AGENDA ITEM: # 11
CASE NUMBER: P.D. 18-31

L.U.C. B. MEETING: September 13, 2018

CASE NAME:

Overton Square Planned Development, Amended

LOCATION:

Beginning at the southwest corner of Cooper Street and Trimble Place,
extending west to Florence Street and south to Monroe Av.

COUNCIL DISTRICT(S):

District -5: Super District -9 Positions 1, 2 & 3

OWNER/APPLICANT:

Overton Square South LLC (Bob Loeb)

REPRESENTATIVE:

Brenda Solomito-Basar, (Solomito Land Planning)

REQUEST:

Amend the conditions of the P.D. to permit hotel, stacked townhouse, or
free-standing apartment units.

AREA:

P.D. = 3.36 Acres – Amendment Site = 1.26

CONCLUSIONS
1. A hotel in the heart of an entertainment district is a good fit. This hotel, if it comes to fruition, will replace
two prior hotels in the Midtown Area, the French Quarter Inn and the Holiday Inn-Midtown.
2.

Whether developed as a Hotel or the requested alternative of residential units, Stacked Townhouse or
Apartment, these uses will add a much needed residential, 24 hour a day, seven days a week component to
this entertainment district.

3.

Parking is a concern in the Overton Square district. A publicly funded garage was approved and built to
address this issue. The information provided in this application suggests that there is excess capacity in the
garage based on current usage patterns. Even though this proposal will decrease the number of surface
parking spaces, the adopted plan has always considered the property for a commercial use with some
surface parking between the building and the parking garage.

RECOMMENDATION

APPROVAL WITH CONDITIONS
Staff Writer: John D. (Don) Jones

E-mail:

john.jones@memphistn.gov
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General Location Map

Subject
property

The proposed amendment concerns Lot3 of the Overton Square P.D. which is located at the
southwest corner of S. Copper St. and Trimble Place in Midtown Memphis.
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Aerial Overview:
Existing Conditions
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Outline Plan
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Concept Plan (P.D. 11-317)
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Zoning and Land Use

Subject Property is regulated by an approved and recorded Planned Development – Overton Square
P.D. 11-317
North:

Retail commercial and entertainment uses in the Commercial Mixed Use-3 (CMU-3)
District and approved variances under BOA 13-20.

South:

Immediately south of the subject property is a theater, Hatiloo in this planned development.
South side of Monroe Avenue entertainment and restaurant uses in the Commercial Mixed
Use-3 (CMU-3) District

East:

Restaurant and office uses in the Commercial Mixed Use -3 (CMU-3) District

West:

A parking garage, Lot 1 of the Overton Square Planned Development, P.D. 11-317.
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Vicinity Map

Neighborhood Meeting:
Scheduled for Wednesday, August 29, 2018.
Local-On the Square beginning at 6 PM
Notices mailed – August 17, 2018
See meeting notes and sign in sheet – appendix of this report.
Public Notice Sign:

Posted August 31, 2018

Mailed Public Notice:

63 notices mailed on August 24, 2018
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Proposed Site Plan and related Materials
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Landscaping

9

Staff Report
P.D. 18-31

September 13, 2018
Page 10

Building Elevations (for illustrative purposes – all final elevations shall comply with the Midtown
Overlay regulations).
East Elevation (front) facing Cooper Street
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Renderings
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Midtown Overlay Exhibits
Permitted Height – subject property is located in the green shaded area which permits a maximum
height of 10 stories.

Subject
Property
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Designated Frontages (The Cooper Street frontage is designated Shopfront)

Subject
Property
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Shopfront Requirements
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STAFF ANALYSIS
Request and Justification
This application requests to amend the “Uses Permitted Section” of the Overton Square Planned
Development, formerly P.D. 11-317), to allow the development of the remaining Lot 3 for a Hotel,
stacked townhouse or a free-standing multi-family apartment building.
A specific site plan and renderings have been supplied for a hotel use. Regarding the hotel proposal,
the applicant states that they intend to build a “boutique hotel, a Tribute Portfolio brand by Marriot.”
Hotel Proposal
•
•
•
•
•
•
•

109 hotel rooms
Coffee bar (available to the public
Rooftop bar (available to the public)
Other guest services
Drop off lane at Cooper Street
Plan also allows a non-hotel related office or commercial use(s)
Surface parking (non-exclusive to the hotel) and garage parking

