIBIT A
Property Description

Land situated in Shelby County, Tennessee:

Part of Lot 5 and the south part of Lot 4 of Block 30, South Memphis situated on northeast
corner of South Front Street and Nettleton Avenue described as follows:

Beginning at certain point of northeast corner of South Front Street and Nettleton Avenue;
thence north parallel with Front Street 85 feet, more or less, to property known as south line of
Taylor property; thence east parallel with Nettleton Avenue 160 feet to the property of Chicago,
St Louis and New Orleans Railway Company; thence south with the west line of the property of
said Railway Company 85 feet to Nettleton Avenue thence west with the north line of Nettleton
Avenue 160 feet to the point of beginning.

Being the same property conveyed to Alpha Cabinet Shop Properties, LLC., by Quit Claim Deed
of record at Instrument No. 21053723, dated April 30, 2021 and recorded May 4, 2021, and
corrected in Affidavit of Scrivener' s Error of record at Instrument No. 21087098, in the
Register's Office of Shelby County, Tennessee.

Being the same property conveyed to Alpha Cabinet Shop LLC by Quit Claim Deed of record at
Instrument No. 21087099, dated July 15, 2021 and recorded July 16, 2021, in the Register's
Office of Shelby County, Tennessee.
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I, John B. Westmoreland, III, do hereby make oath that I am a licensed attorney and/or the
custodian of the electronic version of the attached document tendered for registration herewith and
that this electronic document is a true and exact copy of the original document executed and
authenticated according to law on _16th  day of September , 2024,

/5@{// ________

JohnB Westmoreland, III, Attorney

/
i
4

Date  September 16th .2024

State of TENNESSEE

County of SHELBY

Sworn to and subscribed before me on this 16th day of September , 2024

Ll ook

Nb{éjry Publlc
My Commission Expires: September 8, 2027

Notary’s Seal

TENNESSEE

NOTARY

My Commission Expires
Sep. 8, 2027
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ITEM (CHECK ONE)
ORDINANCE

ITEM DESCRIPTION:

CASE NUMBER:
DEVELOPMENT:
LOCATION:

COUNCIL DISTRICTS:

OWNER/APPLICANT:
REPRESENTATIVE:
REQUEST:

AREA:

RECOMMENDATION:

X __RESOLUTION

CITY OF MEMPHIS
COUNCIL AGENDA CHECK OFF SHEET

Planning & Development

DIVISION
Planning & Zoning COMMITTEE: 7/22/2025
DATE
PUBLIC SESSION: 8/19/2025
DATE

____ REQUEST FOR PUBLIC HEARING

Resolution pursuant to Chapter 9.6 of the Memphis and Shelby County Unified Development Code approving
a planned development at the subject property located at 4465 Poplar Avenue, known as case humber PD 2025-
006

PD 2025-006

Oak Court Mall Il Planned Development

4465 Poplar Avenue

District 5 and Super District 9 — Positions 1, 2, and 3
Oak Court Partners LLC

Brenda Solomito Basar

Amendment to PD 87-313 to include additional land and to establish a new set of outline plan conditions for a
mixed-use (residential and commercial) development

+/-30.15 acres

The Division of Planning and Development recommended Approval with revisions to the outline plan
conditions
The Land Use Control Board recommended Approval with revisions to the outline plan conditions

RECOMMENDED COUNCIL ACTION: Public Hearing Not Required

PRIOR ACTION ON ITEM:

(1)

Hearing — August 19, 2025

APPROVAL - (1) APPROVED (2) DENIED

07/10/2025

DATE

(1) Land Use Control Board

ORGANIZATION - (1) BOARD / COMMISSION

FUNDING:
(2)

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

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
_ 7/11/25 PLANNER II
DEPUTY ADMINISTRATOR
7/11/25 ADMINISTRATOR

DIRECTOR (JOINT APPROVAL)
COMPTROLLER

FINANCE DIRECTOR

CITY ATTORNEY

CHIEF ADMINISTRATIVE OFFICER
COMMITTEE CHAIRMAN




Memphis City Council
Summary Sheet

FENNESSEE

PD 2025-006

RESOLUTION PURSUANT TO CHAPTER 9.6 OF THE MEMPHIS AND SHELBY COUNTY UNIFIED
DEVELOPMENT CODE APPROVING A PLANNED DEVELOPMENT AT THE SUBJECT PROPERTY
LOCATED AT 4465 POPLAR AVENUE, KNOWN AS CASE NUMBER PD 2025-006

e This item is a resolution with conditions to allow an amendment to PD 87-313 to
include additional land and to establish a new set of outline plan conditions for a
mixed-use (residential and commercial) development; and

e This resolution, if approved with conditions, will supersede the existing zoning for
this property; and

e The item may require future public improvement contracts.



LAND USE CONTROL BOARD RECOMMENDATION

At its regular meeting on Thursday, July 10, 2025 the Memphis and Shelby County Land Use Control Board
held a public hearing on the following application:

CASE NUMBER: PD 2025-006

DEVELOPMENT: Oak Court Mall Il Planned Development

LOCATION: 4465 Poplar Avenue

COUNCIL DISTRICT(S): District 5 and Super District 9 — Positions 1, 2, and 3
OWNER/APPLICANT: Oak Court Partners LLC

REPRESENTATIVE: Brenda Solomito-Basar

REQUEST: Amendment to PD 87-313 to include additional land and to establish

a new set of outline plan conditions for a mixed-use (residential and
commercial) development

EXISTING ZONING: Residential Single-Family — 10 (R-10) and Commercial Mixed-Use —
3(CMU-3) underlying PD 87-313

AREA: +/-30.15 acres

The following spoke in support: None
The following spoke in opposition: None

The Land Use Control Board reviewed the application and the staff report. A motion was made and
seconded to recommend approval with revisions to the outline plan conditions.

The motion passed by a unanimous vote of 8-0 on the consent agenda.

Respectfully,

Chlse Couvntien.
Chloe Christion
Planner Il

Land Use and Development Services
Division of Planning and Development

Cc: Committee Members
File



PD 2025-006

Outline Plan Conditions — Revisions

Proposed language is indicated in bold, underline; deletions are indicated in beld-strikethrough
I. Uses Permitted

north/south-road-shall-berestricted-to-office-and-financialuses. Any use permitted by

right in the Commercial Mixed Use — 3 (CMU-3) District. The following additional uses

are also permitted by right:

Multi-Family in the forms of Large Home, Stacked Townhouse and Apartment.

Personal Care Home for the Elderly

Neighborhood Arts Center

Off-Site Parking for Places of Worship

Convention Center

. Hotel

Retail Sales — Outdoor

[© | [N [ |V |& N =

Automotive Sales/Showroom and associated service, including vehicle charging

10. Used goods, secondhand sales

11. Veterinary clinic, and associated uses

B. TFheremainingportion-allusespermittedinthe C-P Districtexcept: The following uses
are prohibited:

1.

Adult entertainment establishments

2 Aut bil ice-station, .

Gasoline sales

Pawn shop

Free standing Vehicle wash

Sales or Service of Tractor Trailers and Heavy Trucks

Sales of Manufactured Housing

Palmist, Physic or Medium
Smoke/Vape Shop

. Payday Loan and Flexible Loan Plan Establishments

. Off Premise Advertising Signs

. Youth Hostel

. Bed and Breakfast, Short Term Rental
. Blood Plasma Donation Center




Bulk Regulations
A. Setbacks shall be consistent with those shown on the concept plan(s) or with the CMU-
3 District regulations. Maximum-6f306-:000-squarefeete j

»
»
D
D

E. Minimum distance between the west curb of the north/south roadway and the west
property line-100 feet.
F. Maximum building heights:
1. Building heights shall not exceed 100’ between 300’ and 700’ as measured from the
westernmost property line adjoining the Village neighborhood.
2. Building heights shall not exceed 180’ beyond 700’ from the westernmost property
line adjoining the Village neighborhood.

Circulation, Access, and Parking
A. The exact location and design of the curb cuts on dedicated streets are subject to the
approval of the City Engineer.

G. All necessary railroad signalizations shall be the applicant’s expense.



H. Parking and loading spaces shall generally be in accordance with the Zoning-Ordinance
Unified Development Code requirements. Shared parking is hereby permitted for all
uses and areas within this planned development.

Drainage

Landscaping and Screening
A. The Landscape plan for the area west of the north/south roadway shall be recorded with
the outline plan. Detailed Landscaping shall be provided on the Final Plats for each

Phase.

B. The amount of landscaping and screening shown on the “site plan showing earthen berms
and conceptual screening” shall be recorded with the outline plan.

C. Light standards west of the north/south roadway shall be a maximum of 10 feet in height.
Other light standards shall not exceed 25 feet in height.

S
O
O

E. There shall be constructed, between the west line of the north/south roadway and the
west line of the property, from the south line of the property to the extension of the
north line of Lot 2, Barboro Subdivision, earthen berms of the average height of 6 feet.
These berms shall be in addition to the landscaping provided herein. The berms and area
described herein shall be maintained by the owners of the property.

Signage

A. Signage shall be in conformance with regulations established for Mixed Use Districts
as defined in UDC Section 4.9.7D. Ore-ground-moeunted-detached-sigh-not-exceeding

SHEET 3-OF 3-FORREVUSED SIGNAGE NOTEVILA)
B. All signage details shall be illustrated on the final plan. One-detached-sigh-foreach-of




VII.

The Land Use Control Board_ may modify the bulk, access, parking, landscaping, and sign
requirements if equivalent alternatives are presented. may-make-meodificationste

Any expansion of this Planned Development is permitted for adjacent parcels subject to

Land Use Control Board approval as a Major Modification.

A final plan shall be filed within ten (10) years of the date of approval of the Outline Plan by
the Legislative Body. The Land Use Control Board may grant extensions at the request of

the applicant.

Any final plan shall include the following:
A. The outline plan conditions.

B. The exact location and dimensions, including lots, buildable areas, pedestrian and utility
easements, service drives, parking areas, trash receptacles, buildings, loading facilities,
and required landscaping and screening areas.

The location and ownership, whether public or private, of any easement.

The location and dimensions of building footprints, parking lots, private drives, building
elevations, and landscaping and screening.

> o

E. A lighting plan detailing the location, height, style, direction, etc. of all outdoor lighting
and a photometric plan shall be submitted for administrative review and approval by
the Division of Planning and Development.

F. A standard improvement contract as defined by Section 5.5.5 of the UDC for any
needed public improvements.

G. A statement conveying all common facilities and areas, including private drives,
common open space and recreation areas, sanitary and storm sewers, or other drainage
facilities, and other public facilities dedicated to a property owner’s association or other
entity, for ownership and maintenance purposes.

H. The 100-year flood elevation.

. 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.




CONCEPT PLAN A



CONCEPT PLAN B



RESOLUTION PURSUANT TO CHAPTER 9.6 OF THE MEMPHIS AND SHELBY COUNTY
UNIFIED DEVELOPMENT CODE APPROVING A PLANNED DEVELOPMENT AT THE
SUBJECT PROPERTY LOCATED AT 4465 POPLAR AVENUE, KNOWN AS CASE NUMBER
PD 2025-006

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 planned development for certain stated purposes in the various zoning districts;
and

WHEREAS, the Oak Couty Partners LLC filed an application with the Memphis and Shelby
County Division of Planning and Development to allow an amendment to PD 87-313 to include additional
land and to establish a new set of outline plan conditions for a mixed-use (residential and commercial)
development; and

WHEREAS, the Division of Planning and Development has received and reviewed the application
in accordance with procedures, objectives and standards for planned developments 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 subject to outline
plan conditions concerning the above considerations to the Memphis and Shelby County 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 July 10, 2025 and said Board has submitted its findings and recommendation
subject to outline plan conditions 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 planned development is hereby granted in accordance with the attached outline plan conditions.

BE IT FURTHER RESOLVED, that the requirements of said aforementioned clause of the
Unified Development Code shall be deemed to have been complied with; that the outline plan shall bind
the applicant, owner, mortgagee, if any, and the legislative body with respect to the contents of said plan;
and the applicant and/or owner may file a final plan in accordance with said outline plan and the provisions
of Section 9.6.11 of the Unified Development Code.



OUTLINE PLAN CONDITIONS
I. Uses Permitted

A. Any use permitted by right in the Commercial Mixed Use — 3 (CMU-3) District. The
following additional uses are also permitted by right:

1. Multi-Family in the forms of Large Home, Stacked Townhouse and Apartment.
2. Personal Care Home for the Elderly
4. Neighborhood Arts Center
5. Off-Site Parking for Places of Worship
6. Convention Center
7. Hotel

8. Retail Sales — Outdoor

9. Automotive Sales/Showroom and associated service, including vehicle charging

10. Used goods, secondhand sales

11. Veterinary clinic, and associated uses

B. The following uses are prohibited:
1. Adult entertainment establishments
2. Gasoline sales
3. Pawn shop
4. Free standing Vehicle wash
5. Sales or Service of Tractor Trailers and Heavy Trucks
6. Sales of Manufactured Housing
7. Palmist, Physic or Medium
8. Smoke/Vape Shop
9. Payday Loan and Flexible Loan Plan Establishments
10. Off Premise Advertising Signs
11. Youth Hostel
12. Bed and Breakfast, Short Term Rental
13. Blood Plasma Donation Center

Il. Bulk Regulations
A. Setbacks shall be consistent with those shown on the concept plan(s) or with the CMU-3
District regulations.
B. Minimum distance between the west curb of the north/south roadway and the west
property line-100 feet.
C. Maximum building heights:
1. Building heights shall not exceed 100’ between 300’ and 700’ as measured from the
westernmost property line adjoining the Village neighborhood.
2. Building heights shall not exceed 180’ beyond 700’ from the westernmost property
line adjoining the Village neighborhood.
1. Circulation, Access, and Parking
A. The exact location and design of the curb cuts on dedicated streets are subject to the
approval of the City Engineer.



VI.

VII.

VIIIL.

B. All necessary railroad signalizations shall be the applicant’s expense.

C. Parking and loading spaces shall generally be in accordance with the Unified Development
Code requirements. Shared parking is hereby permitted for all uses and areas within this
planned development.

Drainage
A. Drainage plans shall be submitted to City Engineering for review.

Landscaping and Screening

A. The Landscape plan for the area west of the north/south roadway shall be recorded with the
outline plan. Detailed Landscaping shall be provided on the Final Plat for each Phase.

B. The amount of landscaping and screening shown on the “site plan showing earthen berms
and conceptual screening” shall be recorded with the outline plan.

C. Light standards west of the north/south roadway shall be a maximum of 10 feet in height.
Other light standards shall not exceed 25 feet in height.

D. There shall be constructed, between the west line of the north/south roadway and the west
line of the property, from the south line of the property to the extension of the north line of
Lot 2, Barboro Subdivision, earthen berms of the average height of 6 feet. These berms
shall be in addition to the landscaping provided herein. The berms and area described
herein shall be maintained by the owners of the property.

Signage

A. Signage shall be in conformance with regulations established for Mixed Use Districts as
defined in UDC Section 4.9.7D.

B. All signage details shall be illustrated on the final plan.

The Land Use Control Board may modify the bulk, access, parking, landscaping, and sign
requirements if equivalent alternatives are presented.

Any expansion of this Planned Development is permitted for adjacent parcels subject to Land
Use Control Board approval as a Major Modification.

A final plan shall be filed within ten (10) years of the date of approval of the Outline Plan by
the Legislative Body. The Land Use Control Board may grant extensions at the request of the
applicant.

Any final plan shall include the following:

A. The outline plan conditions.

B. The exact location and dimensions, including lots, buildable areas, pedestrian and utility
easements, service drives, parking areas, trash receptacles, buildings, loading facilities, and
required landscaping and screening areas.

C. The location and ownership, whether public or private, of any easement.

D. The location and dimensions of building footprints, parking lots, private drives, building
elevations, and landscaping and screening.



A lighting plan detailing the location, height, style, direction, etc. of all outdoor lighting
and a photometric plan shall be submitted for administrative review and approval by the
Division of Planning and Development.

A standard improvement contract as defined by Section 5.5.5 of the UDC for any needed
public improvements.

A statement conveying all common facilities and areas, including private drives, common
open space and recreation areas, sanitary and storm sewers, or other drainage facilities, and
other public facilities dedicated to a property owner’s association or other entity, for
ownership and maintenance purposes.

The 100-year flood elevation.

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.



CONCEPT PLAN A



CONCEPT PLAN B



ATTEST:

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



dpd  STAFF REPORT

LBY COUNTY

AGENDA ITEM: 5 L.U.C.B. MEETING: July 10, 2025

CASE NUMBER: PD 2025-006

DEVELOPMENT: Oak Court Mall Il Planned Development

LOCATION: 4465 Poplar Avenue

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

OWNER/APPLICANT: Oak Court Partners LLC

REPRESENTATIVE: Brenda Solomito Basar

REQUEST: Amendment to PD 87-313 to include additional land and to establish a new set of

outline plan conditions for a mixed use (residential and commercial) development

EXISTING ZONING: PD 87-313

CONCLUSIONS

1. The applicant seeks an amendment to the Oak Court Mall Planned Development to include the land of the
former Macy’s building, and allow for a variety of uses including apartments, townhomes, retail, and
designated open space. See complete list of permitted uses in outline plan conditions on pages 19-22.

