MEMPHIS AND SHELBY COUNTY OFFICE OF PLANNING AND
DEVELOPMENT

STAFF REPORT

#5

CASE NUMBER: PD 11-317 L.U.C.B. MEETING: November 10, 2011
DEVELOPMENT NAME: Overton Square Planned Development
LOCATION:

Northwest corner of Cooper Street and Monroe Avenue extending
northward to Trimble Place and westward to Florence Street

COUNCIL DISTRICT:

5

SUPER DISTRICT:

9

OWNER OF RECORD/APPLICANT:
REPRESENTATIVE:

Loeb Properties, Inc. ( Earl Williams Jr.)

Brewer & Barlow (Steve Barlow)

REQUEST: A Planned Development to permit commercial and/or office uses, and
structured parking
AREA:

3.36 Acres

EXISTING LAND USE & ZONING: A surface parking lot in the Commercial Mixed
Use-1 (CMU-1) and 3 (CMU-3), and RU-3 Districts

OFFICE OF PLANNING AND DEVELOPMENT
RECOMMENDATION
APPROVAL WITH CONDITIONS
Staff: Don Jones

E-mail: john.jones@memphistn.gov

CONCLUSIONS
1.
This project is important not only as a test for the recently approved Midtown Overlay District
requirements, but even more important for its effort to address a community wide problem of storm water
runoff which has adversely affected residential properties to the north and west of the subject property.

2.
This project involves a public-private partnership between the applicant and the City of Memphis.
The private entity seeks to develop the east half of the property with commercially viable uses consistent
with the requirements of the Midtown Overlay regulations.
The public will construct and own the underground detention and the parking garage. The
parking garage will provide much needed parking relief for the surrounding uses in the area
including two of the larger playhouses.

3.
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LAND USE AND ZONING MAP

SURROUNDING LAND USES AND ZONING:
North: Retail commercial and restaurant uses in the Commercial Mixed Use (CMU-3) District
East:

Retail commercial, restaurant, and office uses in the Commercial Mixed Use (CMU-3)
District
South: Commercial, restaurant, parking, and institutional (Theater Works) in the

Commercial Mixed Use -1 (CMU-1) and Commercial Mixed Use -3 (CMU-3)
and General Office Districts (O-G)
West:

Retail commercial uses including restaurants and costume sales in the Commercial Mixed

