
 

CoM Public 

 WHEREAS, When worthy circumstances, the Memphis City Council has seen fit to name 

certain public roads to honor citizens who served this community, and Lee A. Harris certainly 

worthy of this recognition; and  

WHEREAS, Lee Ardrey Harris was born and raised in Memphis, Tennessee, and has 

dedicated his professional life to public service, education, law, and the advancement of 

communities throughout Shelby County; and 

WHEREAS, Mayor Lee Harris is a graduate of Overton High School, Morehouse 

College, and Yale Law School, where he developed the academic foundation and leadership skills 

that would guide his distinguished career in law, education, and government; and 

WHEREAS, Lee Harris began his elected public-service career as a member of the 

Memphis City Council, representing District 7, where he demonstrated a commitment to 

constituent services, neighborhood development, economic opportunity, and improving the quality 

of life for Memphis residents; and 

WHEREAS, During his tenure in the Tennessee Senate, Lee Harris made history as the 

first Black legislator to serve in a Senate leadership position, becoming Senate Minority Leader 

and establishing a significant milestone in Tennessee's political history; and 

WHEREAS, In 2018, Lee Harris was elected as the Mayor of Shelby County, becoming 

the chief elected executive of one of Tennessee's largest and most diverse counties and assuming 

responsibility for serving nearly one million residents; and 

WHEREAS, Mayor Harris has consistently demonstrated a commitment to young people 

and the future of Shelby County, supporting programs and initiatives that recognize youth 

achievement, expand opportunity, and encourage the next generation of leaders to remain engaged 

in their communities; and 

NOW, THEREFORE, BE IT RESOLVED, that Union Avenue between Dunlap Street 

and Manassas Street shall be honorarily dedicated as 

Lee A. Harris Avenue 

BE IT FURTHER RESOLVED, that the City Engineer is requested to affix suitable signs so 

designating such public road.. 

         Adopted: Tuesday, August 18, 2026 

 
 

 

 Councilwoman Jerri Green 
         Memphis City Council, District 2 



CITY OF MEMPHIS 

COUNCIL AGENDA CHECK OFF SHEET 
      ___________________________________________________________________________________  

 | ONE ORIGINAL |         Planning & Development 

 | ONLY STAPLED |          DIVISION 

 |TO DOCUMENTS|     Planning & Zoning    COMMITTEE: 9/1/2026 

DATE 

PUBLIC SESSION: 10/6/2026 

         DATE 

ITEM (CHECK ONE) 

     X     ORDINANCE              RESOLUTION      X     REQUEST FOR PUBLIC HEARING 
= = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = 
ITEM CAPTION: A joint ordinance amending the Memphis-Shelby County Building Home Program. 
 

CASE NUMBER: n/a 
 

LOCATION: City of Memphis and unincorporated Shelby County 
 

APPLICANT: Memphis and Shelby County Division of Planning and Development 
 

REPRESENTATIVES: Brett Ragsdale, Division Director 
 

REQUEST: Amend joint ordinance. 

 

AREA:  This ordinance affects all property within the City of Memphis and unincorporated Shelby County. 
 

RECOMMENDATION: The Division of Planning and Development recommended Approval 
 

RECOMMENDED COUNCIL ACTION: Public Hearing Required 

First reading – 9/1/2026 

Second reading – 9/15/2026 

Third reading – 10/6/2026 
= = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = 
PRIOR ACTION ON ITEM: 

n/a                                                                         APPROVAL - (1) APPROVED (2) DENIED 

                                                                              DATE 

                                                                              ORGANIZATION - (1) BOARD / COMMISSION 

(2) GOV’T. ENTITY (3) COUNCIL COMMITTEE 
= = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = 
FUNDING: 
(2)                                                                          REQUIRES CITY EXPENDITURE - (1) YES (2) NO 

$                                                                            AMOUNT OF EXPENDITURE 

$                                                                            REVENUE TO BE RECEIVED 

SOURCE AND AMOUNT OF FUNDS 

$                                                                            OPERATING BUDGET 

$                                                                            CIP PROJECT #_______________________________ 

$                                                                            FEDERAL/STATE/OTHER 
= = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = = 
ADMINISTRATIVE APPROVAL:        DATE POSITION 
 

_____________________________________________ ____________ PRINCIPAL PLANNER 
 

_____________________________________________ ____________ DEPUTY ADMINISTRATOR 
 

_____________________________________________ ____________ ADMINISTRATOR 
 

_____________________________________________ __8/24/26______ DIRECTOR (JOINT APPROVAL) 
 

_____________________________________________ ____________ COMPTROLLER 
 

_____________________________________________ ____________ FINANCE DIRECTOR 
 

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

_____________________________________________ ____________ CHIEF ADMINISTRATIVE OFFICER 
 

_____________________________________________ ____________ COMMITTEE CHAIRMAN 



 
 

Memphis City Council Summary Sheet 
 

1. Description of the Item (Resolution, Ordinance, etc.) 
A JOINT ORDINANCE OF THE SHELBY COUNTY BOARD OF COMMISSIONERS AND MEMPHIS 
CITY COUNCIL AMENDING THE MEMPHIS-SHELBY COUNTY BUILDING HOME PROGRAM 
PURSUANT TO THE TENNESSEE HOMESTEAD ACT WITHIN CHAPTER 281 OF THE PUBLIC 
ACTS OF 1985. 

 

2. Initiating Party (e.g. Public Works, at request of City Council, etc.) 
Division of Planning and Development 

 
 

3. State whether this is a change to an existing ordinance or resolution, if applicable. 
Ordinance authorizing amendments to the BuildingHome Program in concert with Shelby 
County Government. 

 

4. State whether this requires a new contract, or amends an existing contract, if applicable. 
This ordinance does not require a new contract nor amend an existing contract. 

 
 

5. State whether this requires an expenditure of funds/requires a budget amendment. 
This ordinance does not require an expenditure of funds or budget amendment. 
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JOINT ORDINANCE NO.   
 

 

JOINT ORDINANCE OF THE SHELBY COUNTY BOARD OF COMMISSIONERS AND 

MEMPHIS CITY COUNCIL TO AMEND ORDINANCE NOS. 581 (COUNTY) AND 5946 (CITY) 

TO REPEAL AND REPLACE THE EXISTING BUILDING HOME PROGRAM 

IMPLEMENTATION PLAN AND TO ESTABLISH A BUILDING HOME PROGRAM 

APPLICATION FEE. 

WHEREAS, There exists great need to address disparities in access to safe, quality housing choice 

and improve access to wealth-building opportunities for residents of Memphis and Shelby County; and 

 

WHEREAS, The Shelby County Board of Commissioners adopted Ordinance 581 on June 23, 
2025, and the City of Memphis City Council adopted the same on June 10, 2025, as Ordinance No. 5946 

of the City of Memphis; and 

 

WHEREAS, Tennessee Code Annotated § 7-66-105 requires the adoption of a Building Home 

implementation plan by the mayor, “which shall be subject to two thirds (2/3) approval by the local 

[governing] body”; and 
 

WHEREAS, The amended Building Home Program Implementation Plan attached hereto as 

Exhibit A, and incorporated herein by reference, serves as a program component to activate underutilized 

parcels currently held by Shelby County Government and the City of Memphis and more suitably addresses 
these needs than does the existing plan; and 

 

WHEREAS, Pursuant to the authority granted by the Charter of Shelby County and the City of 
Memphis, the Board of Commissioners of Shelby County and Council of the City of Memphis have 

determined that certain fees should be imposed for program administration expenses; and 

 

WHEREAS, The Board of Commissioners and Council of the City of Memphis find that program 
administration expenses justify and necessitate establishment of a reasonable administrative fee in the 

amount of SEVENTY-FIVE DOLLARS AND ZERO CENTS ($75.00) per application; 

 
NOW, THEREFORE, BE IT ORDAINED BY THE BOARD OF COUNTY 

COMMISSIONERS OF SHELBY COUNTY, TENNESSEE AND THE CITY COUNCIL OF THE 

CITY OF MEMPHIS, That Ordinance No. 581 (County) and Ordinance No. 5946 (City) are hereby 
amended by repeal of the Building Home Program Implementation Plan adopted therein. The Ordinances 

otherwise remain in full effect. 

 

BE IT FURTHER ORDAINED, That the Building Home Program Implementation Plan which is attached 

hereto and incorporated herein by reference as Exhibit A, is hereby approved and adopted and may be amended by 
joint ordinance of the Shelby County Board of Commissioners and the Memphis City Council pursuant to the 

authority of the Tennessee Homestead Act of 1985. 
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BE IT FURTHER ORDAINED, That the Division of Planning and Development is authorized to collect a 

fee of SEVENTY-FIVE DOLLARS AND ZERO CENTS ($75.00) for each application to the Building Home 
Program. 

 

BE IT FURTHER ORDAINED, That if any clause, section, paragraph, sentence or part of this Joint 
Ordinance shall be held or declared to be unconstitutional or void, it shall not affect the remaining parts of this 

ordinance, it being hereby declared to be the legislative intent of the Shelby County Board of Commissioners and the 

City Council of the City of Memphis to have passed the remainder of this Ordinance notwithstanding the part so held 
unconstitutional or void, if any. 

 

BE IT FURTHER ORDAINED, That this Joint Ordinance amendment shall take effect according to 
laws of the County and of the City. 

 

Sponsor(s): Phillip Spinosa 

 

 

CHAIRMAN 

 



  Exhibit A 

1 
 

Building Home Program Structure and Function 

Implementation Plan 2026 

Shelby County, TN 

 

Background and Context: 

Shelby County Delegation introduced HB-410, SB-452 to enact the Tennessee Homestead Act in the 

1985 Legislative Session.  The Tennessee Homestead Act is outlined in TCA § 7-66-101 and includes 

details to provide an Implementation Plan that will subsequently be approved by the legislative body.  

Shelby County Government authorized implementation of the Homestead Program on October 7, 1985.  

The following Implementation Plan serves as the guiding document to utilize the authorities granted in 

the Tennessee Homestead Act and reauthorize the program as the Building Home Program of 2025.  The 

Building Home Program helps make recommendations in the Housing Policy Plan actionable and 

provides opportunities for improved access to quality housing choice. 

Implementation Plan Design: 

1) Administering Agency: 

The Memphis and Shelby County Division of Planning and Development (DPD), Department of Housing 

shall serve as Administering Agency of the Program.  All program information and application materials 

will be made available on develop901.com/housing. 

2) Method of Selecting Properties: 

The method of selection of the properties will include review by Division leadership representatives or 

their designees from the DPD and Shelby County Public Works.  

