MEMPHIS AND SHELBY COUNTY OFFICE OF PLANNING AND DEVELOPMENT

STAFF REPORT
CASE NUMBER: PD 15-309

#8

L.U.C.B. MEETING:

June 11, 2015

DEVELOPMENT NAME: Storage Towne Planned Development
LOCATION:

900 Reddoch Street

OWNER:

Harry Dermon Trust

APPLICANT:

Gill Properties, Inc

REPRESENTATIVE:

Ronald Harkavy

REQUEST:

To permit an indoor storage and office facility in a RU-3 zoning district

AREA:

2.66 Acres

EXISTING LAND USE & ZONING:

Multi-family apartments in a Residential (RU-3) zoning.

OFFICE OF PLANNING AND DEVELOPMENT RECOMMENDATION:

Approval with conditions
CONCLUSIONS:
The applicant is requesting an approval for a Planned Development (PD) to allow for the development
of an internal storage facility and office use. The applicant is proposing to build a three story
structure for internal self-storage.
The proposed uses on the subject property is consistent with development trends and patterns in the
Poplar Corridor. Looking at the specifics of the proposal, the setbacks are consistent with the bulk
regulations of the zoning ordinance and the landscaping is generally in conformance with those
regulations. The proposed streetscape along the closed portion of Reddoch goes well beyond what the
regulations require, in order to present an attractive appearance to the residences farther north.
OPD is mostly concerned with the site plan design. We feel there are a couple of issues with the
proposed site plan and elevations. Since the subject site is located on Poplar which is a major
commercial corridor and is abutting a residential neighborhood to the north, OPD feels that a
compatible design and building façade is needed for this site. The proposed size of the building
(58,825 S.F.) is massive compared to the other existing building along this section of Poplar and will
be very visible along the Poplar corridor and from the single family neighborhood that abuts the
subject site on the north.

Staff Writer: Troy Frasier

Email: troy.frasier@memphistn.gov
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Area Map
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Zoning Map
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Land Use Map
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Site Aerial
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Proposed Site Plan
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Site Plan on Aerial
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Proposed Elevations
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Building Renderings

Looking NE

Looking NW
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Looking SE
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CURRENT CONDITIONS

Existing apartment building along the Reddoch frontage

Existing apartment building along the Reddoch frontage
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Existing apartment building along the Reddoch frontage

Existing apartment building along the Poplar frontage
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Existing apartment building along the Poplar frontage

Existing apartment building looking from the east
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The closed section of Reddoch where it intersects with Poplar Ave.

Looking west along Poplar Ave.
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Cadillac dealership south of subject property

Shopping center south of subject property

Office center east of subject site
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Restaurant south of subject property

Shopping center to the east of subject property

Single-family houses north of subject site
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STAFF ANALYSIS:
Site Description
The subject parcel is located on
the north side of Poplar Avenue
just west of the I-240/Poplar
interchange. It is located where
Reddoch Street used to connect
with Poplar Avenue until its
recent closure. The parcel is a
2.66 acres tract and the eastern
half is Lot 65 of the Arlington
Park Subdivision. Arlington Park
Subdivision was created in the
1960’s for single-family housing.
Arlington Park Subdivision goes
from Poplar Ave along both sides
of Reddoch Street north to
Alladin Avenue and then goes
east to Yates Road (see
subdivision plat to the right). It
contains 65 recorded lots.
Currently, the site contains a
multi-family apartment complex
that was built in 1967. Originally,
the subject tract was zoned R-1
which allowed single-family uses
only. In 1964, the Memphis and
Shelby
County
Planning
Commission re-zoned the subject
parcel to R-3A which allowed
multi-family uses. The Arlington
Park restrictive covenants only
allowed single family uses. In
1965, the developer entered in an
agreement with the property
owners of Arlington Park
Subdivision (Register of Deeds,
Book 5897, Page 425) that
allowed an exception to the
Subdivision’s Covenants and
granted the landowner to build the
existing apartment building.
Arlington Park Subdivision
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Area Overview
The subject property is located along the Poplar Avenue commercial corridor. It is bordered by a vacant lot (a
bank is proposed for this lot) on the west, single-family houses on the north and commercial uses to the south and
east. As the zoning and land use maps show on previous pages, most of the properties along Poplar are zoned and
are used for commercial or office purposes. Also the area north of Poplar is predominately single-family in nature.

