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AGENDA ITEM: 7
CASE NUMBER: P.D. 18-30 (formerly PD 15-317)

LUCB MEETING: October 11, 2018

NAME:

Colonial Country Club Planned Development (Amendment)

LOCATION:

Southwest corner of the intersection of Hampton Court Road
North with Fairway Gardens Drive

COUNCIL DISTRICT(S):

District 1-Super District 9-Positions 1, 2 & 3

OWNER:

CC Club Holdings, LLC (James Russell)

APPLICANT:

JAMP Colonial LLC (Brady Giddens)

REPRESENTATIVE:

Ronald Harkavy

REQUEST:

Amendment to previous planned development

AREA:

+/-178 acres

EXISTING LAND USE & ZONING: Golf course and multi-family building on existing planned development

CONCLUSIONS
1. This proposal is an amendment to the previously approved residential planned development, which
was one of the largest residential developments proposed within the City of Memphis in the last 40
years. This amendment will allow mixed use.
2. A design is presented that emphasizes connectivity, different housing options, retail/commercial,
generous open space, and retention of many of the amenities provided with the existing golf course.
There is little impact on the change in abutting land use from a golf course to a developed residential
community for the existing homes in Countrywood since a majority of the new development will be
physically separated from the existing homes by the retention of the Colonial Country Club South
Course.
3. The predominant concern is the traffic impact of the proposed development. A traffic study has been
provided that the City Traffic Engineering Office finds will require upgrades to the traffic signal
modernization at Hwy 64 and Rockcreek that will meet an acceptable level of service with the addition
of the traaffic generated by the planned development.
4. The planned development meets the Applicability, General Provisions, and Planned Residential
Development Standards required by Chapter 4.10 of the Unified Development Code.

RECOMMENDATION
APPROVAL WITH CONDITIONS
Staff Writer: Kirstin K. Jones

E-mail: kirstin.jones@memphistn.gov
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VICINITY MAP
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LOCATION MAP

SUBJECT PROPERTY
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ZONING MAP

The site lies within the Fletcher Creek Overlay and currently governed by PD 15-317
North: Residential Urban-3 (RU-3) District single family homes and across US64 is Lakeland
South: Residential Single Family-8 (R-8) District, single family homes
East:

Residential Single Family-10 (R-10) District, single family homes

West: Residential Single Family-15 (R-15) District, single family homes
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NEIGHBORHOOD MEETING
In accordance with Sub-Section 9.3.2A of the Unified Development Code, a neighborhood
meeting was held on Wednesday, August 22, 2018, at Colonial Country Club Ballroom, 2736
Countrywood Parkway. Approximately 60 people were in attendance. Per the minutes provided
by the representative, the meeting began at 6 p.m. with an introduction; a presentation was given
to the homeowners and questions were answered; the meeting was well organized and ended on a
positive note and adjourned at 8 p.m.
NOTICE
In accordance with Sub-Section 9.3.4A of the Unified Development Code, notice for public
hearing is required to be mailed and signs posted. A total of 157 notices were mailed on September
28, 2018, and 6 signs posted along the subject property.
STAFF ANALYSIS
Existing Area Overview
The subject property is known as the North Course of the Colonial Country Club. It has ceased
operation as an active golf course, yet its sister course (known as the “South Course”) remains in
operation. The origin of the current country club location began in 1968 when 385 acres were
purchased in Cordova to establish the facility. Two 18-hole championship golf courses and a 300yard practice area were developed along with a 40,000 square foot clubhouse and pro shop. Other
amenities included an Olympic-sized swimming pool, six tennis courts, a snack bar, and dressing
facility. The clubhouse and courses opened in 1972 and Colonial Country Club has remained at
this location since.
Concurrent with the development and opening of Colonial Country Club was the development of
a large subdivision adjoining the country club property known as Countrywood. Development of
Countrywood began in 1971. The area quickly became a rapidly-developing suburban area in
Shelby County. As of today, Countrywood consists of approximately 2,800 homes,
condominiums, and apartments.
The area surrounding the Colonial Country Club and Countrywood has grown tremendously since
the 1970’s aided by infrastructure extensions and roadway improvements. The more notable
developments in the area contributing to its growth have been the Wolfchase Galleria Mall,
Bellevue Baptist Church, and several public and private schools.
Previous Approved Planned Development
In 2015, a conceptual residential outline plan was approved for single-family detached homes,
multi-family residential, hospitality lodging and senior housing. The approved plan contained
seven use areas served by a public street connected to the existing Countrywood Parkway at the
south of the development and Hampton Court Road North at the north of the development. Nearly
all of the lots to be developed with single family homes would have rear access private service
drives rather than driveway openings along the public streets. The highest density component were
to be apartments which would permit the greatest buiding height within the development. As well
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as multi-family the previous approved plan included an alternate housing element for senior
housing.
Proposed Development Plan
The conceptual development plan being proposed is illustrated on Page 5 of this report. The
conceptual plan submittal contains a total of seven use areas served by a public street network that
will connect to the existing Countrywood Parkway at the south end of the development and
Hampton Court Road North at the north end of the development. These 7 areas will be composed
of single-family residential, senior living, multi-family, office, hotel, retail/restaurant and an area
for future development.
The single-family residential area will consist of approximately 82 acres with a proposed total of
541 lots. The senior living area will consist of 200 units for independent living, 105 memory care
assisted living units, and 8 units of villas totaling approximately 18.4 acres. These two areas will
be a part of Phase I which will consist of the completion of the senior living and approximately
150 single family homes.
Area 3 will permit apartments at a maximum of 250 units on 10.6 acres. The office area will be a
mid-rise building approximately 100,000 square feet on 9.4 acres. The hotel will hold 100-120
rooms and be on 5.6 acres. Lastly, Area 6 will consist of retail/restaurant on a total of 15.9 acres.
Of the areas proposed, these are closest to Interstate 40 and are accessed primarily by the connector
road (Parkway) traversing the entirety of the development. Area 7 is designated for future
development.
A private drive street system will be used in Area 1 to connect to an existing private street known
as Colonial Towers Road. Residents of these units will be afforded access to the public street
system within the interior of the development or may choose to enter/exit Area 1 by way of
Colonial Towers Road to the aforementioned Hampton Court Road North. In total, three points
of access will be constructed to serve the development.
At maximum build out, the original plan illustrated on Page 5 will have a total of 1,104 units. A
total of 37.4 acres of the site will be devoted to Parks and Common Open Space which is connected
by a series of trails and sidewalks. A benefit to the development is the retention of the South
Course which provides a low impact, passive recreational use with scenic manmade and natural
features that have now existed here for some 45 years and will remain resulting in the majority of
the existing homes seeing no change to the landscape abutting their homes.
The applicant is working with the Tennessee Department of Transportation (TDOT) for approved
access from US64. The proposed future development somewhat hinges on this approval.
Traffic Impact Study
Accompanying the planned development application was a traffic study submitted by the
applicant. A report from a “Synchro” analysis of the Hwy 64 and Rock Creek area was provided.
The existing traffic is based on existing data which was adjusted upward using Tennessee

LUCB Report
PD 18-30

Ocotober 11, 2018
Page 10

Department of Transportation (TDOT) annual counts published for the area. The traffic generated
by the development is estimated using the Institute of Transportation Engineers (ITE) Trip
Generation Manual.
Per the City Engineering Department, the executive summary provided in the report and the
developer’s desire to move forward with approval of the planned development indicates that a
condition should be formulated that aligns with the traffice evaluation provided by the developer’s
engineer. The traffic analysis clearly indicates that the existing traffic signal and phasing are
inadequate to accommodate the additional traffic generated by this development regardless of any
possibility of a future access point on Highway 64.

SUMMARY AND RECOMMENDATION
The concept plan is recommended for approval. Conclusions 2-4 on Page 1 of this report
summarize the position of the Office of Planning and Development in recommending approval
with conditions.
Provided on the following pages of the staff report are recommended Outline Plan Conditions,
departmental comments, the applicant’s Application and Letter of Intent addressing the General
Provisions found in Section 4.10.3 of the Unified Development Code, sewer approval letter, and
written correspondence received by the Office of Planning and Development in support to the
development plan.
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PERMITTED USES
A. Area 1-Single-Family Residential: Conventional, Side Yard, Cottage or SemiAttached Housing
B. Area 2- Senior Living Facility: Independent Living, Memory Care Assisted Living,
Villas
C. Area 3- Multi-family shall be allowed without a Special Use Permit
D. Area 4- Office
E. Area 5- Hotel shall be allowed without a Special Use Permit
F. Area 6- Retail/Restaurant
G. Area 7 (Fairway Gardens) may be included into this planned development, in the
event the developer acquires the majority of the property. The addition of this
property into the Planned Development will require the filing of a Major Modification
Application with public notice. At time of consideration a site plan will be submitted
including proposed permitted uses.

II.

BULK REGULATIONS
A. Area 1 bulk regulations shall be in conformance with the Commercial Mixed Use-3
(CMU-3) District Regulations of the Unified Development Code 3.10.2C.
B. Areas 2-6 bulk regulations shall be in conformace with the Commercial Mixed Use-3
(CMU-3 District Regulations of the Unified Development Code 3.10.2B.