Eligible properties are those owned by Shelby County Government or other participating units of local, 

state, and federal government pursuant to TCA § 7-66-103.  Eligible properties will continue to be 

owned and maintained by the owner/agency until disposition is completed.  Eligible properties owned 

by Shelby County Government will also remain within the Land Bank Inventory listed for sale until such 

time as a qualified participant applies for and is approved to move forward with the project. Properties 

meeting the following criteria will be deemed eligible for the program: 

• Properties located in designated priority anchors or anchor neighborhoods identified by the 

Memphis 3.0 Comprehensive Plan or in approved Tax Increment Financing (TIF) districts shall be 

included in the Building Home Program following administrative review and approval.  

Designated priority areas are those identified through the Housing Task Force Land Activation 

Sub-Committee and approved by the administering agency. 

• Properties located in other anchors or anchor neighborhoods identified by the Memphis 3.0 

Comprehensive Plan or in approved TIF districts are also eligible for inclusion in the Building 

Home Program following administrative review and approval.  
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• Any other properties in residential zoning districts across Shelby County, TN may be moved into 

the Program following administrative review and approval. 

Marketability standards will be incorporated into site selection to ensure project viability.  Upon 

approval by the administering agency, a list of the recommended properties will be designated as 

“Building Homes Properties” and said properties will be made available to the public via online 

applications broadly solicited to the public.  The administering agency retains and reserves the ability to 

reject any property deemed not viable for marketability and/or reuse. 

Eligible properties may become exclusively owned and maintained under the authority of the 

administering agency only by resolution of the legislative body.  Such a resolution shall identify all 

excluded properties and provide adequate funding to support a) a small area plan for future 

development of the excluded area, b) a marketing plan for future development of the excluded area, 

and c) ongoing maintenance of all properties in the excluded area. 

Properties shall be made available with this program for a maximum of four (4) years.  

3) Criteria for Property Selection - Multifamily 

The conditions and criteria that shall be used to select participants (equivalent to “homesteaders” as 

defined in TCA § 7-66-102) includes the provision of a complete application and appropriate supporting 

documentation approved by the administering agency for participation in multi-family housing unit 

construction or rehabilitation. 

Notice of approval or disapproval will be provided by the administering agency to the participant.  If 

approved, Shelby County will execute an Option to Purchase with the participant, which will be valid for 

a period of 60 days or as determined by the administering agency.  During such time, all conditions 

included in the Option to Purchase must be met.  Once conditions of the Option have been met the 

property will be transferred via quit claim warranty deed and consistent with Section 5 of this Plan.  In 

the event a participant application is disapproved, deficiencies will be provided and an opportunity for 

technical assistance may be provided if deemed appropriate by the administering agency. 

For the purposes of the Building Home Program, multifamily is defined as three or more units per parcel.  

Applications will be submitted to DPD in a format approved by the administering agency.  Application 

fees are nonrefundable.  All properties will be assigned a deposit amount at time of conveyance.  If 

terms and conditions are not met by the approved timeline deposit amounts will be forfeited at the rate 

established in the executed agreement.  

To remain in good standing with the Building Home Program, participants must obtain a certificate of 

occupancy within two (2) years of acquiring site control and moved into construction within the first 180 

days.  Participants in possession of partially complete projects, at the discretion of the administering 

agency, may apply for new projects in this program. 

Criteria that render an applicant ineligible to receive assistance includes but is not limited to:  history of 

unsuccessful closings, history of losing properties to tax sale within the past five (5) years, and/or any 

property tax delinquency on any property owned by the same entity.  Applicants must satisfy all 

required application criteria in order to participate in the program. 
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4) Criteria for Property Selection – Single Family 

The conditions and criteria that shall be used to select participants includes the provision of a complete 

application and appropriate supporting documentation approved by the administering agency for 

participation in single-family housing unit construction or rehabilitation.   

Notice of approval or disapproval will be provided by the administering agency to the participant.  If 

approved, Shelby County will execute an Option to Purchase with the participant, which will be valid for 

a period of 60 days or as determined by the administering agency.  During such time, all conditions 

included in the Option to Purchase must be met.  Once conditions of the Option have been met, the 

property will be transferred via quit claim deed warranty deed and consistent with Section 5 of this Plan.  

In the event a participant application is disapproved, deficiencies will be provided and an opportunity 

for technical assistance may be provided if deemed appropriate by the administering agency. 

For the purposes of the Building Home Program, single family is defined as one (1) to two (2) units as 

attached or detached structures.  Application fees are nonrefundable.  All properties will be assigned a 

deposit amount at time of conveyance.  If terms and conditions are not met by the approved timeline 

deposit amounts will be forfeited at the rate established in the executed agreement. 

To remain in good standing with the Building Home Program, participants must obtain a final inspection 

within one (1) year of acquiring site control and moved into construction within the first 120 days. 

Criteria that render an applicant ineligible to receive assistance includes but is not limited to: history of 

unsuccessful closings, history of losing properties to tax sale within the past five (5) years, and/or any 

property tax delinquency on any property owned by the same entity.  Applicants must satisfy all 

required application criteria in order to participate in the program. 

If program participants include a co-developer applying with an existing homeowner all parties must 

agree to the terms and conditions of the program. 

5) Conveyance of Property 

The conditions and criteria that shall be used for conveyance of property to homesteaders include both 

deed and lease provisions, as deemed appropriate by the administering agency. 

Upon submission and subsequent approval of the application, and upon meeting the required 

conditions, the County will transfer title of the property to the applicant by fee simple title for the 

predetermined price and/or deposit amount.  Upon transfer the property shall be subject to any and all 

taxes and assessments as prescribed by all other sections of the code.  All property transfers from the 

City or County to approved participants are subject to approval by the appropriate governing body as 

appropriate including Shelby County Board of Commissioners or Memphis City Council. 

Prior to the vesting of such transfer and consistent with TCA § 7-66-108, any material failure by the 

applicant to carry out the terms of the agreement entered into nullifies such agreement and all rights, 

title, and interest in the property shall revert to the agency unless the agency deems an extension not to 

exceed two (2) years is permitted in order to come into compliance with all stated terms and conditions. 

 



  Exhibit A 

4 
 

There shall be an Escrow Account established at the closing of the sale to hold the predetermined 

purchase price amount and/or deposit amount.  The applicant shall present to the administering agency 

full payment in the amount established in the contractual agreement.  This amount shall be no less than 

all tax lien and fees assessed on the property, unless otherwise dictated by the administering agency.  

The Shelby County Board of Commissioners may waive any and all back taxes, liens, and fees on subject 

properties consistent with TCA  §  7-66-108.  The Escrow Account shall be governed by a contract 

between the applicant and the County which will specify the conditions to be met in order to receive a 

refund of the Escrow Account in full or in part.    If the development is completed in the time specified, 

the account will be refunded consistent with the terms established in the contractual agreement.  In the 

event that the development is not completed within the time allotted, the Escrow amount will be 

forfeited by the participant and receipted as revenue to the Building Home Program.  Funds collected in 

this manner will be utilized consistent with the terms outlined in Section 10 of this plan.  This contract 

shall provide for one extension of time which may be requested by the applicant for just cause and 

evaluated by the administering agency. 

 Furthermore, consistent with TCA § 7-66-108 in the event of any material failure by the applicant to 

carry out the terms of the agreement all rights, title and interest in and to the property shall revert to 

the administering agency, pending any approved extensions to the project. 

Any applicant that remains delinquent in developing an awarded property or has past due taxes will be 

excluded from consideration to move forward on additional properties and no further applications will 

be deemed approved by the administering agency.  

Regardless of completion or failure to complete the development plan, the applicant will hold title to 

the subject property and shall owe property taxes from the date title is transferred. 

6) Building Standards 

Building standards and codes that shall apply to the designated properties include those currently 

adopted by the City of Memphis and Shelby County and administered by the Memphis and Shelby 

County Division of Planning and Development, including the Unified Development Code (UDC) and all 

technical building codes.   Methods of monitoring these standards shall include monitoring of all 

permitted work through DPD’s Construction Code Enforcement department. 

Consistent with Sections 3 and 4 of this plan, multifamily properties shall be given 180 days to move into 

construction and a maximum of two (2) years to obtain a certificate of occupancy and single-family 

properties shall be given 120 days to move into construction and a maximum of one (1) year to obtain a 

final inspection.  Extension requests will be evaluated and if approved granted by the administering 

agency. 
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7) Coordination Efforts 

The Building Home Program shall coordinate with state and federal agencies through existing channels 

already in place through ongoing outreach efforts to meet community needs.  DPD staff may also 

provide a wide variety of technical assistance services to applicants to support successful applications 

and project implementation to the greatest extent feasible. DPD shall make best efforts to ensure at 

least 30% of Building Home Program parcels and financial supports are prioritized for emerging 

developers and community-based rehabbers with less than five (5) completed projects, with particular 

emphasis on recruiting and working with developers from historically underrepresented groups. 

DPD is authorized to contract with diverse organizations and will make efforts to collaborate with local 

community partners including but not limited to nonprofit community development corporations 

(CDCs), certified Community Development Financial Institutions (CDFIs), and workforce training 

providers to support implementation and outreach efforts.   

8) Technical and Financial Assistance and Incentives 

The technical assistance and referrals to other relevant and current programs offered by private and 

public agencies shall be coordinated or supported by the administering agency as appropriate.  Ongoing 

coordination with relevant agencies will continue throughout the administration of this program.  Any 

available incentives as existing or new programs are developed locally shall be included in referral 

materials provided to program participants. 

As funding allows, the Building Home Program shall include a developer capacity-building component, 

offering technical assistance, training workshops, and mentorships to participating small-scale and 

community rehabbers to support successful project delivery and sustainability. 

DPD shall make best efforts to ensure loan products offered under the Building Home 

Program shall include whenever feasible alternative underwriting criteria and down payment assistance 

to improve access for developers and rehabbers with limited credit history or traditional collateral, while 

maintaining risk mitigation standards. 

9) Methods to Acquire and Dispose of Properties 

All properties part of the Building Home Program shall be disposed of in the manner prescribed in 

Sections 5 to eligible and approved participants. 

The administering agency shall acquire property through tax lien foreclosure or gift or contract from 

other private or public entities.  When properties are secured, appropriate public notification will occur 

on the administering agency’s website.  Disposition of properties under this Program shall include 

simplified application processes, reduced acquisition costs, and scoring criteria that reward community-

based impact, inclusive hiring, and developer equity participation. 

10) Other Conditions 

Other conditions and criteria that are deemed to be in the public interest include use of program 

revenue from defaulted escrow or other source as applicable.  Such revenue may be utilized to improve 

or otherwise make more marketable properties held within the program or be utilized for other land 
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activation strategy consistent with the Joint Memphis and Shelby County Housing Policy Plan or its 

subsequent updates or successor plans. 