In addition to adding the former Macy's land, this proposal amends areas within the existing Oak Court Mall
Planned Development and establishes a new planned development preliminarily known as the Oak Court
Mall Il Planned Development with a revised set of outline plan conditions in accordance with Paragraph
9.6.11E(1) of the Unified Development Code.
Overall, staff supports the applicant’s desire to implement an outline plan that will act as a guideline for
future mixed-use development at a prime location.

. 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.

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 page 39-32 of this report.

RECOMMENDATION:

Approval with revisions to the outline plan conditions

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

SUBJECT PROPERTY ,‘:’.:Q

Subject property located within the pink circle
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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 100 notices were mailed on May 23, 2025, see page 33 of this report
for a copy of said notice. Additionally, six signs were posted at the subject property, see page 34 of this report
for a copy of the sign affidavit.

NEIGHBORHOOD MEETING

The meeting was held at 5:00 PM on Tuesday, May 27, at Wilson Chapel in Christ Methodist Church at 4488
Poplar Avenue.
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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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LAND USE MAP

Subject property indicated by a pink star
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SITE PHOTOS

View of subject property from existing southernmost parking lot.

View of subject property from existing southeast parking lot facing north.
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View of mall entrance from the south of Oak Court Drive facing east.

View of mall entrance from Poplar Avenue facing south.
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View of subject property from Poplar Avenue facing southwest.

View of subject property from existing southernmost parking lot.
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OUTLINE PLAN
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CONCEPT PLAN A
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CONCEPT PLAN B

12



Staff Report July 10, 2025
PD 2025-006 Page 13

SPIRIT IMAGERY
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CASE REVIEW

Request
The request is an amendment to PD 87-313 to include additional land and to establish a new set of outline plan

conditions for a mixed use (residential and commercial) development.

Applicability
Staff agrees the applicability standards and criteria as set out in Section 4.10.2 of the Unified Development Code
are or will be met.

4.10.2 Applicability

The governing bodies may, upon proper application, grant a special use permit for a planned development (see

Chapter 9.6) for a tract of any size within the City or for tracts of at least three acres in unincorporated Shelby

County to facilitate the use of flexible techniques of land development and site design, by providing relief from

district requirements designed for conventional developments, and may establish standards and procedures for

planned developments in order to obtain one or more of the following objectives:
A. Environmental design in the development of land that is of a higher quality than is possible under the
regulations otherwise applicable to the property.
B. Diversification in the uses permitted and variation in the relationship of uses, structures, open space and
height of structures in developments intended as cohesive, unified projects.
C. Functional and beneficial uses of open space areas.

Preservation of natural features of a development site.

E. Creation of a safe and desirable living environment for residential areas characterized by a unified
building and site development program.

F. Rational and economic development in relation to public services.

G. Efficient and effective traffic circulation, both within and adjacent to the development site, that supports
or enhances the approved transportation network.

H. Creation of a variety of housing compatible with surrounding neighborhoods to provide a greater choice
of types of environment and living units.

. Revitalization of established commercial centers of integrated design to order to encourage the
rehabilitation of such centers in order to meet current market preferences.

J.  Provision in attractive and appropriate locations for business and manufacturing uses in well-designed
buildings and provision of opportunities for employment closer to residence with a reduction in travel
time from home to work.

K. Consistency with the Memphis 3.0 General Plan.

o

General Provisions
Staff agrees the general provisions standards and criteria as set out in Section 4.10.3 of the Unified Development
Code are or will be met.

4.10.3 General Provisions
The governing bodies may grant a special use permit for a planned development which modifies the applicable
district regulations and other reqgulations of this development code upon written findings and recommendations
of the Land Use Control Board and the Zoning Administrator which shall be forwarded pursuant to provisions
contained in this Chapter.

14
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A.

E.

F.

The proposed development will not unduly injure or damage the use, value and enjoyment of surrounding
property nor unduly hinder or prevent the development of surrounding property in accordance with the
current development policies and plans of the City and County.

An approved water supply, community waste water treatment and disposal, and storm water drainage
facilities that are adequate to serve the proposed development have been or will be provided concurrent
with the development.

The location and arrangement of the structures, parking areas, walks, lighting and other service facilities
shall be compatible with the surrounding land uses, and any part of the proposed development not used
for structures, parking and loading areas or access way shall be landscaped or otherwise improved except
where natural features are such as to justify preservation.

Any modification of the district standards that would otherwise be applicable to the site are warranted
by the design of the outline plan and the amenities incorporated therein, and are not inconsistent with
the public interest.

Homeowners’ associations or some other responsible party shall be required to maintain any and all
common open space and/or common elements.

Lots of record are created with the recording of a planned development final plan.

Residential Criteria

Staff agrees the additional planned residential development criteria as set out in Section 4.10.4 of the Unified
Development Code are or will be met.

4.10.4 Planned Residential Developments
In addition to the standards and criteria set forth in Section 4.10.3, planned residential developments shall
comply with the standards and criteria set forth below:

A.

Formal Open Space
A minimum of 0.6% of the total land area of a planned residential development of 15 acres or more
shall be subject to the formal open space requirements of Section 6.2.3. No open area may be
delineated or accepted as formal open space under the provisions of this Chapter unless it meets the
standards of Chapter 6.2, Open Space.

Accessibility of Site
All proposed streets, alleys and driveways shall be adequate to serve the residents, occupants, visitors
or other anticipated traffic of the planned residential development. The location of the entrance
points of the streets, alleys and driveways upon existing public roadways shall be subject to the
approval of the City or County Division of Public Works.

Off-Street Parking
Off-street parking shall be conveniently accessible to all dwelling units and other uses. Where
appropriate, common driveways, parking areas, walks and steps may be provided, maintained and
lighted for night use. Screening of parking and service areas shall be required through use of trees,
shrubs and/or hedges and screening walls.

Pedestrian Circulation
The pedestrian circulation system and its related walkways shall be separated, whenever feasible,
from the vehicular street system in order to provide an appropriate degree of separation of pedestrian
and vehicular movement.

Privacy
The planned residential development shall provide reasonable visual and acoustical privacy for
dwelling units within and adjacent to the planned residential development. Protection and

15
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enhancement of property and the privacy of its occupants may be provided by the screening of
objectionable views or uses and reduction of noise through the use of fences, insulation, natural
foliage, berms and landscaped barriers. High-rise buildings shall be located within the development
in such a way as to minimize any adverse impact on adjoining low rise buildings.
F. Distance Requirements

Where minimum distance requirements are provided between single family residential zoning
districts and certain stipulated uses in this Code, the single-family residential areas of planned
developments shall be considered zoned residential.

Commercial or Industrial Criteria
Staff agrees the additional planned commercial or industrial development criteria as set out in Section 4.10.5 of
the Unified Development Code are or will be met.

4.10.5 Planned Commercial or Industrial Developments
Approval of a planned commercial or industrial development may be issued by the governing bodies for buildings
or premises to be used for the retail sale of merchandise and services, parking areas, office buildings, hotels and
motels and similar facilities ordinarily accepted as commercial center uses and those industrial uses which can
be reasonably be expected to function in a compatible manner with the other permitted uses in the area. In
addition to the applicable standards and criteria set forth in Section 4.10.3, planned commercial or industrial
developments shall comply with the following standards:
A. Screening
When commercial or industrial structures or uses in a planned commercial or industrial development
abut a residential district or permitted residential buildings in the same development, screening may
be required by the governing bodies.
B. Display of Merchandise
All business, manufacturing and processing shall be conducted, and all merchandise and materials
shall be displayed and stored, within a completely enclosed building or within an open area which is
completely screened from the view of adjacent properties and public rights-of-way, provided,
however, that when an automobile service station or gasoline sales are permitted in a planned
commercial development, gasoline may be sold from pumps outside of a structure.
C. Accessibility
The site shall be accessible from the proposed street network in the vicinity which will be adequate to
carry the anticipated traffic of the proposed development. The streets and driveways on the site of
the proposed development shall be adequate to serve the enterprises located in the proposed
development.
D. Landscaping
Landscaping shall be required to provide screening of objectionable views of uses and the reduction
of noise. High-rise buildings shall be located within the development in such a way as to minimize any
adverse impact on adjoining low-rise buildings.

Approval Criteria
Staff agrees the approval criteria as set out in Section 9.6.9 of the Unified Development Code are being 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:

16
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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.

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.

C. 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.

D. 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.

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

F. 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.

G. 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.

H. 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:
4465 Poplar Avenue

Parcel ID:
057012 00037, 057012 00038, 057012 00045, 057012 00052, and 057012 00043

Area:
+/-30.15 acres

Description:
The subject properties are known as phases 1 through 6 of Oak Court Mall Planned Development (PD 87-313)
and Lot 2 of Gibbons Subdivision, also known as the site of the former Macy’s department store. The site has
previously been used as retail and office space with an associated parking garage. The site has street frontages
on Oak Court Drive, Poplar Avenue, and Southern Avenue. Surrounding land uses are residential and
commercial.

Site Zoning History

On December 18, 1984, the Council of the City of Memphis approved PD 84-356 which allowed a planned
development for property located on the south side of Poplar Avenue between Cherry Road and Grove Park
Road. See pages 36-39 of this report for said resolution.

On May 5, 1987, the Council of the City of Memphis approved PD 87-313 which allowed an amendment to the
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above mentioned planned development. See pages 40-45 of this report for said resolution.

Concept Plan Review and Analysis

The applicant is seeking approval for an amendment of the existing Oak Court Mall Planned Development to
incorporate additional land and allow for a variety of uses including an automotive showroom, neighborhood
arts center, and multi-family uses. While earlier versions of the proposed plans included townhomes in the
western 3-acre parcel, revised plans indicate the existing landscaped berm and buffer to be maintained.

First Tennessee Bank (Parcel ID 057012 00036) and Dillard’s (Parcel ID 057012 00045) are not to be included in
this amendment, thus, if approved, a re-recording of the original Oak Court Mall Planned Development (PD 87-
313) will be required to distinguish the two parcels from the parcels that are included in this amendment.

A notable adjustment from the original Oak Court Mall PD are the adjustments to height regulations. The
amendment permits that building heights 700 feet away from the west property line may be up to 180 feet.
Within 300 to 700 feet of the west property line, heights may not exceed 100 feet. The below graphicillustrates
the range that these conditions refer to, with the red highlight representing the range in which the height
maximum is 100 feet, and the orange representing the range in which the height maximum is 180 feet.

East Memphis hosts three of Memphis’s tallest buildings, including the 22-story, 274-foot I-Bank Tower and the
34-story 365-foot Clark Tower located about 1 % miles east of the subject property on Poplar Avenue. The
amended conditions are of comparable stature to these structures, and the location restrictions prohibit the
proximity of taller building to the adjacent neighborhood on the west.

The project will not have a substantial or undue adverse effect upon adjacent property, the character of the
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neighborhood, traffic conditions, parking, utility facilities and other matters affecting the public health, safety,

and general welfare.
RECOMMENDATION

Staff recommends approval with revisions to the outline plan conditions.

Outline Plan Conditions — Revisions

Proposed language is indicated in bold, underline; deletions are indicated in beld-strikethrough
I. Uses Permitted

road-shall-be-restricted-to-office-and-financial-uses. Any use permitted by right in the

Commercial Mixed Use — 3 (CMU-3) District. The following additional uses are also permitted

by right:
1. Multi-Family in the forms of Large Home, Stacked Townhouse and Apartment.
2. Personal Care Home for the Elderly
4. Neighborhood Arts Center
5. Off-Site Parking for Places of Worship
6. Convention Center
7. Hotel
8. Retail Sales — Outdoor
9. Automotive Sales/Showroom and associated service, including vehicle charging
10. Used goods, secondhand sales
11. Veterinary clinic, and associated uses

B. Fheremainingportion-allusespermittedinthe-C-P-Districtexcept: The following uses are
prohibited:

1.

Adult entertainment establishments

2 A bil . o, .

Gasoline sales

Pawn shop

Free standing Vehicle wash

Sales or Service of Tractor Trailers and Heavy Trucks
Sales of Manufactured Housing

Palmist, Physic or Medium

Smoke/Vape Shop

. Payday Loan and Flexible Loan Plan Establishments
. Off Premise Advertising Signs

. Youth Hostel

. Bed and Breakfast, Short Term Rental

. Blood Plasma Donation Center

19
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Bulk Regulations
A. Setbacks shall be consistent with those shown on the concept plan(s) or with the CMU-3

District regulations. Maximum-0f306-000-square-feet-ofretail-flo
B.
C.
D.
E. Minimum distance between the west curb of the north/south roadway and the west property

line-100 feet.
F. Maximum building heights:
1. Building heights shall not exceed 100’ between 300’ and 700’ as measured from the

westernmost property line adjoining the Village neighborhood.
2. Building heights shall not exceed 180’ beyond 700’ from the westernmost property
line adjoining the Village neighborhood.
Circulation, Access, and Parking

A. The exact location and design of the curb cuts on dedicated streets are subject to the approval
of the City Engineer.

G. All necessary railroad signalizations shall be the applicant’s expense.
H. Parking and loading spaces shall generally be in accordance with the Zening-Ordinanee Unified
Development Code requirements. Shared parking is hereby permitted for all uses and areas

within this planned development.
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Drainage

Landscaping and Screening
A.

The Landscape plan for the area west of the north/south roadway shall be recorded with the
outline plan. Detailed Landscaping shall be provided on the Final Plats for each Phase.
The amount of landscaping and screening shown on the “site plan showing earthen berms and

conceptual screening” shall be recorded with the outline plan.
Light standards west of the north/south roadway shall be a maximum of 10 feet in height.
Other light standards shall not exceed 25 feet in height.

D. There shall be constructed, between the west line of the north/south roadway and the west
line of the property, from the south line of the property to the extension of the north line of
Lot 2, Barboro Subdivision, earthen berms of the average height of 6 feet. These berms shall be
in addition to the landscaping provided herein. The berms and area described herein shall be
maintained by the owners of the property.

Signage

A. Signage shall be in conformance with regulations established for Mixed Use Districts as
defined in UDC Section 4.9.7D. One ground mounted detached sign-not exceeding 100 square

cet in area and setback a minimum o Y- hall be permi ed-along the Poplar Avenue

frontage,and one along the Southern Avenue frontage. (8-SEE SHEET 3 OF 3 FOR REVISED
SIGNAGENOTEVIA)

B. All signage details shall be illustrated on the final plan. One-detached sighforeach-ofthe

C.

The Land Use Control Board may modify the bulk, access, parking, landscaping, and sign

requirements if equivalent alternatives are presented. may-make modifications to Condition Il

ificati i . . lificati

Any expansion of this Planned Development is permitted for adjacent parcels subject to Land Use
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Control Board approval as a Major Modification.

Xl A final plan shall be filed within ten (10) years of the date of approval of the Outline Plan by the
Legislative Body. The Land Use Control Board may grant extensions at the request of the
applicant.

Xll.  Any final plan shall include the following:

A. The outline plan conditions.
B. The exact location and dimensions, including lots, buildable areas, pedestrian and utility
easements, service drives, parking areas, trash receptacles, buildings, loading facilities, and

required landscaping and screening areas.

The location and ownership, whether public or private, of any easement.
The location and dimensions of building footprints, parking lots, private drives, building
elevations, and landscaping and screening.

> o

E. A lighting plan detailing the location, height, style, direction, etc. of all outdoor lighting and a
photometric plan shall be submitted for administrative review and approval by the Division

of Planning and Development.
F. A standard improvement contract as defined by Section 5.5.5 of the UDC for any heeded
public improvements.

G. A statement conveying all common facilities and areas, including private drives, common
open space and recreation areas, sanitary and storm sewers, or other drainage facilities, and
other public facilities dedicated to a property owner’s association or other entity, for

ownership and maintenance purposes.

H. The 100-year flood elevation.
I. 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.
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DEPARTMENTAL COMMENTS

The following comments were provided by agencies to which this application was referred:

City Engineer: See below.
City Fire Division: See below.
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 below.
Office of Comprehensive Planning: See below.
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CASE 2: PD 2025-006
NAME: 4465 Poplar Avenue; 057012 00052; OAK COURT PD AMENDED
Basin/Lot/CD: 11.971AC/ Black Bayou, 5-C/ 5

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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8. Will require engineering ASPR.

Drainage:

10. A grading and drainage plan for the site shall be submitted to the City Engineer for review and approval

11.

12.

13.

14.

15.

prior to recording of the final plat.

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.

