AGENDA ITEM: 1
CASE NUMBER: P.D. 16-08

L.U.C.B. MEETING: September 8
Held from August 11, 2016

LOCATION:

North side of Callis Cut-Off Road.; +/- 2,500 feet east of
Germantown Road.

COUNCIL DISTRICTS:

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

OWNER:

Ferrell Properties Inc.

APPLICANT:

Lightman Realty Co.

REPRESENTATIVE:

SR Consulting (Cindy Reaves)

REQUEST:

Amend the Permitted Uses Section to permit Multiple Family Residential
Uses

AREA:

14.03 Acres

EXISTING LAND USE & ZONING: Vacant land regulated by Area G of the Callis Cutoff Planned

Development, P.D. 95-365

CONCLUSIONS
1. Staff notes that the changes that have taken place over time, Area G is now somewhat of an isolated tract.
It now abutted by an arterial road to the north, existing multi-family to the east, and vacant land that permits
multi-family or non-residential use
2. Staff agrees with the assertion of the developer’s engineer, that where properties have significant stands
of trees or significant changes in topography, the best approach is to cluster the housing.
3. The conditions have been revised to continue the requirements of Areas D and E of the Tournament
Center Planned Development which regulate the most recent phases of the Fieldstone apartments

RECOMMENDATION

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

E-mail:

john.jones@memphistn.gov
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General Location Map

The subject property is located on the north side of Callis Cutoff Road between Germantown Road
and Hacks Cross Road. The property is generally north of Winchester Road and South of the
incorporated limits of the City of Germantown.
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Vicinity Map

Public Notice
Neighborhood Meeting:

July 2, 2016 – Clubhouse Fieldstone Apartments
July 28, 2016 - Southwood Baptist Church

Mailed Public Notice (LUCB)

128 notices mailed July 29, 2016
128 notices were mailed on August 25, 2016

Public Notice Sign:

Posted July 22, 2016
Posted August 19, 2016

Letters of Opposition:

See appendix
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Zoning

Surrounding Land Uses and Zoning
North:

Vacant land in Area A of the Callis Cutoff Planned Development (P.D. 95-365)

South:

Vacant land, Areas A and B of the Polo Grounds Planned Development, (P.D.99-364)

East:

Existing apartments and under construction in the Tournament Center Planned
Development, Area D, (P.D. 12-304)

West:

Vacant land, Area F of the Callis Cutoff Planned Development, P.D. 95-365.
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Surrounding Planned Developments

Players
Forest PD

Fieldstone
PD
Callis Cutoff PD

Tournament
Center PD

Polo Grounds
PD
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Callis Cutoff Outline Plan
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Proposed Site Plan

Players Club Parkway is at the top of the screen, Callis Cutoff/Tournament Drive is on the
bottom of the screen
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Proposed Landscape Plan
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Existing Conditions