Request
The applicant is requesting an approval for a Planned Development (PD) to allow for the development of an
internal storage facility and office use. The applicant is proposing to build a three story structure for internal
storage.

Conclusion
The proposed uses on the subject property is consistent with development trends and patterns in the Poplar
Corridor. Looking at the specifics of the proposal, the setbacks are consistent with the bulk regulations of the
zoning ordinance and the landscaping is generally in conformance with those regulations. The proposed streetscape
along the closed portion of Reddoch goes well beyond what the regulations require, in order to present an attractive
appearance to the residences farther north.

OPD is mostly concerned with the site plan
design. We feel there are a couple of issues with
the proposed site plan and elevations. Since the
subject site is located on Poplar which is a major
commercial corridor and is abutting a residential
neighborhood to the north, OPD feels that a
compatible design and building façade is needed
for this site. The proposed size of the building
(58,825 S.F.) is massive compared to the other
existing building along this section of Poplar and
will be very visible along the Poplar corridor and
from the single family neighborhood that abuts
the subject site on the north.
Building façade and elevation
A majority of the surrounding area was built in
the 1960’s and the usage of bricks contribute to
the character of the area. As the map shows to
the right, the housing stock north of the subject
site are brick and a majority of the commercial
building along Poplar are brick as well.
The proposed elevations contains three colors of
exterior insulation and finishing system (EIFS),
faux windows on the front half of the building
and split-face block (refer to the proposed
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elevations on page 8). EIFS makes up the majority of the proposed building and OPD feels that the proposed
building would be out of character for the area. OPD believes the building should consist of brick, windows and
a third accent material. A predominately brick building would blend in with the other commercial buildings along
Poplar and the residential area to the north. OPD also believes the faux windows should continue around the entire
building to help make the large 3 story building appear less obtrusive to the neighborhood to the north. Condition
VIII(C) addresses this issue.
Dumpster area in the front yard
The applicant is proposing to locate the dumpster area in the front yard of the property along Poplar Avenue.
There not another commercial property along Poplar that has a front yard dumpster area. OPD believes this would
be an eyesore along a major commercial corridor and would negatively impact the character of the area. The
dumpster area should be located in the side or rear yard of the property. The applicant has stated that he is
concerned about placing the dumpster area in the rear yard due to the proximity to the single-family housing. OPD
believes that the proposed brick wall and the Class III landscaping buffer will alleviate any possible adverse effects
of having a dumpster area along a single-family property line. This has been addressed in Condition VIII(A).

OPD finds that this request meets the following approval criteria of Section 9.6.9 of the Unified Development
Code:
A. The project will not have a substantial or undue adverse effect upon adjacent property, the character of the
neighborhood, traffic conditions, parking, utility facilities and other matters affecting the public health, safety,
and general welfare.
B. The project will be constructed, arranged and operated so as to be compatible with the immediate vicinity and
not interfere with the development and use of adjacent property in accordance with the applicable district
regulations.
C. The project will be served adequately by essential public facilities and services such as streets, parking,
drainage, refuse disposal, fire protection and emergency services, water and sewers; or that the applicant will
provide adequately for such services.
D. The project will not result in the destruction, loss or damage of any feature determined by the governing bodies
to be of significant natural, scenic or historic importance.
E. The project complies with all additional standards imposed on it by any particular provisions authorizing such
use.
F. The request will not adversely affect any plans to be considered (see Chapter 1.9), or violate the character of
existing standards for development of the adjacent properties.
G. The governing bodies may impose conditions to minimize adverse effects on the neighborhood or on public
facilities, and to insure compatibility of the proposed development with surrounding properties, uses, and the
purpose and intent of this development code.
H. Any decision to deny a special use permit request to place, construct, or modify personal wireless service
facilities shall be in writing and supported by substantial evidence contained in a written record, per the
Telecommunications Act of 1996, 47 USC 332(c)(7)(B)(iii). The review body may not take into account any
environmental or health concerns.
OPD believes the above standards are met as long as they are approved with the recommended
conditions.
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RECOMMENDATION:

Approval with Conditions

OUTLINE PLAN CONDITIONS: (OPD’s suggested conditions are in bold)
Storage Towne Poplar Planned Development
I.