Drainage data for assessment of on-site detention requirements shall be submitted to the City Engineer.

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

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

This project must be evaluated by the Tennessee Department of Environment and Conservation regarding
their jurisdiction over the watercourses on site, in accordance with the Water Quality Control Act of 1977
as amended (TCA 69-3-101 et seq.).

General Notes:

16.

17.

18.

19.

20.

Development is greater than 1 acre and is located within a sensitive drainage basin.

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

All connections to the sewer shall be at manholes only.
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.

Required landscaping shall not be placed on sewer or drainage easements.

25



Staff Report July 10, 2025
PD 2025-006 Page 26

DIVISION OF FIRE SERVICES <* FIRE PREVENTION BUREAU
2668 Avery Avenue - Memphis - Tennessee - 38112
(901) 636-5401 Fax (901) 320-5425

Case Number: PD 2025-006

Date Reviewed: 7/3/25

Reviewed by: J. Stinson

Address or Site Reference: 4465 Poplar

All design and construction shall comply with the 2021 edition of the International Fire Code (as locally
amended) and referenced standards.

Fire apparatus access shall comply with section 503.

Where security gates are installed that affect required fire apparatus access roads, they shall comply with
section 503.6 (as amended).

Fire protection water supplies (including fire hydrants) shall comply with section 507.

Where fire apparatus access roads or a water supply for fire protection are required to be installed, such
protection shall be installed and made serviceable prior to and during the time of construction except when
approved alternate methods of protection are provided.

IFC 510 In-building two-way emergency responder communication coverage shall be provided in all new and
existing buildings. Buildings and structures that cannot support the required level of coverage shall be
equipped with systems and components to enhance signals and achieve the required level of
communication coverage.

A detailed plans review will be conducted by the Memphis Fire Prevention Bureau upon receipt of complete

construction documents. Plans shall be submitted to the Shelby County Office of Code Enforcement.
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MEMPHIS AND gg= DIVISION OF PLANNING
SHELBY COUNTY Il AND DEVELOPMENT

Robin Richardson

Planner I

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

MEMORANDUM

To: Chloe Christion, Planner |

From: Robin Richardson, Planner Il

Date: June 2, 2025

Subject: OSR Comments on PD 2025-006: UNIVERSITY

General Comments & Analysis:
Located in Zone 1 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.

The applicant is seeking an amended planned development that would allow for the redevelopment of Oak Court Mall.
The proposed plan as submitted will increase the number of types of uses for the site.

Either of the site plans for the site will increase the amount of pervious surfaces, and both site plans will also increase
the amount of tree canopy in the area, particularly along Poplar Avenue.

Consistent with the Mid-South Regional Resilience Master Plan best practices: Yes

This application is generally consistent with the Mid-South Regional Resilience Master Plan. This site is located in Zone
1, where development is encouraged in Section 4.1 - Resilient Sites due to low risk and low environmental conflict.
The proposed development is consistent with Section 4.2 - Smart Growth, as the redesign of the site promotes
walkability and adds mixed-use density in an area that could benefit from increased activity. Additionally, the increase
in pervious surfaces on the parcel would generally be consistent with the principles of Section 2.3 - Low-Impact
Development (though the landscaping as currently proposed does not qualify as Low-Impact Development).

Consistent with the Memphis Area Climate Action Plan best practices: Yes

By increasing the number of trees on the site, the plan is consistent with Priority Action E.7 - Nurture and Expand the
Urban Tree Canopy.
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Recommendations: Staff recommends adding a condition requiring the installation of electrical vehicle charging
stations, or the installation of electrical wiring necessary to support the future installation of electric vehicle charging
stations:
1. Atleast 5 percent of parking spaces should either have EV charging stations installed or have the electrical
wiring necessary to support the future installation of electric vehicle charging stations.
2. All work must be completed according to all applicable building and electrical codes.
3. Parking facilities shall be designed so that at least one of the EV-ready spaces is handicap accessible. When
infrastructure is installed on the space, the charging station hardware must be handicap accessible.
4. When calculating the number of required spaces, any fraction of a required parking space shall be rounded
up to the nearest whole number.

Some other elements that could be added to enhance the sustainability and resilience of the site include:

e Incorporate Low-Impact Development (LID) techniques whenever possible in the landscaping of the site. LID
uses natural solutions to help address stormwater runoff and other hydrological issues. Some elements that
could be beneficial for the site include rain gardens, linear bioretention, or permeable pavement, though
other LID techniques would also be welcomed. More information about LID can be found in the Mid-South
Regional Resilience Master Plan in Section 2.3 - Low-Impact Development.

e Install either green roofs or cool roofs for some of the larger buildings in the proposed development. Both
options will help increase the energy efficiency of the buildings and will decrease the heat experienced on
the site. For more information about green and cool roofs, please refer to the Mid-South Regional Resilience
Master Plan, Section 3.4 - Roof Design.
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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: PD 2025-006: University

Site Address/Location: 4465 Poplar Ave.

Overlay District/Historic District/Flood Zone: It is not located in the Overlay District, Historic District or Flood
Zone.

Future Land Use Designation: Anchor Neighborhood-Mix of Building Types (AN-M), and Anchor Neighborhood
Main Street (A-NMS)

Street Type: Boulevard & Parkway

The applicant is seeking approval for a Planned Development to update the original outline plan conditions and
to include additional residential and commercial uses.

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

Anchor Neighborhood-Mix of Building Types (AN-M) are walkable

neighborhoods within a 5 — 10-minute walk of a Community Anchor. These
neighborhoods are made up of a mix of single-unit and multi-unit

housing. Graphic portrayal of AN-M is to the right.

Anchor Neighborhood Main Street (A-NMS) are walkable, mixed-use
centers comprised of house-scale buildings, some of which may be
attached, lining two facing blocks, sometimes extending for several
adjacent blocks. Graphic portrayal of A-NMS is to the right.

“AN-M” & “A-NMS” Form & Location Characteristics

NURTURE/SUSTAIN - Primarily detached, single-family residences. Attached single-family, duplexes, triplexes
and quadplexes permitted on parcels within 100 feet of an anchor and at intersections where the presence of
such housing type currently exists; Other housing and commercial types along avenues, boulevards and
parkways as identified in the Street Types Map where same types exist on two or more adjacent parcels. Height:
1-3 stories. Scale: house-scale.

“AN-M" & “A-NMS” Zoning Notes

AN-M is compatible with the following zone districts: RU-2, RU-3, RU-4, R-SD, R-R, MDR, and CMU-1 when
located along avenues, boulevards, and parkways as identified in the Street Types Map, in accordance with
Form and characteristics listed above.

A-NMS is compatible with the following zone districts: MU, NC, CMU-1, CMU-2 with frontage requirements
(MO District) in accordance with Form and characteristics listed above.

Existing, Adjacent Land Use and Zoning

Existing Land Use and Zoning: Commercial, Office, and Vacant; R-10 and CMU-3

Adjacent Land Use and Zoning: Commercial, Office, Vacant and Residential; R-10, CMU-3, RU-3, and R-15
Overall Compatibility: The requested use is compatible with the land use description and intent, form and
location characteristics, zoning notes, and the existing and adjacent land use and zoning, as the proposed
Planned Development aims to update the original outline plan conditions and include additional residential and
commercial uses.

3. Degree of Change Map
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Red polygon denotes the proposed site in Degree of Change area. The Degree of Change is Sustain.
4. Degree of Change Description

Sustain areas rely on limited public support and private resources to maintain the existing pattern of a place.
5. Objectives/Actions Consistent with Goal 1, Complete, Cohesive, Communities

This Planned Development supports Goal 1.1: Focus future growth and density in and around Community and
Citywide Anchors, and aligns with several related actions, including:
1.1.1: Ensuring that zoning designations within anchors and anchor neighborhoods support, maintain,
and encourage walkable, mixed-use infill development;
1.1.12: Supporting the creation of new public spaces within and around anchors and anchor
neighborhoods;
1.1.29: Encouraging higher-density commercial and residential development in anchors supported by
high-frequency transit; and,
1.1.31: Increasing infill and redevelopment that co-locate residential, employment, and retail uses to
maximize transit access and active transportation.
This Planned Development also supports Goal 1.5: Strengthen neighborhood commercial districts, and aligns
with the following actions:
1.5.1: Focus residential infill efforts in anchor neighborhoods to support anchors and neighborhood
commercial districts with appropriate population density;
1.5.6: Support the redevelopment and intensification of underutilized commercial properties within
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Community Anchors; and,
1.5.9: Improve walkability and multimodal access within and around Community and Citywide Anchors
to promote local economies and connect neighborhood residents with local businesses.

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

One of the top district priorities in University District is Revitalize existing distressed commercial centers, which
aligns with this Planned Development request. Regarding the community engagement workshop held in the
University District on October 22, 2024, the community supported this priority and expressed a desire to
provide incentives for the revitalization of distressed commercial centers through targeted investment and
strategic development. This Planned Development at Oak Court Mall represents one such revitalization effort.
Consistency Analysis Summary
The applicant is seeking approval for a Planned Development to update the original outline plan conditions and
to include additional residential and commercial uses.
The requested use is compatible with the land use description and intent, form and location characteristics,
zoning notes, and the existing and adjacent land use and zoning, as the proposed Planned Development aims to
update the original outline plan conditions and include additional residential and commercial uses.
Sustain areas rely on limited public support and private resources to maintain the existing pattern of a place.
This Planned Development supports Goal 1.1: Focus future growth and density in and around Community and
Citywide Anchors, and aligns with several related actions, including:
1.1.1: Ensuring that zoning designations within anchors and anchor neighborhoods support, maintain,
and encourage walkable, mixed-use infill development;
1.1.12: Supporting the creation of new public spaces within and around anchors and anchor
neighborhoods;
1.1.29: Encouraging higher-density commercial and residential development in anchors supported by
high-frequency transit; and,
1.1.31: Increasing infill and redevelopment that co-locate residential, employment, and retail uses to
maximize transit access and active transportation.
This Planned Development also supports Goal 1.5: Strengthen neighborhood commercial districts, and aligns
with the following actions:
1.5.1: Focus residential infill efforts in anchor neighborhoods to support anchors and neighborhood
commercial districts with appropriate population density;
1.5.6: Support the redevelopment and intensification of underutilized commercial properties within
Community Anchors; and,
1.5.9: Improve walkability and multimodal access within and around Community and Citywide Anchors
to promote local economies and connect neighborhood residents with local businesses.
One of the top district priorities in University District is Revitalize existing distressed commercial centers, which
aligns with this Planned Development request. Regarding the community engagement workshop held in the
University District on October 22, 2024, the community supported this priority and expressed a desire to
provide incentives for the revitalization of distressed commercial centers through targeted investment and
strategic development. This Planned Development at Oak Court Mall represents one such revitalization effort.
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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SIGN AFFIDAVIT
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PD 84-356 APPROVED RESOLUTION
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P.D. 34-336

Page 2

OUTLINE PLAN CONDITIONS

I, Circulation, Access and Parking

.

-ui‘

H.

The exact location and design of curb cuts on dedicated streets are subject
to the approval of the City.

The applicant shall dedicate an easement along the south line of Poplar Avenue
so that there will be provided a street width of Poplar Avenue forty-six (b6}
fest from the center line of Poplar Avenue and improved with curb, gutter

and sidewalks, the obligation for the improvements conditioned on the improve-
ment by the City of Memphis of the north side of Poplar Avenue within five
years of the approval of this P.Du and if no improvement is made by the City
of Memphis within this five year term, the obligation to improve the easement
granted shall be terminated.

The northfsouth roadway shall be dedicated and fmproved with a 68
foot right-of-way exclusive of the median width,

Mo additional curb cuts other than the two shown on the outline plan
shall be permitted on Poplar Avenue. .

Ne obstructions shall be constructed to prevent access between the

proposed development and Goldsmith's Oak Court unless approved by
the Office of Planning and Development.

DROPPED

A11 necessary railroad s‘lgﬁl'lizatinn: shall be at the applicant's
gxpense.

Parking and locading spaces shall Be in accordance with the Zoning
Ordinance reguirements.

IV. Drainage

A

Drainage east of the north/south readway shall be routed along the east
side of the roadway or within the roadway toward Southern Avenue.

Drainage plans shall be submitted to the Division of Public Works for
review, and improvements shall be in accordance with the Subdivision
Regulations.

¥. Landscaping and Screesning

A.

Tha landscape plan for the area west of the north/south roadway shall
be recorded with the outline plan.

The amount of landscaping and sereening shown on the "site plan showing
earthen berms and conceptual screening” shall be recorded with the outline plan,

Light standards west of the north/south roadway shall be a maximum of

10 feet in height. Other 1ight standards shall not exceed 25 feet in
height.
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P.0. B4-356
PAGE 3
OUTLINE PLAN CONDITIONS

Landscaping and Screening ({(con't)

B. A minfmum 15 foot wide landscape strip (Plate F) or an equivalent
approved by the Office of Planning and Development shall be provided
along all dedicated street frontages.

E. There shall be constructed, between the west line of the north/south
roadway and the west line of the property, from the south line af the
property to the extension of the north line af Lot 2, Barboro Subdivision,
earthen berms of the average height of & feet. These berms shall be in
additien to the landscaping provided herein. The berms and area described
herein shall be maintained by the owners of the property.

Signage

¥
A. One ground mounted detached sign not exceeding 100 sguare feet in area
and setback a minimum of 15 feet shall be permitted along the Foplar
Avenue frontage, and one along the Southern Avenue frontage.

B. One detached sign for each of the free standing buildings located near
Poplar Avenue shall be permitted. Each sian shall not exceed 35 square
fast in area and shall be in accordance with otehr 0-G District sign
regulations.

€. HNo other detached signage shall be permitted. Attached signage shall
be permitted in accordance with the C-P District regulations.

Land Use Control Board may make modifications to Condition Il through VI

but may not increase the maximum quantities approved. The Board may require
notification to adjacent property owners prior to approving any modifi-
cations.

In addition to the cutline plan conditions, any final plan shall include:
A. Standard subdivision contract;

B. The location and dimensions of any building, trash pad, light standards,
parking areas, drives, pedestrian ways, and type and locaticn of
landscape and scresning;

€. A statement conveying a1l common elements including private drives,
common Gepn space and recreation areas, sanitary and storm sewers, or
other drainage facilities, and other public facilities not dedicated,
to a property or homeowner's association for the purpose of maintaining
such common elements.
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PD 87-313 APPROVED RESOLUTION

\5

RESOLUTION

WHEREAS, Section 14 of Memphis and Shelby County Zoning
Ordinance-Regulations, a section of Joint Ordinance-Resoluticn
No. 3064, dated October 7, 198D, aufhnrizks the Council of the
City of Memphis to grant a plannsd develepment, and amendments
thereto, for certain stated puarposes in the varieus zoning
districts; and,

WHEREAS, application has been made for an amendement te a
planned development for property located at 4411 Poplar Avenue:
and,

WHERERS, the Cffice of Planning and Development has received
and reviewed the application in accordance with procedures,
cbjectives and standards for planned developments as set forth in
Section 14 with regard to the proposed developments impacts upon
surrounding properties, availability of public facilities, both
external and internal circulation, land use compatability, and
that the design and amenities are consistent with the poblic
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
April &, 1987, and said Board roported its recommendation to the
City Council regarding the objectives, standards and criteria,
and the effect of granting the amendment to the planned
development wupon the character of the neighborhood and other
matters pertaining to the public safety and general welfare; and,

WHEREAS, the Council of the City of Memphis has reyiewed
the recommendation of the Land Use Control Board, the repert and
recommendation of the Dffice of Planning and Development; and,

WHEREAS, +the Council of the City of Memphis has held a
public hearing on the planned development and has determined that
the amendment to the planned development meets the objectives,
standards and criteria for a planned development, and said

development i= consistent with the public interest.
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NOW, THEREFURE, BE IT RESOLVED by the Council of the city of
Memphis that amendment +to the planned development is hereby
granted in accordance with the amended oputline plan incorporated
in the application, and subject ko the attached conditions.

EE IT FURTHER RESOLVED that the requirements of said
aforementioned section of the Zoming Ordinance-Regulations shall
be deemed teo have been complied with: that the amendsd outlipe
plan shall bind the applicant, owner, mortgagee, if any, and the
legislative body with respect to the contents of said plan; and
the applicant and/or owner may £ile a final plan of development in
accordance with said amended outline plan and the provisions of

Section 14 of the Zening Ordinance-Regulations.

co: Code Enforcement
City Eagineer
Office of Planning and Develapment Case No.PPBT-313

(Condikions Pmeriped

| hereby certify that the forepoing is a true copy
and :h;c“ument wae adopted, apprwed Itl]l' the
Council of the City of Memphis i reguic

session an
i MAY 5 -

Deputy Comptroller
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P.D. B7-313
OUTLINE PTAN CONDITIONS

L-U'CQBi‘
1.