Site Plan superimposed on site
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Aerial with site plan and existing streams
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Request:
This application is a request to amend the Area G of the Callis Cutoff Planned Development, P.D.
95-365, to allow multi-family as an additional permitted use. Area G currently permits Single
Family Residential lots with a minimum lot size of 10,000 square feet.
The proposed development will be incorporated into the Fieldstone Apartment Complex. The
development concept includes 139 units in seven buildings. Each multi-family building is threestories in height and contains an attached garage on the ground level. In addition to the attached
garages, the site plan includes 3 detached garage structures. Approximately 30 percent of the
provided parking spaces are in a covered space.
The proposed unit mix includes 75 one-bedroom units and 64 two-bedroom units.
Access to the site will be gained from the improved Tournament Drive formerly Callis Cufoff. Two
additional points of access will be gained via the Fieldstone Apartment development to the east.
Amenities include a pool, a fenced dog park, and open space located at the southwest corner of the
site and in the north area of the site near Players Club Parkway. The landscape plan demonstrates the
applicant’s intention to preserve large groupings of trees along the south and east perimeters of the
site.
Review of Request
Background
The Outline Plan for the Callis Cutoff Planned Development is illustrated on page 6 of this report.
The 156 acres contained in this plan, which dates back to 1987, represents a mixture of uses and
development densities ranging north to south and east to west. Areas A and G were proposed for
single family residential development. Area A abuts the existing Roseleigh residential subdivision
and area G is shown on the Outline Plan to have abutted two large tracts in the Fieldstone Planned
Development which at the time called for single family residential development.
The balance of the Callis Cutoff P.D. is slated for multi-family development in areas B, C, and F,
commercial in Area E and Office in Area D.
Development Activity
Since its inception, part of Area A, 25 of the original 37 acres, have been developed for single family
residential. All of Area B, 29 acres, plus an additional 4 acres in Area C have been developed for an
apartment complex. The balance of the P.D. remains vacant.
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The abutting P.D. to the east was converted from one continuous development that extended from
the Callis Cutoff P.D. east boundary to Hacks Cross Road and from the south city limit line of
Germantown to either side of Callis Cutoff Road/Tournament Drive into three Planned
Developments.
The Fieldstone Apartments have expanded southward to the north side of Tournament Drive and
currently contains some 1,200 units.
Those sections of the Fieldstone P.D. and later Tournament Center P.D. that were set aside for single
family development have since been amended to allow either office or multiple dwelling residential.
Consideration of an apartment development in Area G
Staff is mindful of the concerns raised from opponents to this request about getting too much of any
one type of development be it single family, multi-family, commercial or office in one geographic
area. The recent downturn in the economy showed that even large pockets of single family can be
negatively impacted and foreclosures can hurt a residential subdivisions value.
The staff report released for the August 11, 2016, Hearing of the Land Use Control Board
recommended that this item be held in order to receive data from the applicant regarding leasing
activity and a traffic study to gauge the impact of the change in land uses from single family to
apartments.
Leasing Activity – The information submitted by the applicant shows the leasing activity for the four
most recent sections of the Fieldstone Apartments. Each of these sections abut or are in close
proximity to Tournament Drive/Callis Cutoff.
The chart indicates that each of these sections filled up in less than a year’s time from its opening.
The applicant indicates that some re-investment is taking place in the first two phases of the original
project in order to keep them up to date.
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Traffic Study – At the request of staff, a traffic study was also submitted with this application. The
full study is attached to this report and is summarized herein.
The study assumes that 90 percent of the traffic generated by this development will enter and exit
Tournament Drive. The remaining 10 percent will either use Callis Cutoff use the internal street
network within the apartment complex. The assumption is based on the improvements to
Tournament Drive which extends east of this property and intersects with Hacks Cross Road. Callis
Cutoff, which extends to the west, is unimproved and in the assumptions of this study is a less
desirable route. The calculations and observations that make up the study are focused on the
intersection of Tournament Drive and Hacks Cross Road.
The study concludes that the addition of the 139 units “will not result in an overall reduction in the
level of service at the intersection of Tournament Drive and Hacks Cross Road.” In fact, the study
indicates that the majority of the traffic movements at this intersection will continue to perform at a
very high level of service, A or B. But, the study’s author does admit that left turn movements from
Tournament Drive onto Hacks Cross Road to continue to the north will function below desired
standards, Level of Service F. The author states that most vehicles approaching this intersection will
turn to the right.
Other Factors – The proposed conditions of development request that this development be regulated
by the RU-3 zoning district regulations. Under these regulations, an apartment development in
excess of 10 acres of land is limited to maximum 70 percent of the unit type in apartments and the
balance to be developed in other residential unit types. This requirement addresses the concern of
developing any one area for one facet of the market. These regulations encourage integration of
residential type rather than segregating them.
This application is requesting a variance from that requirement. In support of the request, the
applicant’s engineer suggests that after the area is set aside for open space, tree preservation, and
detention, the effective area of development is less than 10 acres. Under the RU-3 regulations, a site
of 10 acres or less is permitted to develop at 100 percent of one unit type. In comparison to the
remaining areas of the P.D., the addition of this Area G to multi-family would put 55 percent of the
total site in multi-family. And the overall Callis Cutoff development meets the intended goal of the
UDC as a mixed use development, see attached exhibits.
Aerials and topographic maps reveal that this site is heavily wooded but also contains drainageways
and steep slopes. The applicant’s engineer states, that development of this site in single family
would remove the trees. An apartment development is better suited to deal with the changes in
topography and preserve a larger percentage of the trees, see pages 9 and 10.
Conclusions - Staff notes that the changes that have taken place over time, Area G is now somewhat
of an isolated tract. Where it once abutted a P.D. that promoted single family development to the
east, it now abuts a developed apartment complex. To the west is Area F of the Callis Cutoff P.D.
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which permits multi-family. To the south are Areas A and B of the Polo Grounds P.D. which permit
office and multi-family respectively. The north boundary of this P.D. is an arterial road, Players
Club Parkway. Due to environmental constraints, the project does not propose access to Player Club
Parkway.
Staff agrees with the assertion of the developer’s engineer, that where properties have significant
stands of trees or significant changes in topography, the best approach is to cluster the housing.
The conditions have been revised to continue the requirements of Areas D and E of the Tournament
Center Planned Development which regulate the most recent phases of the Fieldstone apartments.
RECOMMENDATION:

APPROVAL WITH CONDITIONS
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OUTLINE PLAN CONDITIONS
Callis Cutoff Planned Development, 4TH Amendment
P.D. 16-08
(Requested changes are shown in bold, italic print)
OUTLINE PLAN CONDITIONS
I.

