AGENDA ITEM: 8
CASE NUMBER: P.D. 06-322

L.U.C.B. MEETING: July 14, 2016

PROJECT NAME:

Allentown South Planned Development

LOCATION:

East side of Raleigh Millington RD.; +/- 320’ south of New
Allen RD.

COUNCIL DISTRICT(S):

District 1; Super District 9-Positions 1, 2 & 3

OWNER/APPLICANT:

UMH Properties, Inc. (Jeff Yorick)

REPRESENTATIVE:

The Reaves Firm (Lee Davidson)

REQUEST:

Revise Conditions IV. A. 1 and IV. A. 2 – Delay the installation of
the required landscaping until Old Brownsville Road is built and until
development to the east occurs.

AREA:

9.87 Acres

EXISTING LAND USE & ZONING: A Manufactured Housing Project regulated by P.D. 06-322

CONCLUSIONS
1. The applicant is requesting a delay in the timing of the installation of landscaping along the east and
south boundary lines.
2. The request will delay the installation until development occurs on the abutting property to the east and
construction of this leg of Old Brownsville Road.
3. Staff questions that either of these activities will bring this plat back for a review.
4. Staff offers an alternative to allow the provision of the landscaping to be postponed until the last of the
parcels are brought in for a building permit. At that time, the landscaping requirement can be reevaluated to meet the current condition.

RECOMMENDATION

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

E-mail:

john.jones@memphistn.gov
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General Location

The subject property, shown with the red star, is located near the northernmost projection of the City
of Memphis Municipal Limits in the Raleigh Area.
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Aerial Views

Subject
Property
Existing Conditions
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VICINITY MAP

Mailed Public Notice – 4 notices sent on June 24, 2016
Public Notice Sign – Sign posted on July 1, 2016.
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Land Use and Zoning

Surrounding Land Use and Zoning
North:

Allentown Mobile Home Park in the Conservation Agriculture (CA) District

South:

Vacant land in the Residential Urban – 2 (RU-2) District

East:

Vacant land in the Residential Single Family -10 and Floodplain (R-10[FP]) Districts

West:

Vacant land in the Residential Single Family – 8 (R-8) District
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Outline Plan
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STAFF ANALYSIS
Background - An application to permit a maximum of 35 manufactured housing units on this 9.8 acre
tract was approved as a planned development, P.D. 06-322, by the Memphis City Council in July of
2006. To date, 14 units have been placed on individual parcels.
This P.D. is an expansion of the Allentown Mobile Home Park which was approved by the Memphis
and Shelby County Board of Adjustment under Docket Number 70-51, under the same ownership as
this subject property and abuts this subject property on the north property line. The concept is to
provide a different unit type within the mix of units, a mobile home park and a development more
similar to single family detached units.
Staff was acutely aware of the differences between this unit type and what had been proposed for
development in the immediate surrounding area. Staff was also aware of the differences between this
proposal and surrounding zoning which includes zoning for Townhouse style development and Single
family detached development. Emphasis was placed on the details of the unit type, “Condition I. C.
All units shall be high-end manufactured home constructed with vinyl siding and pitched roof with
asphalt shingles.”
Request - The two conditions under discussion with this application deal with the timing of the
installation of the required perimeter landscaping. Condition IV. 1 deals with the installation of
Reverse Frontage landscape plates for the existing Raleigh Millington Road and the future westward
extension of Old Brownsville Road. Condition IV. 2. addresses the installation of a perimeter buffer
to the property to the east.
The request is to delay the installation of the Reverse Frontage landscaping along Old Brownsville
until such time as that road segment is constructed and to delay the installation of the eastern buffer
until development activity on the abutting property to the east takes place.
The justification for the request is based on the lack of activity in the area and that there is existing
material on the subject property and the abutting properties that serve the intended purpose.
Review of Request:
The plat on page 6 of this report shows that areas for landscape buffers have been set aside. An area
equal to 25 feet in width extends from the north right-of-way line of Old Brownsville Road into the
subject property for the installation of a landscape plate. Along the east boundary line, a 20 foot wide
area extends from the east property line into the property.
Landscape plates are typically the last element of the site plan to be installed once a site has been
graded and infrastructure has been installed. On this project, a Final Plat has been recorded, see page
7
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6, and the aerial on page 3 indicates that land has been cleared and graded for development. From the
construction of the conditions for this P.D., it is reasonable to assume that the perimeter landscaping
will be installed at the same time as the first building permit is requested. So the question is when
should landscaping be added?
Land Use and Zoning activity - The most recent activity in this area of the City was an application to
the Board of Adjustment to bring the Approved Site Plan for the Allentown Mobile Home campus
current with recent changes to the site, see B.O.A 16-21. This took place in April of this year.
The Planned Developments shown on the Land Use and Zoning exhibit, page 5, P.D. 88-382 to the
south and P.D. 92-340CC to the east, were never activated.
The right-of-way dedication for the future westward expansion of Old Brownsville was an important
consideration during the review of this Planned Development. Old Brownsville was shown on the
Major Road Plan in 2006. It was intended to connect New Allen Road with Germantown Road. This
road segment is no longer shown on the most recent version of the Long Range Transportation Plan.
In addition, there does appear to be some existing landscaping within most of the areas of the plat that
were set aside for the buffer. This begs the question, if the future construction of the road is doubtful
and the development of the abutting property is equally doubtful, then what is the need to provide a
formal landscape treatment on the south and east perimeter?
The answer is that there is not an immediate need to implement those two conditions. The next issue,
then, deals with the trigger to require the installation. Development of the property to the east and
construction of the road will not in and of themselves cause this plat to be presented to either the
OPD or the Office of Construction Code Enforcement. And, once the final permit is issued for the
last parcel of this P.D., there is no mechanism to review the landscaping.
The requirement for the Reverse Frontage Treatment has less to do with providing an attractive
streetscape, even though that is important, and more to do with providing privacy for the back yard of
the lots from a major road if it should one day be built. If the road is never built, there is a mechanism
to close the right of way and have it returned to the adjacent property owner(s).
The requirement for the buffer to the east has more to do with providing a buffer to what is expected
to be different uses of land. In the current Code, a Manufactured Home is given equal weight as a
house type as that of a detached single family home. And there is no landscaping buffer required.
Therefore, staff offers an alternative to the request of the applicant. Let the issuance of building
permits dictate the timing of the final installation of the landscaping. Parcels 26 through 35 abut the
Old Brownsville right-of-way. When the permit for the last of these parcels is applied for, that will be
the time to evaluate the landscaping requirement and, if necessary, re-record the Final Plat. Staff is
amenable to an alternative that retains existing mature trees and is comparable to the current
requirements for landscaping under the Unified Development Code, the Class III. Type C
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requirement.
Similarly, a 20 foot buffer area has been set aside along the east boundary. Once the final permit is
issued for this plat, that will be the time to evaluate the landscaping requirement. The equivalent rent
landscaping requirement under the Unified Development Code would be a row of trees, possibly a
fence and possibly a fence, Class I, Type B or C. The retention of existing material is always
preferable to removing and re-installing material. Here again, staff is amenable to looking at a
detailed plan.

RECOMMEDATION:

APPROVAL WITH CONDITIONS

If approved, the Final Plat shall be re-recorded and the following notes shall be added:
On July 14, 2016, the Memphis and Shelby County Land Use Control Board approved revision
Conditions IV. A. 1. and IV. A.2 as follows:
1. IV.A.1. Upon the construction of Old Brownsville Road or the application for a building
permit for the last of the parcels ranging from Parcel 26 through Parcel 35, whichever
occurs first, the applicant shall submit a detailed landscape plan for the Reverse Frontage
Treatment. Said treatment shall be the equivalent of the Class III Buffer,
Type C and is subject to the review and approval of the OPD.
2. IV.A.2 Upon the application for building permit for the last remaining parcel(s) in this
development, the applicant shall submit a detailed landscape plan for the treatment along
the east property line. Said treatment shall be the equivalent of the Class I, Type C Buffer
and subject to the review and approval of the OPD.
3. The retention of existing mature trees is encouraged.
4. Irrigation of any new material shall be required. Proof of alternative water source may be
considered at review.
5. Applicant shall assist the Office of Construction Code Enforcement in maintain an accurate
count in
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GENERAL INFORMATION
Zoning Atlas Page: 1840
Parcel ID:

090029A00001C

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

No objections to this request

City Fire Division:

No comments received.

City Real Estate:

No comments received.

City/County Health Department:
Water Quality Branch & 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.

Approved Conditions
Letter of Intent

10

Staff Report
P.D. 06-322

July 14, 2016
Page 11

11

Staff Report
P.D. 06-322

July 14, 2016
Page 12

12

Staff Report
P.D. 06-322

July 14, 2016
Page 13

13

Staff Report
P.D. 06-322

July 14, 2016
Page 14

Letter of Intent
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