Use-1 and
Commercial Mixed use-3, and Residential Urban -3 Districts
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STAFF ANALYSIS
General Location, Site Characteristics, and Background
The subject property is the city block that is bounded by Trimble Place on the north,
Monroe Avenue on the south, Florence Street on the west, and Cooper Street on the east. The
site is currently is use as a surface parking lot with approximately 443 spaces.
Some parts of this block have been in use as a surface parking lot since the redevelopment of this area as the Overton Square regional entertainment district dating back to the
1970’s. Other parts of this site, such as along Cooper Street have been developed with restaurant
uses such as the Public Eye Bar- B-Que Restaurant, and the Gertrude’s and Gonzales Mexican
Restaurant. At least one lot along Trimble Place was occupied by a Single Family Detached
Dwelling.
A public meeting to discuss this request was held on October 12, 2011 at the Playhouse
on the Square. The meeting was well attended and the current proposal was enthusiastically
received.
Current Request:
The current request is to re-develop this block with commercial buildings that front on
Cooper Street. Behind those buildings will be surface parking with access to Trimble Place,
Copper Street, and Monroe Avenue. The parking includes interior landscaping. Behind the
surface parking lot is a proposed 3-level parking garage with underground detention. The garage
extends north to south from Trimble Place to Monroe Avenue along the Florence Street frontage.
Access to the garage will be provided from Monroe Avenue.
In the words of the applicant, the purpose of the P.D. is replace the current zoning on the
site which includes the Commercial Mixed Use 1 and 3 Districts and the Residential Urban -3
District with one cohesive planned development that not only ties this block together internally
but also relates to the much larger “Heart of the Arts” plan which incorporates a revitalized
Overton Square area and includes the existing theater uses to the south of this site on either side
of Cooper Street.
The plan calls for a mix of retail commercial uses with building requirements that are in
conformance with the Unified Development Code and the Midtown Overlay District. The
parking structure will not only address the parking need for a revitalized Overton Square and its
immediate neighbors, but also the parking demand created by the two existing theater facilities,
Circuit Playhouse and Playhouse on the Square which are in close proximity to the proposed
facility.
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Description of Area Surrounding the Subject:
North side of Trimble Place – North of Trimble Place are three multiple bay buildings. Most of
the bays address either Cooper Street or Madison Avenue but there are some bays that address or
at least take access from Trimble Place.
East Side of Cooper Avenue – On this side of Cooper Street is the Bari Restaurant that addresses
Cooper Street. Continuing southward is a former residential structure that has been converted to
an office. The side of this lot and the building face Cooper Street while the front of the building
addresses Monroe Avenue.
South side of Monroe Avenue – There are multiple lots along this stretch of Monroe Avenue
between Cooper Street and Florence Street. The buildings on this stretch of Monroe Avenue
actually address Cooper Street, Union Avenue, or Florence Street. Some of the properties take
access from Monroe Avenue.
West side of Florence Street – This section of Florence Street between Monroe Avenue and
Trimble Place contains six formerly residential buildings that have been converted to a retail
commercial or restaurant related use. Each of these buildings face the proposed garage structure.
Review of Request:
The subject property is regulated by the Unified Development Code and the Midtown Overlay
(MO) District.
Midtown Overlay – The Midtown Overlay District was approved by the Memphis City Council
in September of 2010 and by the County Board of Commissioners in October of 2010. The
intent of the plan is to “provide carefully tailored zoning categories that will preserve and
reinforce the Midtown District by encouraging rehabilitation and new construction that is
sensitive to the existing urban form and reflects appropriate uses, scale, and character of the
neighborhood”. A digital copy of the Midtown Overlay is available on the Municipal Code
Corporation’s website for the Shelby County Code of Ordinances as Chapter 8.10.
The overlay applies to this site in two ways. First, this section of Cooper Street is designated as
“Shopfront”. The Shopfront designation requires buildings to be brought forward to the street
with a maximum setback of 15 feet. No parking is permitted between the building and the
sidewalk. This designation requires a that 80 percent of the lot width at the street be covered in
building and that the building’s street facing façade contain a minimum of 50 percent windows
and doors (Transparency) on the ground floor level.
None of the other streets that border this site, Trimble Place, Florence Street, or Monroe Avenue
are designated streets in the Midtown Overlay, so building placement, building and parking
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setbacks, and other development standards for buildings facing these streets are regulated by the
Unified Development Code for undesignated frontages. However, any extension of a building
along Trimble Place and Monroe Avenue from Cooper Street will be treated as side streets which
does trigger certain building requirements.
The overlay also regulates the height of buildings within its boundaries. While the proposed
CMU-1 District is limited to a maximum height of 48 feet, the Height Map for the Midtown
Overlay District permits a height of 10 stories. Discussions with the applicant’s representatives
have indicated that the tallest building proposed by this plan is the 3-story parking garage.
This project is important not only as a test for the recently approved Midtown Overlay District
requirements, but even more important for its effort to address a community wide problem of
storm water runoff which has adversely affected residential properties to the north and west of
the subject property.
This project involves a public-private partnership between the applicant and the City of
Memphis. The private entity seeks to develop the east half of the property with commercially
viable uses consistent with the requirements of the Midtown Overlay regulations. The public
will construct and own the underground detention and the parking garage. A similar approach to
address drainage issues has been undertaken by the City on land owned by institutional uses in
the University of Memphis area. The parking garage will provide much needed parking relief for
the surrounding uses in the area including two of the larger playhouses. Upon completion, the
proposed surface parking and the parking garage will increase the number of spaces available on
this lot by some 20 percent while contributing to the overall form and character of the area.
The concept plan shows two buildings along the Cooper Street frontage. However, changes to
the Concept Plan that extend the buildings or add additional buildings may be permitted as long
as they are in conformance with the Midtown Overlay and Unfired Development Code
requirements.
While detailed elevations of the buildings are not available at this time, the requirements of the
Midtown Overlay will address the fundamental building elements that are required along the
Cooper Street frontage. With respect to the parking structure, the Staff has added conditions that
limit the expansion of a blank wall by requiring architectural elements that divide the facades
into smaller sections.

