AGENDA ITEM: 1
CASE NUMBER: B.O.A. 16-35

B.O.A. MEETING: June 22, 2016

LOCATION:

613 University Street
Southwest corner of University Street and Tutwiler Avenue

OWNER/APPLICANT:

Rhodes College

REPRESENTATIVE:

ETI Corporation (Forrest Owens)

REQUEST:

Use variance to permit the re-use of the former Evergreen Presbyterian
Church buildings for classrooms, faculty offices, college bookstore and
administrative offices for Rhodes College

AREA:

9.70 Acres

EXISTING LAND USE & ZONING: A sanctuary, education building and recreation building associated with the

former Evergreen Presbyterian Church in the Residential Single Family -10
(R-10) District

CONCLUSIONS
1.

The justification behind this Use Variance request stems from the fact that the subject property is
developed as a church with the typical sanctuary and support buildings that are associated with a
church.

2. A variance based on an existing physical improvement to the property is supported by Paragraph
9.22.6B(1) of the UDC.
3. Staff finds that the granting of the requested variance is consistent with the Findings and Fact and
that the re-purposing of these buildings for College use is consistent with the land use pattern of the
area and will not have a detrimental impact on the area.

RECOMMENDATION

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

E-mail:

john.jones@memphsitn.gov
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General Location

The subject property is located in the Midtown Area of Memphis immediately north of Overton Park
and the Memphis Zoo and Aquarium and west of the Rhodes College Campus.
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Aerial Overview

The subject site, outlined in blue above, is the former location of the Evergreen Presbyterian Church.
The 9 + acre site contains the sanctuary, classrooms, a gym/recreation building, parking areas and
open space.
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Existing Zoning and Surrounding Uses of Land

Land Use and Zoning
North:

Residential dwellings in the Residential Single Family -10 (R-10) District

South:

An institutional/office use in the Residential Single Family – 10 (R-10) District,a multistory residential condominium structure in the Residential Urban -3 (RU-3) District and a
former office building approved for multiple dwelling residential by Planned
Development (P.D. 07-312)

East:

A college campus (Rhodes) approved by Planned Development (P.D.88-304)

West:

A public school, Snowden, in the Residential Single Family -10 (R-10) District
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Site Plan

Site Plan superimposed on an aerial.
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Site Plan
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Views of Site

View of Sanctuary from University Street

View from the corner of University Street and Tutwiler Avenue
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View from Tutwiler looking into the north side of the former church campus with sanctuary building
in the background

View from Tutwiler Avenue near the far northwest corner of the site, the back of the education
building is in the foreground, the recreation building is in the background.
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VICINITY MAP

Public Notice – 208 notice were mailed on June 9, 2016.
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STAFF ANALYSIS:
Request
The applicant, Rhodes College, is requesting to re-purpose the interior space of the three buildings
that make up the former Evergreen Presbyterian Church campus. Specifically, the sanctuary is
proposed for faculty office and presentation space for lectures and musical performances. The
Education Building, located directly behind the sanctuary, is slated for classrooms and faculty offices,
and the Recreation Building is proposed a college bookstore and administrative offices. In addition to
this specific list of uses, the Letter of Intent also request the permission to use the “other accessory
uses specified in 2.9.3C. of the UDC” for Educational Facilities. These uses include: Associated
office, Auditorium, Theater, Before-and after-school day care, Cafeteria, Dormitory, Housing for
students or faculty for colleges, Community colleges and universities, Food preparation or dining
area, Gardening, Gymnasium, Health facility, Meeting area, Janitorial facility, Meeting area, Off-street
parking, Non-lighted play area, Non-lighted recreational or sports facility, Nursery school, preschool,
Recreation fields, Support commercial (college operated bookstore, for example), Solar panels,
Building mounted wind energy system, Electric vehicle charging unit.
Justification
The justification behind this Use Variance request stems from the fact that the subject property is
developed as a church with the typical sanctuary and support buildings that are associated with a
church. It is the applicant’s desire to maintain the existing building and grounds that leads to the
variance request. The applicant’s Letter of Intent identifies the particular sub-section of the UDC
(9.22.6B(1) which states, “ …the Board of Adjustment shall also find that none of the uses permitted
in on the property are practical due to either the unusual characteristics found to apply in sub-section
A, Paragraph 1, or to any physical improvements made upon the property.”
In furtherance to this point, the applicant’s letter states:
“It is the physical improvement of a church built in 1950 that is at issue here.
If the buildings were razed then residential development might be practical. However,
The college desires to preserve and adaptively re-use the buildings which contribute
to the architectural and cultural heritage of the community. Residential uses are not
practical for the re-use of the buildings.”
The applicant also states that the existing church buildings qualify under the definition and
requirements of a Significant Neighborhood Structure which is discussed in Section 9.24.9 of the
UDC. However, the chart at Section 2.5.2 of the UDC does not provide an option for an Educational
facility to apply for a Conditional Use Permit in the Residential Single Family Zoning Districts.
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Review of Request
Use Variance and Significant Neighborhood Structure – Staff is in agreement with the applicant
regarding both of these points. The requested variance is based on the improvement on the property
not to any unusual characteristic of the physical property. Staff has referred to this section of the
code in the past when reviewing request to re-purpose a particular building.
The sanctuary and accessory buildings are significant in both their size and their tenure in this
community. Retaining the buildings and the grounds will add to the stability of this area. This
request can be considered as replacing one institutional use with another. The hours of operation are
somewhat different but the activities within in the buildings are similar.
Without question, the property itself can be re-developed for single family residential lots. Churches
are likewise permitted uses in residential zoning districts. But the existing church buildings do not
lend themselves to redevelopment for single family residential.
Character of Area – Surrounding uses of property include institutional, multiple dwelling residential
and single family residential. Rhodes College owns and maintains property to the north and south
of the subject property. Immediately west of the subject property is the campus for Snowden
(school). Abutting the subject property to the south includes a hi-rise apartment building and a
former office use that has been converted to a residential use which is also owned and maintained by
Rhodes College, so the requested use is well within the existing character of the area.
Site Plan – Within the Letter of Intent, the applicant emphasizes that the Use Variance is to allow the
adaptive re-use of the interior of the buildings. In the concluding paragraph of the letter, staff finds
the sentence, “No changes to the remainder of the site are requested at this time.”
Staff considers this an important statement. That with the exception of minor repair and maintenance,
the building and grounds will remain in-tact. Conditions are crafted to address this point.
Floor Plans - The applicant has submitted a new floor plan to show the re-purposing of the recreation
building for a bookstore. This floor plan is shown below. The existing Floor Plans for the Education
Building and the Sanctuary have been submitted and they are found in the appendix to this report.
These floor plans are not being revised at this time.
The floor plan for the recreation building does indicate some locations on the exterior walls where a
new doorway or similar opening will be added. From the staff’s point of view, we are interested in
any changes to an exterior wall that faces a public street or can easily been seen from a public street
such as the rear elevation of the Education building.
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Floor Plan – Recreation Building

