MEMPHIS AND SHELBY COUNTY OFFICE OF PLANNING AND DEVELOPMENT

STAFF REPORT
CASE NUMBER: PD 13-301
DEVELOPMENT NAME:
LOCATION:

#6

L.U.C.B. MEETING: March 14, 2013
Memphis Blues RV Resort & Village

East side of Highway 51: +/- 1,400 feet south of N. Watkins Street.

COUNCIL DISTRICT:

7

SUPER DISTRICT

8

OWNER OF RECORD:

United Mobile Homes of Tennessee, United Mobile Homes
Memphis, LLC and the Estate of Mattie Granito

APPLICANT:

United Mobile Homes

REPRESENTATIVE:

Donald C. Westphal & Associates/W.H. Porter, Engs.

REQUEST:

Recreational Vehicle (RV) Park with Camping Cabins, and
Manufactured Home Sites

AREA:

54.84 Acres

EXISTING LAND USE & ZONING: A former Trailer Park (Memphis Mobile City) and
Vacant land in the Manufactured Home Park (R-MP) District and Manufactured Home Park
Floodplain (R-MP{FP}) District, Residential Single Family-6 (R-6) District and Residential
Single Family Floodplain (R-6 {FP}) Districts
Staff: John D. (Don) Jones

E-Mail: john.jones@memphistn.gov

OFFICE OF PLANNING AND DEVELOPMENT RECOMMENDATION
APPROVAL WITH CONDITIONS

CONCLUSIONS
1. The applicant’s concept includes two primary development areas: Memphis Blues Village which will
accommodate lots for Manufactured Homes, and Memphis Blues Resort which is the re-purposing of the
former Mobile Home for up to Recreation Vehicles and cabins.
2. The Unified Development Code treats Manufactured Homes with equal deference as that of a traditional
Single Family Home. The Manufactured Home Park (R-MP) designation provides requirements for project
size, lot size, and Use Standards that apply to the individual units.
3. The Recreation Vehicle Park is a re-purposing of a former Mobile Home Park. The site is well located for
this use and the plan includes amenities that are desired for an upscale version of this type of project.
4. This project provides a good transition between the traditional single family development to the south and the
more intensive commercial uses generally to the north.
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Figure – 1 General Location Map
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Figure - 2 LAND USES AND ZONING MAP

SURROUNDING LAND USES AND ZONING:
North: Automobile related service in the Commercial Mixed Use -3 District, vacant land
and residential uses in the Residential Urban -3 Floodplain (RU-3{FP}) District
East: Apartments zoned Residential Urban -3 (RU-3) and contractors office with
outdoor storage in the Employment (EMP) District
South: A church with school and residential dwellings in the Single Family Residential
(R-6) and Single Family Residential -6 Floodplain (R-6{FP]) District
West: Vacant land (2 Billboards) in the Single Family Residential -6, Conservation
Agriculture (CA) and Conservation Agriculture Floodplain (CA[FP]) Districts,
Warehouse in the Employment (EMP) District, and Self-storage and automobile
service uses in the Commercial Mixed Use-3 (CMU-3) Districts.
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Figure -5 Phasing Plan with latest change to plan
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Views of Site and Immediate Surrounding Area
Subject Property - Main Gate

Site North of Main Gate
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Facing South

