MEMPHIS AND SHELBY COUNTY OFFICE OF PLANNING AND DEVELOPMENT

STAFF REPORT

#6

CASE NUMBER: S.U.P. 15-215 LUCB MEETING: October 8, 2015
Deferred from September 10, 2015

LOCATION:

South side of Union Avenue at 4th Street; extending
southward to Gayoso Avenue

OWNER OF RECORD:

CCL Label, Inc. (Brian Evans)

APPLICANT:

Sterling Development Consultants (Stuart Friedman)

REPRESENTATIVE:

SR Consulting (Cindy Reaves)

REQUEST:

A Special Use Permit for a Hotel

EXISTING ZONING:

Sports and Entertainment (SE)

OFFICE OF PLANNING AND DEVELOPMENT
RECOMMENDATION:
HOLD
Staff Planner: John D. (Don) Jones

E-Mail: john.jones@memphistn.gov

CONCLUSIONS
A hotel at this location, in close proximity to Redbirds Stadium and the FedEx Forum makes
sense. The infrastructure is in place to support this use at this location.
Since the issuance of the last report on this project, some significant changes have been made to
the site plan and the staff and applicant have engaged in a dialogue regarding two of the most
important aspects of the site plan review; building elevations and landscaping. Staff has requested
some details regarding these two aspects but at the time of this writing, those details have not been
received. It is conceivable and even probable that once those details have been received that
staff’s recommendation will change from hold to approval with conditions.
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General Location

Site

The subject property is located on the south side of Union Avenue at 4 th Street in
Downtown Memphis.
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Bird’s Eye View

Subject property is vacant. No curb cuts on Union Avenue, 2 curb cuts on Gayoso.
Property is flanked by a motel use along the west boundary and wholesale grocery with warehousing on
the east.
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Street views of Subject Property
Union Avenue

Gayoso Avenue
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Union Avenue facing south –Opposite of Subject Property
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ANALYSIS

The request for a Hotel in the Sports and Entertainment Zoning District incorporates two reviews in one
application; a Special Use Permit, and Site Plan Review under the regulations of the South Central
Business Improvement District, (SCBID).
The SUP considers the appropriateness of locating a Hotel on this site and the SCBID Regulations guide
the review of the site plan.
SUP Review
Abutting land uses to the subject property include a hotel or youth hostel to the west, a Professional
Baseball Stadium and apartments to the north, a kitchen supply company to the east, and office with
warehousing and surface parking lots to the south.
With respect to zoning, the Sports and Entertainment District is designed to encourage uses that
complement the City’s investment into two of its largest event forums the Redbirds Stadium across the
street from this site and the FedEx Forum Basketball Arena to the south and west of this site. So, by its
abutting properties and its location within the Downtown Area, the requested use is a welcome addition to
the area.
Site Plan Review
All new construction, building expansion, or parking lot expansion within this Special District are subject
to site plan review.
Factors to consider under site plan review are the buildings setback relative to surrounding buildings, the
building’s orientation, building materials, location of parking areas, screening and landscaping and site
lighting.
Setback
The site plan, see page 7, shows the building setback 30 feet from behind the sidewalk. The buildings on
either side of the subject property are set within a few feet of the sidewalk on Union Avenue. The
additional setback of this hotel is partly explained by the existence of a sewer line in proximity to the
northeast corner of the building. The site plan does include a patio which extends to within
approximately 8 feet of the sidewalk and creates a link between the building and the pedestrian realm.
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Site Plan