12

Staff Report
BOA 16-35 City

June 22, 2016
Page 13

Other Site Plan Issues –

The circles above show the previous sign locations.
The site plan indicates three locations for existing signs. A visit to the site reveals that the signs that
were in place advertising the church have been removed. No sign details were submitted with this
application, so the regulations of the R-10 District for detached and attached signage will govern.
Staff is adding one condition to signage that since the bookstore is designed for the primary use of
Rhodes College students, any attached sign shall not include the word “bookstore”. Any Rhodes
College students or any other students allowed to use the store should be able to navigate their way
to the store without any advertising.
Finally, since impetus behind this project is to leave the buildings and campus intact, staff will
condition the site plan to require any changes to physical layout including building expansion,
demolition of exterior walls, parking and drive aisles, and signage to be submitted to the OPD. Staff
will determine if the changes can be addressed administratively or require a new hearing by the Board
of Adjustment.
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Approval with Conditions

Conditions:
1. A Use Variance is hereby permitted for the adaptive re-use of the buildings and grounds of
the former Evergreen Presbyterian Church, 613 University Street, Assessors ID #
03606500002.
2. The site plan shall indicate the foot print of each building. The buildings will continue to be
labelled Main Building/Sanctuary, Education Building, and Recreation Building. The primary
uses for each building shall be as indicated below:
a. Main Building/Sanctuary – Faculty offices, lecture hall, presentation space including
musical performances. Any performances will end no later than 10 p.m.
b. Education Building – School classrooms and faculty offices.
c. Recreation Building – Bookstore and administrative offices.
d. Accessory uses listed in Sub-section 2.9.3 C of the Unified Development Code may be
permitted in any one of the three buildings.
3. Any changes to the exterior physical layout of these buildings that expands or contracts the
approved foot print, additions to the parking and drive aisles and installation of detached signs
shall be presented to the OPD for review and determination as to process.
4. Ordinary repair and maintenance to the buildings, with the exception of street facing elevations
and the south elevation of the Education Building, shall be permitted. Changes to
street facing walls or the south elevation of the Education Building shall be submitted to the
OPD for review and determination of process.
5. The sign regulations for the R-10 District shall apply to this site, with the following additional
conditions;
a. Directional signs are permitted.
b. The word “bookstore” shall not be permitted on any attached or detached sign.
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Zoning Atlas Page: 1935
Parcel ID:

036065 00002

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

No comment.

City Fire Division:

No comments received.

City Real Estate:

No comments received.

City/County Health Department:
Water Quality/Septic Tank Program

No comment.

Shelby County Schools:

No comments received.

Construction Code Enforcement:

No comments received.

Memphis Light, Gas and Water:

No comments received.

Neighborhood Associations:

No comments received.

Letter of Support
Letter of Intent
Application
Existing Floor Plans
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Letter of Support
From: Victor Carrozza [mailto:vcarrozza@mdmemphis.org]
Sent: Monday, June 06, 2016 1:47 PM
To: Forrest Owens
Subject: Rhodes College / Evergreen Presbyterian - Application for Use Variance

Hello Mr. Owens –
I wanted to confirm to you that I received via USPS the correspondence from your firm
regarding Rhodes College’s application for a “Use Variance” with the Office of Planning
and Development (OPD). I feel compelled to take time to express my support for the
permit. I have resided, as a home owner, in VECA for 16 years. My house, at 1961
Snowden Avenue, is two blocks north of the Evergreen Church property that Rhodes
College acquired in 2013.
I want to reiterate to you what a good neighbor Rhodes has been. Their institution
provides an anchor of stability within the neighborhood. The amount of resources (both
capital and human) that they invest in the area is invaluable to the area – not to
mention our property values. As an individual with a stake in the outcome, Rhodes
College has my full support in obtaining the required permit. Although I will be unable
to attend the public hearing, you are welcome to use my name and this correspondence
as a reference to the Memphis and Shelby County Board of Adjustment should it be
required.
Please contact me below, should I be of further assistance.
Best regards –
Victor John Carrozza
1961 Snowden Avenue
Memphis, TN 38107
Victor John Carrozza, MBA
Director of Communications / Membership
The Memphis Medical Society
1067 Cresthaven Road
Memphis, TN 38119
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Letter of Intent
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Existing Floor Plans –Education Bldg – Grd Flr

23

Staff Report
BOA 16-35 City

June 22, 2016
Page 24

2nd Flr
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Sanctuary- Grd Flr
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