The applicant’s letter of intent states that the new hotel will pay “tribute to Overton Square’s history
and entertainment roots” with architectural design that fits the area. The letter also discusses the
demand for parking in the area and concludes that based on a utilization survey that there is adequate
parking in the current system to accommodate this use. “This will be the first full-service hotel in
Midtown and will cater to all local and regional visitors.
Review of Request
Zoning
The subject property is Lot 3 of the Overton Square Planned Development, P.D. 11-317. The P.D.
is regulated by the Commercial Mixed Use-1 district with some exceptions.
Currently, Lot 3 s site is being used for surface parking. The property has been a surface parking lot
since the mid 19909’s when the Public Eye Restaurant burned down. The Trimble Place frontage has
been vacant since 2005 when the last home on that street was torn down. The approved Concept Plan
for the site, see page 5, shows a building footprint that abuts the S. Cooper Street and Trimble Place
frontages. The concept plan shows an access drive to the south of the future building and surface
parking located west of the proposed building and the current parking garage on Lot 1.
To date, Lots 1 and 2 of the P.D. have been constructed. Lot 1 contains the multi-story parking
garage and underground detention system. Lot 2 is developed with the Hatiloo Theater which
15
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contains a building that abuts the S. Cooper Street and Monroe Avenue frontages.
Midtown Overlay - The development of the P.D. with respect to building elements and streetscapes is
regulated by the Midtown Overlay. A final set of building elevations, a detailed site plan and a
streetscape and parking lot landscaping showing conformance with the Midtown Overlay
requirements will be presented to the OPD and government sector service providers for review and
approval.
The conditions guiding the development of this site begin on page 17 of this report. New conditions
that apply specifically to the requested use of a hotel are identified in bold and italic print.
Two variances or modifications to the Midtown Overlay requirements are needed to accommodate
the design of the building along Trimble Place. Trimble Place is defined in the UDC as a Side Street.
As such, the building setback is regulated by the CMU-1 District not the overlay requirements. The
setback requirement is a minimum of 10 feet from the back of the right-of-way. The building itself is
setback approximately 15 feet but the outdoor seating component comes to about 8.5 feet from the
Trimble Place right-of-way. So, the condition is altered to accept this encroachment.
Along any street frontage, the intent of the Midtown Overlay is to maximize the amount of building
frontage along that street frontage. The requirement for a Side Street is that a minimum of 40 percent
of the site’s frontage include a building that is located within the required setback. The proposed
hotel use has its primary frontage facing S. Cooper Street. The building has a depth of approximately
75 feet. The site has a depth, from S. Cooper Street to the existing parking garage, of 254 feet. So,
the proposed building covers just under 30 percent of the frontage along Trimble Place.
Behind the proposed hotel is a surface parking lot and behind that the existing parking garage.
Trimble Place is a one-way street that is more like an alley than a public street. It does provide some
vehicle service for drop off and pick up and deliveries to the shops that front on Madison Avenue.
There are a few shops that front the plaza near the intersection with Florence Street and Trimble
Place. But, Trimble Place primarily serves pedestrians. Thus, a lower percentage of building
coverage on this street will not be a detriment to the pedestrian activity in the area.
Requested Uses
A hotel in the heart of an entertainment district is a good fit. This hotel, if it comes to fruition, will
replace two prior hotels in the Midtown Area. The former French Quarter Inn was located at the
northeast corner of Cooper St. and Madison Ave That site is now redeveloped and in use as Ballet
Memphis. The second hotel, the former Holiday Inn-Midtown, was located at the southwest corner
of Union Ave and McLean Blvd. That site is currently under development for a mixed-use
commercial/office and apartment development. The nearest existing hotel/motel to Overton Square is
in the Medical Center.
To date, Overton Square has been developed primarily in restaurant and entertainment related shops
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or performance space. Without question, Overton Square has re-purposed itself as the
theater/performance arts district with four venues for live theater, ballet and a movie theater all within
proximity to the one another along S. Cooper St from Poplar Avenue to Union Avenue.
A hotel use with amenities can serve out of-town guests attracted to the performance theaters or as a
temporary residence for the guests of the residences in the greater Midtown market.
Embedded in this amendment is a secondary request for stacked townhouse style residential or
traditional apartment building uses. If for any reason the hotel project is not realized, then the
permitted uses for Lot 3 will include retail, office, upper story residential and if approved freestanding multi-family in the form of either stacked townhouse style or an apartment building.
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City planners do favor a vertical mix of uses over a horizontal mix. The vertical mix tends to
maximize the use of the space, minimize the need for additional parking and adds to the 24/7 feel of
the area. But in the case of Overton Square, entertainment related uses are well represented and
some form of a residential approach to provide either year-round or temporary residences in the form
of a hotel adds to the critical mass of population that any commercial/entertainment area needs to
thrive. Any mix of residential reduces parking demand and increases the efficiency of that parking
space as the vehicle is typically parked one time for a prolonged period and its occupants are within
walking distance for close by trips, or hopefully in the foreseeable future, have access to mass transit
options for longer trips.
Parking
Staff is mindful that, up to now, Lot 3 has provided free, surface parking stalls on a first come, first
serve basis for patrons and employees of the area. There are approximately 132 full sized and
