MEMPHIS AND SHELBY COUNTY ZONING BOARD OF ADJUSTMENT

STAFF REPORT
DOCKET NUMBER: B.O.A. 14-12 (City)

B.O.A. MEETING:

# 3
April 23, 2014

LOCATION:

777 Washington Avenue
(Northwest corner of Dunlap Street and Adams Avenue; extending
west to Manassas Street and then north to Washington Avenue)

OWNER/APPLICANT:

LeBonheur Children’s Medical Center

REPRESENTATIVE:

brg3s architects – Brett Ragsdale

AREA:

3.85 Acres

REQUEST:

Variances from the requirements of the Medical Overlay (MO) District to include:
1. Variance to the maximum permitted setback from a street (Dunlap) that is
designated as an Urban frontage,
2. Ground floor transparency on Dunlap Street and Adams Avenue
3. Ground floor height, Dunlap Street and Manassas Street,
4. Upper floor height for Office Building on Dunlap Street.

EXISTING LAND USE & ZONING: Office with attached parking and a surface parking lot in the Campus
Master Plan -1, and Commercial Mixed Use – 3 (CMU-3) Districts
______________________________________________________________________________________________________________________________________

CONCLUSIONS:
1. The requested setback and front yard parking addresses an operational component for the hospital
and its patients. The requested variance is based more on physical ailments of the patients than a
physical hardship to the site.
2. Variances 2-3 above reflect that these requirements were tailored more toward a building that
contains ground floor commercial and upper story office or residential.
3. Variance 4 above is particular to upper story office which needs additional floor to floor height to
accommodate the mechanical and electrical systems.
4. Each variance is supported by one or more of the Findings of Fact per UDC 9.22.6 A.

Staff: John D. (Don) Jones

E-Mail: john.jones@memphistn.gov

STAFF RECOMMENDATION:
Approval with Conditions
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General Location Map

Subject property is located within the block bounded by Washington Ave on the north; Adams Avenue
on the South, Manassas on the west, and Dunlap on the east.
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Aerial View

Aerial View of the Subject Site (yellow border) includes an existing office building abutting Washington
Avenue; an office building with a parking garage abutting Adams Avenue, and surface parking between the two
buildings and Manassas Street.
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Medical Overlay Boundary

Manassas and Dunlap are both designated as Urban Frontages
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Site Plan – New Parking Garage – Phase 1
New Office Building and surface parking – Phase 2
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STAFF ANALYSIS:
Location Site Description
The subject property is located within the city block that is bounded by Washington Avenue on the north,
Adams Avenue on the south, Manassas Street on the west and Dunlap Street on the east in the heart of the
Medical Center. Today this block is owned by LeBonheur Children’s Hospital and is proposed for renovation.
Currently the site contains two buildings and a large surface parking lot. The building at the corner of Dunlap
and Adams is a parking garage that connects to the Outpatient Clinic located to the north at the corner of
Dunlap St. and Washington Ave. The parking garage will be razed and replaced with a new office building.
The surface parking lot which abuts Manassas Street will be replaced by 5-story parking garage with active
ground floor commercial/office space fronting Manassas Street.
The new site plan retains some surface parking along Adams Avenue in between the new office building and
the new parking garage. At completion, nearly 100 percent of the block will be in building or concrete surface.
This site is located within the boundaries of the Medical Overlay District.
Medical Overlay District
The intent of the regulations in this Overlay District is to promote a more pedestrian-friendly, walkable
character that is consistent with a campus style hospital and research facilities. The Frontage Map identifies
specific streets that are integral to establishing that desired character. Streets so designated as Shopfront, Urban
or Commercial include regulations that address the positioning of buildings on lots and blocks, the proximity of
the front of the building to the street, the percentage of the building wall that must contain windows and doors
(Transparency), the height of the buildings, and the height of the ground floor and upper floors.
Request:
The applicant is requesting variances from the requirements of the Medical Overlay District for setback, ground
floor transparency, minimum floor to floor height, and the maximum floor to ceiling height for upper floors,
(see below).
Setback and parking in front yard: From the applicant’s comments – “The existing drop-off to the Out-Patient
Care Center is located between Dunlap and the existing parking garage. This provides visibility of and direct
access to the entrance to the Outpatient Care Center where many patients have disabilities. The drop off is
intended to remain when the new office building is constructed which requires the new office building to be set
back from Dunlap.”
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The setback from Dunlap Street is approximately 85 feet with parking and drive for drop-off and pick-up of
patients.
Transparency on Dunlap: “The office building has been designed to provide natural light and views into all
perimeter spaces with borrowed light into interior spaces. There are large windows into each office as well as
two entrance/exit doors on the primary street. While this more than typically required for office space, it is less
than the guidelines require. We have 29% transparency, which is less than the 50 percent required”.
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Adams Elevation
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Transparency on Adams: “The office building has been designed to provide natural light and views into all
perimeter spaces with borrowed light into interior spaces. There are large windows into each office where
grade permits and smaller, yet adequate windows where the sidewalk elevation is higher. While this is more
than typically require for office space it is less than the guidelines require. We have 22% transparency which is
less than the 30 percent required.”
Ground Floor Height of Office Building (see page6): “We are requesting a variance from the required interior
clear ceiling height of 14’0” as it would be excessive in these spaces. In addition, LeBonheur has a corporate
commitment to sustainability and the project will be LEED Certified. A lower ceiling spaces provides for
amore energy efficient building operation and maintenance.”
Ground Floor Height of Parking Garage Active Space: “We are requesting a variance from the required interior
clear ceiling height of 14’0” as it would be excessive in these spaces. In addition, Le Bonheur has a corporate
commitment to sustainability and the project will be LEED Certified. A lower ceiling space provides for a
more energy efficient building operations and maintenance.”
Manassas Elevation

