Agenda Item: 8

DOCKET NUMBER: P.D. 18-24 LUCB MEETING: September 13, 2018
NAME:

811 West Suggs Planned Development

LOCATION:

811 West Suggs Drive: west side of West Suggs Drive, 486’
north of Poplar Avenue

COUNCIL DISTRICTS: District-5; Super District 9-Positions 1, 2 & 3
OWNER OF RECORD:

MRC Rehab, LLC same as Midsouth Realty Corp-Rehab

APPLICANT:

Eric Tabor, ELM Group and Cindy Reaves, SR Consulting,
LLC

REPRESENTATIVEs:

Eric Tabor and Cindy Reaves

REQUEST:

A planned development to permit uses in the Residential Work
(RW) District in accordance with the Memphis and Shelby County
Unified Development Code (UDC) with two additional uses
(business school and financial services) and with 5 prohibited uses
from the RW District [School, public or private (K-12); recreational
field(s) without lights; amateur radio operator owner (65’ or less);
Police, Fire, EMS Substation; and Place of Worship)

EXISTING ZONING:

Single family detached house in the Residential Single
Family-10 (R-10) District

CONCLUSIONS
1. The site has been adversely impacted by nonresidential uses on three of its four property lines.
This impact has lessened the desirability of this property for a single-family home.
2. Given the transition of the RW zoned property and the Valleybrook PD amended with RW uses
in the immediate vicinity of the site, a planned development with a restricted set of RW uses
would seem warranted.
3. The south line of the Suggsland Subdivision abutting the subject property to the north and the
south side of Alladin Avenue will be the line of transition for mixed use and/or nonresidential
development abutting the neighborhood to the north.
4. There is no additional vacant land or residential properties that will be impacted by abutting
nonresidential uses on three of its four sides. Thus, OPD Staff sees this property as the last
transitional property in this area. The extension of urban improvements (curb, gutter and
sidewalk) along the site’s frontage on West Suggs Drive will help clearly delineate the line of
transition.

RECOMMENDATION:
Approval with Conditions

Staff Writer: Marion Jones

Email: marion.jones@memphistn.gov
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The site is trimmed in yellow.
List of Property Owners
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ZONING

The site is trimmed in yellow.
North: A 3-lot residential subdivision (Suggsland Subdivision, S 90-04) containing singlefamily detached houses and single -family detached houses in the Residential Single Family-10
(R-10) District.
South: A paved parking lot, a medical clinic and outpatient surgery center that is part of Le
Bonheur Children’s Hospital East Campus in the Estate Place Planned Unit Development (PUD
88-330) and a restaurant and single-story office in the Poplar and Suggs Planned Unit
Development (PUD CO-62) on the northwest corner of Poplar Avenue and West Suggs Drive.
East: A paved parking lot that serves the bank located on Poplar Avenue in the Office General
(O-G) District and the recently approved amendment to the Valleybrook Planned Development
(PD 18-23) that changed the permitted use of two residential lots on Alladin Avenue to parking
as an accessory use to serve the Loeb Corporate Office located at 825 Valleybrook Drive.
West: A medical clinic and outpatient surgery center that is part of Le Bonheur Children’s
Hospital East Campus in the Estate Place Planned Unit Development (PUD 88-330).
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House prior to renovation.

This drawing is not to scale. The site is trimmed in blue.
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PHOTOGRAPHS

Front of 840 Valleybrook Drive. This property is zoned Residential Work (RW) District

Parking in the front setback for 840 Valleybrook Drive.

Mailbox with signage
Photograph by Cindy Reaves.
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Loeb Corporate Office at 825 Valleybrook Drive (Google Instant Street View)

Intersection of Valleybrook Drive and Alladin Avenue (Google Instant Street View)
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Looking west along Alladin Avenue (Google Instant Street View)

Landscaped parking next to the residential lots (Area A) of the site along Alladin Avenue
(Google Instant Street View).
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WEST SUGGS DRIVE

Looking into the bank’s parking lot from the site.

