MEMPHIS AND SHELBY COUNTY ZONING BOARD OF ADJUSTMENT

STAFF REPORT

#6

CASE NUMBER: BOA 14-49

B.O.A MEETING: November 19, 2014

LOCATION:

Southwest corner of Monroe Avenue and East Parkway
South

OWNER OF RECORD:

Brian Douglas

APPLICANT:

Charles Lawing

REQUEST:

Conditional Use Permit for Significant Neighborhood
Structure at the former church located at the southwest corner
of East Parkway and Monroe Avenue to allow for a church
audio and video training facility.

RECOMMENDATION:

Approval with Conditions
Staff Writer: John D. (Don) Jones

Email: john.jones@memphistn.gov
CONCLUSIONS

1.

Staff finds that the request meets most if not all of the criteria established for consideration as a
Significant Neighborhood Structure.

2.

The proposed use is uniquely well suited to the structure and should not have a negative impact
on the surrounding area.
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General Location:

The location of the subject property is shown by the marker at the southwest
corner of Monroe Avenue and East Parkway South – 2323 Monroe.
In the foreground running from left to right is Union Avenue. The Four–lane
divided road with on/off ramps is East Parkway. Monroe Avenue is the street
immediately north of the marker.
The subject property is located in the Midtown Area of Memphis
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Close Up of Subject Property

Above - View of front of structure facing East Parkway South.
Below – view of side of structure facing Monroe Avenue
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North – Residential Condominium Apartments in the Residential Urban- 3 District and
single family and duplex dwellings in the Residential Urban-1 District

South and West – Residential Condominium Apartments in the Residential Urban
– 3 and Office Condominium Units facing Union Avenue in the Saint Louis
Office Planned Development (P.D. 85-342)

Subject property is in the Residential Urban – 3 District
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STAFF ANALYSIS
General Location
The subject of this request is a triangular shaped property located at the southwest corner
of East Parkway South and Monroe Avenue in the Midtown Area of Memphis. It is
described on the on the Plot Plan as Lot 103 of the Lucy F. Amonette Subdivision and is
recorded in Plat Book 5 Page 30.
The property includes the church building, two paved areas, one to the west of the
building and one to the south. Both paved areas need some repair or re-surfacing to
remove cracks and grass. A concrete-lined ditch with some mature vegetation runs along
the diagonal line that forms the west property line. Both the condition of the paved areas
and the vegetation along the ditch indicate that this property has not been in use for some
time.

Request
The applicant’s Letter of Intent and Floor Plan are attached to the appendix of this report.
The applicant describes the purpose of the request as an opportunity to use a church
environment in order to demonstrate and train church members on how to operate audio
and video equipment for their use.
The applicant has been in the business of designing sound, video and lighting equipment
for churches. As the equipment has improved it has become more complicated to use,
and this former church space provides the perfect lab to train church members and
volunteers. The applicant intends to install state-of-the-art sound and video equipment in
the sanctuary portion of the building.
The applicant has also indicated that the church on this site was for a church who tended
to persons hearing disabilities, The Eternal Mercy Lutheran Church of the deaf. So, even
though this smaller facility may not be a good fit for today’s churches with larger
congregations and 7-day a week usage, the applicant will continue to seek out churches
with smaller congregations to hold their services in this facility as well as other activities
typically associated with church uses.
The applicant has filed this application asking for permission to use the property as a
demonstration and training center for audio/visual equipment specifically for churches in
a “Significant Neighborhood Structure.”
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Unified Development Code:
Section 9.24.9 of the Unified Development Code describes the purpose and criteria
associated with a Significant Neighborhood Structure.
The provisions of this section are to protect and preserve existing non-residential
neighborhood structures that are important to the historical, architectural, cultural
or civic character of the neighborhood. Some existing older buildings, such as
corner stores and churches, may not physically lend themselves for permitted uses
within residential areas. These provisions give relief by allowing non-residential
uses following certain criteria as a way to provide an economically viable means
to preserve Significant Neighborhood Structures.
The following criteria have been established (UDC 9.24.9(B)) to evaluate the request. It
is expected that the building and appurtenances will meet one or more of the following
criteria:
1.
2.
3.
4.
5.

6.
7.

8.

It was originally constructed as a non-residential structure;
It is recognized as a significant element of the neighborhood and /or
community;
It embodies characteristics that distinguish it from the structures of the
neighborhood and/or community;
It is considered historically or architecturally significant;
Rezoning the property on which the structure sits to a general zoning district
inconsistent with surrounding or adjacent properties would have Other ca
significant negative impact to the neighborhood fabric;
Retaining the features of the structure is important in maintaining the
traditional neighborhood fabric;
Retaining the structure will help to preserve the variety of buildings and
structures historically present within the neighborhood, recognizing that such
structure may be differentiated by age, function and architect Ural style in the
neighborhood and /or the community;
Retaining the structure will help reinforce the neighborhood and /or
community’s traditional and unique character.

Review of Request:
At the outset, staff met with the applicant to discuss this project and how best to file
under the UDC. If the property had been owned and occupied by a church, it may have
been possible to consider this use as an extension of the church use. However, as an
individual who will operate this as an extension of his business, it was clear to staff that
either a Use Variance or a Conditional Use Permit Application was needed.

Comparing the request to the criteria it is clear that the current structure was built for a
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non-residential purpose. Other criteria that apply here include 2, 3, 5, 6 and 7.
Historically, churches have been and continue to be uses that are permitted by right in the
residential zoning districts. As such, they are considered to be an neighborhood asset.
Churches often large recreation space and often allow neighborhood meeting space in
addition to spiritual instruction. These opportunities are potentially available even with
the proposed re-use of the building.
The property itself is unusual in its layout and with a large drainage feature running
parallel with the site’s west boundary. Rezoning the property to office of commercial to
accommodate the requested use may not yield the best outcome. As a special purpose
property its interior may not offer the most efficient layout. The property’s exterior will
only yield limited parking for typical commercial and office uses. By comparison, the
proposed use should only require a minimum of parking. The size of both the property
and the building will limit the size of the congregation that would look to lease the space.
The location of the building, along the on-ramp to Union Avenue at East Parkway
contributes to the character of the area along that corridor as well as providing an entry
feature of sorts to the residents along Monroe Avenue. It is certainly unusual with roof
elements that extend to the ground and it is appropriately scaled for such an unusual
property.
The proposed addition use within the four walls of the structure is a good fit. The use
figures to be a low traffic generator as the applicant will be instructing a limited number
of persons from a particular church. The sanctuary itself may prove to be the perfect
locale for testing sound, video, and lighting equipment within the same environment as
they are designed to function.
If approved, staff offers conditions on this additional use of the staff.
RECOMMENDATION:

APPROVAL WITH CONDITIONS

CONDITIONS
BOA 14-49 City
1.

Hours of Operation: 8 am to 10 pm

2.

Revise site plan to show parking and drive aisles consistent with the UDC.

3.

Repair and restore parking area to a useable condition.

4.

The approved site plan shall be stamped as the official copy. Any change to the
site plan, may, at the discretion of the Planning Director be presented to the Board
of Adjustment for their re-approval.
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DEPARTMENTAL COMMENTS

The following comments were provided by agencies to which this application was
referred:
City Engineer:

No objection

City Fire Division:

No comments received.

City Real Estate:

No comments received.

City/County Health DepartmentPollution Control:

No comments

Memphis Light, Gas and Water:

No comments received.

Support;
Mr. James Marshall at 2312 Union contacted staff to express his support for the requested
re-use. The site has been vacant too long and we need to get the building back in use.
Appendix:
Letter of Intent
Floor Plan
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