handicapped spaces on this lot. If developed, as proposed, some 75 spaces of the 132 spaces will be
removed leaving approximately 57 surface lot spaces.
There is some concern, as evidenced in the letter that staff received from Ms. Smith, (see letters
received in the Appendix of this report), that removing these spaces for the hotel will only add to the
problem of patrons driving into the abutting residential neighborhoods in search of free, on-street
parking.
The submittal of the application for the Overton Square Planned Development was predicated on
establishing a location for a multi-story, 452 space, parking garage to serve the public. Beyond the
parking garage, the remaining two lots in the P.D. were slated for development as regulated by the
Commercial Mixed Use -1 zoning district and the specific language of the Uses Permitted section of
the P.D. The approved Concept Plan indicated the location of the buildings with access lanes and to
and from the parking garage and some limited surface parking, see page 5 of this report.
The applicant has provided information regarding the number of parking spaces that are required for
its tenants within the Overton Square Entertainment District. Based on the UDC’s parking ratios, the
number of spaces needed for the applicant’s holdings, including the proposed hotel, equal 556 spaces.
On the supply side, the applicant indicates that some 859 spaces are available for use by patrons of the
district. This total includes the surface parking lots on both sides of Madison Avenue and the 452
spaces in the parking garage. The applicant estimates that some 30 additional spaces are available on
Madison Avenue, Court Avenue and S. Cooper street for a total of 482 spaces. So, from this data,
which admittedly does not include the demand from existing uses that are not under the ownership of
the applicant, there appears to be more than ample parking.
However, of greater interest to staff is the evaluation of the required parking for the requested use of
the Lot 3under this amendment and how does that compare to the available parking.
The UDC requires that all uses land provide their required parking either on-site or on an adjacent site
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where it can be reasonably assumed that the parking will be available now and in the future. A
parking garage designated for public use would meet that requirement.
The applicant is requesting an entitlement to construct a 109-room hotel with an undetermined final
mix of accessory uses such as retail, restaurants, bars and possible office uses. Staff does not find it
necessary to try and calculate a separate parking ratio for the accessory uses. If these accessory uses
are visited by guests of the hotel then their parking is met in the requirement for the hotel. If they are
frequented by visitors to the district, that parking space is included in the current mix of parking
spaces for the entertainment district and the applicant has provided some evidence, as it pertains to his
holdings, that parking spaces have been allocated within the district for the public’s use.
Under the UDC, the parking ratio for a hotel is one space per room. The UDC does not require a
separate calculation for employee parking. At 109 rooms, the parking requirement is 109 spaces. In
the surface lot behind the proposed hotel, the site plan indicates that there are 62 spaces, 5 of these
spaces are reserved for persons with physical disabilities. At this time, this area has not been
designated for the exclusive use of the hotel.
The UDC does allow parking discounts for both non-single family residential sites and non-residential
sites. These discounts are related to the discussion in this report regarding the benefits of mixed use
developments. The synergy associated with mixed use developments allow for one space to serve
multiple trips and if mixed with a residential component encourages the provision of an efficient mass
transit network. When parking discounts under the UDC, Section 4.5.3E are applied due to the site,
such as proximity to mass transit, connection to a pedestrian network, and proximity to public
parking, the applicant’s parking requirement is reduced to 84 spaces. This leaves a balance of 25
spaces to be found elsewhere. If the discounts of UDC Section 4.5.3E are not applied, then the need
for spaces is increased to between 47 and 52 spaces depending on the demand for ADA accessible
spaces.
To assess the availability of parking in the public garage, the applicant has relied on film footage from
the security cameras located at the entry/exit of the garage. The applicant has provided a table
indicating the utilization of the parking spaces in the garage for a two-month period, July and August
of 2018. The table presents the count of spaces used at for four-time periods: 6 PM, 8 PM, 10 PM
and 12 AM. The figures are presented for Weekdays which are Sunday through Thursday and
Weekends which include Friday and Saturday. At the bottom of the table, the applicant averages the
data.
In both the July and August tables, the greatest demand for spaces took place between 6 PM and 10
PM with the peak of that demand being realized at 8 PM. In July, at the 8 PM observation, the
demand ranged from 275 spaces to 375 spaces with an average for the month of 326 spaces. In
August, at the 8 PM observation, the range of spaces demanded was between 305 spaces and 410
with an average of 376 spaces used.
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Assuming that the results for August are more indicative of demand, at its highest usage, 410 spaces,
there is excess capacity. If, free, surface parking spaces are removed from the inventory, some
patrons may choose to park in the garage others may not.
But with respect to demand, it is not reasonable to assume that this hotel will run at full capacity
throughout the year. One website reviewed by staff presents occupancy rates nationwide for the
years 20011 through 2018. The graphic illustrates that in the seven-year period from 2011 to 2018,
the highest occupancy rate nationwide, 75 percent, was realized in the months of June through
August. In Memphis, such events as the celebration of the life and death of Elvis Presley in August
and the Southern Heritage Classic would create a demand for hotel guests in this time.
For the review of this requested use, notwithstanding what may occur for other users nearby, there
appears to be adequate parking available both on-site and within a reasonable proximity of the subject
property as required by the UDC.