July 10, 2025
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Uses Permittead

A,

"R

B.

i i et/ month Soud s1A13 be remeelosed 0 mepie o e
memm-aummﬁwmmbrmw:
l.  Adult entertairment establishments

f. Artomobile service station

1. Gaesline Sales

4, Pawn shop

$« Used goods, second hand sales

6. Tehicla wash

7. Veterinary clinic

Fegulaticons

Maximm of 306,000 square feet of retail floor area and related
comercial nses,

mﬁl!i,nmmmtﬂnfﬂmﬂmmmm“m

includings:

1. nrwrjnnnfﬂ,!ﬂunqummtafﬂnwamﬁxﬂ-&eewm
hﬂﬂnglmbﬂmtcfthmthfmthm, and

2. Amad-mnfﬁ,sﬂﬂmhltuftmﬂrmmrﬂafrmatmﬂbq
building lngatadaantnfﬂ:mrthfmﬂlrm&wudjmtmmpla:
Averne,

A maximm of 27,000 square Seet of additional floor area is permitted
mrniﬁurcfﬂmarmtnﬂﬂmmnmﬂhmbulnmmmtofﬂm
north-south parkeay.

Mot {rmomn. ﬂmmmturﬂnmrm-mthrmhdﬂ;suu.

mummmhmm“mﬂfﬂunmﬂﬁmmw
the west property line - 100 feet.
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CUTLINE
L.U.C.B.

Page 2

IT.

GI
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PLAN CONDITTONS

Maximm building heights:

L. Mstnrluplu:hﬂdztmuyfnrmlmm,m
Btnm.waluumfﬂ:m:qelmtl-watufmrmfmthrm&q-.

2. One story plus height necessary for mechanical systems, and
mﬂmmmﬂw-mummmmm.

3 mmmulhuiﬁntmmﬁ:rmmmW,mﬂ
walmmmm-mmghﬂldﬁmr

Hﬂ:ﬂmhﬂlﬂiﬂ;mtbachuﬂamanthemﬂimplmlmm
mmmm&mmmmm-an feat,

Clreulation, Access and Parking

A.

B,

C.

D'

F.
Ge

ﬂmmlmﬂmaﬂduignofw:bmmmmmmm
ntjuctmmwmlofthﬁ.ty.

mwmmmmemtmgﬂum1motmu
Mmmﬂntﬂnrewﬂlhepcm&damtviﬂthu!mpmm&me
forty-aix (46) mmmmmwmmmw
ﬂmm.mm-m.mmﬂmmm ts
mrditiﬂﬁmﬂnimmby&nmtyqu-nfﬂﬁm:m
of Poplar Averue within five years of the approval of this P.D.; and if
mmprmtismtyﬂuﬂtyofwnwiﬂﬁnmh five year
tmm&mmtﬂimrmﬂuthrMMlbe

Mmmmmmmummmmmadwthasafmt
right-of-way exclusive of the median width,

mmﬂtmmmmmmmﬂmmﬂummm
ghall be permitted on Foplar Avemue,

mmmmmmmmmm
mmmmtmmmm&'nmmm-mluuwwm
foimnfplmnjngaﬂmmﬂnpmt.

DHPFED

All necessary railroad signalizations shall be the applicant's SXpense.

Puﬁmmluudﬁgmmdﬂlhinmdmﬂﬁﬂmﬁminq
Crdinance requirements,
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A. mwmdﬂnmnwmth:m&armﬂlbemmdmtmm
mamrmuﬁﬂuﬂewmmm.

to the Division of Public Works for
review, mdlmnmnﬂuuhemwwiﬂ:ﬂtﬁtdivium
Fequlations.

A. mmﬂmaplmmrﬂnammofﬂumr&ufmmmmm
recorded with the outline plan.

B. The amount of unﬁcapdmardnmdagﬂmmtta'nitapmm
mmmmmmmmﬂnﬂﬁmﬂm
WLU.EHFIH‘I-

£y ﬂdﬂtﬂmﬂardlmtufﬂumﬂwmthrmdfwuhﬂlbeamhmoflu
feet in hedght. Dﬂll:ﬁgh‘tstaﬂmﬂﬂp!ﬂlmtmdﬁfﬂtm
hedght .

D. A minimm 185 foot wide landscaping strip (Flate F) or an equivalent
memmdrmﬁmﬂmwdﬂlmmma
along all dedicated street frontages.

E. Mﬂﬂﬂ]lh&mmtnﬁbﬁﬂ,hahmhﬂﬂmstlhan!ﬂ!mrﬂﬂmth
rnﬂuymﬂemtﬁmufmm.&mﬂrmlhmofm
mﬂtmﬂmlafﬂnmrthlineufmtz,mm
mmiﬂ-im,mﬂmhemnfﬂnmqammximt. These bemms
nmllhlinnlditimtnthnlmﬂamphqprdeaﬂmin. The berms and
mmmmmwwthemaﬁmm‘

VI. Signage

meqmmdmtaideu:hﬂsignmtnmdln:mﬂmhetinm
and setback a minimen of 15 femt shall be permitted along the Poplar
Awverme frontage, and cne along the Southern Awemue frontage.

B, (ne detached sign for sach of the free standing buildings located near
mplummllhepmﬁm Each sign shall not exceed 13 square
ﬁatinmamﬂslnllbejnmmwhhuﬂuﬂ-ﬂmmiﬁai@

C. Ho other detached signage shall be permitted. Attached signage shall be
pnﬁ.tbudinmdmwithttuﬂ—?piatrictrqul&tima.
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P.D. B7-313
OUILINE FLAN OOMDITIONS
LIUIclBh

Page 4

VII. Land Use Contrel mwmﬂﬂmmnmmmmnﬁmw
may rot increase the madmm quantitiss approved. mmnpdmra;uimmt
nutlﬂcuﬂmtnadjmtpmpertyump:hrtnwmdngm
mlﬂmm..I

VIII. mmﬁmmmmmm-,mmmummm=
A.  Standard subdivision comtract;

B. The lecstion and dimensions of any y trash s 1d
parking areas, drives, pedestrian mu% type mpmlmttmgﬁ ::mdud' :
screening;

landecape and
Cs nmmmmmmwgmmmmwa,
oOMmMen open ard mecreation areas, sanitary and storm sewers, or
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APPLICATION
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OWNER AFFIDAVIT
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LETTER OF INTENT
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Page 2
2023

After years of hardship and declining values, Oak Court Mall was purchased in foreclosure February
2023 for 518.3 million, transferring ownership to the Wilmington Trust National Association. Oak Court
Partners, LLC, a group of Memphis Investors, bought the subject property in Decembear 2023 for $18.3
million.

2024-2025

The applicant spent months assembling the right development team, performing extensive due
diligence efforts, coordinating with surrounding neighborhoods and preparing the best

possible development scenarios. We are confident that providing additional entitlements to this
property will be a game changer for Memphis. The purpose of this Planned Development Amendment
application is to:

* |nclude the acreage known as the Macy’'s parcel into the Planned Development. The Macy's
parcel is currently zoned CMU-3.

+ Ilpdate the Qutline Plan conditions to better conform to the currently approved Unified
Development Code (UDC).

* Affirm additional uses to create a truly Mixed -Use property.

The Plan

Although it is the plan to keep the existing multi-story office building at 530 Oak Court Drive, the
remaining buildings will be demolished in phases, potentially starting later this year with the Macy's
building.

The attached Outline Plan includes two potential development scenarios to provide possibilities of
how the property could develop. These scenarios include main street-style buildings for wvarious
retail and service commercial, potential hotel sites and residential opportunities. Structured parking
and surface parking will accommodate each potential development scenario.

Because Memphis is unique and the ownership group is local, we did not want to present
images of other developments in other places. Rather, we have included ‘Sprit Imagery’ to convey the
spirit or essence created by the best mixture of uses, the best architecture and the best open spaces.

Approval Criteria

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:

From the day Oak Court partners, LLC purchased the property, security measures ond
safeguards were put into place to control the crime and negative impacts of a mostly
vacant property on surrounding neighborhoods. When redeveloped, the project will be a
self-sustaining, contributing property once again and blend with the character of the surrounding
neighborhoods.
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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:

Even though there will be two properties that will not be a part of the Application, we have worked
tirelessly to coordinate and protect those properties. Additionally, surrounding properties outside of
the boundary will not be negatively impacted by this application. Previous neighborhood meetings
indicated our proposal will be well received and highly anticipated.

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:

Due diligence has revealed the property is adequately served by all public facilities.

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

Due diligence has revealed no significant features exist on the property.

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

Particular attention has been paid to the mixture of uses requested by the applicant and this project
will comply with additional use standards set forth by the UDC.

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:

A clear message from Memphis 3.0 is to build up, not out. located within the University District,
the Future Land Use Plan designates the site as Anchor - Neighborhood Mix of Buildings and
Anchor — Neighborhood Main Street. The proposed Plan Scenarios do exactly what is to be expected
by Memphis 3.0 by being walkable, providing multi story buildings and a self-sustaining variety of uses.

As always, thank you for your time and consideration in this matter. Please do not hesitate to call with
any questions and/or comments.

Sincerely,

SOLOMITO LAND PLANNING

Lrende

Brenda Solomito Basar
Land Planner
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LETTERS RECEIVED

Seven (7) letters of support, two (2) letters of comment, and thirty-seven (37) letters of opposition were
received at the time of completion of this report and have subsequently been attached.
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5/19/25, 4:53 PM Mail - Christion, Chloe - Outlook

s Outlook

Amending the PUD for Oak Court

From McNeal McDonnell <McNeal@sugarservicesllc.com>

Date Mon 5/19/2025 4:43 PM

To  Christion, Chloe <Chloe.Christion@memphistn.gov>

Cc Josh Poag <jpoag@poagdevelopmentgroup.com>; skern@krndev.com <skern@krndev.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.

Dear Ms. Christion:

| am writing in support of Oak Court Partners, LLC proposed amendment to the
PUD at Oak Court. Poag Development is leading our partnership and has an
impressive history of reimaging commercial properties including Saddle Creek in
Germantown.

As | understand it, part of the plan includes allowing for townhomes on the vacant
three acres south of the First Horizon building. Although having a buffer of vacant
land between Oak Court Mall and The Village neighborhood may have seemed
like a good idea 40 years ago, the lack of structure between the mall and the
Village led to a criminal element spilling into the residential areas nearby. | know
this to be true because | lived at 479 Cherry Road from 2007 through 2023.

As an investor, of course | hope the partnership makes money, but | joined the
partnership because | want to see the area flourish. Josh Poad and his team are
sure to make this happen.

| hope you will support Oak Court Partners proposal for amending the PUD which
is scheduled to come before the Land Use Control Board at its meeting on June

12t
Sincerely,

McNeal McDonnell
901-626-2096

https://outlook.office365.com/mail/inbox/id/AAQKADM3YmYxNzI4LWY 1NjUtNDImNy1hYWE1LTZjNjAzMWRKYzBmOQAQAGGrrzRUQOD5p%2FDiFc...



5/20/25, 9:14 AM Mail - Christion, Chloe - Outlook

[5 Outlook

Oak Court Mall Redevelopment Support

From John Planchon <john.planchon1@gmail.com>

Date Mon 5/19/2025 5:05 PM

To  Christion, Chloe <Chloe.Christion@memphistn.gov>
Cc Jade Opper <jade.opper@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.
Dear Chloe Christion,

| am writing to support the proposed redevelopment of Oak Court Mall and the former Macy's
property in East Memphis.

As a nearby resident who lives within walking distance of the site, | see this project as a practical
opportunity to improve a commercial development that has significantly declined in recent years. My
family and | welcome the prospect of a new development that brings valuable services, updated
infrastructure, and more activity to the neighborhood.

A mixed-use development at this location would better use the space and align with the City’s goals
for land use and economic development. It would attract investment, create jobs, and improve
residents' access to goods and services.

| encourage the Division of Planning and Development to support this project. Please do not hesitate
to contact me if | can provide additional input.

Sincerely,
John Planchon

190 E Cherry Cir
Memphis, Tennessee, 38117

https://outlook.office365.com/mail/inbox/id/AAQKADM3YmYxNzI4LWY 1NjUtNDImNy1hYWE1LTZjNjAzZMWRKYzBmOQAQAAG6VEdhuAUJOhgQgHKxm...  1/1



5/22/25, 8:52 AM Mail - Christion, Chloe - Outlook

[5 Outlook

Oak Court Mall Redevelopment

From Brett Grinder <bgrinder@grindertaber.com>
Date Wed 5/21/2025 9:38 AM
To  Christion, Chloe <Chloe.Christion@memphistn.gov>

Cc James Webb <mayfordthree@gmail.com>; Jerry Sanders <jsanders@evanspetree.com>; Alexander, Glynn
<Glynn.Alexander@pnfp.com>; Allison Gilbert <agilbert@harrisshelton.com>; Cathy Wilson
<cmwilson901@gmail.com>; Chad Schaffler <chadschaffler@gmail.com>; Chris Bird <Cbird@dillarddoor.com>;
Wright, Andy <Andy.Wright@pnfp.com>; james or jami webb <webbj3@mac.com>;
mgrinder@alumni.princeton.edu <mgrinder@alumni.princeton.edu>

[I]J 1 attachment (463 KB)
oak court nhood Itr 5-9-25.pdf;

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.

Chloe-

I’'m writing on behalf of a group of neighbors in the Audubon Park neighborhood to voice our vocal
support for the Oak Court Mall redevelopment. We are just south of Audubon Park and fully support the
demolition of the Oak Court Mall and Macy’s properties to make way for new development. Members of
our neighborhood often shop and dine in the Laurelwood area, play golf and tennis at the Audubon and
Leftwich facilities, and walk and commute the perimeter of the park, Cherry Road, Oak Court Drive, and
the surrounding area of Oak Court Mall.

We completely support the modifications to the Planned Development that the developer is seeking to
include Macy’s acreage in the Oak Court Development, provide for townhomes as a buffer along Oak
Court Drive, and updates to the outline conditions int eh planned development to include additional uses
to make this a truly flexible and mixed use property for our area. We are excited about the additional
density, dining and retail options that this will bring to our area and the massive improvement this will be
over what is currently possible with the Oak Court PD.

If you have any questions about our neighbors and our support for the project, please do not hesitate to
contact me or any of our group of neighbors copied on this email.

Sincerely,

Brett Grinder

Managing Principal, LEED AP
Grinder, Taber & Grinder, Inc.
(901) 767.2400 phone

(901) 378.9001 mobile
grindertaber.com web

https://outlook.office365.com/mail/inbox/id/AAQKADM3YmYxNzI4LWY 1NjUtNDImNy1hYWE1LTZjNjAzMWRKkYzBmOQAQANT(fvj2rikGbpe1DkOG7ENI|%...


https://gcc02.safelinks.protection.outlook.com/?url=https%3A%2F%2Flink.edgepilot.com%2Fs%2Fac3767a4%2FeqRPVaSAtEm4V_YvvMtAlQ%3Fu%3Dhttps%3A%2F%2Fgrindertaber.com%2F&data=05%7C02%7Cchloe.christion%40memphistn.gov%7Cde7a5521618c4b8fa8de08dd9875156d%7C416475616537442396a9859e89f8919f%7C0%7C0%7C638834350840034714%7CUnknown%7CTWFpbGZsb3d8eyJFbXB0eU1hcGkiOnRydWUsIlYiOiIwLjAuMDAwMCIsIlAiOiJXaW4zMiIsIkFOIjoiTWFpbCIsIldUIjoyfQ%3D%3D%7C0%7C%7C%7C&sdata=si241sO4FfOOj34FdoKHC1KNmPJS4LCVYkFlkTPBHNM%3D&reserved=0

May 29, 2025

Chloe Christion

Planner I

Land Use & Development Services

Division of Planning and Development

125 N. Main, Ste. 468

Memphis, TN 38103

Via email: chloe.christion@memphistn.gov

RE: Oak Court Mall — PD Amendment
Dear Ms. Christion,

I am writing to share my support of the recently submitted Planned Development Amendment for Oak
Court Mall. As a 6t generation Memphian, | believe that the redevelopment of Oak Court Mall is long
overdue. The existing PD, adopted in 1987, is outdated and no longer addresses current market

conditions or prevailing development trends which favor higher density and a mix of commercial uses.

The property has been in decline for some time and has seen a rise in criminal activity that has spilled
over to adjacent residential and commercial properties. The proposed redevelopment will be a best-in-
class destination in Memphis that will create a safer, more vibrant commercial district. By providing the
framework for an outdoor mixed-use development, the Oak Court Mall property will be transformed
into a 24/7 project that provides retail, dining, office, hotel, and housing options.

Memphis’ own future development plan, dubbed Memphis 3.0, encourages new developments to
“build up and not out” and this PD Amendment for Oak Court Mall achieves that goal in one of the
most robust commercial districts of East Memphis. In addition, quality new housing options are
needed within the city, and the inclusion of townhomes along the west side of Oak Court Drive
provides additional housing options for East Memphis residents that seek to “age in place” in their
community.

