MEMPHIS AND SHELBY COUNTY OFFICE OF PLANNING AND
DEVELOPMENT

BOA STAFF REPORT
DOCKET NUMBER: B.O.A. 15-11 City

# 15

B.O.A. MEETING: February 25, 2015

LOCATION:

821 Poplar Avenue
(SW corner of Poplar Avenue and N. Dunlap St.)

OWNER OF RECORD:

GA C-Store Inc

APPLICANT:

Orion Federal Credit Union

REPRESENTATIVE:

Archimania, Matt Seltzer

REQUEST:

Variances from the requirements of the Medical Overlay
District, Section 8.2.5 Building Envelope Standards for an
Urban Frontage: 1. Required Building Frontage, 2. Parking

EXISTING ZONING:

Commercial Mixed Use-3 (CMU-3) and the Medical Overlay
MO) District

OFFICE OF PLANNING AND DEVELOPMENT
RECOMMENDATION:
APPROVAL WITH ONE CONDITION

Staff: John D. (Don) Jones

E-mail: john.jones@memphistn.gov

CONCLUSIONS
1.

This application requests 5 variances from the Building Regulations found in the UDC at 8.2.5C.

2.

Of the 5 requested variances, the required Building Frontage and Parking setback variances are
the most notable. These requirements are at the core of the Overlay’s intention to emphasize
pedestrian activity and de-emphasize the role of the automobile.

3.

The design of the site plan shows a pedestrian-oriented courtyard that varies in depth from 24’
to 44’ in surface area and planted area. Part of this area is covered under a portico. In staff’s
opinion this is an urban treatment and is an acceptable alternative for a somewhat specialized use.

4.

The parking, along the side street, N. Dunlap, which does sit behind the minimum 7’ foot setback,
is in front of the actual building line. But it does sit behind the conceptual building line that is
formed by the proposed low site wall or bollards. A similar approach was used for the Shelby
County Forensic Center. The parking spaces closest to the N. Dunlap right-of-way are shown in
pervious matter or designated for handicapped parking in an effort to further limit their
use or role on the site. This is not a issue along the Poplar Avenue frontage where the building is
in front of the bulk of the parking lot to the west.

5.

The variances requested are the result of a practical difficulty that is related to the design of the
building that has a somewhat specialized function, and the location on two designated streets.
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General Location Map
Site is located at the Southwest Corner of Poplar Avenue and N. Dunlap Street.
Surrounding uses of land include: N: Vacant land and a fast food restaurant. S: Multi-story,
multi-family residential. W: Strip commercial uses including a Blood Bank, and E: Multi-story
Children’s Hospital (LeBonheur)
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Existing Conditions
Facing west from Dunlap Street

Facing south from Poplar Avenue
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Zoning

