AGENDA ITEM: #9
CASE NUMBER: P.D. 17-23

L.U.C.B. MEETING: January 11, 2018

CASE NAME:

City Cottages – Cooper Young Planned Development

LOCATION:

Northeast corner of Tanglewood St. & Elzey Ave.

COUNCIL DISTRICT(S):

District 4;Super District 8-Positions 1, 2 & 3

OWNER/APPLICANT:

Cowles Building Company, LLC (Bernard & Erin Cowles), City of
Memphis (Real Estate Dept.)/Apple Partners LLC (Ed Apple)

REPRESENTATIVE:

Solomito Land Planning (Brenda Solomito-Basar)

REQUEST:

P.D. to develop ten “Cottage Style” residential lots

AREA:

0.57 Acres

EXISTING LAND USE & ZONING: Vacant land in the Employment (EMP) zoning district and former railroad

right of way zoned Single Family Residential (R-6) District

CONCLUSIONS
1. While the lot sizes are roughly half the size of prevailing lot widths in the area, the plan does recognize the
importance of facing the new lots to a public street, Elzey Avenue, with building elements such as a raised
foundation, a useable front porch and comparable setbacks.
2. It is no small matter that the subject property is zoned industrial. Industrial zoning extends north of the
subject property including the former Union Railway right-of-way and then to York Avenue. Immediately
across Tanglewood Street from the subject property is a warehouse use which is purported to have existed at
that site for some 70 years.
3, The proposed development does introduce a new building product in the area, and staff has included
requirements for a residential roof with architectural shingles, brick or hardy board siding, and brick or stone
material in the space between the ground and the bottom floor of the structure.

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 at the northeast corner of Elzey Avenue and Tanglewood Street in the
Cooper Young Neighborhood of Midtown Memphis.
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Aerial Overview
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Zoning and Land Use Map

Surrounding Land Uses and Zoning
North:

Vacant land (including a former rail road right-of-way) in the Employment (EMP) District

South and
East:
Single family detached structures in the Residential Single Family -6 (R-6) District
West:

Detached residential structures and a warehouse in the Single Family Residential -6 District
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Survey
(Survey shows the building footprint of the previous use on the site, an industrial use)
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Aerial showing former building on site

The star is the center of the intersection of Elzey Avenue and
Tanglewood Street. Parcels 031132 00001, 2 and 3 contain the former
Christie Stone facility with parking along Tanglewood street.

6

Staff Report
P.D. 17-23

January 11, 2018
Page 7

Concept Plan

The homes on Lots 1-5 will face north and the homes on Lots 6-10 will face south. The private drive
will essentially serve as an alley.
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Vicinity Map

Mailed Public Notice: 87 Labels
Public Notice Sign;

Posted January 1, 2018

NEIGHBORHOOD MEETING December 18, 2017, Railgarden 2166 Central – 6 PM
42 persons signed the attendance form
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STAFF ANALYSIS
Request
The request is to develop ten lots to serve “Cottage Style” residential, detached dwellings.
residential lots. The term cottage style refers both to the size of the lots and the style of the
residential unit.
Lots and Buildings:
The lots range in size from 2,047 square feet to 2, 370 square feet. The typical lot width is 29.50
feet. The buildable area, when adjusted to accommodate two parking spaces, will yield a 900-square
foot unit.
The lots will be served by a private drive with access to Tanglewood Street. Five lots will face Elzey
Avenue and five will face into the vacant railroad easement to the north.
The applicant has provided some typical building elevations and floor plans to illustrate this concept.
Not all of the floor plans will fit these sites.
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The floor plans illustrate one and two bedroom units; however, the applicant has indicated that there
may be some three bedroom units as well. The units will be offered for rent initially but could be sold
individually in the future. The expected rent ranges from $1,000 per month and up. The anctipated
sale price will range between $100,000 - $200,000 per unit.
The Product:
The product is similar in concept to modular housing. The individual components will be constructed
in a factory in Wilson, Arkansas. A conventional foundation will be constructed on site and the walls
and roof will be attached to the foundation.
11

Staff Report
P.D. 17-23

January 11, 2018
Page 12

Justification:
The justification is based on the prior approval of the Christie Place Planned Development, P.D. 09303 by the Memphis City Council in July of 2009. The OPD staff recommended approval of that
request. That project also included a request for 10 lots for residential detached housing units on lots
of a comparable size and with similar setbacks.