The development team has consistently sought neighborhood and stakeholder feedback over the past
7 months as they hosted five (5) informal neighborhood meetings and countless one-on-one meetings.

I hope you will support Oak Court Partners’ proposal for amending the PD which is scheduled to come
before the Land Use Control Board at its June 12t meeting.

Sincerely,

Michael Scarbrough



(® CHRIST CHURCH

May 27, 2025

Chloe Christion

Planner |l

Division of Planning and Development (DPD)
City of Memphis

Dear Chloe,

My name is Paul Lawler, Senior Pastor at Christ Methodist Church, and I'm writing to express
our support of the proposed PD Amendment for Oak Court Mall.

The developer representing Oak Court Partners, LLC met with me and my staff last October to
solicit feedback on what we would like to see happen at the Oak Court Mall site. They met
again with the chair of our building committee in April to share the proposed redevelopment
plan and to answer any questions he had.

Based on the submitted application, we are excited to see how the proposed plan aligns with
our hopes for a revitalized, community-centered space that enhances safety, accessibility, and
neighborhood vibrancy in the city of Memphis.

We appreciate the developer’s willingness to engage with local stakeholders, listen to
concerns, and thoughtfully incorporate that feedback into their vision for the property. We
believe this redevelopment has the potential to be a positive catalyst for the surrounding area
and are encouraged by the direction it is heading.

Senior Pastor, Christ Methodist Church

Christ Church Memphis 4488 Poplar Ave, Memphis TN christchurchmemphis.org



6/5/25, 11:21 AM Mail - Christion, Chloe - Outlook

[5 Outlook

Support for Oak Court Mall Redevelopment

From Debbie Thomas <dthomas4201@hotmail.com>
Date Tue 6/3/2025 1:47 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.

To: Land Use & Development Services
Division of Planning & Development

This note is to send my support to the developers of the Oak Court Mall redevelopment. | am a
neighbor that lives in the Village, 2-3 blocks away. | support the group of developers that includes Josh
Poag; | believe they will develop the area in a way that supports the historic & current character of this
family-oriented East Memphis neighborhood that is important to so many of us.

Thank you,
Deborah Thomas

4201 Central Lane
Memphis, TN. 38117

https://outlook.office365.com/mail/inbox/id/AAQKADM3YmYxNzI4LWY 1NjUtNDImNy1hYWE1LTZjNjAzZMWRkYzBmOQAQALLK4BHtPUIBoOOzuPhN... 7






6/5/25, 11:20 AM Mail - Christion, Chloe - Outlook

[5 Outlook

PD 2025-006

From Coleman Barton <colemanbarton1@gmail.com>
Date Tue 6/3/2025 10:33 AM
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.

Good morning, Ms. Christion. I live in the Wynslow HOA which is west of First Horizon. Our gated
community consists of 6 houses with a single entry/exit off Poplar. During the holidays in particular,
accessing our homes can be challenging. I am concerned with the increase in traffic, we will be
challenged to enter our residence. I believe this concern may be alleviated if we could create an
entrance through the First Horizon property. I am hoping voicing our concerns early in the process
will assist in being proactive and allow time to hopefully address this issue prior to the
implementation. I would be happy to assist in any discussions or planning regarding
options/solutions. I believe the increased traffic flow will become a significant obstacle in accessing
our homes and hope to plan for a solution prior to development.

I appreciate your time and look forward to working with the developers to improve memphis as well
as our community.

Respectfully,

Coleman Barton

447 Wynslow Ct

(901)-378-0200

colemanbarton1@gmail.com

https://outlook.office365.com/mail/inbox/id/AAQKADM3YmYxNzI4LWY 1NjUtNDImNy1hYWE1LTZjNjAzZMWRKYzBmOQAQABswIlkrdZhHpRWLORaug. .. 7
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6/3/25, 10:50 AM Mail - Christion, Chloe - Outlook

ﬁ Outlook

Chloe Christion
From JJ Keras <jjkeras@gmail.com>

Date Tue 6/3/2025 10:13 AM
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.

Concern regarding Oak Court Redevelopment-

1) no cheap apartment buildings (will ruin city even further)
2) nothing over 8-10 stories please.

2) higher end retail, restaurants requested.

Many thanks, JJ Keras

https://outlook.office365.com/mail/inbox/id/AAQKADM3YmYxNzI4LWY 1NjUtINDImNy1hYWE1LTZjNjAzZMWRKYzBmOQAQAIVWRIM1EUdINT40s3LnQv...  1/1



5/19/25, 3:27 PM Mail - Christion, Chloe - Outlook

[5 Outlook

From Jody Brown <jodybrown460@gmail.com>
Date Fri 5/16/2025 5:23 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.

Dear Mrs. Christion(.Pardon this impersonal typing but....)
Lisa and | bought our house on Cherry Rd 45 years ago.Ilt had some real problems-floor
plan,wiring,plumbing ,etc.We have remodeled it 3 times over the years---A little at a time ,we have
brought this house up to the standard of this neighborhood.and now have a wonderful,comfortable,
maybe even a "fine " home.,worthy of Cherry Rd.
We are sure that the developers are fine gentlemen and their New York architects are experienced
with big projects in the midst of neighborhoods...experience told them -

announce the plan very shortly before the LUCB hearing(dirty pool).
There are several problems | can see in the little info | have . It Is VERY ,very vague,, 20Story what and
where,shutting down Oak Court Drive; etc..| did note the three story townhouses that were going
back up to the houses on Cherry---""REALLY"that is a stretch.
Thank you for reading my ramblings..but we are very serious ...
Joel Brown -460 Cherry Rd

https://outlook.office365.com/mail/inbox/id/AAQKADM3YmYxNzI4LWY 1NjUtNDImNy1hYWE1LTZjNjAzZMWRKYzBmOQAQAGAYMK6ZiXRPg%2FDnOL...  1/1



5/20/25, 2:51 PM Mail - Christion, Chloe - Outlook

[5 Outlook

Oak Court Mall Development

From Lewis Williamson <lewiscwilliamson3@gmail.com>
Date Tue 5/20/2025 12:12 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.

Hi Chloe,

I live in the Village on Woodmere Cove and wanted to let you know about some of the concerns | have
regarding the planned Oak Court Mall development. The three main concerns | have are:

1. Removing existing buffer and berm on the West side of Oak Court Drive to build town homes
against property lines of Cherry Road residents.

2. Apartment/Condo building up to 240 feet

3. The option to close and privative Oak Court Drive

I am firmly against these three things and believe they would be detrimental to our neighborhood,
particularly with safety and some of the water drainage and flooding issues it could cause. | am for
development of the Oak Court Mall property but | believe it needs to be done in a responsible manner
and hope you take into consideration the issues outlined above.

Thanks,
Lewis Williamson

https://outlook.office365.com/mail/inbox/id/AAQKADM3YmYxNzI4LWY 1NjUtNDIMNy1hYWE 1LTZjNjAzMWRKYzBmOQAQAOZsOQrp201JkSAbdtS5o0... 11



5/28/25, 10:56 AM Mail - Christion, Chloe - Outlook

[; Outlook

Oak Court Mall Development

From Janet Misner <jfmisner@gmail.com>
Date Wed 5/28/2025 10:11 AM
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.

| am adding an email plea to the written one | mailed to you last Friday to review carefully what the
proposed Oak Court development group is planning.

My greatest concern is for Oak Court Drive to remain as it is and not be privatized. There is no reason
for a private entity to "take over" a public street. This would prevent any future plans on the
developer's side to close the street. The green space berm along the Western side of Oak Court Drive
should remain untouched.

It was my understanding that when Oak Court Mall was built, the developers gave Oak Court Drive and
that berm as a buffer between residential and commercial. It is ridiculous to pack in townhouses on
that small piece of land. It would create all kinds of traffic, noise and drainage issues. | don't know how
covenants can be broken...it seems illegal and is definitely just a land grab for the developers. Memphis
needs green spaces and not more concrete and buildings.

Another great concern is the multi use piece of this development. As you know...Poplar at Grove Park
and Perkins is already pretty maxed out at different times of the day. Adding up to 600 more people
living there is also unrealistic and impossible to accommodate.

| urge the Office of Planning and Development to review with care! We already feel like we are hanging
on by a thread with all the crime and failing infrastructure of MLGW. Adding a shiny new burden to all
of this will not produce a positive outcome for anyone. It will only push more people to leave. Please
consider and take care in what you approve.

Janet Misner
4373 Wynslow Cove

https://outlook.office365.com/mail/id/AAQKADM3YmYxNzI4LWY 1NjUtNDImNy1hYWE1LTZjNjAzMWRKYzBmOQAQABY7gMbE 1nZCsVvXljigo3Q%3D 7









5/28/25, 10:57 AM Mail - Christion, Chloe - Outlook

[; Outlook

Concerning Oak Court Planned Development Amendment - Record Number PD-2025-006,
Modification of PD 87-313 -

From Lisa Snowden <lisapromenade9@gmail.com>
Date Tue 5/27/2025 10:33 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.

Concerning; Record Number PD-2025-006, Modification of PD 87-313 - OAK COURT
PLANNED DEVELOPMENT AMENDMENT - 4465 Poplar Ave Memphis, Tn 38117

Dear Members of the Land Use Control Board

As a long life long resident of the Belle Meade neighborhood | would like to voice my objection to
current Oak Court Planned Development Amendment. The following items are problematic and/or ill
conceived.

Proposed Townhouses:

a) These are described by developers as housing for empty nesters - Height to be 45 feet (roughly 3
stories) - minimal rear and front set backs.

This does not conform to the neighborhood height/setback requirements but more importantly a 3 story
unit is not the preferred housing for intended market or for retirees, or for residents with young children.

b) Also the townhouses would require the removal of the berm and its tree buffer. This berm

was codified by city council in 1987 and was crucial in the acceptance of the original Oak Court Mall. It
serves as an important

noise and privacy buffer for both the residents of Cherry and Poplar.

Proposed 240 foot Building Height
20 story building(s) would be totally out of scale and character to the entire neighborhood.

Inclusion of an Event/Confernece Center Area
Being directly across the street from the Memphis Botanic Garden,Theatre Memphis, and the U of M
Tennis Center, the proposed event /conference center is redundant and unnecessary.

Inclusion of a Car Dealership and Used Clothing Retailer - unwanted and unneeded and out of
character

Required Communication with neighbors and neighborhood input.

https://outlook.office365.com/mail/inbox/id/AAQKADM3YmYxNzI4LWY 1NjUtNDImNy1hYWE1LTZjNjAzZMWRkYzBmOQAQAM6YK8eU%2BPOHrhVEEtx...  1/2



5/28/25, 10:57 AM Mail - Christion, Chloe - Outlook

There was no concerted effort made to include or inform the neighborhood concerning this
Development Amendment. Most neighbors were unaware of the plan until an article appeared in the
Daily Memphian on May 7, 2025.

A well conceived and thoughtful plan could be a positive addition to our neighborhood. But this current
amendment is not that.

| urge you to reject PD-2025-006 - Modification of PD 87-313

Sincerely
Lisa Snowden

set backs nor does it meet the
45 foot Height
Removal of berm and trees

https://outlook.office365.com/mail/inbox/id/AAQKADM3YmYxNzI4LWY 1NjUtNDImNy1hYWE1LTZjNjAzZMWRKkYzBmOQAQAM6YK8eU%2BPOHrhVEEtx...  2/2
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MR. & MRS. ROBERT 1. AYERST, JR.

381 GREENFIELD ROAD * MEMPHIS, TENNESSEE 38117

May 28, 2025

Chloe Christion

Land Use & Development Services, Division of Planning and Development
125 N. Main, Suite 468

Memphis, TN 38103

Subject: Record Number PD-2025-006, Modification of PD 87-313
- OAK COURT PLANNED DEVELOPMENT AMENDMENT
-4465 Poplar Ave Memphis, TN 38117

My wife and I are residents of The Village neighborhood, located at the corner of Poplar Avenue and
Greenfield Road. We will be directly impacted by the proposed redevelopment of Oak Court Mall. While we
support the concept of replacing the current site with a mixed-use project, we would like to formally express
several concerns:

1. We strongly oppose any structure as tall as 240 feet (approximately 20 stories). Such a building would
be dramatically out of scale with the surrounding area, disrupt the visual harmony and beauty of the
neighborhood, and pose a serious intrusion on the privacy of nearby residents.

2. We are concerned about the proposed removal of the berm and buffer along the west side of Oak Court
Drive to construct townhomes. This buffer was part of the original agreement when Oak Court Mall was
built over 30 years ago, and its removal would significantly reduce privacy and increase noise for the
adjacent Cherry Road residents. Disregarding this longstanding commitment undermines trust with the
neighborhood.

3. We are also opposed to any plan that would privatize Oak Court Drive. Turning a major public road into
a private one would divert traffic onto already congested nearby streets such as Perkins and Goodlett.
There is also significant concern that another residential street may need to be opened for emergency
access. Nearby Cherry Road, in particular, is narrow and not equipped to handle increased traffic
volume, which would compromise both safety and neighborhood character.

We respectfully ask that these concerns be taken into consideration as the project moves forward. Thank you for
your attention and for allowing residents to provide input on this important development.

Sincerely,

Thank you.

"ol L

Robert and Lisa Ayerst
The Village Homeowner



5/30/25, 3:44 PM Mail - Christion, Chloe - Outlook

ﬁ Outlook

PD-2025-006, Modification of PD 87-313; Development of Oak Court Mall, 4465 Poplar Ave.

From James Lackie <jdl@riverstreetmgt.com>
Date Fri 5/30/2025 11:30 AM
To  Christion, Chloe <Chloe.Christion@memphistn.gov>

Cc  Margie Lackie <mhlackie@mac.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.

Via U.S Mail & Email (Chloe.Christion@memphistn.gov)

Land Use & Development Services
Division of Planning and Development
Attention: Chloe Christion

125 N. Main, Suite 468

Memphis, TN 38103

Re:  PD-2025-006, Modification of PD 87-313
Development of Oak Court Mall, 4465 Poplar Ave.

Dear Ms. Christion:

We have recently attended a neighborhood meeting regarding the development of the Oak Court Mall.
We are very favorable for the development to occur but would ask that the buffer be maintained on the west
side of Oak Court Drive. It has proven through the years to be a great damper between our neighborhood and
the mall.

The developers are proposing to build a 45-foot group of townhouses directly behind the eastern homes
on Cherry Road, which we believe would be invasive to the neighborhood. Our other major concern involves the
request to build a 240-foot building on the property. While we are not opposed to a building of half that size, we
would strongly request that the building be located as far to the east as possible. The current Plan B would have
the building constructed adjacent to Oak Court Drive, which again would be detrimental to the neighborhood.

We applaud the efforts of the developers to make the new Oak Court Mall a very vibrant addition to this
central location of Memphis. However, maintaining the integrity of The Village and those of us located south of
Poplar between the railroad tracks is of vital importance.

Thank you for your consideration.

Sincerely,

James D. and Margaret H. Lackie
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Second Email Regarding Concerns About Oak Court Mall Redevelopment

From Erica Marchbanks <eemarchbanks@gmail.com>
Date Tue 6/3/2025 12:50 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.

Hi Chloe,

I’'m sure you are busy and are getting sick of hearing from me. It’s just impossible not to speak out against
injustice in the community. Of course, my family, my neighbors, and | are concerned about the potential high-
rise building(s) and lack of specifics on the development plans. However, | want to take one more opportunity
today to implore that you understand how important it is for the buffer and berm to the west side of Oak
Court Drive not to be removed and for the possibility of it’s removal and replacement by building anything,
townhomes or otherwise, in that space to be removed from the plans.

Again, I’'m sure you’re busy with important work, but please take a moment to think of a place that you
love, a place that fills your whole heart with memories of those closest to you and with hope for a beautiful
future with those loved ones. Perhaps, your special place is also a parent or grandparent’s home. Maybe, it’s a
park, art gallery, or college campus. It’s a place to gather, to laugh, to dream big dreams for the community
you hold dear, and you plan on returning to this place as often as possible, enjoying it with friends and family,
and safeguarding the meaningful beauty of that place for the continued enjoyment of those you love. Then
one day, you learn that the very character of that place, a part of the space vital to what makes it special, is
about to be utterly destroyed by someone who does not understand the value of that place, and imagine the
hopelessness of feeling like those attempting to upend the everyday lives of those closest to you have
indicated through their actions that they do not care about their community at all.