RECOMMENDATION:

APPROVAL WITH CONDITIONS

PROPOSED OUTLINE PLAN CONDITIONS
Overton Square Planned Development Amendment
Formerly P.D. 11-317
(Changes associated with this amendment request are highlighted in bold and italic text)
I.

Uses Permitted:
Uses shall be permitted in accordance with the Commercial Mixed Use (CMU-1) District in
the Midtown Overlay District. The following additional uses shall be permitted.
A.

A multi-level parking garage and surface parking lot shall be permitted without any
additional special use permit.

B.

Restaurants with sale of alcoholic beverages or brew pub shall be permitted without any
additional special use permit.

C.

Bar, Tavern, Cocktail Lounge, Nightclub shall be permitted without any additional special
use permit.

D.

Restaurant, Drive-in, in conformance with the Midtown Overlay District, with drive thru
window facing Monroe Avenue or Trimble Place, subject to site plan review by the Office
of Planning and Development.

E. Photo Finishing Laboratory
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F. Multi-modal Facility
G. Any uses permitted above that desire a drive thru window may be permitted in
accordance with the Midtown Overlay District with the drive thru window limited to
Trimble Place or Monroe Avenue and subject to site plan review by the Office of
Planning and Development.
H. Multifamily dwellings in the form of apartments or stacked townhouses. A Major
Modification application shall be required for these uses.
I.

II.

Hotel with meeting facilities, entertainment venue, offices not associated or
accessory to a hotel use.

Building and Parking Placement and Minimum Lot Area
A. Setback Area, and Required Building Frontages
1. Buildings along Cooper Street shall be located in accordance the requirements of the
Shopfront Frontage designation as specified by the Midtown Overlay (MO) District.
2. Any building located at the comer of Cooper Street and Monroe Avenue shall
conform to the requirements of Shopfront Frontage designation as specified by the
Midtown Overlay (MO) District. Monroe Avenue shall be considered a side street.
3. Any building located at the corner of Cooper Street and Trimble Place shall conform
to the requirements of Shopfront Frontage designation as specified by the Midtown
Overlay (MO) District. Trimble Place shall be considered a side street.
a.

The minimum building setback for the hotel use with outdoor dining along
Trimble Place shall be 8.5 feet to the steps and outdoor seating area.

b.

A lower percentage of building coverage at the setback line (29 percent
shown on site plan) along Trimble place is permitted for the hotel use.

b.

Articulation within the building façade that serve to address the
uninterrupted façade requirement may be permitted to exceed the 15-foot
maximum setback from S. Cooper Street.

B. Parking Structure Setback
The parking structure setback from Florence Street, Monroe Avenue, and Trimble Place
shall conform to Section 3.10.2 Undesignated Frontages, of the Unified Development
Code. If developed at less than a setback of 20 feet, the requirements of Subsection B.1
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shall apply. If developed at a setback of 20 feet the following additional conditions shall
apply.
1. Blank lengths of wall exceeding 25 linear feet are prohibited on all primary and side
street building facades. Facades exceeding 75 feet in length along primary and side
streets, as measured horizontally, shall be articulated to provide visual interest and a
human scale by incorporating any combination of the following features; columns,
pilasters, balconies, piers, variation of material building and setback variations of at
least two feet. No uninterrupted length of any facade shall exceed 75 horizontal feet.
2. A commitment to provide urban art in the form of wall murals along the Florence
Street facade may be considered as an alternative to the facade requirements above.
3. Alternatives to B.1. above including but not limited to dense landscape screen may be
considered at Final Plat review.
C.

