MEMPHIS AND SHELBY COUNTY ZONING BOARD OF ADJUSTMENT

STAFF REPORT
DOCKET NUMBER: B.O.A. 14-15 City B.O.A. MEETING: May 28th, 2014
LOCATION:

North side of Norriswood Ave. 435.7’ east of Highland Street

OWNER/APPLICANT:

Norriswood Associates

REQUEST:

A variance from Article 8.3.11 to establish a gated 81 space parking
lot in a Residential Urban (RU-3) District in the University Overlay
and a variance from UDC 2.7.1 A to allow for an accessory use to be
established before a principle use.

EXISTING LAND USE & ZONING: A vacant parcel in the Residential Urban-3 (RU-3) in
the University Overlay.

RECOMMENDATION
Approval with conditions
Staff Writer: Troy Frasier

Email: troy.frasier@memphistn.gov

CONCLUSIONS:
The applicant, Norriswood Association, is proposing to establish a gated 81 space parking lot on the proposed site
located in a Residential Urban (RU-3) District and is to be used by the nursing home. According to the applicant,
Norriswood Association and the Highlands of Memphis nursing home has “common owners and share interest”.
The applicant is also proposing that the parking will be used by students of the University of Memphis. They plan
to sell permits directly to the students.
The staff does not concede that a parking lot is the only viable use for these sites. However, the location surrounded
by parking lots and multi-family dwellings deters most residential development of the sites. Another parking lot
would not be out of character of the surrounding environment. The submitted landscaping plan and lighting plan
negates any negative effects of conflicting land use with the adjacent residential area. The proposed design of the
gated parking lot is good for that site.
There is no question that the nursing home needs parking for their employees and visitors, and that there is a lack of
parking in the area of the site. The need is there and the proposed project will satisfy the parking needs of the
nursing home. In 1974, the BOA realized this need and granted the applicant an off-site parking lot located at the
NE corner of Highland Avenue and Norriswood Avenue, and now they are back with a request for another off-site
parking lot. The goal should be to make sure this project will always fulfill the parking needs of the nursing home
and to make sure the nursing home will not have to come back in front of the board to request a third off-site parking
area. The conditions of this variance should help accomplish this objective.
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Vicinity Map
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Aerial Photograph with Zoning

SURROUNDING LAND USES AND ZONING:
North:
South
West
Southwest
East:
Southeast

Single family houses located in a Residential Single Family (R-6) District.
Nursing home that the parking lot is for located in an R-6 District.
A senior housing high-rise with a surface parking lot located in an R-6 District.
A senior housing high-rise located in a R-6 District.
University of Memphis dormitory with large surface parking lot located in Campus
Master Plan (CMP-1) District
Single family house located in a Residential Single Family (R-6) District.
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Site Plan
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Aerial Photograph of Parcel with Proposed Improvements
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Proposed Landscape Plan
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Lighting Plan
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Photographs

Looking east along Norriswood Avenue.

Looking west along Norriswood Avenue.

Photograph of adjacent parking lot and senior apartment building to the west.
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Looking along the eastern property line to the new dormitory