III.

CIRCULATION, ACCESS AND PARKING
A.

Shared Parking shall be approved for all permitted uses.

B.

Provide internal circulation between adjacent phases, lots, and sections. Common
ingress/egress easements shall be shown on the final plats.

C.

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

D.

The Developer shall be responsible for the repair and/or replacement of all
existing curb and gutter along the frontages of this site as necessary.

E.

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

F.

Adequate queuing spaces in accordance with the current ordinance shall be
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provided between the street right-of-way line and any proposed
gate/guardhouse/card reader.

G.

All private drives shall be constructed with a minimum pavement width of 22 feet
and follow private street requirements to meet City standards per Section 5.2.17
of the Unified Development Code.

H.

The public parkway typical section shall be as shown on the Concept Plan.

I.

The developer’s Engineer shall produce a new traffic study that reflects the new
uses and the proposed changes in access, particularly the proposed access to US
64.

J.

The developer’s Engineer shall analyze the length of the left turn storage lane at
Rockcreek Pkwy at Countrywood Pkwy and at Rockcreek Pkwy at Hampton
Court Road E. The length of the increase will be determined by the results of the
traffic study.

K.

The developer shall maintain two open points of connectivity through the site at
all times during the construction of this project. The points of access shall remain
open after completion of each phase to facilitate the movement of emergency
vehicles.

L.

Construction traffic shall enter and exit the site via the north end of the project
(Hwy 64/Rockcreek Pkwy to Hampton Court Road N).

M.

The proposed access to US 64 shall not occur unless approved by the Tennessee
Dept of Transportation.

N.

Clear Sight Areas shall be provided on the final plat and engineering plans at all
intersections in accordance with the Unified Development Code. The required
note regarding Clear Sight Areas shall be placed on the final plat.

O.

The second point of access shall be installed after the Senior Living Facilities and
150 single family homes.

P.

The Developer will improve Colonial Towers Drive at the time of constructing
the Area 1 phase that will provide the physical connection to Colonial Towers or
prior to this.

Q.

The developer shall be responsible for the design, analysis, and construction of
the traffic signal modernization for the intersection of Highway 64 at Rockcreek
Parkway that will meet an acceptable level of service with the addition of the
traffic generated by this Planned Development. The implementation of the
required construction shall be determined by the City Engineer.
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LANDSCAPING
A.

Streetscaping shall be in accordance with the Memphis-Shelby County Unified
Development Code or an equivalent alternative as approved by the Office of
Planning and Development.

B.

Parking lot landscaping shall be in accordance with the Memphis-Shelby County
Unified Development Code or an equivalent as approved by the Office of
Planning and Development.

C.

All Common Open Space areas are to be maintained by a Homeowner’s
Association. At the time a Phase 1 Final Plat is submitted, the articles of
incorporation and bylaws of the Homeowner’s Association shall be submitted to
the Office of Planning and Development for review.

D.

All landscaping shall be located on the property such that it shall not interfere
with any utility easements.

E.

Privacy fencing located on residential lots shall be a maximum of 6 feet in height.

F.

A cedar privacy fence, 8 feet in height shall be located along the eastern boundary
line that is shared with Colonial Villas PUD, Phase 1 and the Countrywood
Subdivision, Section H-1.

DRAINAGE
A.

Drainage improvements, including 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.

B.

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

SIGNAGE
A.

Signage shall be in conformance with regulations established for Mixed Use
Districts as defined in Section 4.9.7 D. All residential neighborhood entrance
signage shall be submitted to the Office of Planning and Development for review
and approval with the submission of the respective final plat where such signage
occurs.

B.

Location and design of signs shall be shown on the Final Plat.

The Land Use Control Board may modify the bulk, access, parking, landscaping and sign
requirements if equivalent alternatives are presented; provided, however, any adjacent
property owner who is dissatisfied with the modifications of the Land Use Control Board
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hereunder, may within ten 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 Memphis City
Council.
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.

C.

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

D.

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

E.

A landscape plan.

F.

A statement conveying all common facilities and areas to a property owner's
association or other entity, for ownership and maintenance purposes.

G.

The following note shall be placed on the final plat of any development requiring
on-site water detention facilities: The areas denote by “Reserved for Storm Water
Detention” shall not be used as a building site or filed without first obtaining
written permission from the City Engineer. The storm water detention systems
located at these areas, except for those parts located in a public drainage
easement, shall be owned and maintained by the property owner and/or a
homeowners’ association. Such maintenance shall be performed so as to ensure
that the system operates in accordance with the approval 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.

H.

