MEMPHIS AND SHELBY COUNTY OFFICE OF PLANNING
AND DEVELOPMENT
STAFF REPORT #8
DOCKET NUMBER: SAC 15-624 LUCB MEETING: November 12, 2015
STREET NAME:

Knight-Arnold Road

LOCATION:

West side of Quince Avenue; +/- 769.50’ northwesterly to
the intersection of The Willows Place Cove

OWNER OF RECORD:

City of Memphis

APPLICANT:

Wills and Wills LP

REPRESENTATIVE:

Fisher –Arnold Engineers (David Baker)

COUNCIL DISTRICT:

2

REQUEST:

Abandon the unused right of way of Knight-Arnold Road beginning
on the west side of Quince Road and extending west approximately
213.52’

EXISTING ZONING:

Residential Urban – 2 (RU-2) District

AT LARGE 9

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

E-Mail: john.jones@memphistn.gov

CONCLUSIONS
1. The applicant contends that the fact that this road segment is not shown on the
most current Long Range Transportation Plan (LRTP) is justification for
closing this unimproved section of right-of-way.
2. The LRTP reflects those road segments for which monies have designated, so
that plan reflects current priorities.
3. Comments from City Engineering indicate that a design for the extension of
Knight Arnold under Highway 385 and over the Nonconnah Creek are on file
with the City Engineers Office.
4. Staff concludes that the issue of connectivity, UDC 5.2.4, applies equally well
to Arterials as it does to connectors and local streets.
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General Location

Site is generally located within the Balmoral Area of Memphis.

Subject property abuts Quince Road. On the opposite side of Quince Road is Watergrove Road
which appears to be in private ownership.
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Current Zoning

Existing Uses of Land and Zoning:
North:
South:
West:
East:

Vacant land in the Residential Urban-2 (RU-2) District.
Vacant land in the Residential Urban-2 (RU-2) District.
Vacant land in the Residential Urban -2 District and Floodplain overlay (RU-2{FP}).
Multiple dwelling residential in the Residential Urban -2 and Floodplain overlay (RU2{FP}) Districts.
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Parcel Map
Subject property is highlighted in red, surrounding the subject site are the individually owned
parcels.

Bill Morris
Parkway

Quince

Knight
Arnold
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Closure Plat

5

Vicinity Map
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Location and General Characteristics
The subject site is a ½ acre tract of land that is the unimproved right of way of Knight-Arnold
Road. This road is part of the future connection of Knight Arnold Road that will eventually
connect the existing Knight Arnold Road that is west of Nonconnah Creek to Winchester Road
through the Southwind development.

The future road will extend from its current stub at the intersection with Mt. Moriah in the
Lennox Office Park under Bill Morris Parkway and over, via a bridge, Nonconnah Creek to
Quince Road.
East of Quince Road, the road will ultimately connect to existing Players Club Parkway.
Between Quince Road and Players Club Parkway, this road will provide intersections with
Riverdale Road, Cotton Plant Road, and Germantown Road.
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Approximate future route of Knight Arnold Road/Players Club Parkway
Existing Knight Arnold and Players Club Parkway