Permitted Uses:
Indoor self-storage and Office Uses

II.

III.

Bulk Regulations:
A.

Minimum building setback from Poplar Avenue – 35 ft. (except minimum setback for the portecochere shall be 10 feet)

B.

Minimum building setback from Reddoch Street – 35 ft

C.

Minimum building setback from north property line – 25 ft. (except minimum setback for the portecochere shall be 5 ft.)

D.

Minimum building setbacks from east property line – 35 ft. (except minimum setback for the
dumpster enclosure shall be 10 ft.)

E.

Maximum building height shall be 3-story or 38 feet.

Access, Circulation and Parking:
A.

Two curb cuts shall be permitted on Poplar Avenue as indicated on the Outline Plan.

B.

The design and location of curb cuts shall be subject to approval by the City Engineer.

C.

Parking shall be provided in accordance with the Unified Development Code.

D.

E.

IV.

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.
All existing sidewalks and curb openings along the frontage of this site shall be inspected for
ADA compliance. The developer shall be responsible for any reconstruction or repair
necessary to meet City standards

Landscaping and Screening:
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V.

VI.

VII.
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B.

Provide an OPD approved modified streetscape along Poplar Avenue.

C.

Landscaping along Reddoch Street shall consist of a 6 foot high wrought iron fence with brick
columns spaced on 40 foot centers minimum, and with landscaping.

D.

Provide a Class III landscape plate along the north property line that includes an 8 foot high brick
wall.

E.

Refuse containers shall be screened from view from adjacent property and from the public roads.

Signs:
A.

Signs shall be permitted in accordance with the O-G District, with the following exceptions.

B.

No sign shall be allowed on Reddoch Street.

C.

Any detached sign on the Poplar Avenue frontage shall be ground-mounted with a maximum sign
face of 50 s.f. LED shall be permitted.

Drainage:
A.

All drainage plans shall be submitted to the City Engineer for review.

B.

All drainage emanating on-site shall be private. Easements will not be accepted.

C.

Drainage improvements to be provided under contract in accordance with Subdivision Regulations,
and the City of Memphis Drainage Design Manual including possible on-site detention.

D.

The following note shall be placed on all final plans. Common open space is reserved for the
purpose of the conveyance of storm water in a natural drainage way. This C.O.S. shall not be used
as a building site or filled without obtaining the written permission from the City and County
Engineer. The drainage way system located with the C.O.S., except for those parts located in a
public drainage easement, shall be owned and maintained by the property owners’ association.
Such maintenance shall be performed so as to assure that the drainage system operates in
accordance with the approved plan on file in the City/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.

Site Lighting:
A.

Parking lighting shall not exceed 15 feet in height.

B.

All outdoor lighting shall be directed away from abutting residential lots.
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A.

Solid waste facilities, recycling facilities and other service elements shall be placed to the rear
or side yard of the building in visually unobtrusive locations with minimum impacts on view.

B.

OPD shall approve the final elevations and appealed to the Land Use Control Board.

C.

The building’s façade shall include brick, windows and a third accent material (to a lesser
extent) on all four sides and shall compliment the surrounding area. The solid wall portions
of the proposed structure shall comprise of 60% brick.

IX.

The Land Use Control Board may modify the bulk, access, parking, circulation, signage, lighting,
landscaping, and other site design 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 days of such action, file a written appeal to the Director of Office of Planning
and Development, to have such action reviewed by the City Council.

X.