Accessory parking lot for Le Bonheur’s East Campus from West Suggs Drive. Parking lot abuts
the site to the south.
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Residential house to the north in the Suggsland Subdivision along West Suggs Drive

House on the northeast corner of Alladin Avenue and West Suggs Drive
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Looking north on West Suggs Drive

Looking south on West Suggs Drive
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PUBLIC NOTICE: 46 Public Notices were mailed on Wednesday, August 29, 2018.
SIGN AFFIDAVIT:
The public notice sign was posted on August 15, 2018.

PUBLIC NOTICE SIGNS:

Public notice sign posted at the site, 811 West Suggs Drive.
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AUGUST 30, 2018 NEIGHBORHOOD MEETING SIGN-IN SHEET

SUMMARY OF NEIGHBORHOOD MEETING:
811 West Suggs PD
Neighborhood Meeting Minutes
August 30, 2018
Present:

Joey Messenger – MRC Rehab, LLC (Midsouth Realty Corp –
Rehab)
Cindy Reaves – SR Consulting, LLC
Eric Tabor – ELM Group, LLC

Meeting Location

811 West Suggs

The meeting began approximately around 6:00 PM and lasted approximately 1.5 hours.
The meeting was disorganized, and total chaos reigned, with lots of shouting. There was no way to hear
questions or comments being vocalized.
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PHOTOGRAPHS OF THE SITE

Site after renovation.

Staff Analysis
The site is identified as Lot 4 of the Romer C. Finn/Finnland Subdivision (Plat Book 9,
Page 89). The site is located in East Memphis on the west side of West Suggs Drive, 460’ north
of Poplar Avenue in the Walnut Grove Planning District. The existing lot is zoned Residential
Single Family-10 (R-10) District and contains approximately 24,499.59 square feet. Per
information from the Assessor of Property’s website, the existing house contains 3,651 square
feet of living area and was constructed in 1956. Additional information from the Assessor of
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Property’s website indicates a building permit was issued on June 27, 2017 for $40,000 to
renovate the existing house.
REQUEST
The applicant’s letter of intent states:

This case was held for one month to allow the applicant additional time to complete the application
requirements. It is also important to note that the requested use changed from a planned
development allowing Office General (OG) District uses to a revised application for a planned
development permitting Residential Work (RW) District uses.
REVIEW OF THE APPLICATION
When the Office of Planning and Development (OPD) Staff receives an application for a
rezoning or other zoning entitlement, OPD Staff asks what significant changes in the area around
the site have occurred that would prompt a change in the use or development rights. These
changes may be gradual and occur over a number of years or may occur with a shorter time period
due to a number of factors such as, but not limited to the development of vacant land,
redevelopment of an area/site or a change in the conditions of a previously approved development.
The zoning map on page 3 of this report shows the changes from Poplar Avenue to Alladin
Avenue have been occurring gradually over three decades. You will also notice the northeast
corner of Poplar Avenue and Valleybrook Drive is zoned RW. The property south of the Magnolia
Grove Planned Development is an RW office use and is a comparable example of what this
application is requesting. The Valleybrook Planned Development permitted the construction of
the Loeb Corporate Office with Limited Office (O-L) uses and two residential lots along Alladin
Avenue. The recently approved amendment by both the Land Use Control Board and the Memphis
City Council changed the use in Area A from two residential lots to parking with landscaping as
an accessory use to the Loeb Corporate Office. The Limited Office District was converted to the
Residential Work (RW) District with certain changes with the adoption of the Memphis and Shelby
County Unified Development Code (UDC). The recent amendment to the Valleybrook Planned
Development (PD 18-23) essentially extended nonresidential uses to Alladin Avenue. The bank’s
parking lot along West Suggs Drive began this transition.
The Estate Place PUD and the Poplar and West Suggs PUD extended nonresidential uses
to the rear of the site and along West Suggs Drive. Le Bonheur Children’s Hospital constructed
an accessory parking use adjacent to 811 West Suggs and extended the transition on West Suggs
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Drive abutting the site. The Suggsland Subdivision, Resubdivision of the South Half of Lot 11
provides the point of transition along West Suggs Drive.
The applicants explain in their letter of intent, 811 West Suggs Drive is bordered on three
sides by nonresidential uses. These changes that have occurred over time and have made the use
of the property less attractive as a residential property. While other factors have contributed to the
ability to market and use this property for residential such as the renovation costs, you cannot
disregard the fact that the property is surrounded on three sides by nonresidential uses.
Residential Work District
Section 2.2.3 describes the Residential Work District:
The RW District is intended to provide appropriate areas for new and existing
development that incorporates both small-scale residential and office uses
within close proximity to one another and adjacent neighborhoods. The district
is also intended to provide for live/work opportunities where people can live
and work in the same physical space. The district can also be used as a
transition between arterials or more intense commercial areas and established
neighborhoods. Typical uses contain up to 4,000 square feet of floor area.
The Residential Work District is a mixed-use district that is intended to provide a transition
as described above. Given the other RW zoned properties and developments permitting RW uses
in the immediate area, a planned development permitting a limited range of RW District uses for
811West Suggs Drive would appear to be a reasonable transition. Refer to the conditions
recommended by OPD Staff on pages 21-23. OPD Staff has endeavored to prohibit uses that
would not be compatible with the abutting neighborhood and permit a limited range of RW District
uses that would provide additional options for property that is adversely impacted by
nonresidential uses on three of its four sides.
One of the provisions of the RW District is the Live/Work provisions. Live/Work is
defined by the UDC in Sub-Section 2.6.1B as:
A residential unit used as both living accommodations, which includes cooking
space and sanitary facilities in conformance with applicable building standards;
and adequate working space accessible from the living area, reserved for, and
regularly used by, one or more persons who may reside in the unit. Alive/work
use may also occur when the residential unit is occupied separately from the
work space. Permitted uses in a live/work unit shall be governed by Chapter
2.5, Use Table.
RW Bulk Regulations
Sub-Section 3.10.2B provides the RW bulk regulations below:
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The bulk regulations of the RW District are recommended to apply except
where noted in OPD Staff’s proposed conditions.
4.5.3 Parking Ratios excerpt from the chart

