AGENDA ITEM: # 9
CASE NUMBER:

P.D. 18-37

L.U.C.B. MEETING: November 8, 2018

LOCATION:

4491-4541 Tchulahoma Road;
(West side of Tchulahoma Road)

DEVELOPMENT NAME:

Tchulahoma Gardens Planned Development

COUNCIL DISTRICT(S):

District – 3, Super District – 8

OWNER/APPLICANT:

West Bankhead Properties Inc./same as owner

REPRESENTATIVE:

Danny B. Tabrizi

REQUEST:

A residential planned development to create twenty-six (26)
single-family detached lots (Typical lot size = 4,800 sq. ft.)

AREA:

± 6 Acres

EXISTING LAND USE & ZONING:

Vacant land in the Residential Single-Family (R-8) District

CONCLUSIONS
1.

The request is for a planned development to permit 26 single family residential lots to be governed
by the Single Family Residential (R-3) District except as modified by conditions of approval with
an approximate density of 4.33 dwelling units per acre.

2.

The site’s hilly terrain will impact its buildable area. The property slopes inward toward an existing
ditch located in the middle of the site.

3.

The applicant is seeking relief from the subdivision regulations which require alley access for
housing types located within the R-3 District due to the extreme elevation changes that limit
vehicular access along the exterior portions of the site. Subsequently, front loaded garages are
incorporated into the proposed site plan.

4.

Relief is also requested to allow reverse frontage on lots located along Tchulahoma Road. Internal
circulation is proposed on a 28-foot minor local road and two (2) cove roads that will terminate each
in a cul-de-sac. The rear frontage area on these lots will be held in a 12-foot landscape easement to
include a 6-foot high masonry brick wall.

5.

Staff supports this request.

RECOMMENDATION
APPROVAL WITH CONDITIONS
Staff Writer: Staci Tillman

E-mail:

staci.tillman@memphistn.gov
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GENERAL LOCATION

The subject property, identified on the above map by a “red star” is located in the Oakhaven
Area of Memphis.
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AERIAL

SITE
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SURVEY
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ZONING AND LAND USE
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VICINITY MAP

PUBLIC NOTICE
Mailed Public Notice:

A total of 31 notices were mailed on October 26, 2018.

Neighborhood Meeting:

The meeting is scheduled for October 29, 2018, at the Easthaven
Church of Christ located at 4833 Tchulahoma Road, Memphis, TN
38118 at 5:30 pm.

Public Notice signs:

A sign was posted on October 29, 2018 at 5 P.M. An affidavit is
included in this report.
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Sign Affidavit
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PROPOSED CONCEPT PLAN
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TYPICAL FLOOR PLANS AND ELEVATIONS

Total Living Area 1,455 square feet

Total Living Area 1,786 square feet

9

L.U.C.B. Staff Report
P.D. 18-37

November 8, 2018
Page 10

Total Living Area 2,052 square feet
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STAFF ANALYSIS
Site Location and Characteristics:
The subject site is a vacant ± 6-acre parcel that is located on the west side of Tchulahoma Road in
the Oakhaven area of Memphis, Tennessee. The underlying zoning of the site is Single-Family
Residential-8 (R-8). An open ditch crosses the site in a northeast or southwest direction.
Adjacent Land Uses & Zoning
A 71-acre mobile home park abuts the subject property to the west and a group living structure
abuts the site directly to the south. Vacant land and the Harmony Hill Subdivision sit directly east
of the site. Only one single-family dwelling has been developed on this two-lot subdivision. A
single-family residence abuts the site directly to the north.
North:
West:
East:
South:

A single-family residence in the R-8 District
A 71-acre mobile home park in the R-MP District
Vacant land and the Harmony Hill Subdivision in the R-8 District
A group living structure in the R-8 District

