MEMPHIS AND SHELBY COUNTY OFFICE OF PLANNING AND
DEVELOPMENT

STAFF REPORT
CASE NUMBER:

S 15-04

#3

L.U.C.B. MEETING: April 9, 2015

DEVELOPMENT NAME:

Norfleet at Norwal Subdivision

LOCATION:

60 Norwal
+/- 329’ South of Walnut Grove Road

COUNCIL DISTRICT:

5

SUPER DISTRICT:

9

OWNER OF RECORD / APPLICANT: Norfleet Investments LP
REPRESENTATIVE:

Solomito Land Planning (Brenda Solomito-Basar)

REQUEST:

2-Lot Residential Subdivision

AREA:

7.17 Acres

EXISTING LAND USE & ZONING:

A Residential Estate in the Residential Single
Family–10 (R-10) District

OFFICE OF PLANNING AND DEVELOPMENT
RECOMMENDATION
APPROVAL WITH 4 CONDITIONS

Staff: John D. (Don) Jones

E-Mail: john.jones@memphistn.gov

CONCLUSIONS:
1. An application was filed for the review of the subdivision of property into two lots as a Minor
Subdivision.
2. However, due to the request for waivers from the Connectivity Section of the UDC and the
request for a waiver to install sidewalks, this application was converted to a Major Subdivision.
3. The request for a waivers from the Connectivity Section of the UDC and a waiver from the
requirement to install sidewalks can be supported as a Practical Difficulty. The practical
difficulty is related to the size of the subdivision, two lots, and the fact that the land
surrounding the subject property is developed and functioning without the benefit of the
extension of the two roads in question or the installation of sidewalks on this side of
Norwal Road.

Staff Report
S 15-04

April 9, 2015
Page 2
General Location Map
East side of Norwal
+/- 320’ south of Walnut Grove
+/- 1,500 west of Mendenhall
+/- 600’ east of Perkins

Staff Report
S 15-04

April 9, 2015
Page 3
LAND USE & ZONING MAP

SURROUNDING LAND USE & ZONING:
North, South, East, and West:
Single Family Residential in the R-10 (R-10) District
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STAFF ANALYSIS:
General Location:
The subject property is located in the East Memphis area of the City of Memphis, generally
between Perkins Road to the west and Mendenhall Road to the east and south of Walnut Grove
Road. The site takes access from Norwall Road which is a 2-lane road that runs north-south
from Walnut Grove and terminates into a cul-de-sac.
Development Request:
The survey shows one large lot in excess of seven acres in area with an existing single
family residence located in the southernmost 300 feet of the site.
The preliminary site plan divides this property into two lots for residential development.
Lot 1 contains the existing family home on just under 2 acres of land. Lot 1, which includes
some 350 feet of frontage along Norwall Road, is somewhat irregular in shape. Part of the
irregular shape is due to the extensions of the residential structure on north and south ends.
The irregular shape should not provide a hindrance to the future re-development of Lot 2.
Lot 2 is a 5.2 acre site with approximately 350 feet of frontage on Norwal Road. This lot
raps around Lot 1 and includes two stub streets, Fleetgrove Avenue and Fleetview Avenue,
at the east property line. These two roads were stubbed to the property line with the intention of
connecting Norwall Road to Walnut Grove Road and Mendenhall Road.
Unified Development Code (UDC)
Three sections of the UDC apply to this request.
5.2.4 Connectivity
A. Developments shall provide roadways permanently open to the public that provide
community wide access as part of an overall connectivity network whose spacing
generally occurs at ¼ mile intervals.
B. Existing streets in adjacent or adjoining areas shall be continued in a new subdivision. …
Temporary turn arounds may be required to be constructed at the ends of such streets
pending their extension when such turnarounds appear necessary to facilitate the flow of
traffic or accommodate emergency or service vehicles. No temporary dead-end street
shall be permitted in excess of 500 feet unless no other practical alternative is available
(emphasis added).
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Street stubs into adjacent properties shall be required to ensure adequate circulation. All
existing street stubs, contiguous to the property, shall be connected to the proposed
system. A waiver from these requirements for street stubs shall require approval of the
Land Use Control Board (emphasis added).