Upper floor Height of Office Building: We are requesting a variance from the required maximum floor height
of 12’.0”. As an office building, the mechanical and electrical systems require more floor height.
Review of Request
Setback and parking: The variance requested here is to leave an existing feature of this property in place even
while changes are being made to the balance of this block that what ordinarily require compliance with the
Medical Overlay regulations. An existing building, a parking garage, is being razed to be replaced by a new
building, a medical office building. The existing feature, a drive aisle and parking, if left in place will require
the new building to be setback approximately 85 feet where a maximum of 15’ or the average of the building
setback of the block is required.
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However, the physical feature serves the purpose of providing access for patients many of which suffer from
disabilities. This variance can be granted without substantial detriment to the public good and without
substantially impairing the intent and purpose of the adopted plan (the Medical Overlay ) and this Code per
UDC 9.22.6A(4).
Required Ground Floor Transparency along Dunlap Street and Adams Avenue: The concept behind the
Medical Overlay is to encourage the development of sites for mixed use. As such, the drafters of the Overly
anticipated buildings with ground floor commercial and upper story office and/or residential. Large picture
windows that offered views into the commercial space add to the pedestrian friendly atmosphere. While single
purpose buildings are not promoted, they are also not prohibited. The same transparency requirements that
make sense for ground floor commercial uses do not necessarily make sense for ground floor office uses.
Further, the variance to the transparency requirement along Adams Avenue is supported by the change in the
property’s elevation. This request can be supported due to the physical elevation along Adams Avenue and this
variance can be granted without substantial detriment to the public good and without substantially impairing the
intent and purpose of the adopted plan and this Code per UDC 9.22.6.A(1)(4).
Minimum Ground Floor Height: This requirement is very similar to the requirement for transparency. The
preferred model contains ground floor, retail commercial uses. A taller floor to ceiling space coupled with
numerous and taller picture windows promotes window shopping and the sense of a pedestrian friendly
environment. These are not characteristics necessary associated with an office or institutional use. This
variance can be granted without substantial determent to the public good and without substantially impairing the
intent and purpose of the adopted plan and this Code per UDC 9.22.6A(4).
Maximum Upper Floor Height of Office Building: The intent of the Overlay regulations are not as clear as they
apply to the upper story height which ranges from a minimum of 9’ and a maximum of 12’. As a practical
matter, the applicant is requesting an upper floor height of 14 feet for the office building to allow for the
installation of the mechanical and electrical systems. This variance can be granted as a practical difficulty per
UDC 9.22.6.A(2).

RECOMMENDATION:

APPROVAL WITH CONDITIONS

Conditions:

1.

The submitted site plan is the approved plan and is to be marked and made part of the records of this
case. Such approval is based in part upon the Board’s evaluation and conclusion that the plan, as
approved, eliminates or minimizes the potentially harmful characteristics or impact upon surrounding
properties.

2.

Any change or deviation from this plan, shall, upon the determination of the Planning Director, be
resubmitted to the Board for its review and reaffirmation or addressed administratively by the Office of
Planning and Development.
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GENERAL INFORMATION:
Street Frontages:

Manassas Street ….. +/- 305’
Dunlap Street ………+/- 175’
Washington Avenue .+/- 265’
Adams Avenue …….+/- 545’

Planning District:

Downtown Medical Center

Atlas Page:

2030

__________________________________________________________________________________________

DEPARTMENTAL COMMENTS:
The following comments were provided by Inter-governmental Agencies and Neighborhood
Associations to which this application was referred:
City Engineer:

No comments received

Fire Services:

No comments received

Memphis, Light, Gas & Water:

No comments received

AT&T:

No comments received

Memphis & Shelby County
Health Department:

No comments received

Neighborhood Association
Memphis Medical Center

No comments

Appendix:

Applicant’s Letter of Intent
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