AGENDA ITEM:

#7

CASE NUMBER:

PD 96-359 (CORRESPONDENCE)

DEVELOPMENT:

Bocce Planned Development

LOCATION:

4187 East Holmes Road (South side of East Holmes Road; ± 1,369 feet west of
Malone Road)

OWNER/APPLICANT:

M.I.A.S.B.C., Inc./Herbert Lee Jones

REPRESENTATIVE:

Herbert and Christi Jones

REQUEST:

Modification of permitted uses to allow a Child Care Center and Preschool

AREA:

+/-1.63 acres

EXISTING LAND USE & ZONING:

L.U.C.B. MEETING: July 11, 2019

Vacant Indoor/Outdoor Recreation Site currently governed by the
conditions of the Bocce Center Planned Development
(Plat Book 163, Page 14)

CONCLUSIONS
1. The request is a major modification to an existing planned development to allow a Preschool and Child Care
Center as a permitted use.
2. The request is not compatible with surrounding land uses.
3. Staff finds the proposed operation of a child care facility within a well-established industrial corridor is not
compatible with the immediate vicinity and will interfere with the development and use of adjacent property
in accordance with the applicable district regulations.

CONSISTENCY WITH MEMPHIS 3.0
The proposed land use is inconsistent with future land use recommendations as articulated within the Memphis
3.0 General Plan. For more information, please see page 11 of the staff report.

RECOMMENDATION:
REJECTION

Staff Writer: Staci Tillman

E-mail: staci.tillman@memphistn.gov
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GENERAL INFORMATION
Street Frontage:

East Holmes Road

+/-374.9 linear feet

Zoning Atlas Page:

2540

Parcel ID:

094100 00145

Existing Zoning:

Currently governed by the conditions of the Bocce Planned Development, (P.D. 96359 CC), Plat Book 163, Page 14

PUBLIC NOTICE
In accordance with Sub-Section 9.3.4A of the Unified Development Code, a notice of public hearing is required
to be mailed and signs posted. A total of 5 notices were mailed to the property owner and adjacent owners on
June 28, 2019. A sign was erected on-site. The sign affidavit has been added to this report. A picture of the
sign posting is included below.
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LOCATION MAP

SUBJECT PROPERTY
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VICINITY MAP

Subject property highlighted in yellow
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AERIAL

Subject property outlined in yellow
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ZONING AND LAND USE

Existing Zoning:

Currently governed by the conditions of the Bocce Planned Development 1 (P.D. 96-359
CC), Plat Book 163-14

Surrounding Land Uses and Zoning
North:

Vacant land within the Employment (EMP) District

East:

Vacant land within the Employment (EMP) District

South:

Vacant land within the Employment (EMP) District

West:

Packaging, Distribution & Warehouse Facility within the Employment (EMP) District

6

Staff Report
PD 96-359 (CORRES.)

July 11, 2019
Page 7

SITE PHOTOS

Bird’s Eye View of Subject Property

Street view of subject property
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View headed east on East Holmes with Subject Property to the right

View headed west on East Holmes with Subject Property to the left
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OUTLINE/FINAL PLAN P.D. 96-359 CC
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SITE PLAN
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STAFF ANALYSIS
Site and Location Characteristics
The proposed site is located within the Oakhaven/Parkway Village Planning District at East Holmes Road (being
Parcel 1 of the Bocce Planned Development recorded in Plat Book 163, Page 14). The site is located along a ±
3.8-mile industrial corridor that stretches from Tchulahoma Road to Lamar Avenue. Developed parcels within
this corridor are zoned either Employment (EMP) or Conservation Agriculture (CA) Districts. Several parcels
along this corridor have been rezoned to the (EMP) District from the (CA) District in order to reflect the large
presence of distribution warehouses fronting East Holmes Road and to be consistent with the character and
integrity of the surrounding land-uses.
Request
The application and letter of intent have been added to this report.
The subject site is a ± 1.6-acre parcel located approximately 1,345 feet west of the centerline of Malone Road.
The site has existing structures on it and is surrounding by both undeveloped parcels and land that has been
improved with industrial uses. The site is known as the Bocce Planned Development (P.D.). This was a planned
development that was acted on by the Land Use Control Board on November 14, 1996, approved by the Memphis
City Council and the Shelby County Commission on January 7th and January 13th, 1997, respectively.
The request is to repurpose the existing indoor/outdoor recreation site for use as a preschool and daycare. The
applicant does not propose changes to conditions approved on this site and if not changed with this approval,
would remain unchanged from the currently recorded Outline Plan.
The current plan allows planned commercial uses to include an indoor/outdoor bocce court along with accessory
office space and a golf course with accessory structures. The applicant proposes a “trade-off” in which the lower
classified “Indoor” and “Outdoor Recreational” uses would be changed to the higher classified “Day Care” use.
The proposed major modification would permit the preschool and daycare as a permitted use on this site. The
exchange would eliminate an indoor/outdoor bocce court and golf course as permitted uses within the planned
development.
Parking and Vehicular Use Areas
If approved, the existing gravel parking lot should be paved to create a more desirable, pedestrian friendly and
aesthetically pleasing parking lot for patrons. Staff also recommends installing a canopy over the frontage of the
proposed preschool and daycare if approved so that patrons can onboard children safely and away from the
elements.
Consistency with Memphis 3.0 Plan
The Memphis 3.0 General Plan designates the future land use for this site as “Industrial”. This land use category
is defined as an area with single use heavy and light industrial uses that are not suitable for adjacency to
neighborhoods and are located on parcels sized and appropriate for continued productive use. While this site is
relatively small, 1.6 acres, the parcel is located adjacent to undeveloped land and parcels where it would be
productive for their continued existence of “High Impact” manufacturing. This site would not need to change to
another usage or declassify its use given the prominence of more intense industry surrounding with site.
Form and Location characteristics for this future land use category are described as industrial. While the building
form on the proposed development is expected to remain, the proposed use would be out of character with existing
adjacent industrial uses. Therefore, the proposed preschool with childcare land use would not be consistent with
future industrial development that is likely to develop on the vacant land surrounding the site.
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FUTURE LAND USE MAP
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Conclusions
The applicant is requesting a planned commercial major modification approval.
An indoor/outdoor bocce court and golf course are permitted principal uses approved and recorded with this
planned development. This request, however, involves repurposing the site into a preschool and daycare.
It was determined this request could be processed as a major modification if a use of a lower classification is
changed to a use of a higher classification. The proposed use is classified as civic and would therefore be
considered a higher classification of use than the bocce court and golf course which are classified within the
indoor and outdoor recreation use categories.
The proposed land use for “Daycare” is not compatible with the surrounding industrial zoning. The site is located
along East Holmes Road within an Industrial zoning district and where sites immediately adjacent are accessed
by heavy trucks and equipment. Furthermore, a sanitary landfill exists just east of this site at the SE corner of
Holmes and Malone Road.
The proposed land use is inconsistent with the future land use recommendations as articulated within the Memphis
3.0 General Plan. Staff also finds the proposed operation of a child care facility within a well-established
industrial corridor is not compatible with the immediate vicinity and will interfere with the development and use
of adjacent property in accordance with the applicable district regulations.
RECOMMENDATION:

Rejection. If approved, staff recommends the following conditions.

Site Plan Conditions
1. All outline plan conditions remain applicable unless modified by conditions shown here in this approval.
2. Re-record the outline/final plan to update the owner certificate and to make the following changes to the
existing outline plan conditions and to demonstrate conformance with revisions to the final plan:
I.

II.

III.

Uses Permitted:
A. Parcel 1-Indoor/outdoor bocce courts and an accessory office to the bocce operation
A. All Day Care uses and accessory administration building to the day care facility are permitted
except a Group Day-Care Home.
B. The maximum enrollment is 130 but shall be subject to state and local health, education, and/or
fire regulations.
C. Parcel 2-Golf Course and accessory structures pertaining to the playing of golf or maintenance of
the golf course
D. Existing improvements shown on the Outline Plan graphic are binding. No additional
improvements are permitted without Land Use Control Board approval.
Bulk Regulations
B. The minimum lot size of any final plat filed for Parcel 1 shall be subject to the approval of the
Health Department for septic tank suitability but in no case shall be less than one acre in area.
Access, Circulation, and Parking
C. Existing parking shall remain until such time as improvements are made to the existing buildings
C. Parking and loading facilities shall be provided in accordance with the Day Care Use Category as
stated in the Zoning Regulations.
D. All parking and vehicular use areas must be surfaced with an impervious pavement.
E. All parking spaces shall be identified with typical dimensions shown on the Final Plat.
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F. All drive aisles shall be identified with direction arrows on the Final Plat.
G. All pick-up and drop-off areas shall be shown with direction arrows on the Final Plat. and include
a canopy extending the length of the passenger loading area.
H. The curb cut shall be no closer than 10 feet from the property line.
I. One curb cut per lot per street frontage will be permitted.
DEPARTMENTAL COMMENTS
The following comments were provided by agencies to which this application was referred:
City/County Engineer:
CITY ENGINEERING COMMENTS

DATE: 6/20/19

CASE: PD-96-359

NAME: BOCCE PD

Sewers:
1. City sanitary sewers are available at developer's expense.
2. All sewer connections must be designed and installed by the developer. This function is no longer
performed by the Public Works Division.
Traffic Control Provisions:
3. 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:
4. The existing curb cut shall be relocated so that it is no closer than 10 feet from the property line.
5. One curb cut per lot per street frontage will be permitted.
Drainage:
6. 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.
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/Shelby County Storm Water Management Manual.
8. Drainage data for assessment of on-site detention requirements shall be submitted to the City
Engineer.
9. 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 removal of
sedimentation, fallen objects, debris and trash, mowing, outlet cleaning, and repair of drainage
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structures.
City/County Fire Division:
• All design and construction shall comply with the 2015 edition of the International Fire Code (as locally
amended) and referenced standards.
•

Fire apparatus access shall comply with section 503. Where security gates are installed that affect required
fire apparatus access roads, they shall comply with section 503.6 (as amended).

•

Fire protection water supplies (including fire hydrants) shall comply with section 507.

•

Where fire apparatus access roads or a water supply for fire protection are required to be installed, such
protection shall be installed and made serviceable prior to and during the time of construction except when
approved alternate methods of protection are provided.

•

A detailed plans review will be conducted by the Memphis Fire Prevention Bureau upon receipt of
complete construction documents. Plans shall be submitted to the Shelby County Office of Code
Enforcement.

City Real Estate:
No comments received.
City/County Health Department:
Water Quality Branch & Septic Tank Program:
No comments received.
Shelby County Schools:
No comments received.
Construction Code Enforcement:
No comments received.
Memphis Light, Gas and Water:
No comments received.
Land and Mapping-Address Assignment: On all 4 cases existing street names are good. If any new streets are
proposed, applicant will need to contact MLGW Address Assignment at 901-729-8620 for street name approval.

Office of Resilience:

No comments received.
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APPLICATION
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LETTER OF INTENT
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SIGN AFFIDAVIT
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