Any revisions deemed necessary by the Office of Planning and Development to
designate final plats by phase or lot number.
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GENERAL INFORMATION
Street Frontage:

US Hwy 64
Interstate Hwy 40

+/- 1300 linear feet
+/- 4300 linerar feet

Zoning Atlas Page: 1855
Parcel ID: 096100 00194C AND 096100 00195
DEPARTMENTAL COMMENTS
The following comments were provided by agencies to which this application was referred:
City Engineer:
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.
3. The developer shall extend sanitary sewers through the site to serve upstream properties.
Roads:
4. The developer’s Engineer shall produce a new traffic study that reflects the new uses and the
proposed changes in access, particularly the proposed access to US 64.
5. The developer’s engineer shall analyze the length of the left turn storage lane at Rockcreek
Pkwy at Countrywood Pkwy and at Rockcreek Pkwy at Hampton Court Road E. The length
of the increase will be determined by the results of the traffic study.
6. The developer shall maintain two open points of connectivity through the site at all times
during the construction phase of this project, the points of access shall remain open after
completion of each phase to facilitate the movement of emergency vehicles.
7. Construction traffic shall enter and exit the site via the north end of the project (Hwy
64/Rockcreek Pkwy to Hampton Court Road N.
8. The proposed access to US 64 shall not occur unless approved by the Tennessee Dept of
Transportation. TDOT is currently undergoing an interchange modification study to evaluate
different alternatives for this location to this interchange.
9. 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.
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10. 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,
11. Provide approved names for all streets reflected on the preliminary/outline plan.
12. Clear Sight Areas shall be provided on the final plat and engineering plans at all intersections
in accordance with the Unified Development Code. The required note regarding Clear Sight
Areas shall be placed on the final plat.
13. This development is adjacent to US 64 and I-40 Road/Highway which has been identified by
TDOT (Project ID# 245 and 144) to receive future improvements. The applicant is advised
that land from his/her parcel may be reserved or dedicated to accommodate the future
expanded R.O.W.”
Traffic Control Provisions:
14. 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.
15. 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.
Private Drives:
16. Provide cul-de-sac radii on all streets.
17. Identify the drives as “Private”.
18. Set aside guest parking areas.
19. Private drive cul-de-sac turn-arounds shall have a minimum paved diameter of 66 feet. If the
cul-de-sac exceeds 300 feet in length, the turn-around shall have a minimum paved diameter
of 80 feet or shall be posted as a "Fire Lane" (Reference Section 602.6.7 of City Fire Code).
20. All private drives/rear service drives shall be constructed to meet pavement requirements of
the Unified Development Code, applicable City Standards, and provide a minimum width of
twenty-two feet (22')/eighteen (18) feet.
21. Easements for sanitary sewers, drainage and other required services as indicated on the final
recorded plat may be located and utilized within private drives. The City shall not be
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responsible for street repairs within the private drives, even though the pavement and base
may have to be removed to work on sewers or drainage. The responsibility of repairing the
private drives shall be that of the owners and/or Property Owners' Association.
Curb Cuts/Access:
22. The City Engineer shall approve the design, number and location of curb cuts.
23. Any existing nonconforming curb cuts shall be modified to meet current City Standards or
closed with curb, gutter and sidewalk.
24. Access to US 64 via private drive or driveway is prohibited. Convey right of access to the
appropriate governing agency (Shelby County/City of Memphis).
Drainage:
25. This site is located within the Young drainage basis which is designated as a sensitive basin.
Drainage improvements, including mandatory 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.
26. Drainage data for assessment of on-site detention requirements shall be submitted to the City
Engineer.
27. 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.
28. The developer should be aware of his obligation under 40 CFR 122.26(b)(14) and TCA 69-3101 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:
29. Provide internal circulation between adjacent phases, lots, and sections. Common
ingress/egress easements shall be shown on the final plats.
30. 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.
31. Adequate maneuvering room shall be provided between the right-of-way and the
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gate/guardhouse/card reader for vehicles to exit by forward motion.
General Notes:
32. The width of all existing off-street sewer easements shall be widened to meet current city
standards.
33. 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.
34. Required landscaping shall not be placed on sewer or drainage easements.
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No comments received.

City Public Works:
1. The sewer improvement may be required down stream of this dense development in
addition on site storage tank with off peak discharge will be required until
improvement the capacity of the Fletcher creek interceptor.
City Real Estate:

No comments received.

Shelby County Health Department:

No comments.

Shelby County Schools:

No comments received.

Construction Code Enforcement:

No comments received.

Memphis Light, Gas and Water:

No comments received.

Memphis Light. Gas and Water
Address Assignment:

No comments received.

Neighborhood Associations:

No comments received.
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