Facing West (across N. Hwy 51)
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STAFF ANALYSIS
Location and Site Characteristics:
The subject site contains just under 55 acres on the east side of U.S. Highway 51 some 1,400’
feet south of N. Thomas Street in the West Frayser area of Memphis.
The subject property is composed of 3 parcels; a 22 acre tract in the center of the development
which is the former site of the Memphis Mobile City Mobile Home Community, a 33 acre parcel
to the west and south of the mobile home park which is vacant, heavily wooded, and zoned
Single Family Residential, R-6, and a 0.3 acre tract that abuts Highway 51 North.
The former Mobile City Site is developed with roads, parking pads, swimming pools, ponds, an
office and other commons areas. Figure 2 shows that this part of the project is almost completely
located within the Todd Creek Floodplain.
The former Bellew, 33 acre tract, is a heavily wooded tract which provides the opportunity to
incorporate mature vegetation into the landscaping and screening plan along the south and west
boundaries of the site.
Character of Area:
South of the subject property is a church (Out Lady of Sorrows) with rectory and ball fields, and
single family residential lots in the Terrace Park Subdivision). Along both sides of Highway 51
the uses are typical of what is found along a Highway. These uses include warehouse,
automobiles sales and service, high traffic volume uses such as Liquor Stores and convenience
stores. North of the subject site is a mix of single family and vacant land. To the west is a mix
of apartments, and various contractor’s offices with outdoor storage.
Concept
The applicant’s concept includes two primary development areas: Memphis Blues Village which
will accommodate lots for Manufactured Homes, and Memphis Blues Resort which is the repurposing of the former Mobile Home for up to Recreation Vehicles and cabins.
In between the Manufactured Homes and the RV Park is an area devoted to an office and
maintenance building, storage area for RV’s, Boats and trailers, and recreational uses including a
pool and play area, shuffleboard.
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Memphis Blues Village:
100 Lots for Manufactured Housing Units
Typical Lot 46’ x 106’ (4,876’)

Memphis Blues Resort
191 RV Lots, 14 Cabins
Lots to accommodate back-in and
pull through arrangements
Amenities Include:
Patio on each lot
Play areas
Ponds
Recreation areas
Gazebo and pavilions
Dog Park
Mini-golf

Amenities Include:
Office/Recreation Bldg
Guest Parking
Play Area & Commons/Walkway

Site Plan and Phasing Plan
Figure 5 shows the latest changes to the site plan and the applicant’s proposed phasing plan.
In consultation with the neighbors to the south, the primary entryway into the manufactured
home site has been moved to the north. Along with the change to the entryway, the clubhouse
and associated parking will also be moved to the north.
The phasing plan indicates that approximately ½ (44 percent) of the RV Lots will be developed
in Phase 1. Phase 2 will include half (50 of 100) of the Manufactured Home Lots. Phase 3 will
include the remaining 86 RV lots and Phase 4 the remaining 50 Manufactured Home Lots.
Review of Request:
Manufactured Home Park – Memphis Blues Village
Manufactured Homes are homes that are assembled off-site, delivered to and attached to a
conventional foundation. These units are constructed in accordance with the National
Manufactured Home Construction and Safety Standards Act of 1974. The Unified Development
Code treats these residential units as the equivalent of a Single Family Detached Unit, they are
permitted by right in any of the Single Residential Zoning Districts.
The Staff’s experience with this housing type is on an individual site-by-site basis, where a unit
is proposed on a vacant lot in an existing subdivision. In those instances, staff has performed a
windshield survey and determined what the prevailing character of the area is with respect to
housing features such as roof pitch, porches, carports or garages. To the extent possible, the staff
has required the manufactured home to be modified to incorporate those features.
The Unified Development Code has created a Zoning District for a Manufactured Home Park
(R-MP). This requirements of this district have been incorporated into the conditions of this
Planned Development. These requirements include an overall minimum project size (10 acres),
minimum lot size and setbacks, a required project buffer and required open space. In addition to
the District requirements, the Unified Development Code requires a number of Use Standards
(2.6.1 C.) which addresses the individual units. The length and width of the unit, the pitch of the
roof, siding, screening of the foundation are examples.
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These requirements along with some additional requirements added by staff are found in the
conditions.
The underlying zoning of this portion of the planned development is Single Family Residential
R-6. Even though there is a difference between the minimum lot size and width of an R-6 Lot
(minimum lot width 50 feet, minimum lot size 6,000 sq. ft.) and a R-MP lot (minimum lot width
40 feet , minimum lot size 4,000 square feet), the overall density of this project (3.3 du/ac) is less
than would could be achieved in a typical R-6 development.
Recreational Vehicle Park – Memphis Blues RV Resort
This project is the re-purposing of the former Mobile Home site. The spring flood of 2011
inundated this site leaving most if not all of the mobile homes uninhabitable. Current
requirements for redevelopment of Mobile Home projects in the Floodplain make it impractible
to redevelop this site for that same Mobile Home use.
RV Parks - RV Parks just like RV’s themselves, run the gamut with respect their location and
amenities. Many RV Parks are found in connection with natural areas such as Start Parks,
Meeman-Shelby Forest or local parks such as Shelby Farms. In other instances these parks are
located in close proximity to major tourist attractions such as Graceland. The amenities for these
parks can range from their proximity to little more than a grass swath with a utility hook up to a
an upscale park with swimming pools, picnic areas, and recreation space.
RV Parks are often used by travelers looking for an overnight stay as they pass through an area.
But just as often these parks accommodate a longer stays where the RV is parked for weeks or
even months while the occupants travel by a second vehicle to other nearby tourist destinations
or where the event lasts for a period of time such as Elvis Week.
The RV’s themselves run the range from the camper style, the pull behind (pop-up) style, to
larger travel trailers that resemble small mobile homes or to the motor home or motor coach
which resembles a bus that has been refurbished to provide living, eating, and sleeping space.
Project – This project has good access to a State Highway which in turn provides access to the I240 Beltway to the south and Paul Barrett Parkway further to the north. The proposed amenity
package includes both passive and active recreation areas and a large wooded area that provides
a buffer to existing residential to the south.
While this is in the Floodplain of Todd’s Creek, RV’s have the ability to leave the site quickly in
the event of a large flood emergency. The site plan also incorporates a berm in close proximity
to Todd’s Creek to limit the effects of a flash flood event.
Conclusion:
The proposed re-development of this site with its buffer areas provides a transition between the
traditional single family residential development to the south and the more intensive commercial
uses to the north of this site.
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OUTLINE PLAN CONDITIONS
Memphis Blues RV Resort and Village Planned Development
P.D. 13-301
I.