The applicant for this project believes that this product will be appealing to millennials who are not
looking for large units but will enjoy the proximity to the amenities of the Cooper-Young area.
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Review of Request
Staff views the Planned Development application as similar to a re-zoning to the Single Family
Residential – 3 (R-3) District. The R-3 Zoning District permits smaller “Cottage” homes on lots of
2,500 square feet. The lots are a minimum of 25 in width and are served by alleys The district intent
statement for the R-3 zoning district states that the district is intended for “an infill or redevelopment
location where similar lot sizes are part of the original fabric of development.” The district should
generally be located within 500 feet of Commercial Zoning.
The original lots on this site, Lots 70-73 of the Cooper Central Subdivision, were 40 wide and
approximately 147 feet deep and faced Tanglewood Street. This property was ultimately developed
as a part of the Christie Cut Stone operation.
The current zoning of the subject property is Employment which is an industrial district, so the intent
statement for R-3 is appropriate.
Evaluation of Existing Character of Area
The single-family homes in this area share the following common characteristics: raised foundation
porches, and setbacks of 13 to 14 feet from the back of the sidewalk to the front porch. Most of the
lots today do have driveways on Elzey Avenue. If there are garages, they are detached and located in
the rear yard. The housing styles vary but include cottages, and Queen Ann style bungalows with full
or partial wrapped porches. Buildings are typically one to one and one-half stories in height.
A review of house sizes and appraised values for properties within proximity of the subject property
indicates a range in house sizes of 756 square feet to 1,450 square feet, with a typical lot house size
of about 950 square feet. Appraised values ranged from $43,800 to $124,000.
Views of Surrounding Proerties
(East of Subject Property)
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Opposite site of Elzey Avenue

Evaluation of Proposed Project:
While the lot sizes are roughly half the size of prevailing lot widths in the area, the plan does
recognize the importance of facing the new lots to public street, Elzey Avenue, with building elements
such as a raised foundation, a useable front porch and comparable setbacks.
It is no small matter that the subject property is zoned industrial. Industrial zoning extends to north
of the subject property including the former Union Pacific rail right of way and then to York Avenue.
Immediately across Tanglewood Street from the subject property is a warehouse use which is
purported to have existed for some 70 years.
The proposed development does introduce a new building product in the area and staff has included
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requirements for a residential roof with architectural shingles, brick or hardy board siding, and brick
or stone material in the space between the ground and the bottom floor of the structure.
RECOMMEDATION:

APPROVAL WITH CONDITIONS

OUTLINE PLAN CONDITIONS
City Cottages-Cooper Young Planned Development
P.D. 17-23

I..

Uses Permitted:
A. A maximum of 10 lots for cottage style residential units numbered 1-10 .
B. Accessory uses as permitted by the Residential Single Family Districts
C. Open space or private drives as shown on the approved Outline Plan shall be
owned and maintained by a property owners’ association, a statement to that affect
along with the instrument number of the master deed shall be reflected on the Final
Plat.

II.

Bulk Regulations:
A. Lot Size and Lot Widths - As shown on the approved Outline Plan.
B. Setbacks:
1. Front Yard: Elzey Avenue - A minimum of 13 feet from the right of way.
Porches may encroach into the front yard setback in accordance with UDC
Section 3.2.9.E.(4) (b) Porches Decks and Patios as long as they line up with
the porches on the north side of Elzey Ave. east of subject property.
2. Side Street Yard – 10 feet
3. Interior Side yards – 3 feet, minimum separation between buildings 6 feet.
4. No encroachments into the side yards shall be permitted.
5. Rear Yard- 20 feet.
6. An attached garage or carport may encroach into the rear yard setback
provided that a minimum of 5 feet of separation between the edge of the
private drive and the garage is provided.
C. Each lot shall accommodate 2 on-site parking spaces, designed as 2 parking pads,
a one car garage with parking pad, or carport.
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Building materials:
A. All units shall include a minimum 18" raised foundation and a porch with a minimum
depth of 8 feet.
B. The siding of all structures shall be composed of brick or hardy board.
C. The area between the ground and floor of the structure shall be composed of brick or
stone.
D. All roofs shall contain a standard residential pitch and be composed of architectural
shingles.
E. Elevations along the Elzey Avenue frontage shall vary and no-one style shall be repeated
more than 2 times.

IV.

Landscaping and screening
A. Landscaping along the Elzey Avenue shall include one tree per lot. The tree shall be
located behind the sidewalk. Details about the species of tree shall be subject to Final Plat
Review.
B. Landscaping along the Tanglewood Street frontage shall include two trees per lot. The
trees shall be located behind the sidewalk. Details about the species of tree shall be
subject to Final Plat Review.
C. All landscaping shall be located so as to not interfere with any above ground or below
ground utilities. And all landscaping shall consider and illustrate the vision triangle and
any light poles.
D. Alternatives to the requirements above may be submitted for consideration with the
Final Plat.
E. All HVAC equipment shall be screened from view of the public streets with the use
of landscaping,

V.