RECOMMENDATION:

Approval with Conditions
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CONDITIONS
Overton Square Planned Development
P.D. 11-317
I.

Uses Permitted :
Uses shall be permitted in accordance with the Commercial Mixed Use (CMU-1) District
in Chapter 8.10 of the Midtown Overlay District. The following additional uses shall be
permitted.

II.

A.

A multi-level parking garage and surface parking lot shall be permitted without any
additional special use permit.

B.

Restaurants with sale of alcoholic beverages or brew pub shall be permitted without
any additional special use permit.

C.

Bar, Tavern, Cocktail Lounge, Nightclub shall be permitted without any additional
special use permit.

D.

Restaurant, Drive-in, in conformance with the Midtown Overlay District, with drive
thru window facing Monroe Avenue or Trimble Place, subject to site plan review
by the Office of Planning and Development.

E.

Photo Finishing Laboratory

F.

Multi-modal Facility

G.

Any uses permitted above that desire a drive thru window may be permitted in
accordance with the Midtown Overlay District with the drive thru window limited
to Trimble Place or Monroe Avenue and subject to site plan review by the Office of
Planning and Development.

Building and Parking Placement and Minimum Lot Area
A.

Setback Area, and Required Building Frontages
1.

Buildings along Cooper Street shall be located in accordance the requirements
of the Shopfront Frontage designation (Chapter 8.10) as specified by the
Midtown Overlay (MO) District.

2.

Any building located at the corner of Cooper Street and Monroe Avenue shall
conform to the requirements of Shopfront Frontage designation (Chapter 8.10)
as specified by the Midtown Overlay (MO) District. Monroe Avenue shall be
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considered a side street.
3.

B.

Any building located at the corner of Cooper Street and Trimble Place shall
conform to the requirements of Shopfront Frontage designation (Chapter 8.10)
as specified by the Midtown Overlay (MO) District. Trimble Place shall be
considered a side street.
Parking Structure Setback

The parking structure setback from Florence Street, Monroe Avenue, and Trimble
Place shall conform to Section 3.10.2 Undesignated Frontages, of the Unified
Development Code. If developed at less than a setback of 20 feet, the
requirements of Subsection B. 1 shall apply. If developed at a setback of 20 feet
the following additional conditions shall apply.
1. Blank lengths of wall exceeding 25 linear feet are prohibited on all primary
and side street building facades. Facades exceeding 75 feet in length along
primary and side streets, as measured horizontally, shall be articulated to
provide visual interest and a human scale by incorporating any combination of
the following features; columns, pilasters, balconies, piers, variation of
material building and setback variations of at least two feet. No uninterrupted
length of any façade shall exceed 75 horizontal feet.
2. A commitment to provide urban art in the form of wall murals along the
Florence Street façade may be considered as an alternative to the facade
requirements above.
3. Alternatives to B. 1. above including but not limited to dense landscape screen
may be considered at Final Plat review.
C.

Other Buildings
Any other buildings not on frontages regulated as Shopfront as described in
Condition II A. above shall be governed by Article 3.10.2 Undesignated Frontage
Standards for CMU-1 with the following exception:
1. Maximum Height shall be governed by the Height Map (Chapter 8.10) in the
Midtown Overlay.

D.

Minimum Lot Area
There shall be no minimum lot area.
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Building Elements
A.