My parents’ yard on Cherry Road is that place for me and my extended family and many friends. | have
even bought a home near their home to be close to that special place. My parents have lived in their home for
my entire life and part of the reason they live there is due to the buffer and berm between their property and
Oak Court Drive. My parents and their neighbors worked so hard to find a lasting decision that would be
beneficial for their properties and for any development that happened to the east of their properties at any
time in the future. They worked as hard as they could to reach the establishment of the green space buffer
and the earthen berm. There has never been any reason for anyone living on Cherry Rd or in the Village to
believe this agreement would ever be altered, especially without their input. | hope the Land Use &
Development Board values a community’s hard work to cooperate with developers and Memphis city planners
and that you too see the validity of the understanding that the residents of Cherry Road have been living
under for almost 40 years, the understanding that an agreement was reached for a buffer and berm to be
established and not removed, especially without the input of Cherry Road residents.

Removing the buffer and berm would not just reflect unfavorably on the developers and any
departments associated with the city of Memphis that allow the removal to happen, it would destroy the
essence of a community. | have already mentioned in past letters the value of the green setting to the
neighborhood. Homes are also built based on where they are located. For instance, homes in zero lots are
built in a way that makes that style of living work well, without windows spaced to peer into other people’s
homes etc. The homes on Cherry have been built to reflect their location abutting the berm and greenspace. |
am horrified to know that townhomes in that area would be looking into my parents’ bathroom and bedroom!
All sense of peace and privacy would be obliterated.
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Additionally, | wonder if anyone has told the developers that in addition to destroying the views,
property values, and everyday lives of the residents of Cherry Road that the buffer and berm are a valuable
wildlife refuge in Memphis. | wonder because last night the developers showed that they could not even be
bothered to lay eyes on the area they are hoping to destroy. They tried to claim in front of Cherry Road
residents that everyone on the street has fenced off the backs of their yards and placed barbed wire at the top
of the fences because they do not want to be in contact with the berm. This is not true and clear for anyone to
see; my parents’ neighbor to the north doesn’t even have a standing fence across part of the yard. Instead, the
buffer and berm work to extend the uninhabited greenspace of the neighboring Audubon Park, Botanic
Gardens, and Dixon Gardens. Each year, a group of foxes den at the foot of the berm, and numerous owls and
hawks can be seen swooping through the mature trees in the berm area. Rare songbirds nest, and harmless
opossums amble through the wooded area, eating mosquitoes and other pests. Box turtles rest in the shade.
The developers want to replace that with a retaining wall.

As with the lack of understanding regarding how valuable the buffer and berm space are, the
developers’ plans as they are now show both ignorance and apathy towards the community in which they
want to develop. Just last night, | asked why the developers wanted to replace the buffer and berm with
townhomes and a retaining wall. Why, for instance, would they tell us they want to take advantage of views of
the park area across Southern in one meeting and then try to build townhomes with a view of a busy street
and the big, white back of Dillard’s? That doesn’t seem like good development. Their response was that they
heard (who knows from whom because they have not asked those who live on Cherry) that there was crime
on Cherry Road that originated in the existing mall area, so they were using the town homes as a new type of
buffer between their development and Cherry. The developers also relayed a fictional tale they had “heard”
about someone who had “died on the berm” due to some sort of violent crime as a reason for removing the
berm and replacing it with townhomes. First, this is a fictional tale, so the literal and figurative foundation of
their plans is a lie. Secondly, this makes it seem like the developers will not be instituting any plans to make
the development safe for visitors and the surrounding Memphis community. Third, this sounds like they are
sacrificing the safety of those who would buy the townhomes in order for them to be a buffer. None of this is
well thought out positive development.

Furthermore, when a neighbor asked about what need Memphis has for the developers to build
townhomes in that space, the developers had absolutely no clear answer. The developers were completely
unable to tell us if or to what degree Memphis would need this large number of townhome dwellings. It
sounds like they just wanted to run a bulldozer around and build some buildings and see what happens, which
is extremely poor planning. They also told us that the townhomes would present a very fractional net income
for their overall plan. So the pros to not outweigh the cons for removing the buffer and berm.

For what they admitted was an insubstantial and unclear profit, the developers are willing to ignore a
neighborhood’s hard work and longstanding agreement, they are willing to diminish surrounding property
values, they are willing to destroy the peace and privacy of the community, they are willing to destroy the
character of the neighborhood, and they are willing to destroy a natural refuge. | am taking this one last
chance, as the clock ticks, to beg you and the Memphis Land Use and Development Services show that you
care about the community and not to allow for the removal of the buffer and berm to the west side of Oak
Court Mall.

| further want to emphasize that the plans as they stand now are not in a state, both ethically and
substantially, to be approved by Land Use and Development Services. Very serious consideration and changes
need to be made to the plans at this point. | have been told that once they pass Land Use and Development,
the plans are not open to review again and the developers will have carte blanche within what are currently
unacceptably undefined parameters to do what they will, whether it has a positive impact or not. The plans as
they are right now must not pass Land Use and Development. My neighborhood and | welcome good
development and look forward to finding a path forward that is mutually beneficial to our neighborhood and
developers.

Erica Marchbanks
EXP Realty
901-355-9552
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Oak Court Mall Redevelopment Concerns

From Olivia Marchbanks <omarchbanks@gmail.com>
Date Sun 6/1/2025 8:32 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.
Hello Chloe,

I'm writing this email to express my concern and oppose a few key features

of the proposed redevelopment at Oak Court Mall. My family has had a home on Cherry Rd for the
past 40 years and I'm deeply concerned about numerous potentially negative effects this development
will have on my family as well as our friends, neighbors and the surrounding area.

Please understand | am in support of redevelopment of Oak Court Mall and hope that in the future,
through working together with the neighborhood, developers, and city a great new space will result
and be beneficial to all parties involved. Unfortunately at this time, that doesn't seem to be the case.

| would like to highlight a few features that would impact my family and our community negatively.
Please also note, during this process we have not only not been contacted regarding the proposed
plans, but since learning of a few problematic issues our concerns have been dismissed and we are not
being worked with.

The initial feature of the development | oppose is the removal of the berm behind the houses that
reside on Cherry Rd. To turn a peaceful neighborhood revered for their green space and community
into a concrete jungle teaming with townhomes looming into every backyard at almost 70ft tall will
not only reduce property values, but completely change the culture and feeling of the neighborhood.
This change is in direct violation of an agreement to leave the berm as is ad infinitum which was not
only fought for by many of the homeowners that still reside at these properties, but was a pivotal
decision for many when selecting their homes. The homeowners will now not only be faced with
unexpected loss of privacy in violation of a previous agreement and lower home prices, but there will
also be an increase in water runoff into the property owners backyards due to a proposed alleyway.
These homes already deal with flooding issues in their yards and this could have dramatic effects on
the homes and vegetation. The berm with its trees and hedges has also been a safe haven for owls
and falcons, which would lose their homes and most likely relocate, allowing vermin to thrive creating
an unwelcome chain of effects for memphis wildlife.

The second point | would like to express my contention with is the proposed 20 story building. What
could be the purpose of such a large building, almost the size of the Clark Tower in this area?
Unfortunately we have no idea and have not received guidance from the developers. Apartments?
Who would be filling those? What is the current saturation of apartments in east Memphis? Office
space? For whom? My understanding is that there is already a great deal of vacant office space in the
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area? How could they even accommodate parking for such a large building? My belief is that not only
will this destroy the character of the area and permanently alter the feeling of the community for what
| fear, based on similar size buildings in the area will become a vacant space with no use and
potentially just another deterotating shell, not unlike Oak Court Mall. A sad reality is that with vacancy,
places loose their allure, they begin to lose funding, not be kept up, and oftentimes result in upticks in
crime. | believe this is the exact opposite result the neighborhood as well as the developers would
want. More planning needs to be done, statistics analyzed and potentially a much smaller building
with clear goals put in its place.

And finally there is no reason to close Oak Court Drive and potentially open Cherry Rd to through
traffic. Why would they need this and what would it achieve? We certainly haven't been told, but we
do know it would bring more traffic, more crime, and lower housing prices. Since this is a
neighborhood full of young families this increase of traffic through the neighborhood would be much
more than a nuisance, but a danger to all the children. While it seems they just want this as an option,
it appears they want the moon as an option with no regard to others.

At this stage the developers have no concrete answers, we have not received any advanced
notifications, and any concerns have been dismissed. Thank you for taking the time to read this letter. |

urge you to please reject this plan and return it to developers.

Best,
Olivia Marchbanks
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To All Interested Parties,

The object of this letter is to object most strenuously to elements of the proposed
redevelopment of the Oak Court Mall. Let me make this clear. While we oppose some elements
of this development, we are not against the redevelopment as a whole. As a neighborhood,
what we approve of is a development that is beneficial for the community but respects the
integrity of the surrounding residential neighborhoods and has an overall positive effect for
everyone.

There are four major concerns about this development.

The first, and the one of which there is absolutely no compromise or negotiating, is the
development of 28 townhomes on the west side of Cherry Road on the existing 100" wide berm
directly behind and on the property lines of the residents of the east side of Cherry Road. The
developer is proposing 28, three story town homes that will be 45 to 50 feet in height. The
street level is already at least eleven feet above the Cherry Road property owners back yards.
Those structures would tower over the residents homes at a height of almost seventy feet. The
alley behind these townhomes would run almost to our property lines and the already
enormous amount of water run off into our yards would increase exponentially. The developer
says their engineer believes it will help our water run off problem but two other independent
engineers say it will be a huge contributor of more water runoff.

We moved to 520 Cherry Road almost 40 years ago and raised our family in this home. Shortly
after we moved in, Belz Development began the development process of what would become
the Oak Court Mall on what was the idyllic setting of the then Sienna College. My home is on
the east side of Cherry and backs up to Oak Court Drive. All homes on the east side of Cherry
had a very clear and distinct view of the development in our backyards. We voiced our concerns
to the developer and they listened. The entire neighborhood worked for over a year with the
Belz Company, Reeves Engineering and Mike Davis Landscaping Architect to develop a plan that
was compatible with everyone. | spoke with Ron Belz just this week and he remembers how we
all worked together as a partnership, not in an adversarial position, to produce a good
development. As Ron told me last week, “A Good Development makes Good Neighbors.” And he
said he would be glad to go on record for that position if asked.

Part of that “Good Neighbor Policy” plan consisted of an earthen berm on the west side of Oak
Court Drive, at least 6’ high from street level, that would be heavily landscaped. Some of our
yards on Cherry sit more than eleven below street level so from our side, in places, some of the
berm is 18 to 20 feet tall. A wonderful buffer zone. That berm would run on the west side of
Oak Court Drive and ensure a buffer zone for our residents and to guarantee that all future
development would occur east of Oak Court Drive. The buffer was clearly intended to afford



protection from further development encroachment for all adjacent residential properties to
the west of Oak Court Drive. It was clearly established as such and entered into the public
record not only by the City Council, the Land Use Control Board but also by two city mayors. As
noted by the City Council, “Any such encroachment will promote instability and deterioration of
existing residential properties.” To remove that berm after 40 years and build towering
townhomes would be a gross breach of faith to all of the neighborhood residents. The
understanding was clear in 1984; development ended east of Oak Court Drive. | believe that
there can be no doubt in any reasonable person’s mind that the berm and greenbelt area was
intended by all parties to end any development west of Oak Court Drive and there has been
nothing new that should allow the destruction of that covenant established by the City Council.

The second concern is a two hundred- and forty-foot-tall apartment building just south of
Dillards on Oak Court Drive. The height alone should be reason to oppose this item. There are a
myriad of other problems that go hand and hand with that building. Does the neighborhood
need to see something almost as tall as the Clark Tower looming over the tree line? What is the
saturation point for apartments in our area, who will they attract, what about the parking?
These are just a few of the unthought out or ignored questions the developer needs to address
and discuss with the community in an open forum before it is even presented to land use and
control. There could be a compromise for this building, reduced height, moved to a far eastern
location among some things.

The third concern is the option to close and privatize Oak Court Drive. Why? Scott Kern says
they probably wont do it and it would be hard to close the street anyway, so why should they
have the option? Scott said so they wouldn’t need to go back and ask for it again if they decided
they needed it later? What? As are a lot of the items the developer discussed, no substance has
been delivered to the neighborhood and almost no real details.

We, the neighborhood, found out about the coming development just the way the public did,
the news. Not the developers. When | reached out to the developers, | was told they had
already had five public meetings but they neglected to notify the entire Village community and
not one person that backs up to the berm, the people most impacted by the development. We
were told that they did the best they could but somehow just missed us, missed all of the most
impacted families, five times. The only public meeting required by the developer was called for
the day after Memorial Day, a time when many were out of town and unable to attend. We
requested moving that meeting to later in the week but the developer denied us that. We did
get the word out to the community and many stayed home to attend the meeting and there
was a large turnout at Christ Methodist. Over 90% of the people there were like us and were for
a development but not some elements of this one. Yet no one was allowed to speak. The MC
gave a slide presentation and took questions written on 3x5 note cards and read the ones he



wanted to read. When asked if they would allow anyone else to speak, we were told they only
had the room until 7 that evening. No one else was allowed to speak.

Like everything else about this project we have been told a lot of nothing. When asked about
the details of this project, we were told a lot of, its likely to have, it should have, it probably will,
it could have, were not confident but maybe. So that brings up the next point. There is no detail,
the buildings have letters but we don’t know what goes where. Everything is vague. Its changing
from CMU2 to CMU3 but we weren’t told for what uses or what reasons. We don’t know how
many buildings are going to be 240 feet just they want to build some. We don’t know what
types of restaurants, fast food, fine dining, used clothing, car lots or anything else that is really
going in. We know nothing except that they may put in some bars that will be open until
3:00am. Next to a residential community???

This project is incomplete. At this point it needs to be rejected and sent back to the developers
until they can actually sit down with representatives of the community and reach an agreeable
compromise.

Thank you for your time and consideration.
Thomas Marchbanks 901 335 6688
520 Cherry Road

Memphis Tn, 38117



6/2/25, 9:20 AM Mail - Christion, Chloe - Outlook

[5 Outlook

PD 2025-006: Oak Court Planned Development

From Peggy McClure <peg.mcclure@gmail.com>
Date Sat 5/31/2025 6:02 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.

It's great to hear that the Oak Court Planned Development has started and backed by local investors. |
realize that this first sketch is a placeholder for what will actually be built; that it's being presented to
get the zoning changed. | look forward to seeing the final product even if it's years from now.

However, after attending the recent neighborhood meeting between KPS Development Partners and
neighbors, | have concerns about the project as listed below:

* The development of townhouses along the west side where a berm was created years ago when Oak
Court Mall was built needs to be eliminated. Why would the developers think that the residents on the
other side of the berm would want to have three-story townhomes in their backyards? | recommend
that the developers should seriously consider removing this portion of the potential plans because the
push back you'll be getting from the Cherry Road neighbors is not worth your time and it's not needed
to make the entire project profitable.

* The potential 20-story building, no matter where it is located, is far too tall for the area. The height is
only four stories fewer than the iBank/White Station Tower. | recommend that you lower your height
request because it doesn't fit into the residential area and as neighbors will push back on this as well.

* The idea of a hotel in the project is great, but leaving the height in limbo is not acceptable. |
recommend that developers consider revising the height to be no higher than the Memphian and
state the maximum height because it fits better with the local environment and | think that the
neighbors won't push back on this part of the project if the height is lowered.

* The "privatization" of Oak Court Drive and what that means is not acceptable. | recommend that the
developers state in the plans that it will not be closed, because it shouldn't ever be closed for access to
the businesses inside and outside of the project and for traffic flow. Pushing all local traffic to move
between Poplar and Southern at only Goodlett, Perkins Extended and Perkins is crazy. The developers
surely know that the neighbors aren't buying that it isn't an option some day. There's LOTS of push
back on that.

* The outdoor green spaces are nice and it will be wonderful to have activities there. However, |
recommend that there should be a curfew like the Botanic Garden's "Live at the Garden" concerts;
10:00 pm. There's no need to hassle the neighbors and get complaints. There is a lot of push back on
this.
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* The mixed use plan is good as we need more quality housing within our city limits; living into the
Memphis 3.0 Plan. Our neighborhood is a residential one that has no apartments nearby; there is a
reason for that. Owners are more responsible than renters. | recommend that developers make this
revision and | think many residents in the nearby area would agree.

* The retirement complex doesn't fit within this plan as all of the ones I've seen, in and out of
Memphis, have large and enclosed campuses. There isn't enough room for one and Opus is too close
to make it profitable. | recommend leaving this part out.

* The convention center possibility is not fitting for this area of town. It's one thing to have a large
group within a hotel like The Memphian, but not a convention. | recommend eliminating this idea as
many in the neighborhood will probably push back.

Thanks for reading my long list of thoughts. Good luck to you in working with the developers, the
investors and the neighbors to make this a wonderful use of prime real estate.

Margaret McClure
387 Roseland Place
Memphis, TN 38111
901-409-2313
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Reference: PD-2025-0067, Modification of PD 87-313 Development of Oak Court Mall, 4465 Poplar
Ave.

From Susan Jerkins <susiejerkins@gmail.com>
Date Mon 6/2/2025 12:21 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.

Reference: PD-2025-0067, Modification of PD 87-313
Development of Oak Court Mall, 4465 Poplar Ave.