II.

USES PERMITTED: Any use permitted by right in the Manufactured Home Park
(R-MP) District and the following specific uses:
A.

Area A.

Village – 101 Lots for Manufactured Homes, Office and
Recreation Building, Play Area, and Accessory Parking spaces

B.

Area B.

RV Resort – 191 RV Campsites, 14 camping cabins,
recreation/play areas, Dog Parks, Ponds, Shower Facilities,
Accessory structures such as Pavilions and Gazebos

C.

Area C.

Maintenance Building, RV, Boat and Trailer Storage, Office,
Camping Store for residents/occupants of development

D.

The following buildings or structures shall not be permitted to be constructed
within the Floodplain: Manufactured or Modular Homes, Office, Cabins,
Maintenance Building, Camp Store.

E.

Mobile Homes shall not be permitted.

F.

Tent camping shall not be permitted.

G.

No activity other than the removal of debris shall be permitted within the
Floodway of Todd Creek unless otherwise permitted by the City Engineer and the
Tennessee Department of Conservation.

BUILDING ENVELOPE REGULATIONS:
A.

Memphis Blues Village Areas A and Area C shall be regulated by Residential
Manufactured Home Park (R-MP) District’s General and Specific Provisions as
listed below:
1.

2.

General Provisions
a.

Minimum size of site – 10 acres.

b.

Direct access to an Arterial from the site is required.

c.

All lots shall be served by public sanitary sewer and public water.

Specific Provisions – Residential
a.

Minimum Lot Size - 4,000 square feet.

b.

Minimum Lot Width – 40 feet.
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3.

B.

c.

Building coverage may not exceed 40 percent of the total lot area.

d.

Minimum Front Yard Setback - 25 feet.

e.

Minimum Side Yard Setback – 5 feet.

f.

Minimum Rear Yard Setback – 10 feet.

g.

Maximum Building Height – 35 feet.

Specific Provisions – Nonresidential
a.

Minimum Lot Size – 4,000 square feet

b.

Minimum Lot Width – 40 feet

c.

Minimum Front Yard Setback - 25 feet

d.

Maximum Lot Coverage by building – 60 percent

e.

Minimum Side Yard Setback – 10 feet

f.

Minimum Rear Yard Setback – 25 feet.

g.

Maximum Height – 35 feet.

h.

Drive-thru facilities are prohibited.

Additional Design Requirements for Manufactured Housing:
1.

The maximum length of the home shall be 76 feet.

2.

The pitch of the roof of the home has a minimum vertical rise of three feet for
each 12 feet of horizontal run and the roof is finished with the type of
shingle that is commonly used is standard residential construction. An
exposed metal roof is not permitted.

3.