Maximum Uninterrupted Façade, Transparency -- Windows and Doors,
Building Entrance
1. Buildings fronting Cooper Street shall conform to all Elements requirements
applying to building facades in accordance with Chapter 8.10 Shopfront
Frontage designation in the Midtown Overlay District.
2. Buildings located at the corner of Cooper Street and Monroe Avenue and
Cooper Street and Trimble Place shall conform to Chapter Article 8.10 in the
Midtown Overlay District but shall be regulated as side streets.

B

Building Height, Ground Floor Elevation, Floor to Floor Height
1. All buildings shall conform to the maximum height permitted by the
Height Map (Chapter 8.10) in the Midtown Overlay
2. All new buildings with frontage on Cooper Street shall conform to the
minimum ground floor elevation as applicable.
3. All new buildings with frontage on Cooper Street shall conform to the
minimum floor to floor heights for a site located on a frontage designated
Shopfront.

C.

IV.

All buildings in this plan shall present a coordinated theme with respect to
materials and colors.

Streetscape Standards (Midtown Overlay Chapter 8.10) and Landscape Requirements
A.

Streetscape Plate S-1 or S-2 shall be installed and maintained along Cooper
Street.

B.

Streetscape Plate S-1, S-2, S-3 or S-4 shall be installed and maintained adjacent to
the parking garage along Monroe Avenue and Trimble Place.

C.

Streetscape Plate S-1, S-2, S-3, S-4 or S-13 shall be installed and maintained
along Florence Street adjacent to the parking garage.

D.

Additional landscaping shall be provided in the setback between the parking
garage and Florence Street, subject to the review and approval of the OPD.
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E.

Streetscape Plate S-1, S-2, S-3, S-4, S-8, S-9, S-13 or S15 shall be installed and
maintained for the portion of the site adjacent to the surface parking.

F.

A detailed streetscape/landscape plan shall be submitted on any final plat which
shall be reviewed and approved by the Office of Planning and Development for
conformance with Midtown Overlay District and the requirements for surface
parking lots in the Unified Development Code 4.6.5. C.

V.

Site Development Standards --Location, Design and Screening of Loading, Service
Areas, and Mechanical Equipment shall be regulated by Chapter 8.10 of the Midtown
Overlay Regulations

VI.

Signs
Signs shall conform to Chapter 4.10 Signs in the Unified Development Code.

VII.

Outdoor Site Lighting
Outdoor Lighting shall conform to Chapter 4.8 Outdoor Site Lighting in the Unified
Development Code.

VIII.

Public Improvements
A.

Sidewalks
The sidewalks along Cooper Street, Monroe Avenue, Florence Street and Trimble
Avenue shall be reconstructed to match the required streetscapes in Condition IV.
of this document. All sidewalks shall be made ADA compliant.

B.

Drainage
1.

Onsite detention shall be provided for this site.

2.

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

3.

Drainage data for assessment of on-site detention requirements shall be
submitted to and approved by the City Engineer.

4.

Required landscaping shall not be placed on sewer or drainage easements.

Staff Report
PD 11-317

IX.

November 10, 2011
Page 13

Access and Circulation
A.

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

B.

Dedicate a 10 foot corner radius at the intersection of Monroe and Cooper, and at
Monroe and Florence in accordance with the UDC.

C.

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

X.

Administrative Deviations apply to this site in accordance with Article 1.3.6 Midtown
Overlay District.

XI.

The Concept Plan shall be recorded with the Outline Plan. Modifications to the concept
plan may be approved administratively if they are in conformance with these planned
development conditions. The purpose of this Concept Plan is to illustrate the intention to
provide buildings that meet the Shopfront designation on Cooper Street and the provision
of a Parking Garage with underground detention in close proximity to the Florence Street
frontage. If the retail/office space portion of this P.D. proceeds to Final Plat prior to the
Parking Garage, the applicant shall be required to show that sufficient parking spaces are
in place to serve the needs of the proposed development as well as the existing retail uses
on the south side of Madison Avenue between Cooper Street and Florence Street.

XII.