The Building Home Program commits to addressing historical inequities in land access and wealth 

building by centering racial equity, equitable affordability, and anti-displacement principles in program 

design and implementation. The program prioritizes inclusive participation by historically marginalized 

developers and intentionally targets neighborhoods impacted by discriminatory policies such as 

redlining. The success of the program will be measured not only by the number of units developed but 

by its effectiveness in redressing past harms and building a more just and inclusive housing system for 

Shelby County. 

DPD shall produce, at minimum, an annual report that tracks and evaluates the performance of the 

Building Home Program with respect to its stated equity and affordability goals. The report shall include 

the number and type of housing units produced; affordability levels achieved; and demographic, 

geographic, and ownership profiles of participating developers, with specific attention to race, gender, 

and place-based representation. This data will be used to assess the program’s effectiveness in 

advancing equitable access to housing, facilitating racial and generational wealth-building opportunities, 

and reversing patterns of disinvestment linked to historic redlining and exclusion. The annual report 

shall also provide recommendations for improving the program’s ability to promote racial equity, 

mitigate displacement risk, and expand the affordable housing stock in high-opportunity areas. 

The Building Home Program may be amended by approval of the administration through capturing 

relevant changes in the applicable Policies and Procedures audit log.  

 





Memphis City Council 
Summary Sheet 

 
 

PD 26-04 
 
 
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 0 & 3260 HOLMES RD, KNOWN AS CASE NUMBER PD 26-04 
 
 

• This item is a resolution with conditions to allow a mixed-use planned 
development with R-6 (residential / single-family), CMU-2 (commercial), and EMP 
(industrial / truck Stop) zoning uses; and 

 
• This resolution, if approved with conditions, will supersede the existing zoning for 

this property; and 
 
• The item may require future public improvement contracts. 
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LAND USE CONTROL BOARD RECOMMENDATION 
 
At its regular meeting on Thursday, August 13, 2026, the Memphis and Shelby County Land Use Control 
Board held a public hearing on the following application: 
 
CASE NUMBER: PD 26-04 
 
DEVELOPMENT: Holmes Tchulahoma Planned Development 
 
LOCATION: 0 & 3260 Holmes Rd 
 
COUNCIL DISTRICT(S): District 3 and Super District 8  
 
OWNER/APPLICANT: New Development LLC 
 
REPRESENTATIVE: David Gean Bray, The Bray Firm 
 
REQUEST: Mixed-use planned development to allow uses in conjunction with 

R-6 (residential / single-family), CMU-2 (commercial), and EMP 
(industrial / truck Stop) zoning 

 
EXISTING ZONING: Residential Urban – 3 (RU-3) & Commercial Mixed Use – 2 (CMU-2) 
 
AREA: +/-34.78 acres  
 
The following spoke in support: Thomas Hewgley & Aaron Robinson 
 
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 failed by a unanimous vote of 3-5 on the regular agenda. 
 
 
Respectfully, 

 
Nabanita Nira 
Planner II 
Land Use and Development Services 
Division of Planning and Development 
 
Cc: Committee Members 
 File  
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PD 26-04 
CONDITIONS 
 
Outline Plan Conditions 

I. USES PERMITTED: 
A. AREA A - R-6 

AREA B - CMU-2 
AREA C – CMU-2 with following exception: 

a. Convenience store with gas pumps 
b. Truck Stop without tractor trailer parking 

II. BULK REGULATIONS: 
A. AREA A - The bulk regulations of the R-6 zoning district shall apply. 
B. AREA B - The bulk regulations of the CMU-2 zoning district shall apply. 
C. AREA C - The bulk regulations of the CMU-2 zoning district shall apply. 

III. ACCESS AND CIRCULATION: 
A. The City Engineer shall approve the design, number and location of curb cuts. 
B. Any existing nonconforming curb cuts shall be modified to meet current City/ County Standards 

or closed with curb, gutter and sidewalk. 
C. Provide internal circulation between adjacent phases, lots, and sections. Common ingress/ 

egress easements shall be shown on the final plats. 

IV. LANDSCAPING, SCREENING, AND LIGHTING: 
A. An NOI as required by the Tree Ordinance shall be filed with the Division of Planning and 

Development at least 10 days prior to the removal of any tree that is 10 inches or greater in 
diameter.  

B. Any dumpster or accessory buildings shall be compatible with the main building. 
C. Any HVAC equipment or utility meters shall be screened through the use of fencing or 

landscaping. If roof mounted, the equipment shall be screened through the use of an 
architectural feature such as a parapet.  

D. The required landscaping shall be exclusive of and in addition to any required easements. 
E. A detailed landscaping plan shall be submitted with the final plat subject to the approval of the 

Division of Planning and Development. If the City Engineer's Office requires detention on this 
property that requires landscape to revised, no use Occupancy Permit shall be issued until a 
detailed landscaping plan has been approved by the DPD.  

F. All light poles shall be limited to a maximum of 35 feet in height.  
G. All lighting shall be designed to direct light straight down and not to trespass onto the adjoining 

properties. A detailed lighting plan showing the location of the poles and other lighting fixtures 
and the photometric analysis shall be submitted with the final plat, subject to the review and 
approval of the DPD. 

V. Site Plan Review: 
A site plan shall be submitted for the review, comment and recommendation of the Division of 
Planning and Development (DPD) and appropriate City Agencies prior to the approval of any plan. 



 
3 

However, if there is a disagreement regarding the intention of any of the above conditions, either 
party may appeal to the Land Use Control Board and If necessary, the Memphis City Council. 
A. The Site plan shall include:  

1. The exact location and dimensions including height of all buildings.  
2. The number, location, and dimensions of parking spaces within proposed structures/ lots.  
3. A detailed landscaping plan including the species and diameter of any new plants.  
4. A lighting plan showing the location of the freestanding poles, the type of fixtures and if 

required by DPD, photometric analysis that shows the trespass of light onto adjacent 
residential properties is no great than 1.0 candle foot at the property line. 

B. The site plan shall be reviewed based on the following criteria: 
1. Conformance with the Outline Plan Conditions.  
2. Compatibility with existing properties surrounding the site as well as a compatible internal 

arrangement of uses.  
3. Elements of design such as building orientation, building mass and height, building 

materials, setback, access, parking and internal circulation, landscaping, and lighting.  
4. Adequate access shall be provided to the site as determined by the City Engineer. 

VI. A final plan shall be filed within five (5) years of the approval of the Outline Plan by the Memphis 
City Council. The Land Use Control Board may grant extensions at the request of the applicant.  

VII. Any final plan shall include the following:  
A. The Outline Plan conditions.  
B. A standard subdivision contract as defined by the Subdivision Regulations for any needed 

public improvements. 
C. The exact location and dimensions including height of all buildings (with elevations) or 

buildable areas, parking areas, drives, and required landscaping,  
D. The number of parking spaces  
E. The location and ownership, whether public or private, of any easement.  
F. 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 
Engineer. The storm water detention 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 
owners' association. Such maintenance shall be performed so as to ensure the system operates 
in accordance with the approved plan on file in the City 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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CONCEPT PLAN 
 

 



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 0 & 3260 HOLMES RD, KNOWN AS CASE NUMBER PD 
26-04 
 
  
 

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 New Development LLC filed an application with the Memphis and Shelby County 

Division of Planning and Development to allow a mixed-use planned development in conjunction with R-
6 (residential / single-family), CMU-2 (commercial), and EMP (industrial / truck Stop) zoning uses; 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 August 13, 2026, 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. AREA A - R-6 

AREA B - CMU-2 
AREA C – CMU-2 with following exception: 

a. Convenience store with gas pumps 
b. Truck Stop without tractor trailer parking 

II. BULK REGULATIONS: 
A. AREA A - The bulk regulations of the R-6 zoning district shall apply. 
B. AREA B - The bulk regulations of the CMU-2 zoning district shall apply. 
C. AREA C - The bulk regulations of the CMU-2 zoning district shall apply. 

III. ACCESS AND CIRCULATION: 
A. The City Engineer shall approve the design, number and location of curb cuts. 
B. Any existing nonconforming curb cuts shall be modified to meet current City/ County Standards 

or closed with curb, gutter and sidewalk. 
C. Provide internal circulation between adjacent phases, lots, and sections. Common ingress/ egress 

easements shall be shown on the final plats. 

IV. LANDSCAPING, SCREENING, AND LIGHTING: 
A. An NOI as required by the Tree Ordinance shall be filed with the Division of Planning and 

Development at least 10 days prior to the removal of any tree that is 10 inches or greater in 
diameter.  

B. Any dumpster or accessory buildings shall be compatible with the main building. 
C. Any HVAC equipment or utility meters shall be screened through the use of fencing or 

landscaping. If roof mounted, the equipment shall be screened through the use of an architectural 
feature such as a parapet.  

D. The required landscaping shall be exclusive of and in addition to any required easements. 
E. A detailed landscaping plan shall be submitted with the final plat subject to the approval of the 

Division of Planning and Development. If the City Engineer's Office requires detention on this 
property that requires landscape to revised, no use Occupancy Permit shall be issued until a 
detailed landscaping plan has been approved by the DPD.  

F. All light poles shall be limited to a maximum of 35 feet in height.  
G. All lighting shall be designed to direct light straight down and not to trespass onto the adjoining 

properties. A detailed lighting plan showing the location of the poles and other lighting fixtures 
and the photometric analysis shall be submitted with the final plat, subject to the review and 
approval of the DPD. 

V. Site Plan Review: 
A site plan shall be submitted for the review, comment and recommendation of the Division of 
Planning and Development (DPD) and appropriate City Agencies prior to the approval of any plan. 
However, if there is a disagreement regarding the intention of any of the above conditions, either 
party may appeal to the Land Use Control Board and If necessary, the Memphis City Council. 
A. The Site plan shall include:  

1. The exact location and dimensions including height of all buildings.  
2. The number, location, and dimensions of parking spaces within proposed structures/ lots.  
3. A detailed landscaping plan including the species and diameter of any new plants.  



4. A lighting plan showing the location of the freestanding poles, the type of fixtures and if 
required by DPD, photometric analysis that shows the trespass of light onto adjacent 
residential properties is no great than 1.0 candle foot at the property line. 

B. The site plan shall be reviewed based on the following criteria: 
1. Conformance with the Outline Plan Conditions.  
2. Compatibility with existing properties surrounding the site as well as a compatible internal 

arrangement of uses.  
3. Elements of design such as building orientation, building mass and height, building 

materials, setback, access, parking and internal circulation, landscaping, and lighting.  
4. Adequate access shall be provided to the site as determined by the City Engineer. 