All roof structures provide an eave projection of no less than six inches,
which may include a gutter.

4.

The exterior siding consists predominately of vinyl or aluminum
horizontal siding (whose reflectivity does not exceed that of gloss white
paint), wood or hardboard, comparable in composition, appearance and
durability to the exterior siding commonly used in standard residential
construction.
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5.

The home is set up in accordance with the standards set by the state of
Tennessee. The foundation area is screened by a continuous, permanent
masonry foundation or masonry curtain wall in accordance with building
code regulations, unbroken except for required ventilation and access, and
installed under the perimeter of the home.

6.

The moving hitch, wheels and axles, and transporting light shall be
removed.

7.

Carports or garages may not extend in front of the front façade of the
house.

8.

Driveways shall extend beyond the required front yard.

9

If the end of the unit faces the street, that end shall include a door, or at
least one window.

10.

Each unit shall include a raised porch, and one other architectural element
such as a dormer, or window box.

11.

Maximum density, 3.3 units per acre.

12.

Each lot shall contain a minimum of one tree, preferably a Tree A or B.

Memphis Blues RV Resort (RV Lots and Camping Cabins)
1.

RV Lots shall be as depicted by the typical detail for Back-In and PullThru Sites as shown on the Outline Plan.

2.

All sites shall provide parking for the RV and a second vehicle and an onsite patio.

3.

No Recreational vehicle shall be located on the site for more than 180
days per year and no camping cabin shall be occupied by the same persons
for more than 180 days in the same year;

4.

Each Recreational vehicle shall be fully licensed and ready for freeway
use;

5.

Each Recreational vehicle shall have wheels in place for immediate
vehicular removal from site;

6.

Each Recreational vehicle be attached to the site only by quick
disconnected type utilities and security devices;

7.

Each Recreational vehicle shall have no permanently attached structures
or additions;
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No non-operative vehicles shall be stored on-site; and
Sites shall be served by public water, sanitary sewer, and electricity.
A sanitary dump station shall be located near the exit of the Resort.

Open space equal to 35 percent of the total site area shall be provided in general
conformance with Chapter 6.2 of the Unified Development Code.

ACCESS AND CIRCULATION:
A.

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

B.

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

C.

All private 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') for two-way traffic and twenty feet (20’) for one
way traffic.

D.

All streets within this development shall be labeled “Private”, the owner(s) of the
development shall assume responsibility for the on-going upkeep and
maintenance of the roads and open space.

E.

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.

F.

Adequate maneuvering room shall be provided between the right-of-way and the
gate/guardhouse/card reader for vehicles to exit by forward motion.

LANDSCAPING, SCREENING, LIGHITNG, AND SIGNAGE
A.

Screening equivalent to a Class III. C. Buffer shall be required around the
perimeter of this project.

B.

A detailed landscape plan shall be provided with each Final Plat. Said plan shall
provides screening of storage areas, trash collection areas, the treatment of
common areas/play areas and a Tree per lot in the Village area.

C.

A detailed landscape plan for the entry treatments shall be required.

D.

A lighting plan shall be submitted with the Final Plat.
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A two faced sign to be located the main entry points for the Memphis Blues
Village and the Memphis Blues RV Resort (a total of two signs) follows:
1.

2.

(Memphis Blues Village)
a.
b.

Ground mounted, monument style
Maximum gross surface area – 12 square feet or 12 square feet per
acre to a maximum of 32 square feet.

c.

Minimum setback from right of way - 10 feet.

d.

Any detached sign greater than 12 square feet in area shall not be
located within fifty (50) feet of any adjacent residential use or
zoning.

e.

Maximum height – 10 feet.

(Memphis Blues Resort)
a.
b.
c.
d.

V.

Ground mounted, monument style
Maximum gross surface area – 50 square feet.
Minimum setback from right of way - 10 feet.
Maximum height – 16 feet.

3.

Gated Emergency Exit (northernmost curb cut) – the only signage
permitted shall be attached to the gate and indicate that this is Emergency
Exit Only.

4.

All detached signage shall include an irrigated, landscaped area at the sign
base that is the equal of two times the area of the sign.

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 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.

C.