June 2, 2025
Dear Ms Christion:

As a 40 year resident of Cherry Road, | ask you to consider some of the concerns my family
has with the Oak Court Development plans.

Let me assure you, we have no issues with a well planned and carefully thought out
development of the Oak Court property. However, there are several worrisome issues we
have with the development proposal.

Firstly, a 20 story rental/ purchase apartment building is not in keeping with the character of an
established neighborhood.

Secondly, the vagueness of the proposed buildings leaves neighbors with no specific concept of
what will actually be built once approval has been granted.

Thirdly, water drainage is a huge issue especially for those of us who will experience flooding
due to the lower level of our lots if the berm is removed. We are still grateful to the Belz
company for building the berm to not only prevent water runoff but to maintain the feel of a
longtime established neighborhood apart from the retail and office space

We are appreciative and grateful for your consideration of our concerns in an attempt to
maintain the well being of families and neighborhoods in our city.

Sincerely,

Susie Jerkins
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Oak court development

From Chelsey Lovell <chelsey.lovell@nestmemphis.com>
Date Mon 6/2/2025 10:41 AM
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.

Good morning Chloe,

| am opposed to the development of Oak Court Mall in its current state especially the removal of the
berm/buffer and building townhomes on the west side of Oak Court Drive. Unfortunately | am unable to

make it to the meet but here are my major concerns.

Review of Primary Concerns:

*  Removing Buffer Zone ( As detailed in “Concept Plans”)

Building height up to 240 feet (As listed in “Conditions” Paragraph II, D-1)

The right to close Oak Court Drive (As listed in “Conditions” Paragraph lll, C)

»  The vague description of locations and types of proposed business and their intended uses

Thank you

Chelsey lovell.

Chelsey Lovell
chelsey.lovell@nestmemphis.com
940-595-0744
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redevelopment and density, but not at the expense of the existing neighborhoods. I am for development
and redevelopment but it must not cause harm to the neighbor stakeholders.

I further object to some specific harmful elements of the applicant’s proposal.
Town Homes on the Buffer Zone (Outline Plan Concept “A”, “B”)

The Buffer Zone on the west side of Oak Court Drive and was as essential element in the original 1987
planned development. It is an important safeguard of our neighborhood in two critical ways:

e Protect from drainage/mitigate risk of property damage. This part of the site is at an elevation of 310
feet (per Assessor Burgess’s topo data). The Village Neighborhood is at an elevation of 295 feet.
Water flows down gradient towards Goodlett Road. Additional hardscape as proposed for the Oak
Court site inevitably will increase storm water runoff towards our properties, with an enhanced risk
of property damage, making the protection of the existing berm and vegetation even more important.

e Safeguard the character of the Village neighborhood. The applicant proposes to eliminate the Buffer
Zone, including leveling the berm, and constructing a row of townhomes and parking areas in its
place.

The applicant claims in the May 5 letter that its 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.” While perhaps literally correct, that statement is at least disingenuous with regard to the
berm and Buffer Zone. The berm and landscaping buffer was and remains a fundamental and essential
element of the development of the Oak Court Mall property, agreed to and imposed by the City as a
fundamental condition to protect the residential property owners on the West side of Oak Court Drive as
it was created and thus allowing the development of the property on the East side of Oak Court Drive.
The applicant wants the City to renege on the agreement to protect our properties from drainage and
otherwise shield us from the Oak Court Development by allowing the applicant to eliminate the berm
and Buffer Zone and replace it with a row of townhouse buildings and parking areas, which certainly
would be “destruction, loss and damage” of an “important feature determined by the governing bodies to
be...significant” even if not technically “natural, scenic or historic.”

We request the City to uphold its existing agreement with the neighbors and both prevent harm from any
enhanced risk of storm water runoff and protect our neighborhood character by rejecting the applicant’s
proposal to destroy the Buffer Zone and replace it with townhouse or any other development. The
original Oak Court Mall plan moved forward with the support of the neighbors. The original developers
listened to the neighbors and offered the Buffer Zone concession. The neighbors agreed to this and
ultimately supported the 1987 Plan. Going back on this promise is unacceptable. The Buffer Zone must
remain.

Privatizing Oak Court Drive (as listed in Condition I, Paragraph C)

Page 2 of 3
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Oak Court mall development

From Anne Morgan Miller <annemorganmiller@gmail.com>
Date Tue 6/3/2025 8:58 AM
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.

Hi Chloe,

| am writing to you in regards to the Oak Court, Mall development plan. | did not attend the meeting last
night, but a neighbor of mine did and let me know the plan to build a 20 story apartment building and
possibly a car dealership. | live in the Laurelwood neighborhood and my three children attend, Christ
Methodist Day school across the street | have strong concerns about this plan. Traffic for one is a
concern in this already congested area, but most importantly, | worry about crime and declining property
value. | do not think adding apartment buildings in an affluent ZIP Code is the right move. Our area has
already seen a rise in crime at Nordstrom rack, Venice, kitchen and other nearby establishments. | worry
that adding a car dealership and low cost housing will only attract more crime. This plan will devalue this
area of town and | am strongly against it and other community members | have spoken with are as well.
Please consider changing directions for this project.

Thank you
Anne Morgan Miller

Anne Morgan Miller
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ﬁ Outlook

Oak Court Mall Outline Plan

From Snowden, Bayard <Bayard.Snowden@colliers.com>
Date Tue 6/3/2025 8:21 AM
To  Christion, Chloe <Chloe.Christion@memphistn.gov>

[I]J 1 attachment (2 KB)

Bayard Snowden.vcf;

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.

Dear Ms Christion

As a neighbor and Memphian | am very concerned about the non-specific outline plan submitted by the applicant.

While very much interested in a successful re-development of this property | believe the plan exhibits over reach in
several areas.

First of these is the request for a 240" height allowance for two towers. The 240’ height is too tall by at least double.
Successful residential buildings of 10 stories are found in multiple locations around Memphis. In addition to the lower
height limit the buildings should be restricted to a maximum number of units.

The second main concern is the elimination of the berm and wooded buffer area along the west side of Oak Court
Drive and the allowance of multi- story townhomes to be constructed in its place. The buffer is critical to the well being
of the Cherry Rd neighbors abutting the buffer. Removing it is not allowed under the current PUD . Removal and
placement of townhouses will result in loss of value to the neighborhood. This could be the thread that unravels the tax
base of one of the one of the highest value neighborhoods in Memphis. The new Oak Court plan should increase overall
ambience and desirability not weaken the neighborhood.

| understand that this application is an outline but the LUCB can impose restrictions. The development planners have
not provided specifics of office density, residential density, hotel use, retail box size, or even the specific locations which
will affect the overall look , feel, and ultimate success of the project.

This “ idea” should be rejected and the plan should be made specific in many areas such that it will resemble a Site
Plan Approval with much detail.

Respectfully Submitted,

Bayard Snowden

231 West Cherry Circle

Memphis
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(No subject)

From Jody Brown <jodybrown460@gmail.com>
Date Tue 6/3/2025 11:05 AM
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.

| believe that the investors mean well for the city,but a 10 year opportunity to decide on some very
sensitive issues is too much.Our neighborhood could be fighting over the 240" tower and the 45'
townhouses until the end of our time on earth ..

the destruction of the berm and the erection of 45' high town houses is obviously a stark violation of the
agreement with the first developers.The tower height is obviously a threat to the character of this area of
east Memphis.at the very least from Highland to Mendenhall-traffic.noise,water control,etc

Please consider the negative on our neighborhood. At the minimum, a delay in the LUCD meeting as Tom
suggested is warranted.

Because we love our city.

I

Elizabeth Brown 460 Cherry Rd
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Oak Court Mall Redevelopment

From Rebecca Locke <lockerll@yahoo.com>
Date Tue 6/3/2025 10:38 AM
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.

Dear Ms. Christion:

Last night | attended the Oak Court Mall redevelopment meeting held at Dixon Gardens. | had received notice of the
meeting on Monday in my mailbox. We had also received notice of a meeting two weeks ago, but we were traveling
for a business meeting and could not attend. I'm writing to share some concerns about the plans as well as the
process. We live in a single family home on S. Grove Park Road within sight of Oak Court Mall if you are standing in
our front yard. What happens at this site matters to our property value as well as our livability in that neighborhood.

My first concern is the process: At last night's meeting where no speaker introduced themselves (with the exception
of Josh Poag) nor explained their relationship to the process. We were given to understand that a holiday list was
used to reach neighbors which is wholly inadequate and that it was a courtesy to notify us of changes. Why is there
not a requirement to give neighbors adequate notice of at least 2-3 months along with multiple opportunities to meet
the developers, planners and city leaders? We moved from Atlanta a few years ago, and any change in our
neighborhoods required public posting of meeting notications and a series of at least 3 meetings to allow time for
public comment and converstion with the developers. What Memphis has (if what | have observed in this process
with Oak Court) is a failure to engage the community.

My second concern is around the plans which are vague at best. What | heard last night seemed to indicate that
they were coming to you for blanket approval which would allow modifications of the current outline without returning
for approval of the modificaitons. That could be wonderful for the neighborhoods or terrible, and we will be the
beneficiary or the victims without say-so. From what we were given to understand it will be in the hands of the
devleopers once they have your approval shortly. | do not wish to leave the future of my neighborhood exclusively in
the hands of people whose primary motivation is whether they will they make money from the project. The neighbors
whose lives and property values will be affected by the project should also have a voice.

As it stands now, and based on the limited information that | have been able to understand, | and my spouse am
opposed to approval of this project until and unless we get additional information and clarity to make an informed
decision on the scope and the plans.

Sincerely,
Rebecca Locke
353 S. Grove Park Road

678.612.1864
lockerll@yahoo.com
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Oak Court planning

From Dan Turley <dturley@turleymaxwell.com>
Date Tue 6/3/2025 11:38 AM
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.

June 3, 2025

My name is Dan Turley Jr. I live at 4369 Tuckahoe.

| have developed many successful, premier residential properties in this area over the past 40
years.

The plan presented to us is deeply flawed in numerous crucial aspects — not the least of which
is the outrageous proposal to construct a 240-foot-tall tower. Such a building would directly
conflict with the character of our unique, long-established, and highly desirable community.

| strongly urge the Board to send the developers back to work with their planners and come
back with a more thoughtful, appropriate plan.

The meetings | have attended have produced no meaningful communication — only vague
responses and planner jargon. | expect more of the same moving forward if this process
continues unchecked.

Respectfully,

Dan B. Turley Jr.
Sent from my iPhone
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Oak Court Mall Redevelopment

From Pat Anderson <pat194@gmail.com>
Date Tue 6/3/2025 12:26 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.

Chloe,
Thank you for taking my call and listening to my concerns about this project. To recap, these are my
main objections:

1.) A 20 story building will be an eyesore and out of character for the surrounding area. It will negatively
affect not just the closest neighbors but the surrounding neighborhoods, too. | am shocked that the
developers are even considering it.

2.) All the apartments, condos and townhouses, aside from the businesses, being considered are going
to add overwhelmingly to the traffic congestion in this area, which is already bad. It seems to me that
the density will be too high for such an already busy area.

3.). The developers at the neighborhood meeting last night were vague about so many parts of their
plan. 1 understand it's at the beginning stages but it was frustrating to hear them say that they didn't
know the answers to so many questions.

| want this development to succeed but not at the expense of the surrounding neighbors. Thank you for
your consideration.

Pat Anderson

194 Montrose Drive.

Sent from my iPhone
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Oak court development

From Jennie Tucker <jenniemweaver@gmail.com>
Date Tue 6/3/2025 9:50 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.

To Whom It May Concern,

| am writing as a long-time resident of the Village neighborhood to share my thoughts on the proposed
redevelopment of the former Oak Court Mall site. While | welcome the opportunity to revitalize this valuable
area and support responsible growth, | am deeply concerned about several aspects of the current outline
plan and its potential impact on the surrounding community.

First and foremost, the proposed removal of the existing buffer and berm along the west side of Oak Court
Drive is highly troubling. This buffer currently provides essential separation between the Village
neighborhood and the Oak Court property. Replacing it with multi-story townhomes built directly along our
property lines would significantly alter the character and privacy of our community.

Additionally, the prospect of a 240-foot-tall apartment or condominium building—approximately 20 stories
—is concerning both for its scale and potential precedent. A structure of this height would be dramatically
out of proportion with the existing residential context and would raise numerous questions about traffic,
infrastructure, and long-term livability.

Equally important is the suggestion that Oak Court Drive may be closed and privatized. This road is not only
a critical connector for our neighborhood, but its closure would limit access and divert traffic in ways that
could have unforeseen consequences for safety and mobility.

Another significant concern is the impact this development may have on an already questionable drainage
system. Our neighborhood has long dealt with drainage issues, and adding more impervious surfaces—
particularly with the removal of the existing berm—could exacerbate flooding or water runoff problems. This
issue was raised at a meeting | attended, but unfortunately, it went unanswered. This confusion only adds to
my concern and reflects a broader lack of clarity and responsiveness in the planning process so far.
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Finally, | am disappointed in the vagueness of the current plan documents. The outline plan lacks clear labels
and specifics, making it difficult for community members to fully understand or engage with what is being
proposed. Transparency is essential if we are to build trust and foster collaboration between developers and
the neighborhoods that will be most affected.

| want to emphasize that | am not opposed to development. | understand that an empty mall benefits no
one. But any development should be thoughtfully integrated with the surrounding neighborhoods and
should reflect input from the people who live here.

| urge the developers and city planners to revisit these concerns and work meaningfully with local residents
to achieve a project that is both successful and respectful of its context.

Sincerely,

Jennie Tucker

Resident, Village Neighborhood
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PD-2025-006 4465 Poplar

From David Dunlap <dmdlaw@mac.com>
Date Tue 6/3/2025 4:56 PM
To  Christion, Chloe <Chloe.Christion@memphistn.gov>

Cc  Ragsdale, Brett <Brett.Ragsdale@memphistn.gov>; Miller, Breana <Breana.Miller@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.

Ms. Christion:

| am a resident of the Laurelwood subdivision, one of the neighborhoods near to the proposed
Macy's/Oak Court subdivision development referenced above. In a meeting with the developer that
was held last night, the developer indicated that part of the proposal is to build a 20 story apartment
building on the Macy's site. It was also stated that the intent is to have 20% subsidized housing in the
apartment building. | would appreciate it if you would please note my strenuous objection to both of
these proposals. The grounds for my objection are:

(1) The current subdivision plat precludes any building in excess of 4 stories.

(2) Contrary to the statement in the application, | am not aware of any effort on the part of the
developer to "coordinate with surrounding neighborhoods”. Last night's meeting was the first | have
heard from the developer. | would beg to differ with the statement that “previous neighborhood
meetings indicated our proposal will be well received and highly anticipated.” | am not sure what they
are talking about since | am not aware of any previous meetings, and if there were previous meetings
perhaps they were before they decided to propose a 20 story apartment building on the site. No one |
have spoken with was previously aware of that proposal and | am not aware of ANYONE that is in
favor of that.

(3) The application is too vague and uninformative. | do not see anywhere in the application that
would indicate the developer’s intent to build a 20 story apartment building, nor does their plan reflect
where and how much other residential use they are proposing, where and how much retail they are
proposing, that they are proposing a hotel, and what kind of bars and nightlife they are proposing that
could further impact the neighborhoods, nearby church, and schools. There was also discussion at the
meeting that they may seek to close Oak Court Drive. Where is this on their application? Closing that
road would SIGNIFICANTLY impact traffic in the area and is not acceptable.

(4) Contrary to the statement in the application, the two proposals referenced above would have a
substantial and undue adverse impact on adjacent properties and the character of the neighborhood,
traffic conditions, and parking. The intersection at Poplar and Perkins Ext. is already overcrowded and
difficult, particularly when there is a train running at the intersection of Southern and Perkins Ext. The
area is also already overcrowded at 2:30 when White Station High School is dismissed and at 3:00
when Christ Methodist Day School is dismissed. Traffic from a 20 story apartment building and retail
would overrun this area. | am concerned about having ANY residential on this development, much less
a 20 story apartment building. That is insane to even suggest it. | know it is a delicate subject, but 20%
subsidized housing is also not in keeping with the surrounding neighborhoods- it would not “blend
with the character of the surrounding neighborhoods” as the application states- and everyone knows
it.
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(5) Have you considered the impact this would have on White Station High School? Can they handle
the additional eligible students this would bring?

(6) Given the last minute notice of the deadline for filing an objection to this application, | have not
had time to review all of the various easements, covenants and restrictions affecting this property. |
would ask that an administrative hold be placed on this this matter, that the developer be required to
supplement their application to give more sufficient detail of the their proposed intent regarding this
application (particularly given the significant impact this development is going to have on the entire
city of Memphis given its central location), that additional meetings be conducted with the
surrounding neighborhoods to address these issues, and that the surrounding neighborhoods have
adequate time to properly address these proposals.