Other Buildings
Any other buildings not on frontages regulated as Shopfront as described in Condition
II.A. above shall be governed by Article 3.10.2 Undesignated Frontage Standards for
CMU-l with the following exception:
1.

Maximum Height shall be governed by the Height Map (Chapter 8.10) in the
Midtown Overlay.

2.

D.
III.

Minimum Lot Area - There shall be no minimum lot area.

Building Elements
A. Maximum Uninterrupted Facade, Transparency – Windows and Doors, Building Entrance
1. Buildings fronting Cooper Street shall conform to all Elements requirements applying
to building facades in accordance with the Shopfront Frontage designation in the
Midtown Overlay District.
2. Buildings located at the comer of Cooper Street and Monroe Avenue and Cooper
Street and Trimble Place shall conform to the Midtown Overlay District but shall be
regulated as side streets.
B. Building Height, Ground Floor Elevation, Floor to Floor Height
1. All buildings shall conform to the maximum height permitted by the Height Map in the
Midtown Overlay regulations
2. All new buildings with frontage on Cooper Street shall conform to the minimum
22
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ground floor elevation as applicable.

3. All new buildings with frontage on Cooper Street shall conform to the minimum floor
to floor heights for a site located on a frontage designated Shopfront.
C. All buildings in this plan shall present a coordinated theme with respect to materials and
colors.
D. The use of EFIS or any similar material shall be limited to a maximum of 25 percent
along any building façade, as described in the Midtown Overlay regulations.
E. Any development of Lot 3 which involves a new building will require the submission
of a detailed set of building elevations. Along with said drawings the applicant shall
submit a chart, see the table at UDC 8.4.8D, showing compliance with the elements
that are listed in that table.
IV.

Streetscape Standards (Midtown Overlay regulations) and Landscape Requirements
A. Streetscape Plate S-1 or S-2 shall be installed and maintained along Cooper Street.
B. Streetscape Plate S-1, S-2, S-3 or S-4 shall be installed and maintained adjacent to the
parking garage along Monroe Avenue and Trimble Place. Streetscape Plate S-1, S-2, S-3,
S-4 or S-13 shall be installed and maintained along Florence Street adjacent to the parking
garage.
C. Additional landscaping shall be provided in the setback between the parking garage and
Florence Street, subject to the review and approval of the OPD.
D. Streetscape Plate S-1, S-2, S-3, S-4, S-8, S-9, S-13 or S15 shall be installed and
maintained for the portion of the site adjacent to the surface parking.
E. A detailed streetscape/landscape plan shall be submitted on any final plat which shall be
reviewed and approved by the Office of Planning and Development for conformance with
Midtown Overlay District and the requirements for surface parking lots in the Unified
Development Code 4.6.5.C.

V.

Site Development Standards - Location, Design and Screening of Loading, Service Areas,
and Mechanical Equipment shall be regulated by the Midtown Overlay regulations
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Signs
Signs shall conform to Article 4.9.7 D "Standards for Signs in the Mixed-Use Districts" and
the following additional conditions:
A. The height of attached signs shall be governed by the CMU-l District except as indicated
below.
B. Banners shall be permitted as follows:
1. Banners shall be permitted attached to the garage elevations. Banners shall count
toward the maximum number of attached signs.
2. The number and size of the banners attached to the garage elevations shall be subject
to approval by the Office of Planning and Development and shall be illustrated on the
final plan for the garage site, but shall be permitted a maximum of 45 square feet.
3. The height of the banners attached to the garage elevations shall be governed by the
CMU-3 District.
4. Changing and replacing banners within the dimensions approved by OPD and
recorded on the final plan for the garage site shall be allowed without a permit.
C. Wayfinding Signposts shall be permitted as follows:
1. The number, design and height of wayfinding signposts shall be subject to approval by
OPD and shall be illustrated on the final plans.
2. The locations of the wayfinding signposts shall be shown on the final plans.
3. Wayfinding signposts along the public right of ways of the street segments of Cooper
Street, Monroe Avenue, Florence Street and Trimble Place shall be subject to
coordination with the City Engineer.
4. The number and dimensions of banners and directional signs attached to the
wayfinding signposts on site shall be subject to approval by OPD and shall be
illustrated on a final plan(s).
5. The number and dimensions of banners and directional signs attached to the
wayfinding signposts permitted in public right of ways shall require coordination with
the City Engineer.
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D. Blade Signs and Shingle Signs shall be permitted as follows:
1. The typical configuration and dimensions of a blade sign shall be illustrated on the
final plan(s).
2. The typical configuration and dimensions of a shingle sign shall be illustrated on the
final plan(s).
3. A maximum of 4 blade signs shall be permitted attached to the garage as garage entry
signs. The maximum size of each or these garage entry signs shall be 120 square feet,
and the maximum height shall be 25 feet.
4. The garage entry blade signs shall not be counted as attached or detached signs if they
only show the location of garage parking and do not advertise any commercial
enterprise.
5. Except for the garage entry signs in 4C above, blade signs shall be regulated as
projecting signs in accordance with 4.10.6J of the Unified Development Code.
6. Shingle signs less than 10 square feet in area shall be regulated as attached signs in
accordance with the CMU-1 District.
VII.