History
• October 12, 2017- The Land Use Control Board Office and the Office of Planning and
Development recommended to reject plans to rezone this ± 6-acre site to Residential Urban 3. The rezoning request was stated to allow the development of an apartment building.
• December 5, 2017- Plans to rezone this ± 6-acre site were rejected on the third and final reading
of the Memphis City Council.
Applicant’s Request
The applicant is seeking to develop a residential planned development with 26 single-family lots.
The underlying zoning district for the subject site would require a minimum required lot size of
8,000 square feet. If approved, the planned development would allow lots within the development
to range in size from as small as ± 3,900 square feet to as large as ±13,300 square feet. With a
typical lot size of 4,800 square feet, the Single Family Residential (R-3) District will form the basis
for the planned development. In order to achieve the proposed development, the applicant is
seeking relief from certain subdivision regulations through the planned development process. The
residential development will have a density of approximately 4.33 dwelling units per acre. In
addition, the applicant is seeking relief from the residential compatibility standards of the UDC
(See UDC Sub-Section 3.9.1C) to allow front-loaded garages that are not setback from the front
facades of the homes.
Review of Request
The proposed development includes lots that are typically 4,800 square feet in size. However, the
site’s hilly terrain will impact its buildable area. In addition, the property slopes inward toward
an existing ditch located in the middle of the site.
Typical lots are proposed at 40-feet wide and 120-feet deep and will be oriented where access may
be taken only from the interior of the development. Typically, alley access would be required for
11
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housing types located within the R-3 District. The applicant, however, is seeking relief from this
requirement due to the extreme elevation changes that limit vehicular access along the exterior
portions of the site. Front loaded garages are incorporated into the proposed site plan to
accommodate the site’s unique topography. Additional relief from the subdivision regulations is
requested to allow reverse frontage on lots located along Tchulahoma Road. The rear frontage
area on these lots will be held in a 12-foot landscape easement to include a 6-foot high masonry
brick wall.
Internal circulation is proposed on a minor local road with 28-feet of pavement including cove
roads that will terminate each in a cul-de-sac. The development would seek relief from the strict
interpretation of Appendix D of the International Fire Code to allow a Minimum Turnaround Radii
of 33-foot (to curb or edge of pavement) (See Exhibit A on Page 24 of this report). This relief
would allow installation of a streetscape plate to include street trees and a 5-foot wide sidewalk.
The Unified Development Code permits 33-foot cul-de-sacs (See UDC Sub-Section 5.2.14A)
Conclusion
The applicant has proposed a planned residential development to create a more desirable use of
the land than would otherwise be available under the current residential single-family zoning
district. The applicant has designed the development to include a variety of floorplans. The
proposed street network will provide a more intimately scaled street-space with trees dotting the
internal road system. Staff supports the request.
RECOMMENDATION: APPROVAL WITH CONDITIONS
OUTLINE PLAN CONDITIONS
TCHULAHOMA GARDENS PLANNED DEVELOPMENT
P.D. 18-37
I. Uses Permitted:
Single-family detached units and accessory structures in accordance with the Residential
Single-Family (R-3) District regulations, except as modified herein.
II. Bulk Regulations:
A.
B.
C.
D.
E.

Minimum lot area shall be 3,000 square feet.
Minimum front yard setback shall be 20 feet
Minimum side yard setback shall 3.5 feet
Minimum rear yard setback shall be 20 feet (30’ for reverse frontage lots)
Maximum height of structures shall be 30 feet

III. Access and Circulation:
A. Dedicate and improve all interior streets, except the minor local, with expanded street
scape.
12
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B. Dedicate 54 feet from centerline of Tchulahoma Road and improve in accordance with the
requirements of the Unified Development Code.
C. 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”.
D. Direct access by private driveway to Tchulahoma Road shall be prohibited.
IV. Landscaping and Screening:
A. A 12’ Landscape easement reserved along the frontage of Tchulahoma Rd and will be
supplemented with 6’ high masonry brick wall along with irrigated Landscaping.
B. Streetscape along all interior streets shall be in accordance with Type S-13 or an approved
modified streetscape plate.
V

Drainage:
A. An overall drainage plan for the entire site shall be submitted to the City Engineers prior
to approval of the first final plan.
B. Drainage improvements, including possible on-site detention, shall be provided under a
Standard Subdivision contract in accordance with Subdivision Regulations and the City
of Memphis Drainage Design Manual.

VI. Public Sewer and Easements:
A. The developer shall extend sanitary sewers through the site to serve upstream properties.
VII. Other:
The Land Use Control Board may modify the building bulk standards, access and circulation,
parking, landscaping, signage and 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 Planning and Development to have such action reviewed by the
Appropriate Governing Bodies.
VIII. Time Limit
A final plan shall be filed within five (5) years of approval of the outline plan. The Land Use
Control Board may grant extensions, subject to the additional conditions and standards, if any.
A request for a time extension shall be filed a minimum of 45 days prior to the expiration date.
IX. Final Plans
Any final plan shall include the following:
13
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A. The Outline Plan Conditions.
B. A standard subdivision contract as defined by the Subdivision Regulations for any needed
public improvements.
C. Required Landscaping
D. Front and rear yard setbacks
E. The exact location and dimensions including height of buildings, parking areas,
utility/pedestrian/sidewalk easements, drives, trash receptacles, loading facilities.
F. Provide approved names for all streets reflected on the preliminary/outline plan.
G. The location, ownership, whether public or private of any easement.
H. All common facilities and areas shall be maintained by property owners' association for
ownership and maintenance purposes.
I. The following note shall be placed on the final plat of development requiring on-site water
detention facilities: the areas denoted by “Reservation for Storm Water Detention: shall
not be used as a building site or filled without first obtaining written permission from the
City Engineer. The storm detention systems located in these areas, except those parts
located in a public drainage easement, shall be owned and maintained by the property
owner’s association. Such maintenance shall be performed so as to ensure the system
operates in accordance with the approved plan on file in the City Engineer’s Office. Such
maintenance shall include, but is not limited to: removal of sedimentation, fallen objects,
debris and trash, mowing, outlet cleaning, and repair of drainage structures.
J. The required note regarding Clear Sight Areas shall be placed on the final plat as required
by the County Engineer and in accordance with the UDC.