VI. A final plan shall be filed within five (5) years of the approval of the Outline Plan by the Memphis 
City Council. The Land Use Control Board may grant extensions at the request of the applicant.  

VII. Any final plan shall include the following:  
A. The Outline Plan conditions.  
B. A standard subdivision contract as defined by the Subdivision Regulations for any needed public 

improvements. 
C. The exact location and dimensions including height of all buildings (with elevations) or 

buildable areas, parking areas, drives, and required landscaping,  
D. The number of parking spaces  
E. The location and ownership, whether public or private, of any easement.  
F. 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 
Engineer. The storm water detention 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 owners' 
association. Such maintenance shall be performed so as to ensure the system operates in 
accordance with the approved plan on file in the City 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 
 

 



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



 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Staff Writer: Nabanita Nira E-mail: nabanita.nira@memphistn.gov  

AGENDA ITEM: 4 L.U.C.B. MEETING: August 13, 2026 
 

CASE NUMBER: PD 2026-004 
 

DEVELOPMENT: Holmes Tchulahoma Planned Development 
 

LOCATION: 3260 & 0 Holmes Rd 
 

COUNCIL DISTRICT: District 3 and Super District 8 
 

OWNER/APPLICANT: New Development LLC 
 

REPRESENTATIVE: David Gean Bray, The Bray Firm 
 

REQUEST: Mixed-use planned development to allow uses in conjunction with R-6 (residential / 
single-family), CMU-2 (commercial), and EMP (industrial / truck Stop) zoning 

 

EXISTING ZONING: Residential Urban – 3 (RU-3) & Commercial Mixed Use – 2 (CMU-2) 
 

CONCLUSIONS 
 

1. The subject property is currently vacant and the proposed residential and commercial uses for Area A and B are allowed 
by right. However, the proposed use for Area C, truck stop and convenience store with gas pumps are not allowed in CMU-
2 zoning district. 

2. The applicant previously submitted a rezoning from CMU-2 to EMP application (Z 2025-007) at the subject property and 
withdrawn it before the LUCB meeting. 

3. The UDC intends planned development to promote higher-quality environmental design, appropriate locations for 
commercial or industrial activities, and consistency with Memphis 3.0. A planned development should not be functioned 
to place an intensive use in a district where that use would otherwise be prohibited. 

4. The proposed planned development does not demonstrate that it would produce a higher quality environment beyond 
those achievable under current conventional zoning. Other than the truck stop / gas station, residential and commercial 
developments are permitted by the current zoning. The commercial shopping plaza is already allowed per the existing 
CMU-2 zoning district, and the single-family detached houses are permitted use in RU-3 by subdividing the lots. The 
principal benefit of the request appears to be the introduction of a truck stop. 

5. Also, according to the UDC, while reviewing a Special Use Permit application for convenience stores with gas pumps or gas 
stations in CMU-2 district, the Land Use Control Board and governing body must consider the proposed facility’s proximity 
to other gas stations and convenience stores with gas pumps, as well as to single-family residential zoning districts. See 
page 7 of this report that demonstrates the proximity to the single-family residential in the vicinity. Note that a planned 
development is approved through the issuance of a special use permit to allow for flexible and creative land design. 

6. The staff received three letters of opposition, see pages 35-36 of this report. 
7. The project will 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 inconsistent with the Memphis 3.0 General Plan per the land use decision criteria. See further 
analysis on pages 23-25 of this report. 

RECOMMENDATION: 
 

Rejection 
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LOCATION MAP 
 

 
Subject property located within the pink circle 
  

SUBJECT PROPERTY 
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PUBLIC NOTICE VICINITY MAP 
 

 
Subject property 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 166 notices were mailed on June 16, 2026, see page 26 of this report 
for a copy of said notice. Additionally, two signs were posted at the subject property, see pages 27-28 of this 
report for a copy of the sign affidavit. 
 
 
NEIGHBORHOOD MEETING 
 
The meeting was held at 5:00 PM on Tuesday, June 23, 2026, at the Whitehaven Branch Library, 4120 Millbranch 
Road. 
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AERIAL 
 

 
Subject property outlined in yellow, imagery from 2023  
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ZONING MAP 
 

 
Subject property highlighted in yellow 
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LAND USE MAP 
 

 
Subject property indicated by a pink star  
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LAND USE WITHIN QUARTER MILE (1/4) & HALF MILE (1/2) 
 

 
Quarter mile (1/4) radius of the subject property highlighted in green 
 

 
Half mile (1/2) radius of the subject property highlighted in green 
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SITE PHOTOS 
 

 
View of subject property from East Holmes Rd and Tchulahoma Rd looking northwest 
 
 

 
View of subject property from E Holmes Rd looking northeast  
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View of subject property from Tchulahoma Rd looking southeast 
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CONCEPT PLAN 
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CONCEPT PLAN – MAGNIFIED 
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CASE REVIEW 
 
Request 
The request is a mixed-use planned development to allow uses in conjunction with R-6 (residential / single-
family), CMU-2 (commercial), and EMP (industrial /truck stop) zoning. 
 
Applicability 
Staff disagrees 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. 
D. 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. 
I. 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. 
 
General Provisions 
Staff disagrees 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 regulations 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. 

A. The proposed development will not unduly injure or damage the use, value and enjoyment of surrounding 
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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. 

B. 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. 

C. 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. 

D. 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. 

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

F. Lots of record are created with the recording of a planned development final plan. 
 
Residential Criteria  
Staff disagrees 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. 

B. 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. 

C. 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. 

D. 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. 

E. 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 
enhancement of property and the privacy of its occupants may be provided by the screening of 
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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 disagrees 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 disagrees 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: 

A. The project will not have a substantial or undue adverse effect upon adjacent property, the character of 
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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: 
3260 & 0 Holmes Rd 
 
Parcel ID: 
094400 00158 and 094400 00159 
 
Area: 
+/-34.78 acres  
 
Description:  
The subject is known as part of the PT Central Church/ McKellar Park PD (PD 95-337 CC) with underlying zoning 
of Residential Urban – 3 (RU-3), Commercial Mixed Use – 2 (CMU-2) & Employment (EMP). Per the Assessor’s 
website, the subject property is vacant. A 150-foot gas easement crosses the subject property, and overhead 
power lines run along Tchulahoma Road. 
 
Site Zoning History  
The applicant previously submitted a rezoning from CMU-2 to EMP application (Z 2025-007) at the subject 
property and withdrawn it before the LUCB meeting.  
 
Concept Plan Review 
The proposed plan for mixed-use planned development includes Area A of +/-16.006 acres for residential use, 
Area B of +/-9.252 acres for commercial use, and Area C of +/-5.812 acres for industrial use (truck stop). 
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Analysis 
The applicant is requesting a mixed-used planned development to allow uses in conjunction with R-6 (residential 
/ single-family), CMU-2 (commercial), and EMP (industrial /truck stop) zoning. 
 
The subject property is currently vacant, and the underlaying zoning is RU-1 and CMU-2. The proposed 
residential and commercial uses for Area A and B are allowed by right. However, the proposed use for Area C, 
truck stop and convenience store with gas pumps are not allowed in CMU-2 zoning district. 
 
According to the UDC, the intent of planned development includes higher-quality environmental design, 
preservation of natural features, efficient traffic circulation, rational development in relation to public services, 
appropriate locations for commercial or industrial activities, and consistency with Memphis 3.0. A planned 
development should not be functioned to place an intensive use in a district where that use would otherwise 
be prohibited. The proposed planned development does not demonstrate that it would produce a higher quality 
environment beyond those achievable under current conventional zoning. Other than the truck stop / gas 
station, residential and commercial developments are permitted by the current zoning. The commercial 
shopping plaza is already allowed per the existing CMU-2 zoning district, and the single-family detached houses 
are permitted use in RU-3 by subdividing the lots. While other considerations may apply, the primary intent 
behind seeking a planned development designation appears to be allowing for a truck stop and convenience 
store with gas sales as that is the only use not currently permitted on the subject property that would be 
permitted within the planned development. 
 
Also, according to the UDC, while reviewing a Special Use Permit application for convenience stores with gas 
pumps or gas stations in CMU-2 district, the Land Use Control Board and governing body must consider the 
proposed facility’s proximity to other gas stations and convenience stores with gas pumps, as well as to single-
family residential zoning districts. See page 7 of this report that demonstrates the proximity to the single-family 
residential in the vicinity. Note that a planned development is approved through the issuance of a special use 
permit to allow for flexible and creative land design. 
 
This proposal is inconsistent with the Memphis 3.0 General Plan per the land use decision criteria. See pages 
23-25 of this report for further analysis. 
 
The project will 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. 
 
RECOMMENDATION  
 
Staff recommends rejection; however, if approved, staff recommends the following outline plan conditions: 
 
Outline Plan Conditions  

I. USES PERMITTED: 
A. AREA A - R-6 

AREA B - CMU-2 
AREA C – CMU-2 with following exception: 

a. Convenience store with gas pumps 
b. Truck Stop without tractor trailer parking 
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II. BULK REGULATIONS: 
A. AREA A - The bulk regulations of the R-6 zoning district shall apply. 
B. AREA B - The bulk regulations of the CMU-2 zoning district shall apply. 
C. AREA C - The bulk regulations of the CMU-2 zoning district shall apply. 

III. ACCESS AND CIRCULATION: 
A. The City Engineer shall approve the design, number and location of curb cuts. 
B. Any existing nonconforming curb cuts shall be modified to meet current City/ County Standards or 

closed with curb, gutter and sidewalk. 
C. Provide internal circulation between adjacent phases, lots, and sections. Common ingress/ egress 

easements shall be shown on the final plats. 

IV. LANDSCAPING, SCREENING, AND LIGHTING: 
A. An NOI as required by the Tree Ordinance shall be filed with the Division of Planning and 

Development at least 10 days prior to the removal of any tree that is 10 inches or greater in diameter.  
B. Any dumpster or accessory buildings shall be compatible with the main building. 
C. Any HVAC equipment or utility meters shall be screened through the use of fencing or landscaping. 

If roof mounted, the equipment shall be screened through the use of an architectural feature such 
as a parapet.  

D. The required landscaping shall be exclusive of and in addition to any required easements. 
E. A detailed landscaping plan shall be submitted with the final plat subject to the approval of the 

Division of Planning and Development. If the City Engineer's Office requires detention on this 
property that requires landscape to revised, no use Occupancy Permit shall be issued until a detailed 
landscaping plan has been approved by the DPD.  

F. All light poles shall be limited to a maximum of 35 feet in height.  
G. All lighting shall be designed to direct light straight down and not to trespass onto the adjoining 

properties. A detailed lighting plan showing the location of the poles and other lighting fixtures and 
the photometric analysis shall be submitted with the final plat, subject to the review and approval of 
the DPD. 