Outdoor Site Lighting - Outdoor Lighting shall conform to Chapter 4.7 Outdoor Site
Lighting in the Unified Development Code.

VIII. Public Improvements
A. Sidewalks
The sidewalks along Cooper Street, Monroe Avenue, Florence Street and Trimble
Avenue shall be reconstructed to match the required streetscapes in Condition IV. of this
document. All sidewalks shall be made ADA compliant.
B. Drainage
1. On-site detention shall be provided for this site.
2. Drainage improvements including on-site detention shall be provided under a
Standard Subdivision contract in accordance with the Subdivision Regulations and the
City of Memphis Drainage Design Manual.
3. Drainage data for assessment of on-site detention requirements shall be submitted to
and approved by the City Engineer.
4. Required landscaping shall not be placed on sewer or drainage easements.
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Access and Circulation
A. The City Engineer shall approve the design, number and location of curb cuts.
B. Dedicate a 10-foot corner radius at the intersection of Monroe and Cooper, and at

Monroe and Florence in accordance with the UDC.
C. 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.
D. The developer shall dedicate right-of-way on S. Cooper Street at the location of the
proposed loading area and shall construct a 10-foot sidewalk against the new curb line
throughout the bump out area within the dedicated right-of-way. The applicant shall
be responsible for providing the appropriate transitions between curb cut and
sidewalks to facilitate movement by pedestrians and persons with disabilities.
X.

Administrative Deviations apply to this site shall be in accordance with the Midtown Overlay
District regulations.

Xl.

The Concept Plan shall be recorded with the Outline Plan. Modifications to the concept plan
may be approved administratively if they are in conformance with these planned development
conditions. The purpose of this Concept Plan is to illustrate the intention to provide buildings
that meet the Shopfront designation on Cooper Street and the provision of a Parking Garage
with underground detention in close proximity to the Florence Street frontage. If the
retail/office space portion of this P.D. proceeds to Final Plat prior to the Parking Garage, the
applicant shall be required to show that sufficient parking spaces are in place to serve the
needs of the proposed development as well as the existing retail uses on the south side of
Madison Avenue between Cooper Street and Florence Street.

XII.

The Land Use Control Board may modify the building and parking placement, building
elements streetscapes and landscaping, site development standards, signs, outdoor site lighting
and public improvements if equivalent alternatives are presented. Any adjacent property
owner who is dissatisfied with the modifications approved by the Land Use Control Board
may within ten 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 Memphis City Council.

XIII.

A final plan shall be filed within five (5) years of the approval of the outline plan. The Land
Use Control Board may grant extensions at the request of the applicant.

XIV. Existing lots on the site of this planned development shall be revoked with the filing of the
first final plan.
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Final Plans
Any final plan shall include the following:
A. The outline plan conditions.
B. A Standard Subdivision Contract as required by the Subdivision Regulations for any
required public improvements.
C. The exact locations and dimensions including height of buildings, parking areas, utility
easements, drives, and required landscaping and screening for this development.
D. The location and ownership, whether public or private, of any easement.
E. All common open areas, drainage detention facilities, private streets, private sewers and
private drainage systems shall be owned and maintained by the property owner and/or a
property owner’s association. A statement to this effect shall be shown on the Final Plat.
F. The areas denoted by "Reserved for Stormwater 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 a property owner and/or
owner’s association. Such maintenance shall be performed so to ensure that the system
operates in accordance with the approved plan located in the City 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:

2035

Parcel ID:

017073 00022

Development History

See P.D. 11-317

DEPARTMENTAL COMMENTS
The following comments were provided by agencies to which this application was referred:
City Engineer:
CASE: PD 18-31