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

The Land Use Control Board may modify the bulk, access, parking, landscaping, loading,
screening, signage and other site requirements if equivalent alternatives are presented.

VII.

A Final Plat shall be recorded with five years from the date that the application was
approved by the Legislative Bodies. The Land Use Control Board may grant extensions
if requested by the applicant

VIII. Any final plan shall include the following:
A.

The outline plan conditions

B.

A standard subdivision contract as defined by the Subdivision Regulations

C.

The location and ownership, whether public or private of any easement

D.

A statement conveying all common facilities and areas to a property Owners’
association, or other entity, for ownership and maintenance

E.

Fire hydrants in accordance with the requirements of the Memphis Fire
Department

F.

The 100-year base flood elevations

G.

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 a s a building site of filled without first
obtaining written permission from the City or County Engineer, as applicable.
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 Owner’s 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.
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GENERAL INFORMATION
Street Frontage:

Highway 51 ------- +/- 2,424’
Felts Station ------- +/- 435’

Planning District:

Frayser
(Frayser Futures Plan – West Frayser)

Census Tract:

100

Zoning Atlas Page:

1630

Parcel ID:

069065 00070C, 06906500071, 06906500069

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. Median modifications for existing and proposed entry ways to this development to left turn
storage shall be solely at Developer expense.
Private Drives:
5. Identify the drives as “Private”.
6. All private 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').
7. 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
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8. 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:
9. The City Engineer shall approve the design, number and location of curb cuts.
10. Any existing nonconforming curb cuts shall be modified to meet current City Standards or
closed with curb, gutter and sidewalk.
Drainage:
11. An overall drainage plan for the entire site shall be submitted to the City Engineers prior to
approval of the first final plan.
12. 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.
13. Drainage data for assessment of on-site detention requirements shall be submitted to the City
Engineer.
14. 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.
15. 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.
16. This project must be evaluated by the Tennessee Department of Environment and
Conservation regarding their jurisdiction over the watercourses on site, in accordance with
the Water Quality Control Act of 1977 as amended (TCA 69-3-101 et seq.).
17. If the State will not issue an ARAP Permit for the concrete channel lining of the major
drainage way, a drainage easement - unbuildable area - common open space along the major
drainage way must be provided consistent with drainage plans approved by the City/County
Engineer and an A.R.A.P. Permit. The easement width may be equal to as much as 2.5 times
the top of bank width, measured from either side of the stream centerline, in order to protect
buildings and accessory structures from bank caving and stream meandering.
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18. The preliminary/outline plan shall reflect a minimum 25-foot rear yard, exclusive of the
easement along the natural drainage way, as well as a buildable area and front yard setback
on each buildable lot.
19. Part of this site is located within the 100-Year floodplain according to the FEMA maps.
Appropriate flood protection measures must be taken to prevent flood damage. The 100 year
floodplain boundary line and elevation shall be reflected on the final plat and engineering
plans.
20. Part of this site is within the FLOODWAY according to the FEMA maps. No filling or
construction shall be permitted within the Floodway. The Floodway boundary shall be
reflected on the final plat and engineering plans.
21. All lakes shall be privately owned and maintained. No public drainage easement will be
accepted on private lakes and/or dams.
22. All parking areas and driving aisles to be paved with asphalt or concrete.
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 city
standards.
26. No other utilities or services may occupy sanitary sewer easements in private drives and
yards except for crossings.
27. 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.
28. Required landscaping shall not be placed on sewer or drainage easements.
City Fire Division:

No comments received.

City Real Estate:

No comments received.

City/County Health Department-

No comments from the Water Quality
Branch & Septic Tank Program.
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MCS has capacity to accommodate the students that will likely be generated from this
development. The school aged children in this area are zoned to the following schools:
Corning Elementary-functioning as an Achievement School District campus
Westside Middle which is functioning at 38.0% capacity
Frayser High which is functioning at 54.7% capacity
Construction Code Enforcement:

No comments received.

Memphis Light, Gas and Water:

MLGW has reviewed the referenced application,
and has no objection, subject to the following conditions:










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.
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.
Landscaping is prohibited within any MLGW easement or dedicated 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) 729-8675 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.

AT& T

No comments received.

Staff Report
P.D. 13-301

March 14, 2013
Page 25

Memphis Area Transit Authority (MATA):

No comments received.