USES PERMITTED
A.
Area A - RS-15 Single Family District
B.

Area B, C, & F - Any residential use permitted by right or administrative site plan
approval in the RM-L District

C.

Area D - Uses permitted in the General Office (O-G) District

D.

Area E - Uses permitted in the C-P District

E.

Area G – Single Family Detached Residential or Multi-Family (apartments)
Residential.

II. BULK REGULATIONS
A.

AREA A - minimum Single Family lots size 15,000 sq. ft. in area. RS-15 bulk
regulation apply with the exception minimum lot width may be 85 ft. at building line.
Area A to be a minimum of 500 feet in width.

B.

AREA B - maximum density 10 dwelling units per acre otherwise RM-L bulk
regulations apply. No use and Occupancy Permit for Area B will be issued prior to
construction of the first 500 feet of Area A to the point where a building permit can
be issued on those lots in Area A.

C.

AREA C - maximum density 8 dwelling units per acre otherwise RM-L bulk
regulations apply.

D.

AREA D - maximum net floor area ratio. 0.25 otherwise 0-G bulk regulations apply
with a maximum height of 35 feet.

E.

AREA E - Bulk regulations of the C-P District will apply.

F.

AREA F - Bulk regulations of the R-ML District will apply maximum density 14
units per acre.
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AREA G –
1.

Single Family Detached, minimum lot size 10,000 sq. ft. in area, regulated
by the R-10 district requirements.

2.

Apartments – Regulated by RU-3 District requirements with the following
exceptions or changes.
a.

Front, side, and rear setbacks shall be as depicted on the approved
Concept Plan.

b.

All exterior multi-family residential building elevations shall
contain no less than 50 percent brick. The calculation of the
exterior façade shall exclude windows, garage doors and
breezeways.

c.

Any community building(s) in Area G, shall be designed with a
residential appearance including a typical single family pitched
roof, architectural shingles, and materials that are consistent with
the other apartment buildings surrounding it.

d.

Any requirement in the UDC that pertains to the required maximum
block face or block perimeter shall not be applied to Area G.

e.

The maximum percentage of Housing Types shall not apply as long
as the site plan meets the Open Space, Steep Slope Protection, and
Stream Buffers provisions of the UDC.

f.

Applicant/developer shall indicate conformance with the Chapter
6.1 of the UDC. Preservation of groups of trees may be considered
as an alternative.

H.

Building setbacks from Germantown Road & Knight Arnold Rd R O W for Areas B,
C, & F shall be 50 feet. All other areas to be determined at time of site plan review
Rear and side yard setbacks shall be 20 feet for all Areas

I.

Building heights in Area B & D shall not exceed 2 stories maximum 35 ft. The
heights in Areas c, E & F shall not exceed the allowable heights in the appropriate
Zoning District and shall be determined upon final site plan approval.

ACCESS AND CIRCULATION
A.

Germantown Road shall be dedicated and improved to 54 ft. from the centerline.
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B.

Knight Arnold Rd shall be dedicated and improved to 54 ft. from the centerline.

C.

Tournament Drive (Callis Cutoff Road) shall be dedicated and improved to 40.5’
from the centerline with a cross section that matches Tournament Drive as
improved through the Tournament Center Planned Development.

D.

A new 68' collector road shall be constructed extending to the south property line
from Knight Arnold Road at the Areas "E" & "F" common property line.

E.

Allow the maximum number of points of access (curb cuts and streets) for each Area
with the locations being approved by Engineer
AREA A

1 to Germantown Rd 1 to Knight Arnold Rd

AREA B
AREA C

2 to Germantown Rd 1 shared with Area “D” to Knight Arnold
Road
3 at Knight Arnold

AREA D

1 to Germantown Road 4 to Knight Arnold Rd

AREA E

1 right in /right out only to Germantown Road
3 to Knight Arnold Rd

AREA F

1 at Knight Arnold 1 for the new collector road extended south along
the property line between Area E & F

AREA G

1 to Knight Arnold Road and 1 to Tournament Center Drive.

F.

Connection from Area "A" to Holly Heath Rd shall be provided at the North
property line

G.

All private drives/rear service drives shall be constructed to meet pavement
requirements of the Unified Development Code, applicable City Standards, and
provide a minimum width of twenty-two feet (22').

H.

Easements for sanitary sewers, drainage and other required services as indicated on
the final recorded plat may be located and utilized within private drives.