A final plan shall be filed within five years of approval of the outline plan. The Land Use Control Board
may grant extensions at the request of the applicant.

XI.

Any final plan shall include the following:
A.

The Outline Plan conditions.

B.

A standard subdivision contract as defined by the Subdivision Regulations for any needed public
improvements.

C.

The exact location and dimensions including height of all buildings or build-able areas, parking
areas, drives, and identification of plant materials in required landscaping as well as a rendering of
the appearance of all proposed buildings including labeling of predominant construction materials.

D.

The number of parking spaces.

E.

Building elevations labeled with building materials. The solid wall portions of the proposed
structure shall comprise of 60% brick.

F.

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

G.

The Floodway District boundary, the 100-year flood elevation and any wetlands.

H.

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 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 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/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:

Approximately 370 feet along Poplar Avenue
Approximately 235 feet along Reddoch Street

Planning District:

Walnut Grove

Zoning Atlas Page:

2145

Parcel ID:

056054 00031

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

DATE: 5/19/2015

CASE: PD-15-309

NAME: Storage Town Poplar 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.
Roads:
3. This development does not appear to be effected by a project that has been identified by TDOT or the MPO on the LTRP
to receive future improvements. However, the applicant is advised to inquire with the MPO, MATA, TDOT and any
adjacent railroad authority regarding any future projects that may impact this site.

Curb Cuts/Access:
4. The City Engineer shall approve the design, number and location of curb cuts.
5. 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.
6. All existing sidewalks and curb openings along the frontage of this site shall be inspected for ADA
compliance. The developer shall be responsible for any reconstruction or repair necessary to meet City
standards,
7. Any existing nonconforming curb cuts shall be modified to meet current City Standards or closed with curb,
gutter and sidewalk.
Drainage:
8. Drainage improvements, including possible on-site detention, shall be provided under a Standard Subdivision
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contract in accordance with Unified Development Code and the City of Memphis Drainage Design Manual.
9. Drainage data for assessment of on-site detention requirements shall be submitted to the City Engineer.
Site Plan Notes:
10. Adequate queuing spaces in accordance with the current ordinance shall be provided between the street rightof-way line and any proposed gate/guardhouse/card reader.
11. 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:
12. The width of all existing off-street sewer easements shall be widened to meet current city standards.
13. 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.
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 comment.

County Board of Education:

No comments received.

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, without prior MLGW approval.
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.

PD 15-309
Staff Report




Page 24
June 11 , 2015
th

It is the responsibility of the owner/applicant to comply with Memphis/Shelby County Zoning Ordinance - Landscape
and Screening Regulations.
Street Trees are prohibited, subject to the review and approval of the landscape plan by MLGW Engineering. It is
the responsibility of the owner/applicant to submit a detailed landscape plan to MLGW Engineering.
Landscaping is prohibited within any MLGW 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.
Respectfully Submitted,
MEMPHIS LIGHT, GAS and WATER DIVISION

TOM WORD
Utility Coordinator

Bell South / Millington Telephone:

No comments received

Memphis Area Transit Authority (MATA):
OPD-Regional Services:

No comments received.

OPD-Plans Development:

No comments received.

Division of Park Services:

No comments received.

Neighborhood Associations:

No comments received.
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Public Notice Information
A neighborhood meeting was held on May 27th, 2015.
161 property owners, 62 renters, 5 neighborhood associations and 4 council members were notified of the
neighborhood meeting
The following elected officials and neighborhood associations were included in the mail out:
City Council Members:
Jim Strickland
Kemp Conrad
Shea Flinn
Reid Hedgepeth
Pleasant Acres Neighborhood Watch
White Station-Yates Neighborhood Association
Sea Isle Park Neighborhood Association
Plough Towers Association
Yates Village Townhouse Condos Council

A public notice sign was posted at the entrance to the site on May 27th, 2015.
165 Land Use Control Board public notices were mailed out June 29, 2015 to the surrounding property
owners.
There is one letter of opposition.
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Application
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Letter of Intent
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Letters of Opposition