OPD-Regional Services:

No comments received.

OPD-Plans Development:

No comments received.

Division of Park Services:

No comments received.

Neighborhood Associations:

No comments received.

Frayser Environmental
Frayser CDC
Comments from Citizens:
Deacon Littleton - Our Lady of Sorrows

Opposition

Christopher Holloway

Opposition

Letter from former resident

Support

Appendix:
Letter of Intent
Application (3)
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Attachment from Deacon Littleton

Thoughts to Consider
1) It has been determined that the viability of Frayser will help determine
the future of Memphis.
become Detroit.

If Frayser fails, then the city of Memphis will

The growing consensus of certain major Frayser

stakeholders is that the continued existence, or the introduction of a new
“RV or Trailer Park”, may work to the detriment of the community.
2) It seems to run counter to the efforts of the Strategic Committee that is

chaired by Shep Wilburn, and the effort to target programs and
businesses that will enhance the community of Frayser.

3) The management and owners of the corporation that owns the Memphis
Mobile Homes, have left the impression that their business practices are
less than what one would expect- or hope for- from a good neighbor. It
has been reported that over Fifty (50) families were not allowed to move
the mobile homes they were purchasing to higher ground, when it was
reported by the Core of Engineers that the Mississippi River would hit the
historic 100 year flood stage, which in turn would flood the entire
Memphis Mobile City property under many feet of water. Over Fifty (50)
families lost much of their personal belongings, furniture and their
trailers were condemned and a total loss.
4) The initial phase of the development is to reopen the existing portion of
the trailer park that was closed and prevented to reopen due to its
location in a flood plane, as a RV park.

The development of the

manufactured home site would occur at a later date. This would allow
them to operate a RV park with no dead-line or guarantee, that the
manufactured home site would ever come to fruition.
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5) RV’s will be allowed to remain on site for up to 6 months; this may in
turn allow the park to become home for transients that are financially

unable to qualify for a mortgage on a conventional or manufactured
home.

6) It has been reported that the manufactured homes will- for the most
part- be purchased thru, and financed by, the owner of the site. Past

history may indicate that people, who have purchased a manufactured
home from Independent Licensed Dealer, choose not to live there.
7) It has been reported that in the past, the sale and financing of the
manufactured homes at this location were thru the sites owners. In turn,
it appears to have become more of a rent/lease to own product, and
when the occupant becomes delinquent on payments, they are removed
from the property and the manufactured home is again rented/leased to
another occupant. The building of equity by a family may never occur. A
term that has been mentioned by certain attendees at meetings
regarding Memphis Mobile City is: Predatory Lending. Not conducive to a
stable community.
8) No one from Memphis Mobile Homes ever approached the Church/School
to discuss their plans- as a good neighbor would be expected to dowhich again calls into question their concern and commitment to the
community
9) The lay-out of the manufactured home site is a major concern.


The location of the manufactured home entrance will affect the
flow of traffic in and out of the Church/School parking lot.



The location of “Club Room” will affect the tranquility of the Church

Rectory, as well as the playground where many Church/School
functions are held.
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10) A majority of the individual manufactured home lots are within the
1,000 ft perimeter of the school’s buildings and playground; current
law does not allow pedophiles to reside in this area.

11) The initial phase of the development which is reserved solely for RV’s
due to its location in a designated “Flood Zone”, will increase the
difficulty of policing occupants that are pedophiles.

It has been

reported that due to the difficulties of pedophiles finding domiciles
that meet federal, state and local laws, many are forced to live a
transient life that includes RV’s.

12) In the past whenever there is a bad storm or Tornado warnings the
residents of the site walked or drove to the Church/School and
requested they be allowed into the basement of the Church.
This can occur at any time of the day or night, and creates a security
threat for both students and parishioners that are present when the
storms/tornados occur. Neither the Church nor School has on staff
security personnel to manage the influx of unknown individuals. The
danger this poses to both our students and parishioners is great and
unacceptable. The owners of the site have known for sometime that
this problem exists, and they have never offered to assist in any way.
When the issue was broached at the first meeting on required by the
Land Use Control Board the response from the representatives of the

site was: “These homes are different, they won’t bother you.” We
strenuously disagree with this statement and find it demeaning and
insulting.