GENERAL INFORMATION
Zoning Atlas Page: 2435
Parcel ID:

060231 00007

DEPARTMENTAL COMMENTS
The following comments were provided by agencies to which this application was referred:
City Engineer:
14
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CITY ENGINEERING COMMENTS

DATE: October 16, 2018

CASE: PD 18-37

NAME: Tchulahoma Gardens PD

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.
4. A sewer extension will be required to serve this development.
Roads:
5. Dedicate 54 feet from centerline of Tchulahoma and improve in accordance the
requirements of the Unified Development Code.
6. This development is adjacent to Tchulahoma Road which has been identified by
TDOT (Project ID# 243) 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:
7. 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.
8. 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.
9. The developer’s engineer shall submit a Trip Generation Report that documents the
proposed land use, scope and anticipated traffic demand associated with the
proposed development. A detailed Traffic Impact Study will be required when the
accepted Trip Generation Report indicates that the number for projected trips meets
or exceeds the criteria listed in Section 210-Traffic Impact Policy for Land
Development of the City of Memphis Division of Engineering Design and Policy
Review Manual. Any required Traffic Impact Study will need to be formally approved
by the City of Memphis, Traffic Engineering Department.
Private Drives:
15
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10. Provide cul-de-sac radii on all streets.
11. Identify the drives as “Private”.
12. Set aside guest parking areas.
13. 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).
14. 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.
15. 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 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:
16. The City Engineer shall approve the design, number and location of curb cuts.
17. Any existing nonconforming curb cuts shall be modified to meet current City
Standards or closed with curb, gutter and sidewalk.
18. Access to Tchulahoma via private drive or driveway is prohibited. Convey right of
access to City of Memphis.
Drainage:
19. A grading and drainage plan for the site shall be submitted to the City Engineer for
review and approval prior to recording of the final plat.
20. 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.
Site Plan Notes:
21. Provide internal circulation between adjacent phases, lots, and sections. Common
ingress/egress easements shall be shown on the final plats.
22. Provide a continuous, one-way, on-site traffic pattern or a paved, circular turnaround that will provide for exit by forward motion without any on-site backing of
vehicles.
23. 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.
24. 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:
25. The width of all existing off-street sewer easements shall be widened to meet current
16
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city standards.
26. 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.
27. Required landscaping shall not be placed on sewer or drainage easements.

City Fire Division:
The applicant shall fully comply with all applicable codes and ordinances. All comments
expressed or implied shall not remove the applicant or their envoy’s responsibility to adhere to
all applicable codes and ordinances. Final approval is subject to field verification.
Comments for any fire protection requirements shall be given as construction documents are
submitted to Memphis Fire Prevention.
•
•
•
•
•

All design and construction shall comply with the 2015 edition of the International Fire
Code (as locally amended) and referenced standards.
Fire apparatus access shall comply with section 503. Where security gates are installed that
affect required fire apparatus access roads, they shall comply with section 503.6 (as
amended).
Fire protection water supplies (including fire hydrants) shall comply with section 507.
Where fire apparatus access roads or a water supply for fire protection are required to be
installed, such protection shall be installed and made serviceable prior to and during the
time of construction except when approved alternate methods of protection are provided.
A detailed plans review will be conducted by the Memphis Fire Prevention Bureau upon
receipt of complete construction documents submitted to the Shelby County Office of Code
Enforcement.

City Real Estate:

No comments received.

County Health Department:

No comments by the Water Quality Branch &
Septic Tank Program.

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:
1. PD 18-37: OAKHAVEN: 25-lot single-family residential development with approx.

4500-sq ft lots at 4491-4541 Tchulahoma. Staff Planner: Staci Tillman* Customer will
17
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need to contact MLGW Address Assignment 901-729-8620 or
address.assignment@mlgw.org to request street names.
http://www.mlgw.com/images/content/files/pdf/StreetNamingRequest.pdf
Neighborhood Associations:

No comments received.
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APPLICATION
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LETTER OF INTENT
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EXHIBIT AFire Department Email Correspondence Re: Minimum Turnaround for Cul-de-Sacs
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