V. Site Plan Review: 
A site plan shall be submitted for the review, comment and recommendation of the Division of Planning 
and Development (DPD) and appropriate City Agencies prior to the approval of any plan. However, if 
there is a disagreement regarding the intention of any of the above conditions, either party may appeal 
to the Land Use Control Board and If necessary, the Memphis City Council. 
A. The Site plan shall include:  

1. The exact location and dimensions including height of all buildings.  
2. The number, location, and dimensions of parking spaces within proposed structures/ lots.  
3. A detailed landscaping plan including the species and diameter of any new plants.  
4. A lighting plan showing the location of the freestanding poles, the type of fixtures and if required 

by DPD, photometric analysis that shows the trespass of light onto adjacent residential properties 
is no great than 1.0 candle foot at the property line. 

B. The site plan shall be reviewed based on the following criteria: 
1. Conformance with the Outline Plan Conditions.  
2. Compatibility with existing properties surrounding the site as well as a compatible internal 

arrangement of uses.  
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3. Elements of design such as building orientation, building mass and height, building materials, 
setback, access, parking and internal circulation, landscaping, and lighting.  

4. Adequate access shall be provided to the site as determined by the City Engineer. 

VI. A final plan shall be filed within five (5) years of the approval of the Outline Plan by the Memphis City 
Council. The Land Use Control Board may grant extensions at the request of the applicant.  

VII. Any final plan shall include the following:  
A. The Outline Plan conditions.  
B. A standard subdivision contract as defined by the Subdivision Regulations for any needed public 

improvements. 
C. The exact location and dimensions including height of all buildings (with elevations) or buildable 

areas, parking areas, drives, and required landscaping,  
D. The number of parking spaces  
E. The location and ownership, whether public or private, of any easement.  
F. 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 Engineer. The storm 
water detention 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 owners' association. Such 
maintenance shall be performed so as to ensure the system operates in accordance with the 
approved plan on file in the City 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:      
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City Fire Division:     
 
1. All design and construction shall comply with the 2021 edition of the International Fire Code with local 

amendments and referenced standards. 
 

2. Fire apparatus access shall comply with section 503. 
 

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

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

5. 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. 
 

6. 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. 
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7. 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. 

 
City Real Estate:    No comments received. 
 
County Health Department:   No comments received. 
 
Shelby County Schools:   No comments received. 
 
Construction Code Enforcement:  No comments received. 
 
Memphis Light, Gas and Water:  No comments received. 
 
Office of Sustainability and Resilience: No comments received. 
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Office of Comprehensive Plannin
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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 
 
Three letters of opposition were received at the time of completion of this report and have subsequently been 
attached. 
 

 
 



Staff Report August 13, 2026 
PD 2026-004 Page 36 
 

 
36 

 

 

 



East Service Center: 6465 Mullins Station Rd; Memphis, 

Tennessee 38134

Downtown Service Center: 125 N. Main Street;  

Memphis, Tennessee 38103

website: www.develop901.com

Memphis and Shelby County Division of 
Planning and Development

Record Summary for Planned Development

Record Detail Information

Record Type: Planned Development Record Status: Additional Info Required

Opened Date: April 10, 2026

Record Number: PD 2026-004

Record Name: Holmes Tchulahoma Planned Development

Expiration Date: 

Description of Work: 35 acre planned development with R-6, CMU-2, and EMP uses

Parent Record Number: 

Address:

3260 HOLMES RD, MEMPHIS 38118

Owner Information

Primary Owner Name

Owner Address Owner Phone

Y NEW DEVELOPMENT LLC

3264 W SARAZENS CIR, MEMPHIS, TN 38125

Parcel Information

094400  00158

Data Fields

PREAPPLICATION MEETING

Name of DPD Planner Nira Nabanita

Date of Meeting 03/04/2026

Pre-application Meeting Type Email
GENERAL PROJECT INFORMATION

Planned Development Type New Planned Development (PD)

Previous Docket / Case Number Z 2025-007

Medical Overlay / Uptown No

If this development is located in unincorporated 

Shelby County, is the tract at least three acres? 

(Note a tract of less than three acres is not 

n/a
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GENERAL PROJECT INFORMATION

eligible for a planned development in 

unincorporated Shelby County)

Is this application in response to a citation, stop 

work order, or zoning letter

No

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

work order, and/or zoning letter along with any 

other relevant information

n/a

APPROVAL CRITERIA

UDC Sub-Section 9.6.9A Proposed uses are compatible with surrounding 

development patterns

UDC Sub-Section 9.6.9B Proposed layout is compatible with surrounding 

areas with R-6 uses adjacent to existing R-6.  

Commercial uses are south of a natural barrier - gas 

easement.  EMP uses are on hard corner opposite 

similar uses.

UDC Sub-Section 9.6.9C Adequate utilities are present at the site .  

Development will contribute to the widening of both 

Holmes and Tchulahoma.

UDC Sub-Section 9.6.9D Agreed

UDC Sub-Section 9.6.9E Agreed

UDC Sub-Section 9.6.9F Agreed
GENERAL PROVISIONS

UDC Sub-Section 4.10.3A This project will be compatible with surrounding 

areas.

B) 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

Adequate utilities are available to the site.  Site will 

have stormwater detention

C) The location and arrangement of the 

structures, parking and loading 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 such facilities shall be landscaped or 

otherwise improved except where natural 

features are such as to justify preservation

Proposed site plan is compatible with existing 

development patterns.

D) 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

Agreed

E) Homeowners’ associations or some other 

responsible party shall be required to maintain 

any and all common open space and/or common 

elements

HOA and POA will be required.

F) Lots of record are created with the recording Agreed
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GENERAL PROVISIONS

of a planned development final plan
GIS INFORMATION

Case Layer   PD95-337cc

Central Business Improvement District No

Class R

Downtown Fire District No

Historic District -

Land Use VACANT

Municipality MEMPHIS

Overlay/Special Purpose District -

Zoning CMU-2

State Route -

Lot -

Subdivision PT CENTRAL CHURCH / MCKELLAR PARK P D

Planned Development District -

Wellhead Protection Overlay District No

County Commission District -

City Council District -

City Council Super District -

Contact Information

NEW DEVELOPMENT LLC

3264 W SARAZENS CIR, MEMPHIS, TN, MEMPHIS, TN, 38125

(901)487-2425

APPLICANT

Name

Address

Phone

Contact Type

THE BRAY FIRM

2950 STAGE PLAZA NORTH,

(901)487-2425

ARCHITECT / ENGINEER / 

SURVEYOR

Name

Address

Phone

Contact Type

Fee Information

Date AssessedBalanceStatusFeesQuantityFee ItemInvoice #

04/10/20260.00INVOICED0.001Credit Card Use Fee (.026 

x fee)

1722257

04/13/20260.00INVOICED3,000.0030Planned Development - 

each additional or 

fractional acres above 5

1722337

04/13/20260.00INVOICED117.001Credit Card Use Fee (.026 

x fee)

1722337

04/13/20260.00INVOICED1,500.001Planned Development - 5 

acres or less

1722337

Total Fee Invoiced: $4,617.00 Total Balance: $0.00
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Payment Information

Payment Amount Method of Payment

Credit Card$4,617.00
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Telephone 901-383-8668

2950 Stage Plaza North

Bartlett, Tennessee 38134

April 10, 2026

Brett Ragsdale, Director

Memphis and Shelby County

Office of Planning and Development

125 North Main Street

Memphis, Tennessee 38103

RE: Planned Development request of the New Development LLC property

        At 3260 Holmes Road – Parcel # 094400  00158 – Instrument # 18131603

        Holmes Tchulahoma Planned Development

        Memphis, Tennessee

Mr. Ragsdale:

Please find attached an application for a planned development on the above captioned property.   The 

existing zoning of the property is RU-3 and CMU-2.   This request would convert the RU-3 area to R-6 

zoning compatible with the neighborhood to the north.    A portion of the CMU-2 zoning area would 

remain with CMU-2 uses and the southeast corner of the site would change to EMP uses.   A portion of the 

property was  originally filed as a zoning request as Z 2025-007.    The applicants have held two 

neighborhood meeting to work on a plan that would bring the neighbors a  plan they can support.  

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

please contact me.

Sincerely,

David Gean Bray, P.E.



























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

 
August 13, 2026 

New Development LLC  
3264 W Sarazens Cir 
Memphis, TN 38125 

Sent via electronic mail to: dgbray@comcast.net, BERUK@berukproperties.net & 
thewgley@baslawandtitle.com   

Holmes Tchulahoma Planned Development 
Case Number: PD 2026-004 
LUCB Recommendation: Rejection 

Dear applicant, 

On Thursday, August 13, 2026, the Memphis and Shelby County Land Use Control Board 
recommended rejection of your planned development application for the Holmes Tchulahoma 
Planned Development, subject to the attached outline plan conditions. 

This application will be forwarded, for final action, to the Council of the City of Memphis. The Council 
will review your application in a committee meeting prior to voting on it in a public hearing. The 
applicant or the applicant’s representative(s) shall be in attendance at all meetings and hearings. 

It is the applicant’s responsibility to contact the City Council Records Office to determine when the 
application is scheduled to be heard at committee and in public session. The City Council Records 
Office may be reached at (901) 636-6792. 

If for some reason you choose to withdraw your application, a letter should be mailed to the Land 
Use and Development Services Department of the Division of Planning and Development at the 
address provided above or emailed to the address provided below. 

If you have questions regarding this matter, please feel free to contact me at (901) 636-6619 or via 
email at nabanita.nira@memphistn.gov. 

Respectfully, 

 
Nabanita Nira 
Planner II 
Land Use and Development Services 
Division of Planning and Development 

Cc: David Gean Bray, The Bray Firm  
 File  

mailto:dgbray@comcast.net
mailto:BERUK@berukproperties.net
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Outline Plan Conditions 
I. USES PERMITTED: 

A. AREA A - R-6 
AREA B - CMU-2 
AREA C – CMU-2 with following exception: 

a. Convenience store with gas pumps 
b. Truck Stop without tractor trailer parking 

II. BULK REGULATIONS: 
A. AREA A - The bulk regulations of the R-6 zoning district shall apply. 
B. AREA B - The bulk regulations of the CMU-2 zoning district shall apply. 
C. AREA C - The bulk regulations of the CMU-2 zoning district shall apply. 

III. ACCESS AND CIRCULATION: 
A. The City Engineer shall approve the design, number and location of curb cuts. 
B. Any existing nonconforming curb cuts shall be modified to meet current City/ County 

Standards or closed with curb, gutter and sidewalk. 
C. Provide internal circulation between adjacent phases, lots, and sections. Common 

ingress/ egress easements shall be shown on the final plats. 

