MEMPHIS AND SHELBY COUNTY OFFICE OF PLANNING AND DEVELOPMENT
B.O.A. STAFF REPORT
#
DOCKET NUMBER: B.O.A. 15-61 City B.OA. MEETING: October 28, 2015
LOCATION:

137-139 Illinois Avenue
(Northwest corner of Illinois Avenue and Kansas
Street, extending west to Pennsylvania Street)

OWNER OF RECORD:

Pennsylvania Partners, Ltd.

APPLICANT:

AMERCO Real Estate Company

REPRESENTATIVE:

Randy Lopez

REQUEST:

Use Variance to allow self-storage warehouse and
truck rental

EXISTING ZONING:

Bluffview Residential (R-B) District

OFFICE OF PLANNING AND DEVELOPMENT
RECOMMENDATION:
APPROVAL WITH CONDITIONS

Staff Planner: John D. (Don) Jones

E-Mail: john.jones@memphistn.gov

CONCLUSIONS
Staff agrees with the contention of the applicant that: “The building was built for a specific
industrial use that does not easily lend itself to uses in the Bluffview Residential District”
Paragraph 9.22.6(B)(1) of the UDC allows for the consideration of a practical difficulty
“due to … any physical improvement made upon the property.”
This contention is supported by the fact that although re-zoned to Bluffview Residential in
the spring of 2006, the proposed mixed use project for the site was never built.
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General Location Map

Subject property is outlined in red. The property is located in the South Memphis Area of
Memphis, generally south of Crump Boulevard, east of I-55 N, west of Kansas Street and north
of Desoto Avenue.
This property includes the northern half of the block that is bounded by W. Illinois Avenue on
the north, Desoto Avenue on the south, Kansas Street on the east, and Pennsylvania Street on
the west.
The adopted Land Use Plan for the area recommends industrial uses for this property.
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Current Zoning and Land Use Map
Subject
Property

Zoning and Land Use
North:

Vacant land in the Employment (EMP) District

South:

An industrial use, a trucking company with trailer parking, in the
Heavy Industrial (I-H) District.

East:

Industrial uses related to warehousing, large truck repair, and trailer
parking in the Heavy Industrial (I-H) District

West:

Tractor-trailer parking and the Interstate I-55 North right-of-way.
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Picture of subject building from early advertisement
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Existing Conditions:
Overhead view of site

Site

View of building facing north along Pennsylvania Street
5

Rendering of Finished Project and Concept Plan
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STAFF ANALYSIS
Site Characteristics:
The subject property contains three parcels and three buildings. There is a tall 4-story building
which faces Pennsylvania Street on the west side of the property, a six-story building in the
middle which faces W. Illinois Avenue, and a shorter 1-2 story building which abuts Kansas
Street to the east side of the site.
A surface parking lot abuts the south side of the building. Both the building and the grounds
have been vacant for some time and until recently the property was overgrown with tall grass,
and volunteer trees.
Request:
The applicant’s letter of intent states:
“U-Haul is proposing an adaptive re-use of the existing multi-story 126,000 s.f. building by
converting it into a U-Haul Store. The uses include self-storage and U-Haul truck rental.”
The applicant has submitted renderings indicating their intention to rehabilitate the existing
structure. Additionally, the applicant has provided pictures of other projects of this nature that
U-Haul has developed in various parts of the country. Pictures of this other sites are included in
the appendix of this report.
Review of Request:
Background to Application
The applicant originally filed an application to re-zone this property from its current Bluffview
Residential zoning classification to the Employment zoning classification. Staff prevailed upon
the applicant to consider converting the request from zoning to a Use Variance with the
stipulation that re-purposing the existing building was the key component in considering the
request.
A rezoning to the Employment District, while appropriate to the setting, would not ensure that
existing building would be retained since an application to re-zone property does not allow for
conditions to be added to the consideration.
Prior Zoning
A request to change the zoning of the subject property from Heavy Industrial (I-H) to Bluffview
Residential (R-B) was approved by the Memphis City Council in March of 2006. The change
in zoning was supported by OPD staff who were reviewing a proposal to redevelop this site for
a mixed use, commercial, office, and residential project. Since the Heavy Industrial District
zoning does not permit residential, the Bluffview Residential District was deemed the most
appropriate zoning district to support that request. In reviewing that application, the staff
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opined that the same goals that applied to the properties general north of Crump Boulevard as
part of the South Central Business Improvement Special District (SCBID), preserve existing
historically significant buildings and promote re-investment into the area, applied equally well
to this location. Though this building was built for warehousing, it is nonetheless a strikingly
handsome industrial building that contributes to the downtown landscape.
Justification for Use Variance
Staff agrees with the contention of the applicant found in the application that:
“The building was built for a specific industrial use that does not easily lend itself to uses
in the Bluffview Residential District”
Paragraph 9.22.6(B)(1) of the UDC allows for the consideration of a practical difficulty “due to
… any physical improvement made upon the property.”
This contention is supported by the fact that although re-zoned to Bluffview Residential in the
spring of 2006, the proposed mixed use project for the site was never built. The applicant’s
commitment to re-purpose this building and their experience in successfully rehabilitating
similar types of buildings around the country weighs heavily in staff’s recommendation.
In the view of staff, retention of the existing buildings is an important public benefit. The
conditions have been crafted to support the request as described in the Letter of Intent and
illustrated by the elevations and concept plan. The elevations and concept plan are considered
to be the plan of development for the site and deviations from the approved plans will in all
likelihood require a follow up hearing before the Board of Adjustment.

RECOMMENDATION:

APPROVAL SUBJECT TO CONDITIONS
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Conditions
A Use Variance to allow the re-purposing of the buildings identified as 137-139 W. Illinois
Street, Assessors Parcels 01204100001, 01204100002, and 01204100003, for a U-Haul store,
self-storage facility, and truck rental uses is hereby permitted subject to an approved site plan
and the conditions below:
1.

The concept plan and elevations shall be considered the plan for the redevelopment of the
site. Changes to either one may, at the discretion of the Planning Director, be returned to
the Board of Adjustment with a public hearing.

2.

A detailed landscaping plan shall be submitted to the OPD for review and approval but
shall at a minimum include the following elements:
a.

Along the W. Illinois Avenue and Kansas Street frontages, a modified S-1 Landscape
Plate shall be required. The modification will allow the trees to be planted on private
property behind the right-of-way.

b.

Where fencing is indicating along the Kansas Street and W. Illinois Avenue, it shall be
composed of wrought iron.

c.

Along the Pennsylvania Street frontage, an S-10 Landscape Plate shall be required.
The plate may include the wall indicated on the concept plan and elevations.

d.

If a gate is proposed on either Kansas Street or Pennsylvania Street, that gate shall be
setback a minimum of 40 feet.

3.

As long as the existing buildings are retained, the building setback shall be as reflected on
the Concept plan.

4.

The outdoor storage of U-Haul Trucks and related equipment, but not customer storage,
shall be regulated by the Employment District requirements.

5.

Signs shall be regulated by the Employment District requirements.
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DEPARTMENTAL COMMENTS
The following comments were provided by agencies to which this application was referred:
City Engineer:
City Fire Division:

No comments received as of the date of preparation of this
report
No comments received

City/County Health Department:

No comment

Memphis Light, Gas and Water:

No comments received

Construction Code Enforcement:

No comments received

Bell South:

No comments received

Appendix
Letter of Intent
Application
Examples from other sites
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