Sincerely,

David Dunlap

David M. Dunlap, Esq

85 Grove Park Circle
Memphis, TN 38117

Cell: (901) 550-7419
Email: dmdlaw@mac.com
https.//daviddunlaplaw.com
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Record Number PD-2025-006, Modification of PD 87-313

From Katherine Richardson <katherine.richardson@gmail.com>
Date Tue 6/3/2025 4.03 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.

From:

Katherine O. Richardson

556 Cherry Road

Memphis, TN 38117
901-831-9741
Katherine.Richardson@gmail.com

To:
Land Use & Development Services, Division of Planning and Development, Attention: Chloe Christion,
125 N. Main, Suite 468, Memphis Tn 38103

Subject:
Record Number PD-2025-006, Modification of PD 87-313

Date:
June 3, 2025

| want to go on record as opposing several items listed within the Oak Court Planned Development
Amendment at 4465 Poplar Avenue, Memphis, TN 38117.
Please reference -Record Number PD-2025-006, Modification of PD 87-313.

| am opposed to the following:

1. Bulldozing the berm and the mature trees living on the approximate 3 acre, 100 foot deep strip of land
abutting the homes on the east side of Cherry Road in the Village neighborhood.

2. Constructing 28 townhomes on the strip of land, which is proposed to be leveled and cleared, on the
western edge of the Oak Court property, abutting the eastern border of Cherry Road.

3. Erecting a 240 foot (maximum) tall building “somewhere” along the RR track facing Audubon golf
course. (As listed in "Conditions” Paragraph Ill, C.)

4.The option to close and privatize Oak Court Drive. (As listed in “Conditions” Paragraph I, c).

However, in a neighborhood meeting at the Dixon Gallery and Gardens, on Monday, May 2, the
developers said the option to privatize Oak court Drive was to be removed from their concept plan.

The history of the berm and green space along the western most area of the Oak Court property is
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instructive and must be considered. (Reference PD 83-036,PD 84-356) in addition to PD 87-313. The
berm was established as a buffer between the Village residential area and the “concept” of the then to be
constructed Oak Court Mall in 1983. The agreement for the berm /buffer was made between the city
council and Belz Development, over the tenure of 2 city mayors.

The value of the berm, mature trees and green space is, as they say, priceless. Memphians benefit from
green space, no matter the size. Not only is it a visual aesthetic but it serves to prevent erosion and water
run off. Wildlife benefit from green space. The city benefits from increased home values in areas with
mature trees and walkable streets.

The developers, as outlined in their concept, propose to demolish the berm and construct 28
townhomes on the approximate 3 acre, 100 foot deep strip. Along with townhomes, there will be a
paved alley and a barrier wall. Consequently, there will be less green earth, less plant life to absorb water
and fewer trees for sound absorption. There is also the issue of light pollution to consider.

| am concerned that cleared land with new structures (townhomes and a high rise building) will not only
exacerbate drainage problems but will make for parking issues, and increased traffic/congestion along
the Poplar corridor.

The developers have submitted no traffic plan and no traffic study has been undertaken. Couldn't a
vehicle estimate for retail units, residential rental and ownership units, plus a consequent number of
service vehicles and guests vehicles be available for a preliminary traffic study?

What increased demands will there be on the city’s utilities? What effects will inhabitants, shoppers and
office workers have on surface parking?

| am upset that the neighbors most affected, those within the Village neighborhood, were not officially
notified before the meeting held at Christ Church Wilson Chapel on May 27 hosted by Brenda Solomito
Bazar. Residents were notified by USPS. Developers stated there were meetings held previously yet no
notice was received by USPS or other means by any Village residents with whom | spoke. | am
particularly concerned that those living on Cherry Road, had no official notice of any meeting(s) with
developers until that sent by Brenda Solomito Basar, postmarked May 15. The letter was dated May 9,
2025.

The meeting called by the developers was held on May 27, 2025. | am to understand that any comment
has to be made in writing to LUCB by June 3. That timeline between letter postmark (May 15) and
comment due (close of business June 3) is very short. Was the delayed notification to residents of
nearby neighborhoods intentional? Or, was this simply administrative ineptitude on the part of the
developers? The developers do not seem to be acting in good faith.

The development process should promote a positive change in the economic, environmental and quality
of life of residential communities without damaging the surrounding areas and beyond. | do not believe
the current concept plan promotes overall positive change.

Sincerely Yours,

Katherine O. Richardson
Sent from my iPhone
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Oak Court Development

From Mary Anne Gibson <MaryAnneG@thefirmmemphis.com>
Date Tue 6/3/2025 4.02 PM

To  Christion, Chloe <Chloe.Christion@memphistn.gov>

Cc  Thomas Marchbanks <tmarchbanks@marchbanks.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.

Chloe, please consider this notification of my displeasure of the oak Court development proposal. A
giant skyscraper as proposed completely changes the entirety of the neighborhood in a negative way.
Please reconsider moving forward.

Mary Anne Gibson
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Thomas Richardson

556 Cherry Road

Memphis, TN 38117
(901)210-4511
thomas.e.richardson@gmail.com

June 3, 2025

Land Use and Development

Division of Planning and Development

125 N. Main, Suite 468

Memphis, TN 38103

Attn: Chloe Christion Chloe.Christion@memphistn.gov

RE: PD-2025-006, Modification of 87-313, Oak Court Mall, 4465 Poplar Ave.

I want to go on record registering my opposition to PD-2025-006.

| have a significant interest in the outcome of the process because my
property at 556 Cherry Road abuts the western boundary of the property in
question.

| am generally opposed to the proposed development based upon its
vagueness. The developer has provided little specific detail regarding what
sorts of businesses might eventually be located on the property, the building
heights (1 story to 240 feet) or the locations of buildings and business types in
relation to residential properties that abut the development.

I am also opposed to following specific provisions in PD-2025-006:

1) lam most strongly opposed to the proposal to remove the
berm/greenspace at the western border of the property and replace it
with a large number of 3-4 story townhomes in what is a very limited
space. The existence of the greenspace is due to hard-fought
agreements reached with developers seeking modifications to the
property on and off over an almost 40-year period - for examples see
PDs 83-036, 84-356 and 93-337. The importance of this buffer has
been repeatedly recognized by past City Councils, Land Use Control
Boards and City Mayors. To remove the greenspace would
compromise the character and integrity of the adjacent neighborhood
and have a detrimental impact on property values and tax revenues. It
would have a particularly devastating effect on the homes located
along the eastern side of Cherry Road which are adjacent to the
greenspace.



2)

3)

| am opposed to the privatization and/or closure of Oak Court Drive. To
do so would have a seriously negative effect on traffic flow in the area.
For multiple reasons | am opposed to the proposal for buildings of up
to 240 feet in height to be built on the property. Some objections are
obvious - | don’t want a twenty story building adjacent to my home,
more traffic in an already congested area, and others that are
unpredictable due to the lack of details in the developer’s proposal -
location, specific height, etc.

| have other general concerns which are impossible to address specifically
because of the lack of details in the developer’s proposal. For example:

1)

Issues with noise - For example, will there be live entertainment
allowed in the greenspaces planned for areas adjacent to restaurants
and bars within the development?

Issues with increased traffic - For example, even with the decreased
business activity at the current mall the intersection of Poplar and
Perkins Extended is already high traffic and often congested.

Thank you for your time and consideration.

Sincerely,

Thomas Richardson

556 Cherry Road

Memphis, TN 38117
(901)210-451
thomas.e.richardson@gmail.com
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[5 Outlook

Oak Court Mall

From Nedra Wick <nedralwick@gmail.com>
Date Tue 6/3/2025 3:44 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.

Ms. Christion,

| respectfully request you reject the developers' current application(s) to develop Oak Court Mall; |
reside north of the area. While this development group has no doubt presented a form for LUCB
approval, my concern is that there is no specificity, much less a plan. This is not acceptable in East
Memphis, an area of significant residential density. It is my understanding that LUCB can impose
restrictions or outright reject this application; this homeowner requests LUCB do the latter.

As the city and county are well-aware, the area of the current Oak Court Mall is central to one of
the highest value neighborhoods in Memphis. Simply put, the property taxes we pay to choose to live
in this area carry the burden for many other parts of the city. To risk losing the significant East
Memphis tax base by approving developments inconsistent with the surrounding area is not in
anyone's best interest. If the current application is approved by LUCB, this homeowner will begin
to look elsewhere before what this developer is suggesting becomes common knowledge and East
Memphis loses its desirability.

The developers have not provided specifics about their proposed mixed use, office density,
residential density, hotel use, retail use or ratios of each. They have not identified location or size of
spaces other than to provide that two "towers", each 20 floors high, will be located on the property. It
is my understanding there is a 240" height allowance in this area; has the developer made application
or already received a variance from the City? If so, please identify which department(s) and the names
of all who were involved. The developer has provided no explanation of what these massive towers
will house.

Other parts of this applicant's plan include a clear violation of the current PUD. If you are not
aware, this development group intends to significantly alter the established environment. The plans
include cutting down all trees, destroying all greenspace and removing the berm that was created over
forty (40) years ago as a buffer for residential neighbors. Because this area is located over a feed into
the Mississippi River | would also suggest that an environmental study by the Army Corps of Engineers
may be required prior to beginning construction/destruction on the property to insure what the
developer proposes will not negatively impact the water.

Ms. Christion, developing property is an incredible benefit to our community when done
responsibly. The lack of specificity and the lack of attention to the East Memphis neighborhoods by
this development group signals just how inappropriate this application is and how very much the City
of Memphis will be harmed if LUCB does not exercise its duty to oversee this land's development.
Again, please deny this developer's application and require that if they reapply that they do so with a
specific site plan.

My appreciation for your consideration,

Nedra L. Wick.
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Nedra L. Wick

Attorney/Arbitrator/GAL

Rule 31 Mediator

National Association of Counsel for Children
678-612-1031
nedralwick@gmail.com

Professional Connection: LinkedIn

Scan & Email Documents or Dropbox

Please practice charity.
NOTICE: This email and all attachments are CONFIDENTIAL and intended SOLELY for the recipients as identified in the "To," "Cc" and "Bcc" lines of this

email. If you are not an intended recipient, your receipt of this email and its attachments is the result of an inadvertent disclosure or unauthorized
transmittal. Sender reserves and asserts all rights to confidentiality, including all privileges that may apply. Pursuant to those rights and privileges,
immediately DELETE and DESTROY all copies of the email and its attachments, in whatever form, and immediately NOTIFY the sender of your receipt of
this email. DO NOT review, copy, forward, or rely on the email and its attachments in any way. NO DUTIES ARE ASSUMED, INTENDED, OR CREATED
BY THIS COMMUNICATION. If you have not executed a fee contract or an engagement letter, this firm does NOT represent you as your attorney. You
are encouraged to retain counsel of your choice if you desire to do so. All rights of the sender for violations of the confidentiality and privileges applicable

to this email and any attachments are expressly reserved.
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Oak Court Mall Redevelopment

From Newton Anderson <nanderson@spicerfirm.com>
Date Tue 6/3/2025 3:41 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.

Ms. Christion:

| am a resident of the Belle Meade neighborhood (194 Montrose Drive) and am contacting you with
regard to the proposed Oak Court Mall Redevelopment. | understand that the hearing before the Land
Use Control Board is scheduled next week and that public comments are being collected by you.

As you are probably aware, there was a Neighborhood Meeting, open to the public, that took place at
Dixon Gallery and Gardens on the evening of June 2, 2025 in which the developer representatives made
a presentation and took some questions. | have major concerns about this proposed development.

The developer representatives provided almost no specificity about their plans. They produced no
studies or other evidence that a project of the proposed size (20 stories) would be feasible. They
produced no studies or other evidence of the impact from construction noise nor construction and post-
construction traffic on Poplar Avenue and Southern Avenue or on the nearby neighborhoods or small
businesses. Nor was there any presentation of a plan of construction (days of the week, times) to fully
assess the impact on the nearby residences and businesses as it relates to noise and construction traffic.

In the May 5, 2025 letter to Brett Ragsdale, Zoning Administrator for the Division of Planning and
Development, which accompanied the Application, in the “Approval Criteria” section of the letter, it was
stated without evidence or other support that “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”. It was also stated,
again without evidence or other support that “surrounding properties outside of the boundary will not
be negatively impacted by this application. Previous neighborhood meetings indicated our proposal will
be well received and highly anticipated.” It is clear that even though the response at unspecified
“previous neighborhood meetings” may have been “well received”, at the meeting that took place at
Dixon Gallery and Gardens on the evening of June 2, 2025, and which was attended by the neighbors
who stand to be most affected by the project, the reception was anything but favorable.

It appears that the developers may even be seeking approval of a project that is likely larger than they
actually plan, with virtually no specifics about what will actually be built nor any evidence supporting
their vague plans, so that they can claim compromise by agreeing to reduce the size of a building that
they never seriously intended to build. Nonetheless, even if the project is scaled down from what they
are currently proposing, it lacks justification due to an inability (or refusal) of the developers to show
what they intend to build, how large it will actually be and that it will not harm the nearby
neighborhoods and small businesses.
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| understand that the developers are not presenting a final plan at this stage. However, the lack of
specificity for this oversized project and the lack of any studies or other evidence showing the extent of
what will assuredly be a lasting negative impact on the nearby neighborhoods, small businesses and
motorists along Poplar and Southern Avenues is especially disconcerting.

| am not opposed to redevelopment of the Oak Court Mall property. Abandoned buildings are in no
one’s best interest. And | understand the goal of Memphis 3.0 is to “build up, not out”. However, “build
up” has its limits and | do not believe that the Memphis 3.0 University planning district (withing which
this project would be situated) contains any buildings that even approach 20 stories. The Lipscomb and
Pitts building (which is actually in the adjoining Core City district) is only 12 stories. A plan for the Oak
Court Mall Redevelopment should be far more transparent and should be required to take into account
the totality of the impact on the nearby neighborhoods, small businesses and motorists. The developers
have not shown that they have given that impact the degree of concern that a project like this requires.

| urge the rejection of this plan.

Thank you for your attention to my concerns.
Newton Anderson

194 Montrose Drive
Memphis TN 38117

https://outlook.office365.com/mail/inbox/id/AAQKADM3YmYxNzI4LWY 1NjUtNDImNy1hYWE1LTZjNjAzZMWRkYzBmOQAQANgBUNGWUEJfpVYyb54ty...  2/2



6/9/25, 11:51 AM Mail - Christion, Chloe - Outlook

[5 Outlook

Oak Court Concerns

From Shawn Fussell <sfussup@aol.com>
Date Thu 5/22/2025 10:07 AM
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.

Dear Chloe.
My name is Shawn Fussell and | am a resident of the Village neighborhood. After seeing some

conceptual site plans for the Oak Court Development | have noticed three major concerns:
1.

Removing existing buffer and berm on west side of Oak Court Drive to build townhomes against property lines of
Cherry Road Residents.
2.

Apartment\Condo building up to 240 feet (approx, 20 stories) (As listed in "Conditions" Paragraph Il, D-1)

3. The
option to close and privatize Oak Court Drive. ("Conditions" Paragraph lll, C)

| am

wholeheartedly in favor for the development of Oak Court property and frankly the city could use a updated and
best in class retail, residential property, however would ask for developers to honor existing berm and placement of

high rise for minimal impact to adjacent neighborhood.

Thank you for your attention

Shawn Fussell
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[5 Outlook

Case # PD 2025-006 (Oak Court Mall Development

From Ruthie Maupin <laynemaupin@bellsouth.net>
Date Mon 6/2/2025 7:52 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.

| live in the Wynslow community on the western property line of First Horizon Bank. We have only one
driveway in and out on Poplar Avenue. It is a few yards west of the exit driveway of the bank.

It is difficult now to turn left onto Poplar Avenue or into our community during rush hour. When the mall
was thriving we would be completely blocked during the Christmas holidays. Adding a thousand or more
cars daily would be an impossible challenge.

Would you consider buying some land from the bank and make a dedicated right turn lane into Oak
Court Drive?

It won't solve the problem completely, but it might help.

Thank you,

Ruth Maupin
Sent from my iPhone
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ﬁ Outlook

I am Totally opposed to the 20 story building proposal for Macy's redevelopment Macy's red

From Darrelle Miller <darrelle.miller@icloud.com>
Date Wed 6/4/2025 8:02 AM
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.

Sent from my iPhone
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[5 Outlook

Oak Court Development

From Eric Wilson <eric.wilson.au@gmail.com>
Date Fri 6/6/2025 3:17 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.

Hello.

I'm writing this email is our support of good friends who will be negatively impacted by the removal of
the berm and landscaping on the west side of the Oak Court Drive in which 28 townhomes are set to
be built. This berm was intended to buffer against future development. This breach would all but ruin a
beautiful piece of property | frequent with friends who live there.

Thank you kindly for your attention.

Eric Wilson
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