The Land Use Control Board may modify the building and parking placement,
building elements streetscapes and landscaping, site development standards, signs,
outdoor site lighting and public improvements if equivalent alternatives are presented.
Any adjacent property owner who is dissatisfied with the modifications approved by
the Land Use Control Board may within ten days of such action file a written appeal
to the Director of the Office of Planning and Development to have such action
reviewed by the Memphis City Council.

XIII.

A final plan shall be filed within five (5) years of the approval of the outline plan. The
Land Use Control Board may grant extensions at the request of the applicant.

XIV. Existing lots on the site of this planned development shall be revoked with the filing of
the first final plan.
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Final Plans
Any final plan shall include the following:
A.

The outline plan conditions.

B.

A Standard Subdivision Contract as required by the Subdivision Regulations for
any required public improvements.

C.

The exact locations and dimensions including height of buildings, parking areas,
utility easements, drives, and required landscaping and screening for this
development.

D.

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

E.

All common open areas, drainage detention facilities, private streets, private
sewers and private drainage systems shall be owned and maintained by the
property owner and/or a property owners association. A statement to this effect
shall be shown on the Final Plat.

F.

The areas denoted by “Reserved for Stormwater Detention” shall not be used as a
building site or filled without first obtaining written permission from the City
Engineer. 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 a property owner and/or owners association. Such maintenance shall be
performed so to ensure that the system operates in accordance with the
approved plan located in the City 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.

G.

A property owners association may be required for the ownership and
maintenance requirements of the Common Open Space areas (including medians).
If a property owners association is needed, an instrument number for the
recordation of the association shall be placed on the Final Plat prior to or
concurrent with its recording with the Shelby County Register.
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GENERAL INFORMATION
Street Frontage:

Cooper Street Florence Trimble Monroe -

Planning District:

Midtown

Census Tract:

32

Zoning Atlas Page:

2035

Parcel ID:

017073 00007C

+/- 300’
+/- 300’
+/- 491’
+/- 484’

DEPARTMENTAL COMMENTS
The following comments were provided by agencies to which this application was referred:
City Engineer:
1. Standard Subdivision Contract as required in Section 500 of Subdivision Regulations.
Sewers:
2. City sanitary sewers are available at developer's expense.
3. The developer shall extend sanitary sewers through the site to serve upstream properties.
Roads:
4. Dedicate a 10 foot corner radius at the intersection of Monroe and Cooper, and at Monroe
and Florence in accordance with the UDC.
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.
Curb Cuts/Access:
6. The City Engineer shall approve the design, number and location of curb cuts.
7. Any existing nonconforming curb cuts shall be modified to meet current City Standards or
closed with curb, gutter and sidewalk.
Street Closures:
8. The City Engineer encourages the developer to close Trimble Place as a public street and
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convert it to a private drive.
9. Should closure take place, the developer shall provide easements for existing sanitary sewers,
drainage facilities and other utilities or relocate at developer's expense.
10. If closure of Trimble Place does not occur, then the developer shall dedicate a ten foot curb
radius at the intersections of Trimble and Florence and at Trimble and Cooper as cited above.
Drainage:
11. Drainage improvements, including possible on-site detention, shall be provided under a
Standard Subdivision contract in accordance with Subdivision Regulations and the City of
Memphis Drainage Design Manual.
Site Plan Notes:
12. Provide internal circulation between adjacent phases, lots, and sections. Common
ingress/egress easements shall be shown on the final plats.
13. The width of all existing off-street sewer easements shall be widened to meet current city
standards.
14. 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.
15. 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 DepartmentPollution Control:

No comment

City Board of Education:

No comment.

Construction Code Enforcement:

No comments received

Memphis Light, Gas and Water:

No comments received

AT&T:

No comments received

Memphis Area Transit Authority (MATA):

No comments received

OPD-Regional Services:

No comments received

.
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OPD-Comprehensive Planning:

No comments received

Memphis Park Commission:

No comments received

Neighborhood Associations:
31st Ward Civic Club:

No comments received

Memphis Midtown Development Corporation:

No comments received

Memphis Regional Design Center

See Below
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