Access, Circulation and Streetscapes:
A. Dedicate Tanglewood Street as a minor local street and improve in accordance the
requirements of the Unified Development Code.
B. Dedicate Elzey Avenue as a minor local street and improve in accordance the
requirements of the Unified Development Code.
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C. The exact location and design of any curb cuts shall be subject to the review and
approval of the City Engineer's Office.
D. Any nonconforming or unused curb cuts shall be closed and replaced with curb, gutter,
and sidewalk.
E. Direct vehicular access to Elzey Avenue and Tanglewood Street from any of the lots in
this development except as shown by the Private Drive or Public Alley shall be
prohibited. These lots shall convey their right of access to the City of Memphis.
F. Any sidewalks that are located outside of the public right of way shall be shown on the
plat as a Pedestrian Easement.
G. Dedicate a 10-foot chamfer at the intersection of Tanglewood and Elzey and
improve in accordance with the subdivision regulations and with an ADA compliant
access ramp.
H. The 12-foot-wide public alley that abuts the east property line may be added to this
development with the filing of a Major Modification application, provided the
applicant can show that the alley has been formally closed, including a quit claim
deed.
VI.

Drainage:
A. Drainage improvements, including on-site detention, shall be provided under a
Standard Subdivision contract in accordance with Subdivision Regulations and
the City of Memphis Drainage Design Manual.
B. Drainage data for assessment of on-site detention requirements shall be
submitted to and approved by the City Engineer.

VII.

Modifications by the Land Use Control Board:
A. The Land Use Control Board may modify the bulk, access, circulation, parking,
landscaping, screening, and other site requirements if equivalent alternatives are
presented.
B. If the applicant and the Office of Planning and Development disagree with the
meaning or intent of any approved condition, except use, either party may file an
appeal with the Land Use Control Board through a correspondence item. The
Office of Planning and Development shall determine what public notice is
necessary.
17
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IX.

A Final Plat shall be filed within five (5) years of the approval of the Outline Plan
by the Legislative Bodies. Extensions may be granted by the Land Use Control
Board.

X.

Final Plat Requirements:
Any Final Plan shall include the following:

A.

The Outline Plan Conditions,

B.

A standard subdivision contract as defined by the Subdivision Regulations,

C.

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

D.

The buildable areas, parking areas, drives, pedestrian and
utility easements, service drives, and access easements, and
identification of plant materials in required landscaping areas,
as well as a rendering of the typical appearance of the
proposed buildings including the minimum foundation height
and depth of front porches.

E.

The number of parking spaces being provide versus required
by the Zoning Ordinance,

F.

The developer shall be aware of his obligation under 40 CFR
122.26 (B) (14) and TCA 69-3-101 ET Seq. to submit a
notice of intent (NOI) to the Tennessee Division of Water
Pollution Control to address the discharge of storm water
associated with the clearing and grading activity on this site.

G.

The following note shall be placed on the final plat of any development requiring
on-site storm water 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 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 the property owner and/or property
owner's 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
Engineer's Office. Such maintenance shall include, but not be limited to, removal
of sedimentation; fallen objects; debris; trash; mowing; outlet cleaning; and repair
of drainage structures.
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GENERAL INFORMATION
Zoning Atlas Page:

2035

Parcel ID:

031132 00001
031132 00002

Sensitive Drainage Basin:

Arlington Bayou

DEPARTMENTAL COMMENTS
The following comments were provided by agencies to which this application was referred:
City Engineer:
CASE: PD 17-23

1.

NAME: City Cottage – Cooper Young PD

Standard Subdivision Contract as required in Section 5.5.5 of the Unified Development
Code.

Sewers:
2.
City sanitary sewers are available at developer's expense.
Roads:
3.
Dedicate Tanglewood Street as a minor local street and improve in accordance the
requirements of the Unified Development Code.
4.

Dedicate Elzey Avenue as a minor local street and improve in accordance the
requirements of the Unified Development Code.

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.

6.

All existing sidewalks and curb openings along the frontage of this site shall be inspected
for ADA compliance. The developer shall be responsible for any reconstruction or repair
necessary to meet City standards.

7.

Improve the public alley with 12 feet of pavement up to the north line of the private drive
in accordance with the UDC, and a “green alley” shall extend to the north property line. The
improved public alley shall be used for exit only from the site.

8.

Dedicate a 10-foot chamfer corner radius at the intersection of Tanglewood and Elzey and
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improve in accordance with the UDC and install an ADA compliant access ramp.
Private Drives:
9.
Identify the drives as “Private”.
10.

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
eighteen (18) feet.

11.

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:
12.
The City Engineer shall approve the design, number and location of curb cuts.
13.

Any existing nonconforming curb cuts shall be modified to meet current City Standards or
closed with curb, gutter and sidewalk.

14.

Access to Elzey or Tanglewood is prohibited from individual lots. Convey right of access
to City of Memphis.

Drainage:
15.

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.

16.

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

Site Plan Notes:
17.
Provide internal circulation between adjacent phases, lots, and sections. Common
ingress/egress easements shall be shown on the final plats.
General Notes:
18.
The width of all existing off-street sewer easements shall be widened to meet current city
standards.
19.

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
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Association. A statement to this effect shall appear on the final plat.
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:

Cooper-Young

Application
Letter of Intent
Correspondence Received -

See separate attachment

Building Elevations and Floor Plans – See separate attachment
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Cooper-Young
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Application
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Letter of Intent
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