IV. LANDSCAPING, SCREENING, AND LIGHTING: 
A. An NOI as required by the Tree Ordinance shall be filed with the Division of Planning and 

Development at least 10 days prior to the removal of any tree that is 10 inches or greater 
in diameter.  

B. Any dumpster or accessory buildings shall be compatible with the main building. 
C. Any HVAC equipment or utility meters shall be screened through the use of fencing or 

landscaping. If roof mounted, the equipment shall be screened through the use of an 
architectural feature such as a parapet.  

D. The required landscaping shall be exclusive of and in addition to any required easements. 
E. A detailed landscaping plan shall be submitted with the final plat subject to the approval 

of the Division of Planning and Development. If the City Engineer's Office requires 
detention on this property that requires landscape to revised, no use Occupancy Permit 
shall be issued until a detailed landscaping plan has been approved by the DPD.  

F. All light poles shall be limited to a maximum of 35 feet in height.  
G. All lighting shall be designed to direct light straight down and not to trespass onto the 

adjoining properties. A detailed lighting plan showing the location of the poles and other 
lighting fixtures and the photometric analysis shall be submitted with the final plat, 
subject to the review and approval of the DPD. 

V. Site Plan Review: 
A site plan shall be submitted for the review, comment and recommendation of the Division 
of Planning and Development (DPD) and appropriate City Agencies prior to the approval of 
any plan. However, if there is a disagreement regarding the intention of any of the above 
conditions, either party may appeal to the Land Use Control Board and If necessary, the 
Memphis City Council. 
A. The Site plan shall include:  
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1. The exact location and dimensions including height of all buildings.  
2. The number, location, and dimensions of parking spaces within proposed structures/ 

lots.  
3. A detailed landscaping plan including the species and diameter of any new plants.  
4. A lighting plan showing the location of the freestanding poles, the type of fixtures 

and if required by DPD, photometric analysis that shows the trespass of light onto 
adjacent residential properties is no great than 1.0 candle foot at the property line. 

B. The site plan shall be reviewed based on the following criteria: 
1. Conformance with the Outline Plan Conditions.  
2. Compatibility with existing properties surrounding the site as well as a compatible 

internal arrangement of uses.  
3. Elements of design such as building orientation, building mass and height, building 

materials, setback, access, parking and internal circulation, landscaping, and lighting.  
4. Adequate access shall be provided to the site as determined by the City Engineer. 

VI. A final plan shall be filed within five (5) years of the approval of the Outline Plan by the 
Memphis City Council. The Land Use Control Board may grant extensions at the request of 
the applicant.  

VII. Any final plan shall include the following:  
A. The Outline Plan conditions.  
B. A standard subdivision contract as defined by the Subdivision Regulations for any needed 

public improvements. 
C. The exact location and dimensions including height of all buildings (with elevations) or 

buildable areas, parking areas, drives, and required landscaping,  
D. The number of parking spaces  
E. The location and ownership, whether public or private, of any easement.  
F. 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 Engineer. The storm water detention 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 owners' association. Such maintenance shall 
be performed so as to ensure the system operates in accordance with the approved plan 
on file in the City 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. 





Memphis City Council 
Summary Sheet 

 
 

PD 2026-005 
 
 
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 2604 COVINGTON PIKE, KNOWN AS CASE NUMBER PD 2026-005 

 
 

• This item is a resolution with conditions to allow 15-lot residential townhomes 
planned development; and 

 

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

 

• The item may require future public improvement contracts. 
 



 
1 

LAND USE CONTROL BOARD RECOMMENDATION 
 
At its regular meeting on Thursday, August 13, 2026, the Memphis and Shelby County Land Use Control 
Board held a public hearing on the following application: 
 
CASE NUMBER: PD 2026-005 
 
DEVELOPMENT: Covington Pike-Twin Woods Planned Development 
 
LOCATION: 2604 Covington Pike 
 
COUNCIL DISTRICT(S): District 1 and Super District 9 – Positions 1, 2, and 3 
 
OWNER/APPLICANT: Worldwide Property Hub LLC 
 
REPRESENTATIVE: David Bray, The Bray Firm 
 
REQUEST: Planned development to allow 15 townhomes 
 
EXISTING ZONING: Residential Single-Family – 10 (R-10) 
 
AREA: +/-2.223 acres 

 
The following spoke in support: Jim Scarbrough, John Kasper, Leondra Marr 
 
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 unanimous vote of 8-0 on the regular agenda. 
 
 
Respectfully, 
 
 
Truus Abuosi 
Planner I 
Land Use and Development Services 
Division of Planning and Development 
 
Cc: Committee Members 
 File  
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PD 2026-005 
CONDITIONS 
 
Outline Plan Conditions 

I. USES PERMITTED:  
Fifteen (15) townhomes and common open space lots (detention, drive/parking, and tree area) 
 

II. BULK REGULATIONS:  
The bulk regulations of the RU-1 Zoning district shall apply, with the following exception.  
A. The minimum lot size shall be 1700 square feet.  

 
III. ACCESS AND CIRCULATION:  

Townhomes shall be accessed by a common private drive from the rear of the proposed unit with 
one point of access to Covington Pike. 

 
IV. LANDSCAPING, SCREENING, AND LIGHTING:  

A detailed landscaping plan shall be submitted with the final plat subject to the approval of the 
Division of Planning and Development.  

 
V. FINAL PLAT REVIEW: 

A final plat shall be submitted for the review, comment and recommendation of the Division of 
Planning and Development (DPD) and appropriate City Agencies prior to the approval of any plan. 
However, if there is a disagreement regarding the intention of any of the above conditions, either 
party may appeal to the Land Use Control Board and if necessary, the Memphis City Council.  
 

VI. A final plan shall be filed within five (5) years of the approval of the Outline Plan by the Memphis 
City Council. The Land Use Control Board may grant extensions at the request of the applicant. 

 
VII. Any final plan shall include the following:  

A. The Outline Plan conditions.  
B. A standard improvement contract as defined by the Unified Development Code for any 

needed public improvements. 
C. The exact location and dimensions including height of all buildings (with elevations) or 

buildable areas, parking areas, drives, and required landscaping.  
D. The number of parking spaces  
E. The location and ownership, whether public or private, of any easement.  

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 Engineer. The storm water 
detention 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 owners' association. Such maintenance shall be 
performed so as to ensure the system operates in accordance with the approved plan on file in the City 
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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CONCEPT PLAN 
 

 
 



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 2604 COVINGTON PIKE, KNOWN AS CASE NUMBER 

PD 2026-005 

 
  
 

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 Worldwide Property Hub LLC filed an application with the Memphis and Shelby 

County Division of Planning and Development to allow a 15-lot residential townhomes planned 

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 August 13, 2026, 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:  

Fifteen (15) townhomes and common open space lots (detention, drive/parking, and tree area) 

 

II. BULK REGULATIONS:  

The bulk regulations of the RU-1 Zoning district shall apply, with the following exception.  

A. The minimum lot size shall be 1700 square feet.  

 

III. ACCESS AND CIRCULATION:  

Townhomes shall be accessed by a common private drive from the rear of the proposed unit with 

one point of access to Covington Pike. 

 

IV. LANDSCAPING, SCREENING, AND LIGHTING:  

A detailed landscaping plan shall be submitted with the final plat subject to the approval of the 

Division of Planning and Development.  

 

V. FINAL PLAT REVIEW: 

A final plat shall be submitted for the review, comment and recommendation of the Division of 

Planning and Development (DPD) and appropriate City Agencies prior to the approval of any plan. 

However, if there is a disagreement regarding the intention of any of the above conditions, either 

party may appeal to the Land Use Control Board and if necessary, the Memphis City Council.  

 

VI. A final plan shall be filed within five (5) years of the approval of the Outline Plan by the Memphis 

City Council. The Land Use Control Board may grant extensions at the request of the applicant. 

 

VII. Any final plan shall include the following:  

A. The Outline Plan conditions.  

B. A standard improvement contract as defined by the Unified Development Code for any needed 
public improvements. 

C. The exact location and dimensions including height of all buildings (with elevations) or 

buildable areas, parking areas, drives, and required landscaping.  

D. The number of parking spaces  

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

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 Engineer. The storm water 

detention 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 owners' association. Such maintenance shall be performed so 

as to ensure the system operates in accordance with the approved plan on file in the City 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 

 

 
 

  



ATTEST: 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

CC: Division of Planning and Development 

 – Land Use and Development Services 

 – Office of Construction Enforcement 

 

 



 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Staff Writer: Truus Abuosi E-mail: Truus.Abuosi@memphistn.gov  

AGENDA ITEM: 5 L.U.C.B. MEETING: August 13, 2026 
 

CASE NUMBER: PD 2026-005 
 

DEVELOPMENT: Covington Pike-Twin Woods Planned Development 
 

LOCATION: 2604 Covington Pike 
 

COUNCIL DISTRICT: District 1 and Super District 9 
 

OWNER/APPLICANT: Worldwide Property Hub LLC 
 

REPRESENTATIVE: David Bray, The Bray Firm 
 

REQUEST: Planned Development to allow 16 townhomes. 
 

EXISTING ZONING: Residential Single-Family – 10 (R-10) 
 

CONCLUSIONS 
 

1. The applicant is requesting approval for a +/- 2.223-acre residential planned development consisting of 16 
townhomes lots.  

 
2. The proposed development will consist of 16 lots of minimum 1,786 sq ft. A private drive will connect the 

townhomes to Covington Pike and all lots to have access to the common drive, with no individual 
driveways to Covington Pike.  The development will also include a 50-foot planting area that provides 
landscape screening and separates the subject property from twin woods which is a part of the Third 
Addition Bartlett Meadows Subdivision.  

 
3. Planned developments are intended as a tool to allow creative and imaginative design that will promote 

amenities beyond those expected in conventional developments. The proposed planned development is 
in alignment with the intent of the Unified Development Code in accordance with Section 4.10.1 as it will 
allow creative and coordinated land use development. 

  
4. 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 25-27 of this report. 

RECOMMENDATION: 
 

Approval with conditions 
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LOCATION MAP 
 

 
Subject property located within the pink circle 
  

SUBJECT PROPERTY 



Staff Report August 13, 2026 
PD 2026-005 Page 3 
 

 
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 110 notices were mailed on June 15, 2026, see page 29 of this report 
for a copy of said notice. Additionally, one sign was posted at the subject property, see page 30 of this report 
for a copy of the sign affidavit. 
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NEIGHBORHOOD MEETING 
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NEIGHBORHOOD MEETING SUMMARY 
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SIGN-IN SHEET 
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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 Covington Pike looking east 
 
 

 
View of subject property from Covington Pike looking northeast  
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CONCEPT PLAN 
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CONCEPT PLAN – MAGNIFIED 
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LANDSCAPE PLAN 
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CASE REVIEW 
 
Request 
Planned Development to allow 16 townhomes. 
 