Per information from the Assessor of Property’s website, the existing house contains 3,651 square.
Therefore, 7 parking spaces including 1 (handicap) accessible parking space are required. The
applicant’s outline/concept plan shows two parking spaces in the front yard beyond the front
setback and 5 parking spaces in the rear.
Planned Development versus Rezoning
Section 4.10.1 states:

In this case, a planned development allows certain uses to be prohibited and allows the further
restriction of permitted uses. Other requirements of the UDC may be modified to be compatible
with the existing neighborhood and at the same time provide limited flexibility to the applicant.
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A planned development through a set of conditions that govern the development or
redevelopment of a site permits a development that is compatible with the immediate area;
whereas, a straight rezoning permits the full range of use permitted in Chapter 2.5, Use Table.
Some of these uses have use standards/development criteria while other uses do not.
Home Occupation
In the event the planned development is not approved, the UDC does provides a very
limited range of nonresidential uses (home occupation) to occur on the site under the conditions in
Sub-Section 2.7.4B. Sub-Section 2.7.4B provides the standards for home occupations as follows:

Home occupation may include, but are not limited to an artist, someone who sells insurance and
conducts business exclusively by telephone, a piano teacher with no more than 4 students per hour,
a website designer, etc.
4.10.3 Planned Development General Provisions
The governing bodies may grant a special use permit for a planned development which modifies
the applicable district regulations and other regulations of this development code upon written
findings and recommendations to the Land Use Control Board and the Planning Director which
shall be forwarded pursuant to the provisions contained in section 4.10.3:
•

The proposed development will not unduly injure or damage the use, value and enjoyment
of surrounding property nor unduly hinder or prevent the development of surrounding
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property in accordance with the current development policies and plans of the City and
County.
An approved water supply, community waste treatment and disposal, and storm water
drainage facilities that are adequate to serve the proposed development have been or will
be provided concurrent with the development.
The location and arrangement of the structures, parking areas, walks, lighting and other
service facilities shall be compatible with the surrounding land uses, (see UDC sub-section
4.10.3C).
Any modification of the district standards that would otherwise be applicable to the site are
warranted by the design of the outline plan and the amenities incorporated therein, and are
not inconsistent with the public interest.
Homeowner’s associations or other responsible party shall be required to maintain any and
all common open space and/or common element.
Lots of record are created with the recording of a planned development final plan.