NAME: Overton Square PD 1st Amd

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. The developer shall dedicate right of way on Cooper Street at the location of the proposed
loading area and shall construct a 10-foot sidewalk against new curb line throughout the
bump out area within the dedicated right of way.
4. 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.
5. 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
6. 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.
Traffic Control Provisions:
7. The developer shall provide a traffic control plan to the city engineer that shows the phasing
for each street frontage during demolition and construction of curb gutter and sidewalk. Upon
completion of sidewalk and curb and gutter improvements, a minimum 5-foot-wide pedestrian
pathway shall be provided throughout the remainder of the project. In the event that the
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existing right of way width does not allow for a 5-foot clear pedestrian path, an exception may
be considered.
8. Any closure of the right of way shall be time limited to the active demolition and construction
of sidewalks and curb and gutter. Continuous unwarranted closure of the right of way shall
not be allowed for the duration of the project. The developer shall provide on the traffic
control plan, the time needed per phase to complete that portion of the work. Time limits will
begin on the day of closure and will be monitored by the Engineering construction inspectors
on the job.
9. 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 of projected trips meets or exceeds the criteria listed in Section 210Traffic Impact Policy for land Development of the City of Memphis Division of Engineering
Design and Policy Review Manual.
Curb Cuts/Access:
10. The City Engineer shall approve the design, number and location of curb cuts.
11. Any existing nonconforming curb cuts shall be modified to meet current City Standards or
closed with curb, gutter and sidewalk.
Drainage:
12. A grading and drainage plan for the site shall be submitted to the City Engineer for review and
approval prior to recording of the final plat.
13. This site is located in the Lick Creek drainage basin which is designated as a sensitive basin.
Drainage improvements, including mandatory 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.
14.
15. Drainage data for assessment of on-site detention requirements shall be submitted to the City
Engineer.
16. The following note shall be placed on the final plat of any development requiring on-site 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
and/or County 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 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
and/or County Engineer's Office. Such maintenance shall include, but not be limited to
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removal of sedimentation, fallen objects, debris and trash, mowing, outlet cleaning, and repair
of drainage structures.
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
Association. A statement to this effect shall appear on the final plat.
20. Required landscaping shall not be placed on sewer or drainage easements.
City Fire Division:

No comments received.

City Real Estate:

No comments received.

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/Businesses:
31st Civic Ward
Midtown Memphis CDC
Tucker-Jefferson NA
Memphis Heritage
STEP Inc
East End NA
Midtown Council of Neighborhoods
Hatiloo Theater
Ballet Memphis
Playhouse on the Square (POTS)
CBU
Rhodes College

No comments received
Letter of Support
No comments received
No comments received
No comments received
No comments received
No comments received
Letter of Support
Letter of Support
Letter of Support
Letter of Support
Letter of Support
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Appendix:
Application
Letter of Intent
Letters of Support
Letters of Opposition
Neighborhood Meeting Minutes
Neighborhood Meeting Sign-In Sheet
Parking Tables
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Application
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Letter of Intent
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Letters of Opposition
On Wed, Aug 8, 2018 at 3:12 PM Whitehead, Josh <
Josh.Whitehead@memphistn.gov> wrote:
Your comments will be shared with members of the land use control board and the Memphis city
council.
Josh Whitehead
On Aug 8, 2018, at 3:06 PM, Justin Breeden <breedenjw@gmail.com> wrote:
Josh,
I was told that you're the guy to whom I should voice concern over the proposed design of the
Loeb/Marriott hotel in Overton Square. The renderings released yesterday are terrible! I'm not the
type who typically complains about stuff, but this is a high profile project in a high traffic area, so
design should be carefully considered.
It looks like the architects at Rennaissance took a half dozen architectural styles, shoved them into a
blender, and threw it onto the drawing board.
Hopefully, this isn't the final product. Hopefully, others will convince Loeb to reconsider the design.
Hopefully, there's something that OPD can do before this project moves forward.
I'm gonna write Loeb, but if there is anything else I can do, let me know.

Thanks,

JUSTIN W. BREEDEN
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Molly Smith
Loeb Overton square hotel
MS
molly smith <smithmolly1@bellsouth.net>

Reply all |
Thu 8/9, 11:53 AM
Jones, Donald
...
You replied on 8/9/2018 3:16 PM.