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. 
D. 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. 
I. 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. 
 
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 regulations 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. 

A. 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 
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current development policies and plans of the City and County. 
B. 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. 

C. 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. 

D. 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. 

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

F. 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. 

B. 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. 

C. 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. 

D. 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. 

E. 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 
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 
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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. 

 
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: 

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: 
2604 Covington Pike 
 
Parcel ID: 
088030 00013 
 
Area: 
+/- 2.223 acres 
Description:  
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The subject property +/- 2.223-acre lot located at 2604 Covington Pike. It is currently zoned Residential Single-
Family —10 (R-10). Per the assessor’s website, the subject property is currently vacant. The lot has one street 
frontage from Covington Pike. 
 
Concept Plan Review 

• The proposed outline plan shows 16 lots of minimum 1,786 sq ft. 

• COS A reserved for common drive and parking 

• COS B reserved for detention 

• COS C reserved for 50-foot planting area 
 
Site Zoning History 
On May 8, 2025, the Land Use Control Board approved a 7-lot residential major subdivision known as S 2025-
020 on the subject property. Per the applicant, site conditions and restraints have presented challenges to the 
development per the approved preliminary plan. Therefore, the applicant has decided to apply for this Planned 
Development.  
 
Analysis 
The applicant is requesting approval for a +/- 2.223-acre residential planned development consisting of 16 
townhomes lots.  
 
The proposed development will consist of 16 lots of minimum 1,786 sq ft. A private drive will connect the 
townhomes to Covington Pike and all lots to have access to the common drive, with no individual driveways to 
Covington Pike.  The development will also include a 50-foot planting area that provides landscape screening 
and separates the subject property from twin woods which is a part of the Third Addition Bartlett Meadows 
Subdivision.  
 
Planned developments are intended as a tool to allow creative and imaginative design that will promote 
amenities beyond those expected in conventional developments. The proposed planned development is in 
alignment with the intent of the Unified Development Code in accordance with Section 4.10.1 as it will allow 
creative and coordinated land use development.  
 
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. 
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RECOMMENDATION  
 
Staff recommends approval with outline plan conditions. 
 
Outline Plan Conditions 

I. USES PERMITTED:  
Sixteen (16) townhomes and common open space lots (detention, drive/parking, and tree area) 
 

II. BULK REGULATIONS:  
The bulk regulations of the RU-1 Zoning district shall apply, with the following exception.  
A. The minimum lot size shall be 1700 square feet.  

 
III. ACCESS AND CIRCULATION:  

Townhomes shall be accessed by a common private drive from the rear of the proposed unit with one 
point of access to Covington Pike. 

 
IV. LANDSCAPING, SCREENING, AND LIGHTING:  

A detailed landscaping plan shall be submitted with the final plat subject to the approval of the Division 
of Planning and Development.  

 
V. FINAL PLAT REVIEW: 

A final plat shall be submitted for the review, comment and recommendation of the Division of Planning 
and Development (DPD) and appropriate City Agencies prior to the approval of any plan. However, if 
there is a disagreement regarding the intention of any of the above conditions, either party may appeal 
to the Land Use Control Board and if necessary, the Memphis City Council.  
 

VI. A final plan shall be filed within five (5) years of the approval of the Outline Plan by the Memphis City 
Council. The Land Use Control Board may grant extensions at the request of the applicant. 

 
VII. Any final plan shall include the following:  

A. The Outline Plan conditions.  
B. A standard improvement contract as defined by the Unified Development Code for any needed 

public improvements. 
C. The exact location and dimensions including height of all buildings (with elevations) or buildable 

areas, parking areas, drives, and required landscaping.  
D. The number of parking spaces  
E. The location and ownership, whether public or private, of any easement.  
F. 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 Engineer. The storm 
water detention 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 owners' association. Such 
maintenance shall be performed so as to ensure the system operates in accordance with the 
approved plan on file in the City Engineer's Office. Such maintenance shall include, but not be limited 
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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:     Comments received, see pages 22-24. 
 
County Engineer:    No comments received. 
 
City Fire Division:     
 
1. All design and construction shall comply with the 2021 edition of the International Fire Code with local 

amendments and referenced standards. 
 

2. Fire apparatus access shall comply with section 503. 
 

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

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

5. 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. 
 

6. 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. 
 

7. 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. 

 
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. 
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Office of Comprehensive Planning:  Comments received, see pages 25-27. 
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CITY ENGINEERING’S COMMENTS 

Basin/Lot/CD: Harrington 8-M/2.223 acres/District 1 
 
Sewers:   

 
1. The availability of City sanitary sewer is unknown at this time.  Once the developer has submitted proposed 

sewer discharge rates to the City of Memphis Sewer Design Department, a determination can be made as 
to available sewer capacity. 
 

2. If the lot will be subdivided into two or more additional lots, each of the additional lots must have their own 
service connection or each townhouse unit must have their own service connection. 
 

3. A sanitary sewer plan is required to be submitted (via 901 portal) to the City of Memphis Land Development 
Office for review and approval. 
 

4. All required design plans and potential traffic control plan must be prepared in accordance with the City’s 
Standard Requirements and must be stamped by a 
Professional Engineer registered in the State of Tennessee. 

 
5. A Sewer Development fee is required per the City of Memphis Sewer Use Ordinance. 

 
6. The developer shall extend Sewer to serve upstream properties. 

 
7. May be sewer extension will be required to serve this development. 

 
 

8. Existing 8” sewer in Twin Wood 
 
Roads: 
 
1. 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.  
 
2. 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 construction, reconstruction, or repair necessary to 
meet City standards.  

 
 
Traffic Control Provisions: 
 
3. 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. 
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4. 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.  

 
5. 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: 
 
6. The City Engineer shall approve the design, number, and location of curb cuts.  
 
7. Any existing nonconforming curb cuts shall be modified to meet current City Standards or closed with curb, 

gutter, and sidewalk.  
 
8. Will require engineering ASPR. 
 
 
Drainage: 
 
1. A grading and drainage plan for the site shall be submitted to the City Engineer for review and approval prior 

to recording of the final plat. 
  
2. 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. 

  
3. Drainage data for assessment of on-site detention requirements shall be submitted to the City Engineer.   
  
4. 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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5. 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. 

  
Site Plan Notes: 
None 
 
No other comments from City Engineering 
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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 2026-005 
  
Site Address/Location: 2604 COVINGTON PIKE 
Overlay District/Historic District/Flood Zone: Not in an Overlay or Historic District nor Flood Zone 
Future Land Use Designation: Low Intensity Commercial and Services (CSL) 
Street Type: Parkway 
 
Applicant is requesting a PD for a townhome development in the R-10 zoning district. 
The following information about the land use designation can be found on pages 76 – 122: 
1. Future Land Use Planning Map 

  
Red polygon indicates the application site on the Future Land Use Map. 
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2. Land Use Description/Intent 
 
Low Intensity Commercial and Service (CSL) areas are 
typically not associated with anchors. These areas may 
include neighborhood supporting commercial uses such as 
retail sales and services, offices, restaurants, funeral 
services, small-scale recreation, social service institutions, 
and occasional upper-story residential. Graphic portrayal 
of CSL is to the right.  
 
 
 
“CSL” Form & Location Characteristics 
Commercial and services uses, 1-4 stories height 
 
“CSL” Zoning Notes 
Generally compatible with the following zone districts: CMU-1 without frontage requirements, OG, SDBP in 
accordance with Form and characteristics listed above. 
Existing, Adjacent Land Use and Zoning 
Existing Land Use and Zoning: Vacant; R-10 
Adjacent Land Use and Zoning: Office, Commercial, Residential; R-10, CMU-1, CMU-2, CMU-3 
Overall Compatibility: The proposed Planned Development is compatible with the land use description/intent, 
form & location characteristics, zoning notes, and existing, adjacent land use and zoning. CSL is Compatible with 
the CMU-1 zoning district which allows for townhome developments. Additionally, increasing not only housing 
stock but also housing choice helps the viability of the nearby Covington Pike and Raleigh LaGrange commercial 
node.  
Degree of Change Map 

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

N/A 
 

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

The requested Planned Development is Consistent with Objective 1.4 – Align policy and resources to 
promote mixed-income communities and Objective 1.5—Strengthen neighborhood commercial districts—
Action 1.4.7 & 1.5.15—Promote diversity of housing types to expand choices that meet financial and lifestyle 
needs and demands of existing and new residents. 
 
Increasing housing choice not only creates more housing options but also increases the viability of existing 
businesses near the commercial node at Covington Pike and Raleigh LaGrange.  
 

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

N/A 
 
Consistency Analysis Summary 
Applicant is requesting a PD for a townhome development in the R-10 zoning district. 
The proposed Planned Development is compatible with the land use description/intent, form & location 
characteristics, zoning notes, and existing, adjacent land use and zoning. CSL is Compatible with the CMU-1 
zoning district which allows for townhome developments. Additionally, increasing not only housing stock but 
also housing choice helps the viability of the nearby Covington Pike and Raleigh LaGrange commercial node.  
 
The requested Planned Development is Consistent with Objective 1.4 – Align policy and resources to promote 
mixed-income communities and Objective 1.5—Strengthen neighborhood commercial districts—Action 1.4.7 & 
1.5.15—Promote diversity of housing types to expand choices that meet financial and lifestyle needs and 
demands of existing and new residents. 
 
 
Based on the information provided, the proposal is CONSISTENT with the Memphis 3.0 Comprehensive Plan.  
 
Summary Compiled by: Grayson Vincent, Comprehensive Planning. 
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MAILED PUBLIC NOTICE 
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SIGN AFFIDAVIT 
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APPLICATION 
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OWNER AFFIDAVIT 
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LETTER OF INTENT 
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LETTERS RECEIVED 
One letter of opposition received at the time of completion of this report and has subsequently been attached. 
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East Service Center: 6465 Mullins Station Rd; Memphis, 

Tennessee 38134

Downtown Service Center: 125 N. Main Street;  

Memphis, Tennessee 38103

website: www.develop901.com

Memphis and Shelby County Division of 
Planning and Development

Record Summary for Planned Development

Record Detail Information

Record Type: Planned Development Record Status: Assignment

Opened Date: May 1, 2026

Record Number: PD 2026-005

Record Name: Covington Pike - Twin Woods Planned Development

Expiration Date: 

Description of Work: Planned Development to allow 16 townhomes in the R-10 zoning district.