The applicant is requesting a waiver from these sections of the Code as well as a waiver from
the requirement to install sidewalks.
Waivers – The UDC authorizes the Land Use Control Board to approve waivers to the
requirements for a major preliminary plan based on the finding of a extraordinary hardships or a
practical difficulty will result from the strict compliance to the Code.
The Board in granting the waiver shall base its decision on the following findings:
a. The granting of the waiver will not be detrimental to the public safety, health, or welfare
or injurious to other property or improvements in the neighborhood in which the property
is located;
b. The conditions upon which the request for a waiver are unique to the property for which
the waiver is sought and are not generally applicable to the other property;
c. Because of the particular physical surroundings, shape, or topographical conditions of the
specific property involved, a particular hardship to the owner would result, as
distinguished from a mere inconvenience, if the strict letter of t his development or code
are enforced; and
d. The purpose of the waiver is not based primarily upon financial consideration.
Review of Request
The subject property in its current condition meets the Subdivision Exemption Criteria. It is
greater than 4 acres in overall area, has frontage along an existing public street, and does not
have a major creek or other drainage feature extending through the property. Thus, there is no
requirement public improvements to be added to this property.
An application was filed for the review of the subdivision of property into two lots. That
application requested a review as a Minor Subdivision that would be reviewed by the OPD Staff
and other members of the Technical Review Committee, TRC. With the concurrence of the
Technical Review Committee, a minor subdivision can be approved at the TRC meeting with
notice.
However, due to the request for waivers from the Connectivity Section of the UDC and the
request for a waiver to install sidewalks, this application was converted to a Major Subdivision
Application.
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Connectivity – As proposed, the intent of the subdivision appears to be to create a lot, Lot 1, for
the existing residence and a second lot that may remain as a 5 acre site or may be re-subdivided
at a later time.
A two-lot subdivision will not create an issue for the current road network and there is no
reason to assume that both Fleetgrove Avenue and Fleetview Avenue will not be extended if and
when Lot 2 is further subdivided. The Fleetwood Subdivision, which abuts the east property line
of the subject site was recorded in 1965, some fifty years ago. It connects with other abutting
subdivisions to provide access to Walnut Grove Road and Mendenhall Road. The properties
within the Fleetwood Subdivision and other abutting subdivisions do not appear to have been
negatively impacted by the lack of access to Norwal Road.
Sidewalks – As the pictures below indicate, sidewalks were added to the west side of Norwal
Road with the development of Walnut Grove Gardens Subdivision which was approved in 1951.
Currently there are no sidewalks in place along the east side of Norwal Road. The lack of a
sidewalk is not limited to the subject property, which does occupy a considerable amount of the
road frontage along Norwal Road, but also includes the properties that abut the subject property
to the north and south.
Staff finds that a practical difficulty exists that warrants the granting of the requested waiver.
That practical difficulty is based on the size of the requested subdivision and the amount of time
that has passed since development has taken place in this area. As stated above, a two-lot
residential subdivision is not likely to have a measureable impact on the public infrastructure nor
be injurious to the public health. With respect to time, subdivisions to the east and west of the
subject property have been in place for at least 50 years without the benefit of road extensions or
sidewalks which are being considered with this application, and each of the subdivisions appear
to be healthy and vibrant.
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Plat of Fleetwood Subdivision

Subject Site

Subject Site
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View of Subject Site and Norwal Road

Entry gate of existing residence

Looking north from south end of
Norwal Road, subject property on right

Subject Site – East side of Norwal Rd

Looking south from Walnut Grove Rd
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Conditions
Staff supports the requested subdivision with four conditions.
The registers site lists 6 Final Plats with the name Norfleet in the title. Staff recommends
that for clarity, the name of this subdivision should be revised to read Norfleet at Norwal
Subdivision.
The applicant has indicated that as a consideration Ms. Lee who owns one of the two
properties that abut Lot 2 to the north, the setback from the north property line of Lot 2 shall be
20 feet.
A waiver to the requirement to extend Fleetgrove Avenue and Fleetwood Avenue shall be
granted until such time as further development of Lot 2 is proposed that includes an internal
street network. Staff or the L.U.C.B. will determine at that time whether or not the extension of
one or both roads are warranted.
A waiver to the requirements to install sidewalks along the east side of Norwal Road shall
be granted until such time as the further subdivision of Lot 2 is proposed. Staff will determine at
that time whether or not the installation of sidewalk abutting Norwal Road is warranted.