Residential area adjacent to the north

Residential area adjacent to the north

Front of nursing home across from the site

Looking east along the south side of Norriswood
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Staff Analysis
Site Characteristics
The subject site is located on Norriswood Avenue 435.7’ east of Highland Street. The site is
includes lot #8, 9 and 10 of Norriswood Place Subdivision established in 1925. The site is
located in a Residential Urban (RU-3) District in the University Overlay District and is currently
a vacant lot.
The Highlands of Memphis, a nursing home, is located adjacent to the subject site on the south
side of Norriswood Avenue since 1977. The nursing home was granted a variance in 1974 from
the parking requirements to allow for a 30% reduction in the number of parking space. The
development should have had 120 parking spaces, and the variance allowed them to provide only
80 parking spaces. The variance allowed the development to have the required parking located
off site. On the approved site plan from 1974, the 80 parking spaces was located on the parcel
immediately to the west of the proposed site and was shared with the Wesley Senior Housing
apartments on the northeast corner of Highland Avenue and Norriswood Avenue. As of recently,
the nursing home’s lease with Wesley Senior Housing is ending and is not being renewed. This
leaves the Highlands of Memphis nursing home without parking for their employees and visitors.
The applicant, Norriswood Association, is proposing to establish a gated 81 space parking lot on
the proposed site located in a Residential Urban (RU-3) District and is to be used by the nursing
home. According to the applicant, Norriswood Association and the Highlands of Memphis
nursing home has “common owners and share interest”. The applicant is also proposing that the
parking will be used by students of the University of Memphis. They plan to sell permits
directly to the students.
Parking is an issue in the University District Overlay, and this particular section of Norriswood
Avenue is a good example of the parking problem. As you can see in the photos above, both
sides of Norriswood Avenue is packed with parked cars. During my site visit, cars were observed
going up and down Norriswood Avenue looking for parking spaces. With that being said, offstreet parking is a real need for the nursing home’s employees and visitors.

Requests
1. A variance from Article 2.5 and 8.3.11 to establish a parking lot in a Residential Urban
(RU-3) District in the University Overlay.
2. A variance from UDC 2.7.1A to allow for an accessory use to be established before a
principle use

Conclusion
The staff does not concede that a parking lot is the only viable use for these sites. However, the
location surrounded by parking lots and multi-family dwellings deters most residential
development of the sites, and another parking lot would not be out of character of the
surrounding environment. The submitted landscaping plan and lighting plan negates any negative
effects of the conflicting land use with the adjacent residential area. The proposed design of the
gated parking lot is good for that site.
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There is no question, that the nursing home needs parking for their employees and visitors, and
that there is a lack of parking in the area of the site. The need is real, and the proposed project
will satisfy the parking needs of the nursing home. In 1974, the BOA realized this need and
granted them an off-site parking lot located at the NE corner of Highland Avenue and
Norriswood Avenue, and now they are back with a request for another off-site parking lot. The
goal should be to make sure this project will always fulfill the parking needs of the nursing home
and to make sure the nursing home will not have to come back in front of the board to request a
third off-site parking area. The conditions of this variance should help accomplish this objective.

RECOMMENDATION: Approval subject to the following conditions.
1.

The three parcels shown on the Site Plan may be used for parking for the Highlands of
Memphis facility only.

2.

This parking lot will remain as an accessory use to the nursing home that is located
adjacent to the south side of the parcel across Norriswood Avenue.

3.

Landscape screen, including a 6 foot high cedar fence, as shown on the site plan shall be
installed and maintained along north line of this site or alternative equivalent (acceptable to
the Office of Planning and Development).

4.

The applicant shall provide and maintain a “Class III Type B" landscape buffer along the
northern property line and provide and maintain the propose landscaping along Norriswood
Avenue.

5.

The only signage permitted on this site are directional (way finding) signs as identified and
regulated in the sign section of the Unified Development Code.

6.

The submitted concept 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 the surrounding properties.
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 Frontage:
approximately 286 feet along Norriswood Avenue
Planning District:
University District Overlay
Parcel ID:
046001 00044, 046001 00036 and 046001 00035
______________________________________________________________________________

DEPARTMENTAL COMMENTS
The following comments were provided by agencies to which this application was referred:
City Engineer:
1. Street cut permit may be required per Article 5.5.5 of the Unified Development Code to
construct detention facilities and associated frontage improvements.
2.

All existing sidewalks and curb openings along the frontage of this site shall be inspected for
ADA compliance. 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.

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

Memphis Fire Department:
1. 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.
2. Comments for any fire protection requirements shall be given as construction documents are
submitted to Memphis Fire Prevention.
Shelby County Schools:

No comments received.

OPD-Regional Services/Transportation: No comment received.
OPD-Construction Code Enforcement:

No comment received.

Memphis, Light, Gas & Water:

No comments received.

Memphis & Shelby County
Health Department, Water Quality
Branch& Septic Tank Program:

No comment.

Bell South/ATT:

No comment received.

South Memphis Alliance and
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No comments received.
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