The site is an existing house with infrastructure in place. Based upon the staff review and site
visit, the site complies with the Planned Development General Provisions.
Prohibited Uses:
The Memphis and Shelby County Unified Development Code (UDC) permits the following by
right uses:
1. Nursing Home, Full-time Convalescent Hospice, Assisted Living Facility,
Residential Home for the Elderly, Independent Living Facility
2. Police, Fire, EMS Substation
3. School, Public or Private (K-12)
4. Massage Therapy and outpatient surgery
5. Recreational field (s) without lights
6. All places of worship
7. Amateur radio operator owner (65’ or less)
8. Radio, TV or Recording Studio
9. Hair, nail, tanning, message therapy and personal care service, barber shop or
beauty salon
10. Neighborhood garden
11. All other office uses and accessory uses shall be prohibited except as permitted in
I.A.2. above
OPD Staff is recommending these uses be prohibited. OPD Staff feels these uses are not
compatible with the abutting neighborhood and would change the character of the area.
Since this is a developed site with proposed nonresidential uses, the residential
compatibility standards in Chapter 3.9 do not apply.
In conclusion, the site has been adversely impacted by nonresidential uses on three of its
four property lines. This impact has lessened the desirability of this property for a single-family
home. Given the transition of the RW zoned property and the Valleybrook PD amended with RW
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uses in the immediate vicinity of the site, a planned development with a restricted set of RW uses
would seem warranted.
The south line of the Suggsland Subdivision abutting the subject property to the north and
the south side of Alladin Avenue will be the line of transition for mixed use and/or nonresidential
development abutting the neighborhood to the north. There is no additional vacant land or
residential properties that will be impacted by abutting nonresidential uses on three of its four
sides. Thus, OPD Staff sees this property as the last transitional property in this area. The
extension of urban improvements (curb, gutter and sidewalk) along the site’s frontage on West
Suggs Drive will help clearly delineate the line of transition.
RECOMMENDATION: Approval with conditions.
The applicant’s conditions are in black.
OPD Staff recommended conditions and changes are highlighted in red.
OUTLINE PLAN CONDITIONS
811 West Suggs Planned Development
PD 18-24
I. Uses Permitted:
A. Any use permitted in the Residential Work (RW) District in accordance with the UDC
with the following additions:
1. Business School
2. Financial Services
A. Only the following uses permitted by right in the Residential Work (RW) District shall be
permitted:
1.
2.
3.
4.

