AGENDA ITEM: 1
CASE NUMBER: PD16-06

L.U.C.B. MEETING: June 9th, 2016

LOCATION:

287 S. Front Street

COUNCIL DISTRICT(S):

District 6;-Super District 8-Positions 1, 2 & 3

OWNER/APPLICANT:

Machine Tools of Memphis, Inc.

REPRESENTATIVE:

Tim McCaskill

REQUEST:

To allow a planned development, incorporating a stand-alone surface
parking lot with the South Main zoning district.

AREA:

0.54 Acres

EXISTING LAND USE & ZONING: South Main (SM)

CONCLUSIONS
The applicant is proposing a stand-alone surface parking lot within the South Main zoning district.
The SM zoning district is part of the South Central Business Improvement District (SCBID). The
SCBID promotes walkable environments with multiple modes of transportation. A stand-alone surface
parking lot would promote an auto dependent mode of transportation and the applicant’s site plan as
presented on April 29, 2016, would negatively impact the traffic patterns in the immediate area, fail to
be consistent with the character of the South Main zoning district, and not be consistent with the 2002
SCIBD Comprehensive Plan that was approved by the Memphis City Council. OPD Staff does not
recommend approval of the applicant’s request.

RECOMMENDATION

Rejection
Staff Writer: Calvin Abram

E-mail:

calvin.abram@memphistn.gov
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ZONING MAP
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LAND USE MAP

Landscape Plan
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Outline Plan
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Subject site
prior to 2015

Subject site
prior to 2015
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Subject site
prior to 2015
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Proposed Spike Strips

The applicant proposed to install spike strips at the entrance and exits of the requested surface
parking lots. The intent of the spike strips is to prohibit patrons from exiting the lot without paying.
NEIGHBORHOOD MEETING
April 26th at 5:30pm. The location is 25 Dr. Martin Luther King (The Candy Factory).
NOTICE
Public notices were mailed on April 28, 2016 and sign postings on May 3, 2016.
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HISTORY
The parcel is located at the NW corner of South Front Street and Pontotoc Avenue; it resides within
the South Central Business Improvement District (SCBID) and the South Main (SM) zoning district.
The SCBID is the area of Memphis bounded by Madison Street on the north, the Mississippi River
on the west, E.H. Crump on the south and Danny Thomas and Lauderdale on the east. This area has
gained the economic interest and is in the process of urban revitalization. In order to capture the
synergy between the economic market and the will of the people, the Memphis City Council
approved the SCIBD Comprehensive Plan in 2002. This plan identifies several growth management
strategies and effective measures that will aid in maintaining the character of the SCIBD. Some of
the tools the SCIBD Comprehensive plan identifies to aid in the smart growth of the area are:






Mitigate incompatible land uses;
Maximize the use of existing street pattern and maintain the historic urban character of
walkable streets and alleys;
Provide a strategy for orderly growth and redevelopment;
To promote the mixed uses character of the area and to prohibit or discourage large scale
uses as well as incompatible uses;
Enhance traffic network to support downtown gateways and new development

The site’s address is identified in the PD application as 287 South Front Street in the South Main
zoning district. The sites in the past housed the old Hays Supply Company building and a “contractor
storage yard.” This structure was approximately a 25,000 square-foot building that was razed in 2015
and was part of the South Bluffs Warehouse District on the National Register of Historic Places and
most of the stored contractor equipment during this time as well.
Applicant’s request
The applicant is proposing to construct a stand-alone surface parking lot within the SM zoning
district. The applicant would like to provide additional parking for future development that may
develop within the SCIBD as well as the surrounding businesses, condominiums and apartments.
The applicant letter of intent identifies multiple properties that lack adequate parking such as:




No 2 Vance
The property east of Gus’s Fried Chicken
The commercial space at the Candy Factory

The applicant also identified the Memphis College of Art Surface Parking lot as a past Land Use
Control Board (LUCB) approval which may set the precedent for a stand-alone surface parking lot at
the subject site.
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STAFF ANALYSIS
The purpose of the South Main Zoning District is to protect the unique character of this area while
using it as a catalyst to encourage similar development south of the existing district that was
established as a zoning district in 1988. To this end, these regulations seek to maintain and redefine
the uses to ensure that the special ambience abundant in the existing South Main zoning district and
historical character of the area is complimented by new development.
OPD Staff and the members of the Technical Review Committee reviewed the PD application and
during several occasions, expressed to the applicant the site plan fails to provide necessary
information that will allow each department to competently review the PD application. The
communication was expressed in person, over the telephone and through email. The site plan as of
April 29th, 2016 lacks the following:









Illustrations showing mechanical equipment and placement of equipment
Landscape plan
Queuing area and proper onsite vehicle circulation
Sign Plan
Lighting placement to the site
Sidewalk dimensions
Inadequate curb cuts and egress/ingress
Adequate parking islands

Parking requirements for the SM zoning district
Any building, structure, or use is exempt for the off-street parking and loading requirements of the
Unified Development Code (UDC) Chapter 4.5 provided, however, that if off-street parking and
loading are provided, they shall comply with the geometric requirements of the UDC Chapter 4.5.
The SM zoning district incorporates smart growth measures in order to maintain the character of the
area and to grow its walkable nature. The SM zoning district places emphasis on parking structures
to provide off-street parking in addition to primary structures with accessory surface parking lots to
provide off-street parking for the area. The focus of the SCIBD and the SM zoning district is to use
pocket parks, small scaled d businesses, restaurants and enlarged sidewalks as the catalyst to activate
pedestrian interest. This area provides on-street parking to patrons of the area as identified in the
following illustration:
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On-street parking locations are denoted in bold red line

Memphis College of Art Surface Parking Lot
During the technical review meeting, the applicant identified a surface parking lot that was allowed
at the NE corner of South Front Street and East Butler Avenue; however, the Memphis College of
Art applied for a Special Exception SCBID10-07 application for an accessory surface parking lot to
serve the Memphis College of Art Graduate School. The site was recommended for approval with
conditions by OPD Staff and both LUCB approved the request for the following reasons:
“The proposed site plan is recommended for approval. While principal use surface parking lots
should be limited in the SCBID to protect the existing compact urban form and encourage
redevelopment that promotes compact urban form, this particular site lends itself to an exception
based on its small size, historic use as a parking lot, and a site design that includes public space for
bike parking being established at the intersection of two public streets which is consistent with
encouraging the means of other forms of transportation to be used in this area.”
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This map identifies the locations of public parking structures in the area



In 2015, Republic Parking conducted a parking survey at the request of the Downtown
Memphis Commission, for the area around One Beale (SW corner of Beale and Wagner)
o This map does not include a proposed 640-space parking garage for One Beale,
the necessity of which was the impetus for the parking survey
o This map also does not include available street parking, which for the area around
One Beale (more focused than the extent of the attached map), Republic Parking
listed 280 spaces

Landscape Plan
The applicant has not provided a landscape plan with the application as of April 29, 2016.
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CONCLUSION
The site is approximately a .54 acre parcel within the South Main zoning district. The subject site
housed a structure that was approximately 90 years old and also has a portion that is “contractor
storage”; these past uses may lead to possible testing of the properties to identify if the land requires
abating. The applicant’s requested use is not consistent with the character of the area and is not
supported by the 2002 SCIBD Comprehensive Plan that was approved by the Memphis City Council.
The intent of the SM zoning district is to be walkable in nature and to provide multiple modes of
transportation that would decrease automobile dependence for the area; but, the proposal of a standalone surface parking lot is not consistent with the intent and vision of the area. OPD Staff
recommends rejection of the applications proposal for a stand-alone surface parking lot in the SM
zoning district.
The applicant fails to meet the following approval criteria for a PD, UDC Section 9.6.9:
The project will not have a substantial or undue adverse effect upon adjacent property, the character
of the neighborhood, traffic conditions, parking, utility facilities and other matters affecting the
public health, safety, and general welfare.
The property 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.
RECOMMEDATION
Rejection
If the LUCB approves the applicant’s request, OPD Staff would recommend the following
conditions:
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PLANNED DEVELOPMENT PD 16-06
OUTLINE PLAN CONDITIONS
I.

PERMITTED USES
A.

Uses Permitted by right in the SCBID – (SM) District with the following
additional uses permitted:
1. Surface parking lot

•
II.

Outdoor storage to include contractor storage shall not be permitted
BULK REGULATIONS
A. The bulk regulations shall be in accordance with SCBID District Regulations:
1.
2.

III.

Maximum height: 90 feet, eight stories
Setback minimums
Subject to site plan review in accordance with the SCBID Site Plan
Review Process and Criteria.

CIRCULATION, ACCESS AND PARKING
A. Parking spaces shall be permitted as approved by the Memphis City Council

and must comply with the final site plan.
B. Parking shall be landscaped according to the approved landscape plan. The

landscape plan shall be provided by a licensed landscape architect.
C. Minimum parking requirements

1.
2.