Me Jones,
I have read the new re-zoning application to the land use control board and have concerns about
parking. The last paragraph states they commissioned a study that shows the amount of parking
available still exceeds zoning requirements.
I’m not sure who they commissioned for the study but obviously they haven’t driven around the area
on a Friday or Saturday night! I happen to live in the neighborhood and my Street is full of cars! Yes
I am aware it is a city street but the lack of respect for the homeowners property is terrible. Trash is
always in my yard. It also makes for not being able to get out of the driveway or onto another street
as cars are blocking your vision to see oncoming traffic. It really is hard to deal with.
All of this is without a hotel.
I am happy the square has been revitalized but the surrounding neighborhoods do have to deal with
this issue as well as an increase in crime.
Thank you for your time.
Molly Smith

Sent from Yahoo Mail for iPhone
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Neighborhood Meeting Minutes
Overton Square Planned Development
Neighborhood Meeting
Wednesday, August 29, 2018 - Local on The Square
Mr. Bob Loeb began the meeting at approximately 6:10 pm, stating the purpose of the application
and giving a brief overview of the process to date. Mr. Loeb also announced the upcoming LUCB
meeting on September 13, 2018 at 10:00 am.
Mr. Loeb then:
• Introduced the development and the design team members and provided a brief history of the
property
• Provided details of the hotel – a Marriott Tribute soft brand – with up to 109 rooms with
amenities including a rooftop bar and lobby restaurant open to the public
• Stated that there has been over $100 million invested in the Overton Square area to date and the
next project will be the hotel
• Announced that information on the hotel and upcoming approval process will be accessible from
the Loeb Properties website
• Stated that, as requested by adjacent performing arts leadership, Overton Square can now
become a regional theater district with the addition of a hotel. Playhouse on the Square, Ballet
Memphis, Hattiloo Theatre, Rhodes College, Christian Brothers University, and the Midtown
Memphis Development Corporation are supporters of the project.
During the subsequent presentation of rendered elevations, Mr. Loeb explained that the team met
with representatives of the City and will be making minor changes to the elevations to comply
with the Midtown Overlay, with additions such as adding brick and additional windows. He
explained the design intent was to replicate and compliment other buildings in the area. Loeb
Properties has a proven design track record in Overton Square and continues to provide quality
developments.
On the subject of parking, Mr. Loeb provided information regarding the nature of the hotel
business. For the proposed hotel, hotel parking use is estimated to be 53% of the total number of
rooms provided. Mr. Loeb also discussed the parking study that was prepared in conformance
with the Unified Development Code for the area which shows a surplus of 465 spaces.
Additionally, parking garage usage was studied over a two-month period and at no time did the
garage reach capacity. The maximum occupancy during the observation period occurred in a twohour window on Friday and Saturday nights when the garage averaged 78% occupancy. During
the remainder of the week, the garage averages 7% occupancy in the evenings.
The hotel will utilize the remaining onsite South Lot parking and parking within the garage, as
well as valet parking. A few neighbors expressed concern over the congestion and encroachment
of commercial parking on Diana Street. Neighbors who live on Diana Street expressed concerns
about visitors parking and blocking them from their homes. Other concerns were property values
and safety.
Mr. George Collier, who resides at 2183 Monroe Avenue, discussed at length how residents on
Monroe engaged in a successful Residential Parking Permit program and have been extremely
45

Staff Report
P.D. 18-31

September 13, 2018
Page 46

happy ever since. The program is available to all residential streets. The properties are better
maintained and the residents in rental units stay longer. Property owners and renters feel they have
“skin in the game” and their quality of life is better.
One attendee stated residents and customers want more free parking. Mr. Loeb indicated that the
economicsuccess in Overton Square has created a truly urban environment and free parking is limited.
Mr. Loeb committed Loeb Properties and their resources to partnership in working with the
residents and other businesses to assist with parking issues. The approach will be multi-faceted
and long term.
Another attendee remarked that Midtown is becoming a true urban center and Memphians will
need to adjust their attitudes about free parking and walking a few blocks. Utilization of ridesharing companies such as Uber and Lyft, bike and scooter programs, and alternative means of
transportation continue to grow.
Other planned improvements will be a median along Cooper Street that is similar to the one on
Madison Avenue, with ample landscaping and trees, via the City.
Final comments from attendees;
June West spoke on behalf of herself and Memphis Heritage, and expressed her gratitude to Mr.
Loeb and Loeb Properties for investing in and renovating Overton Square. She believed the
Regional Theater District approach will be a great success.
An attendee who worked in an office nearby asked how the construction staging will be handled.
Clay Scruggs with LRC2 Properties stated the details have not yet been confirmed but minimal
interference with Cooper Street will be a priority.
The meeting concluded at approximately 7:10 pm.
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Neighborhood Meeting – Sign in Sheet
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Parking Data
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Overton Square Garage Utilization
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