Parent Record Number: 

Address:

2604 COVINGTON PIKE, MEMPHIS 38128

Owner Information

Primary Owner Name

Owner Address Owner Phone

Y WORLDWIDE PROPERTY HUB LLC

6263 POPLAR AVE, MEMPHIS, TN 38119

Parcel Information

088030  00013

Data Fields

PREAPPLICATION MEETING

Name of DPD Planner Brett Ragsdale

Date of Meeting 02/23/2026

Pre-application Meeting Type Email
GENERAL PROJECT INFORMATION

Planned Development Type New Planned Development (PD)

Previous Docket / Case Number S 2025-020

Medical Overlay / Uptown No

If this development is located in unincorporated 

Shelby County, is the tract at least three acres? 

(Note a tract of less than three acres is not 

n/a
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GENERAL PROJECT INFORMATION

eligible for a planned development in 

unincorporated Shelby County)

Is this application in response to a citation, stop 

work order, or zoning letter

No

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

work order, and/or zoning letter along with any 

other relevant information

n/a

APPROVAL CRITERIA

UDC Sub-Section 9.6.9A The project will result in 16 townhomes that will face 

and access Covington Pike.   These lots will be 

separated from the surrounding SFR and be 

compatible with the surrounding area.

UDC Sub-Section 9.6.9B These lot will take access to Covington Pike and not 

through the existing SFR and a 50 foot natural area 

will be provided along the east side of the property 

abutting SFR.

UDC Sub-Section 9.6.9C All public utilities are available to this site.

UDC Sub-Section 9.6.9D Agreed

UDC Sub-Section 9.6.9E Agreed.

UDC Sub-Section 9.6.9F Agreed
GENERAL PROVISIONS

UDC Sub-Section 4.10.3A The proposed townhomes will be of similar or higher 

price than the surrounding properties and will be 

separated from the existing SFR area by means of 

access.

B) 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 development will tie to City of Memphis Sewers 

and MLGW electric, water, and gas.

C) The location and arrangement of the 

structures, parking and loading 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 such facilities shall be landscaped or 

otherwise improved except where natural 

features are such as to justify preservation

The proposed townhomes will face Covington Pike 

and take access through a common drive to 

Covington Pike separating them from the 

surrounding SFR.

D) 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

Agreed.

E) Homeowners’ associations or some other 

responsible party shall be required to maintain 

any and all common open space and/or common 

elements

A HOA will be formed to own and maintain the three 

COS lots.
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GENERAL PROVISIONS

F) Lots of record are created with the recording 

of a planned development final plan

Agreed.

GIS INFORMATION

Case Layer   Z05-121, Z88-169

Central Business Improvement District No

Class R

Downtown Fire District No

Historic District -

Land Use VACANT

Municipality MEMPHIS

Overlay/Special Purpose District -

Zoning R-10

State Route 1

Lot 0  1

Subdivision CARPER

Planned Development District -

Wellhead Protection Overlay District Yes

County Commission District -

City Council District -

City Council Super District -

Contact Information

GREGORY GRIFFIN

6263 POPLAR AVE, GREGORY GRIFFIN, MEMPHIS, TN, MEMPHIS, TN, 38119

-

APPLICANT

Name

Address

Phone

Contact Type

THE BRAY FIRM

2950 STAGE PLAZA NORTH,

(901)487-2425

ARCHITECT / ENGINEER / 

SURVEYOR

Name

Address

Phone

Contact Type

Fee Information

Date AssessedBalanceStatusFeesQuantityFee ItemInvoice #

05/01/20260.00INVOICED183.002Planned Development - 

each additional or 

fractional acres above 5

1728588

05/01/20260.00INVOICED43.761Credit Card Use Fee (.026 

x fee)

1728588

05/01/20260.00INVOICED1,500.001Planned Development - 5 

acres or less

1728588

05/01/20260.00INVOICED0.001Credit Card Use Fee (.026 

x fee)

1728433

Total Fee Invoiced: $1,726.76 Total Balance: $0.00
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Payment Information

Payment Amount Method of Payment

Credit Card$1,726.76
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Telephone 901-383-8668

2950 Stage Plaza North

Bartlett, Tennessee 38134

May 1, 2026

Brett Ragsdale, Director

Memphis and Shelby County

Office of Planning and Development

125 North Main Street

Memphis, Tennessee 38103

RE: Covington Pike – Twin Woods Planned Development 

2604 Covington Pike

Planned Development to allow 16 townhomes in the R-10 zoning district

Formerly case number: S 2025-020

Mr. Ragsdale:

Please find attached a planned development application for the former case number S 2025-020.   The 

previous case was approved as a single family residential subdivision in the R-10 zoning district last year.   

However, site conditions and restraints have presented challenges to the development per the approved 

preliminary plan.    The biggest challenge is that the existing sanitary sewer in the vicinity is not at a depth 

that would allow gravity flow to the lots as previously configured.  After consultation with your office and 

with the City Council representative for this area a revised plan has been developed that would allow the 

development of the only the western portion of the site where enough fill material can be imported to create

buildable lots and provide gravity sewers.    The proposed lots will be smaller than originally configured 

and would include townhouse units modeled on the townhouses currently under construction in the nearby 

Union Depot development (located in Bartlett).   Also changed,the connection to Twin Woods has been 

eliminated and all access to the development will be through Covington Pike.    The proposed townhouses 

will face Covington Pike with rear access from the common drive.   

   

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

please contact me.

Sincerely,

David Gean Bray, P.E.







I. USES PERMITTED:

SIXTEEN (16) TOWNHOMES  AND COMMON OPEN SPACE LOTS (DETENTION, 

DRIVE/PARKING, AND TREE

 AREA)

II. BULK REGULATIONS:

THE BULK REGULATIONS OF THE RU-1 ZONING DISTRICT SHALL APPLY

    III. ACCESS AND CIRCULATION:

TOWNHOMES SHALL BE ACCESSED BY A COMMON PRIVATE DRIVE FROM THE REAR OF THE 

PROPOSED UNIT WITH ONE POINT OF ACCESS TO COVINGTON PIKE.

    IV.  LANDSCAPING, SCREENING, AND LIGHTING:

A detailed landscaping plan shall be submitted with the final plat subject to the approval of 

the Office of Planning and Development. If the City Engineer's Office requires detention on 

this property that requires landscape to revised, no use Occupancy Permit shall be issued 

until a detailed landscaping plan has been approved by the DPD.

V.   FINAL PLAT REVIEW

A final plat  shall be submitted for the review, comment and recommendation of the 

Division of Planning and Development (DPD) and appropriate City Agencies prior to the 

approval of any plan.  However, if there is a disagreement regarding the intention of any of 

the above conditions, either party may appeal to the Land Use Control Board and if 

necessary, the Memphis City Council.

VI.  A final plan shall be filed within five  (5) years of the approval of the Outline Plan by the 

Memphis City Council. The Land Use Control Board may grant extensions at the request of 

the applicant.

VII.  Any final plan shall include the following: 

A. The Outline Plan conditions.

B. A standard subdivision contract as defined by the Subdivision Regulations for any needed 

public improvements.

C. The exact location and dimensions including height of all buildings (with elevations) or 

buildable areas,  parking areas,  drives,  and required landscaping.

D. The number of parking spaces

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



F. 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 Engineer.  The storm water detention 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 owners' association.  Such maintenance shall be 

performed so as to ensure the system operates in accordance with the approved plan on 

file in the City 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. 











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

 
 
August 13, 2026 
 
Worldwide Property Hub LLC 
2604 Covington Pike 
Memphis, TN 38128 
 
Sent via electronic mail to: dgbray@comcast.net 
 
Covington Pike-Twin Woods Planned Development 
Case Number: PD 2026-005 
LUCB Recommendation: Approval with outline plan conditions 
 
Dear applicant, 
 
On Thursday, August 13, 2026, the Memphis and Shelby County Land Use Control Board 
recommended approval of your planned development application for the Covington Pike-Twin 
Woods Planned Development, subject to the attached outline plan conditions. 
 
This application will be forwarded, for final action, to the Council of the City of Memphis. The Council 
will review your application in a committee meeting prior to voting on it in a public hearing. The 
applicant or the applicant’s representative(s) shall be in attendance at all meetings and hearings. 
 
It is the applicant’s responsibility to contact the City Council Records Office to determine when the 
application is scheduled to be heard at committee and in public session. The City Council Records 
Office may be reached at (901) 636-6792. 
 
If for some reason you choose to withdraw your application, a letter should be mailed to the Land 
Use and Development Services Department of the Division of Planning and Development at the 
address provided above or emailed to the address provided below. 
 
If you have questions regarding this matter, please feel free to contact me at (901) 636-6619 or via 
email at Truus.Abuosi@memphistn.gov. 
 
 
 
 
 
 
 
 

dgbray@comcast.net
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Respectfully, 
 
 
Truus Abuosi 
Planner I 
Land Use and Development Services 
Division of Planning and Development 
 
 File  
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Outline Plan Conditions 
I. USES PERMITTED:  

Fifteen (15) townhomes and common open space lots (detention, drive/parking, and tree 
area) 
 

II. BULK REGULATIONS:  
The bulk regulations of the RU-1 Zoning district shall apply, with the following exception.  
A. The minimum lot size shall be 1700 square feet.  

 
III. ACCESS AND CIRCULATION:  

Townhomes shall be accessed by a common private drive from the rear of the proposed unit 
with one point of access to Covington Pike. 

 
IV. LANDSCAPING, SCREENING, AND LIGHTING:  

A detailed landscaping plan shall be submitted with the final plat subject to the approval of 
the Division of Planning and Development.  

 
V. FINAL PLAT REVIEW: 

A final plat shall be submitted for the review, comment and recommendation of the Division 
of Planning and Development (DPD) and appropriate City Agencies prior to the approval of 
any plan. However, if there is a disagreement regarding the intention of any of the above 
conditions, either party may appeal to the Land Use Control Board and if necessary, the 
Memphis City Council.  
 

VI. A final plan shall be filed within five (5) years of the approval of the Outline Plan by the 
Memphis City Council. The Land Use Control Board may grant extensions at the request of 
the applicant. 

 
VII. Any final plan shall include the following:  

A. The Outline Plan conditions.  
B. A standard improvement contract as defined by the Unified Development Code for any 

needed public improvements. 
C. The exact location and dimensions including height of all buildings (with elevations) or 

buildable areas, parking areas, drives, and required landscaping.  
D. The number of parking spaces  
E. The location and ownership, whether public or private, of any easement.  

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 Engineer. The 
storm water detention 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 owners' association. Such 
maintenance shall be performed so as to ensure the system operates in accordance with the 
approved plan on file in the City 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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