Parking stall numbers shall be called out in the parking chart on the
outline plan and final site plan.
The applicant shall install two (2) bike racks and one pedestrian bench
to the site.

D. The curb cuts shall be approved by the City Engineer shall approve the design, and

location of curb cuts. The applicant shall close the curb cut located on South Front
Street and improve the area with sidewalk, curb and gutter in accordance with the City
Engineer design approval.
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STREETSCAPES AND LANDSCAPING
A. Provide a 6’ black wrought iron fence along Front Street, Pontotoc Avenue,
and Wagner Place.
B. A detailed streetscape/landscape plan shall be submitted on any Final Plat which
shall be reviewed and approved by the Office of Planning and Development for
conformance with the Outline Plan Conditions.

V.

SIGNS
A.

The location of detached signs shall be shall be illustrated on the final
plat. Any sign to the site shall be a monument sign design.

B.

Signage shall be constructed in accordance with SCBID District Regulations.

.

VI.

DRAINAGE
A.

Design and construction of the storm water conveyance and management
facilities for this project shall be in accordance with the Subdivision
Regulations and the "City of Memphis Drainage Design Manual".

B.

All drainage plans shall be submitted to the City or County Engineer for
review.

VII.

The Land Use Control Board may modify the bulk, access, parking, landscaping,
loading, screening, signage, and other site requirements if equivalent alternatives are
presented: provided, however, any adjacent property owner who is dissatisfied with the
modifications of the Land Use Control Board hereunder may, within ten (10) days of such
action file a written appeal to the director of the Office of Planning and Development, to
have such action reviewed by the Appropriate Governing Bodies.

VIII.

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

IX.

Any final plan is subject to the administrative approval of the Office of Planning and
Development and shall include the following:
A.

The Outline Plan conditions.

B.

The location and dimensions, including height of all buildings or buildable
areas, pedestrian and utility easements, service drives, parking areas, trash
receptacles, loading facilities, and required landscaping and screening areas.
15
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C.

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

D.

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
b u i l d i n g site o r f i l l e d w i t h o u t 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.

FINAL PLAT REVIEW
A.

A Final Plat shall be submitted for the review and approval of the Office
of Planning and Development for compliance with the outline plan
conditions.

B.

The Final Plat shall include the following:
1. The location of all existing and proposed public roadways on or
adjacent to the property.
2. The location, dimensions and floor area of all buildings, structures and
parking areas.
3. The location of internal streets and private drives and the number and
general location of curb cuts and utility easements.
4. The location of pedestrian systems.
5. The location and use of open space.
6. Internal and perimeter landscaping.
7. The location, diameter and species name of all trees and plants, and
methods intended to be used to protect plants during construction.
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GENERAL INFORMATION
Zoning Atlas Page: 2025
Parcel ID:

002098 0004

DEPARTMENTAL COMMENTS
The following comments were provided by agencies to which this application was referred:
City/County Engineer:
Comments received.
1. 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.
Roads:
3. Dedicate a 5 foot property line radius at the intersection of Wagner Place and
Pontotoc Avenue and a 5 ft property line radius at the intersection of Front Street
and Pontotoc Av and improve with ADA compliant handicapped access ramp.
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.
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.
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Site Plan Notes:
10. Adequate queuing spaces in accordance with the current ordinance shall be
provided between the street right-of-way line and any proposed
gate/guardhouse/card reader.
11. Adequate maneuvering room shall be provided between the right-of-way and the
gate/guardhouse/card reader for vehicles to exit by forward motion.
General Notes:
12. The width of all existing off-street sewer easements shall be widened to meet
current city standards.
13. Required landscaping shall not be placed on sewer or drainage easements.

City/County Fire Division:

No comments received.

City Real Estate:

No comments received.

City/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.

Neighborhood Associations:

MDC Opposed.
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LETTERS OF OPPOSITION
I would like to speak against a surface parking lot at front and pontotoc. Surface parking lots are
inappropriate downtown, create strong barriers to walkability, and markedly reduce the quality of
the built environment. This is problematic especially as downtown is trying to infill the many
empty lots left by decades of urban neglect. I would note that the mlgw parking garage is within
walking distance. This would also establish a precedent that knocking down a building for
surface parking is acceptable in an area where we are actively trying to increase density. Of note,
on street parking is underutilized downtown and should be expanded.
Austin Osborn
END
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Letter of intent

28

Staff Report
PD16-06

June 9, 2016
Page 29

Application
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