Typically buildings in this area are pulled to the street with a front door at the sidewalk. In this instance,
the North Elevation on page 8 shows an area labeled “Hangout” that is a glassed-in area at the northeast
corner of the building. The actual front door is to the side which is part of the drop off area for the Hotel.
The transparency serves the same purpose as a front door.
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Building Materials
As indicated above, significant public and private investment have been made into this area over the
years. Two very notable examples in this immediate area are Redbirds Stadium and the apartment
development immediately across from this property developed under the name Echeleon at the Ball Park.
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In both instances, the Union Avenue façade of these building is brick with the exception of the windows
and doors.
The elevations for the proposed hotel include brick along the first floor and a simulated brick product for
the upper stories. The northeast corner of the building includes glass trimmed in metal. The Site Plan
Review criteria do not call out specific materials to be used or materials that are prohibited. Item 2 under
the General Standards states:
That the site plan will be constructed and operated to be compatible with the neighborhood…
And Item 5 under that same heading states:
The Office of Planning and Development and Land Use Control Board may impose conditions
to…insure compatibility of the proposed development with surrounding properties and intent of
the SCBID
The applicant has shared pictures of the simulated material which were impressive and staff is willing to
consider this alternative material but would like to actually touch and see the material before making a
final recommendation.
Drive Aisles and Parking
As indicated, the drive aisle and parking are located to the east side of the site along Union Avenue and to
the rear of that frontage which is consistent with the requirements of the SCBID. However, since this is a
double frontage lot with Gayoso Avenue providing the frontage on the south side, it is not possible to
meet the parking lot location requirement for both frontages. That requirement is that no parking lot be
located between the right-of-way and the building. In this instance the choice was to locate the parking
toward the road frontage with the lower traffic count. Since there are a number of surface parking lots on
the south side of Gayoso Avenue, this treatment is not out of character with the immediate area.
When surface parking lots are proposed, the SCBID regulations call for an A-6 or A-7 treatment, see
below. But the regulations do give staff the discretion to consider an equivalent alternative. The applicant
has indicated that they had not intended to fence off this site. So, staff is amenable to removing that
aspect of the A-6 or A-7 plates in lieu of a denser landscaping. But staff wants to see an example of that
landscape plate before making a final recommendation.
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Landscaping
Similarly, staff would like to see a detailed landscape plan of both frontages. Along Union Avenue the
treatment should reflect the Urban Environment with street trees in grates and minimal landscaping
between the building and the sidewalk. The landscaping in this area may be designed more to designate
the difference between the public realm, the sidewalk, and the private realm, the subject property. One
difference in thought here is that at the drive way opening on Union Avenue, a combination of a small
tree and shrubs to provide a limited screen is needed.
On the Gayoso Avenue frontage, landscaping to screen the direct view into the parking area is needed.
This will set the tone for surface parking lot treatments in this area, if and when redevelopment takes
place along the south side of Gayoso Avenue.
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Site Lighting
The Site Plan Review section of the SCBID regulations includes criteria for site lighting. The goal is to
provide safety and security but not extend the lighting into the public right-of-way.
The conditions of this Special Use Permit reflect those requirements in the conditions section of the
report.
Staff is also requiring that the street lights within the boundary of this site be changed out from what is
commonly referred to as the “cobra style” with concrete posts to the “acorn style” on metal posts which
are found in this district.
Conclusions
A hotel at this location, in close proximity to Redbirds Stadium and the FedEx Forum makes sense. The
infrastructure is in place to support this use at this location.
Since the issuance of the last report on this project, some significant changes have been made to the site
plan and the staff and applicant have engaged in a dialogue regarding two of the most important aspects of
the site plan review; building elevations and landscaping. Staff has requested some details regarding
these two aspects but at the time of this writing, those details have not been received. It is conceivable
and even probable that once those details have been received that staff recommendation could change
from hold to approval with conditions.
RECOMMENDATION:

Hold for 30 Days.
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A Special Use Permit is hereby approved to allow the construction of a Hotel on property identified
by the survey submitted with the application and by the Shelby County Assessor’s Office as 05003
00002C, 05003 00004, 0500300013, 05003 00014C, and 05003 0002. Approval of said hotel is subject
to an approved Final Site Plan with elevations and the conditions listed below:
1.

The elevations included in the staff report are considered to be the approved elevations. Changes
to the elevations that are considered “significant” by the OPD Staff shall require the submission of
a Major Modification Application. The elevations are subject to the following conditions and
considerations:
a.

At a minimum, the first floor façade of the building shall be composed of brick except for
any windows and doors which will be composed of glass and or metal and the areas
surrounding them.

b.

Above the first floor, the façade shall be composed of brick or a material designed to
resemble brick in appearance, except for the windows and areas surrounding the windows
which may be composed of glass and metal framing, subject to the approval of the OPD.

c.

If a substitute material for brick is approved for the upper floors by the OPD, the product
shall be identified on the Final Site Plan and shall match that which was presented to the
OPD.

d.

The outdoor patio may include a brick wall of approximately 4 feet in height. The color
and material of that wall shall match that of the first floor façade. The wall shall include
breaks/openings in the wall that allow visibility between the patio and the sidewalk. Sight
proof fencing or landscaping shall not be permitted which interferes with that line of sight.

e.