Request
The applicant is Wills and Wills LP. The request is to have the unimproved right-of-way of
Knight Arnold Road abandonned so that the applicant can assemble it into a contiguous piece of
property. The Vicinity Map on Page 6 shows that Wills and Wills owns property on either side
of the right of way.
The applicant states in the application under “Reason for Closure”:
“The Right of Way for Knight Arnold Road east of Quince Road is a private drive.
Continuation of the road west of Quince Road would require bridging Nonconnah Creek,
and this extension is no longer a proposed improvement according to the Metropolitan
Planning Organization’s Long Range Transportation Plan (Direction 2040)”.
Review of Request
The MPO Long Range Transportation Plan (LRTP) –The applicant’s statement regarding the
Long Range Transportation Plan is accurate as far as it goes. OPD staff contacted its sister
department, the MPO, and asked for comments regarding this application. The MPO comments
are found under the comments section of this report, and they mirror the comment of the
applicant, but they close by recommending that staff contact the City Engineer’s Office
regarding any plans to extend Knight Arnold.
It is important to note that there is a significant difference between our current road planning
process as reflected in the LRTP and its predecessor the Major Road Plan. The Major Road Plan
classified Arterial Roads as Priority One, Two, or Three. If someone was developing land along
a Priority One Major Road, they would be required to dedicate and improve according to the
Cross Section for that road. A Priority Two required dedication of right of way only, and a
Priority Three required the reservation of the land for a 10 year time limit.
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The LRTP is directly tied into the Federal funding of road projects. The money comes from the
federal government, through the state, and then to the local government based on the plan. The
significant difference between the two plans is that the Transportation Plan is fiscally
constrained. So, only streets for which funding have been assigned show up in the LRTP for any
planning period. Priorities can and do change, and the mere fact that Knight Arnold Road is not
currently on the plan does not mean that it could not be added in the future.
City Engineering-Comments from the City Engineering staff, see page 10, indicates that the
road was always anticipated to cross under the Highway 385 overpass. A recent conversation
with Engineering staff revealed that there is in fact a design for this roadway and bridge work on
file with the Engineer’s office. Their comments conclude with the City’s position is that the
right of way for this future corridor should be retained in order to preserve the ability to complete
the remaining sections of Knight Arnold.
Unified Development Code (UDC) –With respect to Arterial Roads, the UDC at 5.2.16 defers
to the MPO Long Range Transportation Plan to guide dedication and improvement. But in a
more general context, Section 5.2.4 Connectivity and Section 5.2.5 Blocks apply here. Each
section speaks to the need to create a street network of Arterials, Connectors and Local streets
that “provide community wide access as part of an overall” connected network of streets.
Similarly, the goal of Section 5.2.5 is to create residential and commercial blocks that are served
by appropriately sized streets. The point being that by holding on to this section of right-of-way,
we hold on to the potential to continue the grid system of arterial streets in this area. And by
doing so, we preserve the opportunity that this arterial can be designed not as the 6 and 7 lane
designs of Poplar Avenue or Germantown Parkway, but rather a 4 lane which is more sensitive
to residential development.
General Comments-The transportation grid promotes arterials spaced in one mile intervals on
average. In some instances, Knight Arnold as it extends eastward will be closer than one mile
from Highway 385 and Winchester Road. But, without this corridor, the distance to the next
east-west corridor, Poplar Pike is more than two miles. So this corridor is an important
component to the transportation grid.
In many instances, staff has championed the issue of connectivity to promote the need for a
connector or local street network which will carry local, neighborhood-to-neighborhood traffic,
and allow the arterials to function as they are designed to carry large amounts of traffic over a
long distances. In this case, we are recommending to keep open the opportunity to extend an
arterial that can carry traffic over long distances and remove the pressure from some of the other
east-west streets in this area.
RECOMMENDATION:

REJECTION
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GENERAL INFORMATION
Planning District:

Shelby Farms Germantown

Census Tract:

213.34

Zoning Atlas Page:

2350

Parcel ID:

City Right of Way

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

City Engineer:
The City Engineer recommends rejection of this request. The existing ROW and reservations for
Knight Arnold Rd. are still intended to be utilized for the remaining segments to complete
connections to Players Club Parkway to the east. Provisions were made in the design and
construction of Hwy. 385 to allow the continuation of Knight Arnold to pass underneath. The
City’s position on this section and any future land development along this corridor is to preserve
the ability to finish the remaining segments of Knight Arnold
Memphis & S. C. MPO Memphis MPO’s current Long Range Transportation Plan (Direction 2040) does not include
any project to extend Knight Arnold Road west of Nonconnah Creek, to connect Mt. Moriah
Road Extended and South Germantown Road. Please check with Memphis City Engineer’s
Office whether there is any plan to extend Knight Arnold Road west of Nonconnah Creek .
City Fire Division:

No comments received

City/County Health Department:

No comment from Water Quality
Branch and Septic Tank Program

Memphis Light, Gas and Water:

No comments received

Construction Code Enforcement:

No comments received

AT&T:

No comments received

Appendix
Letter of Intent
Application
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