The representatives did not address the RV Park in

situations such as this; we believe with all certainty that they will
knock on our doors and request shelter when a storm/tornado occurs.
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Letter of intent for Memphis Blues RV Resort and Village Planned Development
a.) Narrative:
The Memphis Blues RV Resort and Village Planned Development is a combined RV Resort and
Manufactured Home Land Lease Community with shared maintenance and storage facilities.
The RV resort is an adaptive re‐use of the previous Memphis Mobile City Manufactured Home
Community on US Highway 51, Thomas Street. That site, owned by UMH Properties, Inc.
(“UMH”) was inundated during the tragic flood throughout much of Tennessee in May of 2011.
Since a good portion of the site was located in the 100 year flood zone, new city ordinances
prohibited its continued use as a manufactured home community without cost‐prohibitive
expenditures on a wall and/or fill. An upscale RV Resort became a reasonable use for the site
which would allow it to again become an income and tax producing entity. The proposed RV
Resort utilizes the existing roads and utilities on site and will preserve as many of the existing
trees as possible. Additional streets, utilities and amenities consistent with a modern RV resort
are proposed for the development.
During the initial planning stage of the project, additional property adjacent to the project site
became available and was purchased by the developer. This acquisition not only made a more
functional entrance to the RV resort possible, but also provided additional above flood elevation
property available to accommodate replacement manufactured home sites in the proposed
Memphis Blues Village, and space for combined service facilities and storage for recreation
vehicles and maintenance equipment.
The planned Development contains 55+ acres of land and 191 RV sites for a wide variety of
camping vehicles, 14 camping cabins located above the 100 year flood limit and 101 land‐lease
manufactured home sites.
The RV resort is intended to serve the growing number of vacationers and the retiree population
experiencing the RV resort lifestyle. Memphis Blues RV Resort will also offer an additional
accommodation venue for the Greater Memphis tourist trade. The Memphis Village
Manufactured Home Community portion will provide 101 replacement homesites for the
hundreds of affordable residences lost during the flood.
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b.) Donald C. Westphal Associates LLC is a nationally recognized Landscape Architect and Site
Planning consulting firm with more than forty years’ experience in RV Resort and Manufactured
Home Community design. The firm principal Donald Westphal is an author and lecturer on
projects of this type. He was inducted into the Manufactured Housing and Recreational vehicle
Museum Hall of fame in 2006.
W. H. Porter Consultants is a respected Memphis Civil Engineer and Surveying firm with the
extensive experience and knowledge of the Memphis and Tennessee rules and processes
needed to successfully guide a development project through to completion.
c.) The Planned Development is surrounded by a number of uses: commercial, industrial,
manufactured home, and residential. As a result, the planned development as proposed
functions well as a transitional use in the area. The newly acquired property for the most part
occupied by the Village is currently zoned R‐6 residential. Its density is very similar to that
allowed in the R‐6 zone. It is unlikely that a single family subdivision would be developed on
the Village site in the future because of the predominance of near‐by commercial and industrial
uses.
d.)
The Planned Development is designed to utilize the existing frontage along Thomas Street and
the required buffer plantings to screen the Village Portion from the roadway. The proposed
frontage road and front‐facing homes there will enhance the view from the highway, increase
the home setbacks and further separate the bedroom area of the homes from traffic noise.
Preservation of the existing woods adjacent to the two homes along the south property line and
additional buffer plantings per the ordinance will minimize the impact to neighbors to the south.
The remainder of the south property line lies within the flood zone and will remain
undeveloped. Lighting in the Village will be shielded to direct the light away from adjacent
properties. The remaining adjacent uses along the creek property line to the east and north will
be separated by the proposed flood protection wall and creek. The RV resort will have no
adverse effect on these adjacent industrial uses.
e.) Memphis Mobile City was an attractive, well maintained and managed part of the UMH stable of
properties for any years. The Company is committed to making the Memphis Blues RV Resort
and Village Planned Development an attractive and successful venture for the Company and an
asset to the city of Memphis. The commitment is evidenced by the team they have assembled
to plan and effectuate the project and their substantial investment in property acquisition
necessary to make the Planned Development possible.
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