Subject property is outline in black, map indicates other BOA activity in close proximity to this
site.
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The very top image shows the Poplar Avenue frontage, the shaded area is the covered portico,
the area behind shows the amount of square feet (816 ft) in transparency
The next image down is the Poplar Avenue frontage, left to right, portico, glass area in wide
vertical lines, blank wall smaller vertical lines and some shading, and the exit area with recessed
canopy over drive thru window.
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Frontage Map – Both Poplar Avenue and N. Dunlap St are designated as Urban Frontages (Gold)
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Request:
As indicated above, the subject property is located at the southwest corner of the intersection of
Poplar Avenue and N. Dunlap Street in the Medical Center area of Memphis.
The request is to replace the current use of the site, a vacant convenience store with gasoline
pumps, with a branch of the Orion’s Federal Credit Union. The bank will include a drive thru
window with ingress being located on N. Dunlap Street and egress for the drive thru window
provided at Poplar Avenue.
“The Credit Union Branch will be occupied by the Owner, and will serve
the public within the Poplar Avenue corridor and Medical District areas.
The proposed development will is slated for LEED certification as and
Energy efficient facility” and the site planning will incorporate “Low
Impact Development strategies.”
Medical [Center] Overlay District (MO):
The Medical Overlay District was established in 2009 to provide a guide for the development of
the Medical Center area with goal of encouraging a more pedestrian friendly, research oriented
environment.
The Overlay does place some additional use restrictions to the underlying zones but the primary
focus of the overlay is require a site plan that is subject to Site Development Standards. These
standards include a review of Landscaping and screening; Fences and Walls, Drive-Thru
Facilities, Parking and Signs.
The above standards apply to any site development within the Overlay’s boundaries. But, in
addition to the general site planning requirements, the Overlay also designates a number of the
streets as Pedestrian, Urban, or Commercial. For sites located along, or at an intersection with,
one or more of these frontages, additional requirements are listed. These additional requirements
include: building placement, transparency, parking setback, a useable building entrance, floor to
ceiling height and ground floor height, (see the chart on the next page).
The map on page 9 indicates that the subject property is located at the intersection of two streets
which are both designated as Urban Frontages.
Variances Requested and Applicant’s Justification:
Based on a review of the proposed site plan and a review of the Building Requirements found in
the chart at 8.2.5 C, the following variances listed below are needed.
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1. Required Building Frontage, Poplar Avenue and N. Dunlap Street. The Urban Frontage
designation requires a minimum of 60 percent of these frontages, or the width of the lot, are to be
occupied by the building at the maximum setback line of 15 feet. The Poplar Avenue frontage
occupies 59 percent. The N. Dunlap Street frontage occupies 38 percent.
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Applicant’s Justification – See full Letter of Intent and additional justification found in Appendix
A and B of this report.
On Dunlap, “portions of the façade are set behind the building setback line
area to create a landscaped court connected to the streetscape.” Applicant is also
proposing to include low site walls within the setback area to both mimic the required
building frontage and also serve other functions including seating, traffic control, and
edging for planted areas.
2. Parking setback, N. Dunlap Street. Parking is not permitted between the public right of way
and the building, nor shall the parking be located between the building setback and the right of
way when located to the side of the building. The site plan does locate two parking spaces for
the handicapped and two spaces near the southeast corner of the site both of which fall between
the front edge of the building and the right-of-way.
Applicant’s Justification –
“The parking is located behind the low site walls and should be considered outside of
the area between the building and the street.”
3. Transparency, Poplar Avenue. A minimum of 60 percent transparency (windows and doors)
is required along the first floor level of any non-residential building fronting on a street
designated as Urban. Applicant is requesting a variance to allow 46 percent transparency.
Applicant’s Justification –
“The windows in both facades are 14 feet tall, and meet the sidewalk elevation, in
excess of the suggested 2 foot to 12 foot above the sidewalk.”
4. Building Entrance. A functioning building entrance is required along each road frontage. Or
in lieu of one at each frontage, an angled door at the corner is an acceptable alternative.
Applicant’s Justification –
“For security reasons, the owner is requesting a single set of doors. The proposed
design creates a covered portico entrance for both streetscapes by leaving the building
ground floor ceiling canopy at teh corner, wrapping a portion of the streetscape and
court around the corner.”
5. Blank Wall. The Medical Overlay Building Regulations permit a maximum of 30 feet of
blank wall in width. The applicant’s Poplar Avenue elevations show an uninterrupted width of
30’5 ½” or 5 1/2 inches over the maximum permitted width.
Applicant’s Justification – The applicant is requesting this variance based on the large expanse of
transparency provided along the site’s entire section of Poplar Avenue.
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Review by Staff:
1. Required Building Frontage.
Poplar Avenue – While no justification was offered, the staff agrees that the difference between
the required 60 percent of coverage and the provided 59 percent is negligible and recommends
the variance.
Dunlap Street – The difference between required and proposed are significant, 60 percent
required, 38 percent proposed.
The actual building is staggered along the Dunlap frontage, so that the nearest portion of the
building to Dunlap Street is approximately 22 feet. The remaining half of the building is some
45 feet behind Dunlap Street right of way.
The building frontage calculations and maximum setbacks were included in the Overlay to
encourage pedestrian comfort and activity and de-emphasize the role of the automobile. The
treatment offered here to off-set the setback requirements by establishing a pedestrian courtyard
with covered portico are well within the intensions of the regulations. The maximum 15 foot
requirement includes a footnote that allows the averaging of setbacks into the calculations, but
also allows room for outdoor seating and dining.
With respect to its immediate surroundings, the newest principal structure added to this area, the
Lebonheur Children’s Hospital, has a setback from of approximately 100 feet from the N.
Dunlap Street right-of-way. The existing multi-family building on the abutting lot to the south
has a setback of 32 feet. So the proposed treatment is within the range of existing nearby
buildings.
The proposed low site walls, or bollards do have both a symbolic and practical use. They serve
to preserve the building line which is similar to the approach that was used in the consideration
of the Shelby County Forensic Center on Poplar Avenue, BOA Case # 10-12 (City), and they
serve as outdoor seating.
Staff considers this approach as an acceptable alternative to the required building frontage
requirements.
2. Parking setback – The intention of this requirement is very similar to that of the building
frontage and setback. The intention is to make the automobile of secondary importance to the
pedestrian. If we consider the pedestrian plaza and the bollards as acceptable treatment for this
corner, and accept that the buildings are setback beyond the maximum 15 foot line, then it
follows that some necessary parking will have to be located closer to the sidewalk than the
building. The options are to eliminate those parking spaces altogether or to design them so that
this parking is for special needs or otherwise not as heavily utilized as the balance of the parking
spaces.
The applicant has designated two of the five spaces nearest the building for handicapped
accessibility. Where the applicant is providing more spaces than required by the Overlay
District, he is designating them to be paved using pervious paving materials.
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Staff supports the variance request.
3. Transparency and 5. Blank Wall Area – These two should be taken together since they are
similar concepts. While the applicant falls short on the required transparency by 14 percent, it is
worth noting that where they provide transparency it is provided and a greater height than
required. The elevations show a window treatment of 14 feet in height where the regulations
require the transparency to take place between 2 and 12 feet.
The applicant misses the maximum 30 feet of blank wall permitted by 5 ½ inches. Not only is
this amount negligible, but one should also consider the area of the building that is covered by
the portico near the front of the building. This conveys the feeling that the pedestrian is welcome
along this corridor, which is the basis for the requirement.
4. Building entrance. The site shows a entrance facing N. Dunlap Street with a covered portico
that can be accessed from the north and south. In the opinion of staff this is an equivalent to
providing access from both streets.
Staff supports this variance request.

Recommendation:

Approval with one Condition

Condition:
1. The applicant shall submit a site plan that incorporates the approved variances
and meets requirements of the Medical Overlay District to the OPD. Once
approved, this site plan shall be the binding document for the development of
this site, and changes shall be subject to the review of the Planning Director and
may at the discretion of the Planning Director be returned to the Board of
Adjustment for their approval.
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DEPARTMENTAL COMMENTS
The following comments were provided by agencies to which this application was referred:
City Engineer:

.

The City Engineer has no objection to the variance provided that the curb cut along Poplar
Avenue will be adjusted to provide safe ingress/egress on Poplar. Site Civil plans must be
submitted to City Engineering for review.
City Fire Division:

No comments received.

City/County Health Department:
Memphis Light, Gas and Water:
Address Assignment:

Existing street name is Poplar AV. No
changes.

Shelby County Schools:

No comments received.

Construction Code Enforcement:

No comments received.

AT&T Tennessee/Bell South:

No comments received.
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Appendix B – Additional discussion regarding treatment along Dunlap Street