Conventional single-family detached house
Live-Work
Medical, Dental or Chiropractic Office/Clinic limited to 2-4 people.
Professional services restricted lawyers, accountants, bookkeepers, engineers or
architects with no more than 2-4 people.
5. Art or photo studio or gallery limited to the owner and 2-3 employees.
B. The following permitted by right uses in the RW District shall be prohibited:
2. Nursing Home, Full-time Convalescent Hospice, Assisted Living Facility,
Residential Home for the Elderly, Independent Living Facility
2. Police, Fire, EMS Substation
3. School, Public or Private (K-12)
4. Massage Therapy and outpatient surgery
5. Recreational field (s) without lights
6. All places of worship
7. Amateur radio operator owner (65’ or less)
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8. Radio, TV or Recording Studio
9. Hair, nail, tanning, message therapy and personal care service, barber shop or
beauty salon
10. Neighborhood garden
11. All other office uses and accessory uses shall be prohibited except as permitted in
I.A.2. above
C. Hours of Operation
Monday through Friday from 8 AM to 5 PM
Closed Saturday and Sunday.
No after hour events for any nonresidential use.
II. Uses Prohibited:
The following uses shall be prohibited:
1. School, public or private (K-12)
2. Recreational field (s) without lights
3. Amateur radio operator owner (65’ or less)
4. Police, Fire, EMS Substation
5. Place of worship
III. Bulk Regulations:
The bulk regulations shall be in accordance with the RW district.
The bulk regulations shall be in accordance with the RW District with the following
exceptions:
1. The front setback shall be 55 feet as shown on the site plan
2. The driveway to the parking in the rear shall be allowed to encroach into the required 10foot side setback as shown on the outline/concept plan. The driveway shall not be
located closer than 3 feet from the side property line on the north side of the site.
IV. Access, Parking and Circulation:
A. A waiver for curb, gutter and sidewalk shall be granted.
A. The applicant shall install curb, gutter and sidewalk along West Suggs Drive.
B. The existing drive shall remain and be modified as shown on the outline/concept plan to
allow parking in the rear.
C. Parking shall be provided on-site and in accordance with the RW District and as shown
on the outline/concept plan.
D. All parking areas and driving aisles shall be paved with asphalt or concrete.
E. No parking shall be permitted in the front setback.
V. Landscaping:
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A. The existing landscaping shall remain and shall be an equivalent alternative for a modified
Plate S-1. If the mature landscape material dies or is removed, it is the responsibility of
the property owner to replace the landscape material as required by a modified Plate S -1
within a one month period.
B. Required landscaping shall not be placed on sewer or drainage easements.
C. If provided, refuse dumpsters shall be screened from view. Check dumpster requirements
VI. Signs:
A. The mailbox shown on the Concept Plan with signage attached shall be allowed.
B. One attached wall sign shall be permitted in the form of a plaque or individual letters
identifying the occupant.
C. No detached signage is permitted.
VII. The Land Use Control Board may modify the bulk, access, parking, landscaping, screening,
signage, and other site requirements if equivalent alternatives are presented: provided,
however, any adjacent property owner who is dissatisfied with the modifications of the
Land Use Control Board hereunder may, within ten (10) 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 appropriate governing bodies.
VIII. A final plan shall be filed within five (5) years of the approval of the general outline plan.
The Land Use Control Board may grant extensions at the request of the applicant by a
major modification application.
IX. Any final plan shall include the following:
A. The Outline Plan conditions.
B. The locations and dimensions including height of all buildings or buildable areas,
pedestrian and utility easements, parking areas, trash receptacles, and required
landscaping and screening areas.
C. The location and ownership, whether public or private of any easement.
D. The 100-year flood elevation.
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INFORMATION:
STREET FRONTAGE:

100 feet along West Suggs Drive

PLANNING DISTRICT:

Walnut Grove

CENSUS TRACT:

96

ATLAS PAGE:

2145

PARCEL ID:

056041 00014

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

CASE: PD 18-24

DATE: 8/17/2018

NAME: West Suggs Dr. PD

1. 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. This development does not appear to be effected by a project that has been identified by TDOT
or the MPO on the LTRP to receive future improvements. However, the applicant is advised
to inquire with the MPO, MATA, TDOT and any adjacent railroad authority regarding any
future projects that may impact this site.
4. The developer’s engineer shall submit a Trip Generation Report that documents the proposed
land use, scope and anticipated traffic demand associated with the proposed development. A
detailed Traffic Impact Study will be required when the accepted Trip Generation Report
indicates that the number for projected trips meets or exceeds the criteria listed in Section
210-Traffic Impact Policy for Land Development of the City of Memphis Division of
Engineering Design and Policy Review Manual. Any required Traffic Impact Study will need
to be formally approved by the City of Memphis, Traffic Engineering Department.
Curb Cuts/Access:
5. The City Engineer shall approve the design, number and location of curb cuts.
6. Any existing nonconforming curb cuts shall be modified to meet current City Standards or
closed with curb, gutter and sidewalk.
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Drainage:
7. 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.
Site Plan Notes:
8. All parking areas and driving aisles to be paved with asphalt or concrete.
General Notes:
9. The width of all existing off-street sewer easements shall be widened to meet current city
standards.
10. Required landscaping shall not be placed on sewer or drainage easements.
City Fire Division:

No comments received.

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

No comments.

Memphis Light, Gas and Water:

No comments received.

Construction Code Enforcement:

No comments received.

Bell South:

No comments received.
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I have exchanged numerous emails and spoken with Sherry Smith who works for W. Price
Morrison of Martin Tale on this project since the application was posted to the Nextdoor.