I.

The City Engineer shall approve the design curb cuts.

J.

Private drive medians shall be set back a minimum of 20 feet from the public rightof-way.
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K.

Adequate queuing spaces in accordance with the current ordinance shall be
provided between the street right-of -way and any proposed gate, guardhouse/ card
reader for vehicles to exit by forward motion.

L.

For Area G, provide internal circulation and shared access between Area G and
Phases 6 and 7 of the Tournament Center Planned development as shown on the
Concept Plan.

IV. DRAINAGE

V.

A.

Design and construction of the storm water conveyance and management facilities for
this site shall be in accordance with the Subdivision Regulations and the "City of
Memphis Drainage Design Manual". Adequate non-buildable areas shall be provided
on each final plan for required on-site storm water detention facilities as determined
by drainage calculations performed in accordance with the Drainage Manual and
approved by the City Engineer

B.

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.

C.

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

SIGNS
A.
Area B shall be allowed 2 single faced ground signs of 96 sq. ft. in area each.
B.

Areas C & F shall be permitted signs as allowed in the RM-L zoning District.

C.

Areas E shall be permitted signs as allowed in the CP zoning District.

D.

Signs shall be designed and constructed to maintain the aesthetic continuity of the
materials and quality of each development.

E.

Area D shall be permitted ground mounted signs the size and number to be reviewed
upon site plan review.

F.

Signage for multifamily residential in Area 'G' shall be in accordance with the
Multi-Family Residential (RU-3) District.

G.

The minimum development identification sign setback from any property line
shall be 15 feet.
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All signs shall be ground mounted, and composed of similar materials as that of
the buildings.

LANDSCAPING AND SCREENING
A.

Perimeter Landscaping shall be provided as follows
1.
Landscape Plate B-4 along the northern boundary of Area A
2.
Landscape Plate B-4 modified along the northern boundary of Area B and the
northern and eastern boundary of Area C, and the eastern line of Area F
3.
Landscape Plate B-3 along the northern boundary of Area D
4.
Landscape Plate A-3 modified to 15 ft. overall width along Germantown
Road and Knight Arnold Rd in Areas D & E

B.

In areas B, C, & F, all exterior building elevations shall contain no less than 50%
brick materials. The calculation for the exterior facade shall exclude windows,
garage doors and breezeways

C.

All Rooftop air-conditioning and heating equipment shall be screened from view
from adjacent properties and public roads using a parapet or other architectural
feature.

D.

Internal landscaping in office and commercial parcels shall be provided at a ratio of
300 sq. ft. of landscaping area and one shade (Tree A from the landscape ordinance)
per every 20 parking spaces.

E.

Equivalent landscaping in office and commercial parcels shall be provided at a ratio
of 300 sq. ft. of landscaping area and one shade Tree A from the landscape ordinance
per every 20 parking spaces.

F.

All required landscaping and screening shall not conflict with any easement,
including overhead wires.

G.

Existing trees shall be preserved whenever feasible.

H.

Maximum height of light standards to be 25 feet.

I.

Lighting shall be directed so as to not glare into residential property

J.

The following conditions apply specifically to Area G if developed as multi-family:
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1. Internal lot landscaping shall be provided at a minimum ratio of 300 square
feet of landscape area and one shade tree (Tree A) per every 20 parking
spaces or fraction thereof. Landscape areas shall not be less than 300
square feet in area in any single location and shall be located so that no
parking space is farther than 75 feet from a tree.
2. A streetscape plate (Plate A-4 or equivalent) shall be provided along
Tournament Drive in Area 'G'. The actual cross section, if developed as
multi-family buildings, shall be as depicted on the Concept Plan and shall
include a 10 foot wide tree lawn.
3. A natural area, non-disturbance zone shall be maintained along either side
of the Stream in Area ‘G’ in accordance with TDEC regulations.
4. All landscaped areas shall be provided exclusive of and in addition to any
easements and shall not conflict with any easements, including overhead
wires.
5. All other landscaping required on the site shall comply with the UDC.
6. Equivalent landscaping may be substituted for that required above subject to
the approval of the Office of Planning and Development.
7. All required landscaped areas shall be irrigated except for required natural
areas.
8. Refuse containers shall be completely screened from view of public roads
being located at the rear of buildings or within a service court area which
serves tenants.
9. Utility features such as electrical wiring, conduit and meters shall also be
screened using architectural features or landscaping.
10. All utility services to buildings and signs shall be underground conduit.
11. Lot owners are responsible for the maintenance and replacement of all
fences, trees, shrubs, and turf located within the landscape screen(s). Dead
plants shall be replaced in kind with live plants Removal of live plants from
the screen is prohibited.
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SITE PLAN REVIEW
A.