RECOMMENDATION:

APPROVAL WITH CONDITIONS
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CONDITIONS:
1. Revise the name of the subdivision to avoid confusion with any previously recorded plat
which includes the name Norfleet.
2. The plat shall show a 20’ setback from the north property line of Lot 2.
3. A waiver to the requirement to extend Fleetgrove Avenue and Fleetwood Avenue shall be
granted until such time as a re-subdivision of Lot 2 is proposed that includes an internal street
network. Staff or the L.U.C.B. will determine at that time whether or not the extension of
one or both roads are warranted.
4. A waiver to the requirement to install sidewalks along the east side of Norwal Avenue,
parallel to Lots 1and 2 shall be granted until such time as the re-subdivision of Lot 2 is
proposed. Staff will determine at that time whether or not the installation of sidewalk
abutting Norwal Road is warranted.
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GENERAL INFORMATION
Planning District:

Walnut Grove

Census Tract:

85.00

Zoning Atlas Page:

2040

Parcel ID:

056001 00059

Roadway Frontages:

+/- 691.05’

DEPARTMENTAL COMMENTS
The following comments were provided by agencies to which this application was referred:
City Engineer:
CASE: S 15-004

1.

NAME: Norfleet SD

Standard Subdivision Contract as required in Section 5.5.5 of the Unified Development
Code.

Sewers:
2.
City sanitary sewers are available at developer's expense.
3.

The developer shall extend sanitary sewers through the site to serve upstream properties.

Curb Cuts/Access:
4.

The City Engineer shall approve the design, number and location of curb cuts.

5.

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.

6.

All existing sidewalks and curb openings along the frontage of this site shall be inspected
for ADA compliance. The developer shall be responsible for any reconstruction or repair
necessary to meet City standards,

7.

Any existing nonconforming curb cuts shall be modified to meet current City Standards or
closed with curb, gutter and sidewalk.
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Drainage:
8.

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 Drainage Design Manual.

9.

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

General Notes:
10.

The width of all existing off-street sewer easements shall be widened to meet current city
standards.

11.

All commons, open areas, lakes, drainage detention facilities, private streets, private
sewers and private drainage systems shall be owned and maintained by a Property Owner's
Association. A statement to this effect shall appear on the final plat.

City Fire Division:

No comments received.

City Real Estate:

No comments received.

City/County Health Department:
Water Quality Branch & Septic Tank Program.

No comment.

City Board of Education:

No comments received.

Construction Code Enforcement:

No comments received.

Memphis Light, Gas and Water:


 Street Names: It is the responsibility of the owner/applicant to contact MLGW–Address Assignment @
729-8628 and submit proposed street names for review and approval. Please use the following link to the
MLGW Land & Mapping website for Street Naming Guidelines and the Online Street Name
Search: http://www.mlgw.com/builders/landandmapping



 It is the responsibility of the owner/applicant to identify any utility easements, whether dedicated or
prescriptive (electric, gas, water, CATV, telephone, sewer, drainage, etc.), which may encumber the subject
property, including underground and overhead facilities.



No permanent structures will be allowed within any utility easements, without prior MLGW approval.
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It is the responsibility of the owner/applicant to contact TN-1-CALL @ 1.800.351.1111, before digging,
and to determine the location of any underground utilities including electric, gas, water, CATV, telephone, etc.



It is the responsibility of the owner/applicant to pay the cost of any work performed by MLGW to install,
remove or relocate any facilities to accommodate the proposed development.



It is the responsibility of the owner/applicant to comply with the National Electric Safety Code
(NESC) and maintain minimum horizontal/vertical clearances between existing overhead electric facilities and
any proposed structures.



It is the responsibility of the owner/applicant to comply with Memphis/Shelby County Zoning Ordinance Landscape and Screening Regulations.



Street Trees are prohibited, subject to the review and approval of the landscape plan by MLGW
Engineering. It is the responsibility of the owner/applicant to submit a detailed landscape plan to MLGW
Engineering.

 Landscaping is prohibited within any MLGW utility easement without prior MLGW approval.
 It is the responsibility of the owner/applicant to submit a detailed plan to MLGW Engineering for the
purposes of determining the availability and capacity of existing utility services to serve any proposed or
future development(s). Application for utility service is necessary before plats can be recorded.
o All residential developers must contact MLGW's Residential Engineer at Builder Services: (901) 7298675 to initiate the utility application process.
o All commercial developers must contact MLGW's Builder Services line at 729-8630 (select option 2) to
initiate the utility application process.


It is the responsibility of the owner/applicant to pay the cost of any utility system improvements necessary
to serve the proposed development with electric, gas or water utilities.

Bell South:

No comments received.

Memphis Area Transit Authority (MATA):

No comments received.

OPD-Regional Services:

No comments received.

Memphis Park Services:

No comments received.

Police Services

No comment

Neighborhood Associations:

None Identified

Appendix

Application
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