The northeast corner of the building may be composed primarily of glass and metal
framing.

2.

The building shall be permitted to set back from the Union Avenue right-of-way as shown on the
site plan, provided that an outdoor patio, or similar building feature, extends forward of the north
building façade toward the Union Avenue right-of-way to no less than 8 feet from the back of the
sidewalk.

3.

The following conditions address the landscaping treatment along Union Avenue.
a.

An S-1 – S-4 Streetscape Plate or an equivalent that is approved by the OPD shall be
provided along the Union Avenue frontage. This plate shall include street trees in grates.

b.

The developer shall work with the MLGW and the Division of Public Works to replace the
current Light Pole(s) with a light pole that resembles the one located across Union Avenue
from the subject property, green colored with acorn style fixture.

c.

If landscaping is proposed between the patio and the sidewalk, such landscaping shall be
either limited in height, less than three feet tall, or placed so that it does not block the
views into or out from the patio wall openings.
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d.

4.

An A-6 or A-7 Plate, or an equivalent approved by the OPD shall be provided along either
side of the drive way opening.

The following conditions shall address the landscaping along the Gayoso Avenue frontage:
a.

An A-6 or A-7 treatment or an equivalent approved by the OPD.

b.

If fencing is provided along this frontage, it shall be wrought iron or a similar metal
material.

c.

The treatment along this frontage must incorporate canopy trees to provide shade to the
sidewalk.

d.

Replace any street lighting poles with a concrete post and “cobra-style” fixture with a
green colored, metal post, with an “acorn” style fixture.

5.

Demonstrate to the satisfaction of the OPD that the parking lot landscaping is in compliance with
4.5.5 D of the UDC.

6.

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.

7.

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

8.

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

9.

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.

10.

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,

11.

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

12.

The maximum driveway width to parking areas shall not exceed 24 feet at the edge of the right-ofway.

13.

Surface parking lots shall not be lighted using “wall pack” type fixtures. Site lighting shall be
pedestrian-scaled and architecturally compatible with lighting installed in adjoining areas. Site
lighting shall also:
a.

Be limited to the amount and intensity necessary for safety, security and to compliment the
architectural character. The lighting plan shall demonstrate the lighting does not “spill
over” into the abutting right-of- way or adjoining properties.
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b.

Be indirect or incorporate full shield cut-offs where lighting is visible from adjacent
properties or public right-of-ways.

14.

Loading areas shall be identified on the site plan and the method of screening shall be
demonstrated.

15.

Refuse containers and HVAC equipment shall be screened from the view of the public right-ofway and adjoining properties. Their method of screening shall be demonstrated on the Final Site
Plan.
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GENERAL INFORMATION
Street Frontage:

Union Avenue -------------------355.59’
Gayoso Avenue ------------------418.88’

Planning District:

CBD/Medical Center

Census Tract:

114

Zoning Atlas Page:

20302

Parcel ID:

05003 00002C, 05003 00004, 0500300013, 05003 00014C, and
05003 00021

Zoning History:

The current Sports and Entertainment (SE) District was adopted as a
part of the larger South Central Business Improvement District Plan
in November of 2002 see ZTA 02-003, and Z 02-123.

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

City Engineer:
CASE: SUP 15-215

NAME: Cambria Hotel and Suites

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.
Curb Cuts/Access:
3. The City Engineer shall approve the design, number and location of curb cuts.
4. 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.
5. 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,
6. Any existing nonconforming curb cuts shall be modified to meet current City Standards or closed with
curb, gutter and sidewalk.
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7. 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.
Drainage:
8. Drainage improvements, including possible 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.
Site Plan Notes:
9. 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.
10. 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:
11. The width of all existing off-street sewer easements shall be widened to meet current city standards.
12. 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.
13. Required landscaping shall not be placed on sewer or drainage easements.
City Fire Division:

No comments received

City/County Health Department:
(Water Quality Branch & Septic Tank Program)

No comment

Memphis Light, Gas and Water:

No comments received

Construction Code Enforcement:

No comments received

Bell South:

No comments received

Neighborhood Meeting:

August 3, 2015 at Once Commerce Square

Appendix
Appendix A
Appendix B

Letter of Intent
Application
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Appendix A: Letter of Intent
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Appendix B – The Application (3 pages)
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