A site plan shall be submitted for the review, comment and recommendation of the
Office of Planning and Development (OPD) and appropriate City agencies and
approval of the Land Use Control Board prior to approval of any Final plan.

B.

The site plan shall be submitted as a Major Modification Application according to
the OPD schedule for submittals and following the procedure for Major
Modification Applications in Article 9 of the UDC. The site plan shall include the
following:
1.
2.

C.

The location and dimension of buildings, structures and parking areas,
The location of streets and private drives and the number and general location
of curb cuts,
3.
The location of pedestrian systems,
4.
The location and use of open spaces,
5.
Landscaping,
6.
Drainage data as required by the City Engineer,
7.
Lot Lines, the number of dwelling units, building floor area and other
appropriate information
The site plan shall be reviewed based upon the following criteria
1.
Conformance with the outline plan conditions
2.
Conformance to the standards and criteria for mixed-use planned
developments contained in sections 14C, 140, 148, and 14F or the Zoning
Regulations
3.
The adequacy of the street system to accommodate the projected traffic
4.
Adequacy of the alternative pedestrian system to provide safe and direct
access to collector streets

VIII.

The Land Use Control Board may modify bulk, access, circulation, parking, landscaping,
loading, screening, signage and other site requirements if equivalent alternatives are
presented provided, however, any adjacent property owner who is dissatisfied with
modifications of the Land Use Control Board hereunder may, within ten days of such action
file a written appeal to the director of Office of Planning and Development, to have such
action reviewed by the Appropriate Governing Bodies

IX.

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

X.

Any Final plan shall include the following
A.
The outline plan conditions,
B.
A standard subdivision contract, as defined by the Subdivision Regulations,
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The exact location and dimensions, including height, of all buildings or buildable
areas, parking areas, drives, requiring landscaping,
The number of parking spaces,
The location and ownership, whether public or private of any easement
A statement conveying all common facilities and areas to a homeowners' or property
owners' association, or other entity, for ownership and maintenance purposes lf any,
The 100 year flood elevation,
The location, diameter and species name of existing trees over 8 inches in diameter,
and differentiation between those trees to be preserved and those to be removed,
The following note shall be placed on the final plat of any development requiring onsite storm water detention facilities The areas denoted by ''Reserved for Storm Water
Detention" shall not be used as a building site or filled without first obtaining written
permission from the City or County Engineer, as applicable 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 the property owner and/or
property owners' association Such maintenance shall be performed so as to ensure
that the system operates in accordance with the approved plan on file in the
City/County 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.
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GENERAL INFORMATION
Zoning Atlas Page: 2380
Parcel ID:

08107800042

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 5.5.5 of the Unified Development Code.
2. 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 54 feet from centerline of Germantown Road and improve in accordance the requirements
of the Unified Development Code.
5. Dedicate 54 feet from centerline of Knight Arnold Road /Players Club Pkwy and improve in
accordance the requirements of the Unified Development Code.
6. Dedicate 40.5 feet from centerline of Tournament Drive/Callis Cut Off Road and improve in
accordance the requirements of the Unified Development Code.
Private Drives:
7. All private drives/rear service drives shall be constructed to meet pavement requirements of the
Unified Development Code, applicable City Standards, and provide a minimum width of twentytwo feet (22').
8. Easements for sanitary sewers, drainage and other required services as indicated on the final
recorded plat may be located and utilized within private drives. The City shall not be responsible
for street repairs within the private drives, even though the pavement and base may have to be
removed to work on sewers or drainage. The responsibility of repairing the private drives shall
be that of the owners and/or Property Owners' Association.
Curb Cuts/Access:
9. The City Engineer shall approve the design, number and location of curb cuts.
Drainage:
10. Drainage improvements, including possible on-site detention, shall be provided under a Standard
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Subdivision contract in accordance with Unified Development Code and the City of Memphis
Drainage Design Manual.
11. Drainage data for assessment of on-site detention requirements shall be submitted to the City
Engineer.
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. 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.
14. 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:
15. The width of all existing off-street sewer easements shall be widened to meet current city
standards.
16. No other utilities or services may occupy sanitary sewer easements in private drives and yards
except for crossings.
17. 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.
18. 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 Department:

No comments received.

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.
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APPENDIX
APPLICATION
LETTER OF INTENT
LETTERS OF OPPOSITION
ATTACHMENTS
- Additional Letters of Opposition
- Traffic Study
- Letter from Applicant’s Engineer
_ Applicant’s response to questions raised at meetings
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