AGENDA ITEM:
CASE NUMBER:

#5

BOA 19-106 (City)

LOCATION:

B.O.A. MEETING: November 20, 2019
Held from October 23, 2019
SW Corner of Jackson Avenue and North Manassas Street

OWNER/APPLICANT:

American Lebanese Syrian Associated Charities (“ALSAC”)

REPRESENTATIVE:

Kimley-Horn and Associates

REQUEST:

Variances from Section 7.3.11, Paragraph 7.2.10(1), Paragraph 4.5.5D(2), Sub-Section
4.4.8, and Paragraph 4.6.7E(5) to permit the development of a temporary parking lot.

AREA:

+/-1.39 acres

EXISTING ZONING:

Uptown Mixed Use (MU) District

CONCLUSIONS
1. The applicant is seeking relief from Section 7.3.11, Paragraph 7.2.10(1), Paragraph 4.5.5D(2), Sub-Section 4.4.8, and
Paragraph 4.6.7E(5) of the Unified Development Code in order to develop a temporary parking lot serving the St. Jude
Children’s Hospital/ALSAC campus.

2. Paragraph 9.22.7B(1) of the UDC states that, in addition to the findings established for other variances in Sub-Section
9.22.7A, the Board of Adjustment shall find that none of the uses permitted on the property are practical due to either
an unusual characteristic or to any physical improvements made upon the property. Staff disagrees that the shape of
the parcels (the unusual characteristic) precludes the applicant from making practical, permitted use of the property.

3. Staff supports the growth and expansion of the St. Jude Children’s Research Hospital, an outstanding community
anchor in the Uptown area. However, Staff finds that there is no unusual characteristic of the property that imposes an
undue hardship or practical difficulty on the applicant. In addition, the Board has already provided the applicant with
relief from the Uptown Special Purpose District and general development standards under Docket BOA 19-82.

4. Staff recommends the rejection of this request, as it fails to meet the criteria required for a variance.

REQUIRED FINDINGS
Pursuant to Section 9.22.6 of the Unified Development Code, this site does not exhibit extraordinary feature(s) that would
impart upon the owner a practical difficulty or undue hardship under the strict adherence to the Code. See further analysis
on pages 14-15 of this report.

CONSISTENCY WITH MEMPHIS 3.0
The Memphis 3.0 General Plan does not specifically address the issue of temporary parking lots; however, the Plan
provides guidance into the form and location characteristics of community anchors and the need to ensure quality
architecture and design that promotes beautiful buildings, streets and the public realm.” See further analysis on page 14 of
this report.

RECOMMENDATION:
Rejection
Staff Writer: Clarke Shupe-Diggs

E-mail: Clarke.Shupe@memphistn.gov
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GENERAL INFORMATION
Street Frontage:

Jackson Avenue
North Manassas Street

+/-349.5 curvilinear feet
+/-135.3 linear feet

Zoning Atlas Page:

1930

Parcel ID:

001109 00003, 001109 00023, 001109 00024, 001109 00005, 001109 00006

Existing Zoning:

Uptown Mixed Use (MU) District

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. A total of 117 notices were mailed on October 10, 2019.
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LOCATION MAP

SUBJECT PROPERTY

Subject property located within the pink circle, Uptown neighborhood
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VICINITY MAP

Subject property highlighted in yellow
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AERIAL

Subject property outlined in yellow, imagery from March 14, 2018
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ZONING MAP

BOA 19-82

Subject property highlighted in yellow
Existing Zoning: Uptown Mixed Use (MU) District
Surrounding Zoning
North:

MU, then Uptown Moderate-Density Residential (MDR)

East:

MU and MDR

South:

MU

West:

Abutting BOA 19-82 and Uptown Mixed Use (Neighborhood Center Overlay)
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LAND USE MAP

Subject property outlined in electric blue and indicated by a pink star
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SITE PHOTOS

View of subject property from Jackson Avenue, looking south

View of subject property from Jackson Avenue, looking south

View of subject property from N Manassas Street, looking west
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View of subject property from N Manassas Street, looking southwest
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SITE SURVEY
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SITE PLAN

BOA 19-82
(Approved)

BOA 19-106

Subject property highlighted in yellow; previously approved lots (Docket BOA 19-82) highlighted in blue
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STAFF ANALYSIS
Request and Justification
The application, response to the variance criteria, and letter of intent have been added to this report.
The following variances are requested to provide additional parking St. Jude Children’s Hospital/ALSAC
Campus for a specific period of time:
1. Variance from Section 7.3.11 to permit one (1) temporary parking lot in the MU District
2. Variance from Paragraph 7.3.10(1) to except the temporary parking lots from being organized into a series
of small bays and permitting the driveways to be wider than 24 feet in width
3. Variance from Paragraph 4.5.5D(2) to except the temporary parking lots from providing interior
landscaping as it applies to the landscaping and types of islands
4. Variance from Sub-Section 4.4.8 to permit the City Engineer's Office to review and approve the queuing
space depth
5. Variance from Paragraph 4.6.7E(5) to permit the maximum length of a continuous, unbroken fence or
wall abutting a public ROW to exceed 100 feet
The purpose of the temporary parking lot is to provide additional short-term parking for the St. Jude Children’s
Hospital/ALSAC Campus until parking garages can be built. Per the applicant’s letter of intent, the proposed
lot will serve St. Jude patients, families, employees, and contractors.
The applicant contends that a use variance (#1) is required to provide temporary parking relief at this location
(approximately 0.25 miles northeast of the St. Jude/ALSAC campus) due to the irregular shape and narrowness
of one of five parcels (Parcel Number 001109 00006) included in this application. The applicant further
maintains that the additional variance requests (#2-#5) are necessary to provide “parking that is both secure and
aesthetically pleasing during the construction of the planned St. Jude/ALSAC campus expansion over the next
six years.” The applicant intends to develop the subject property in accordance with the applicable zoning
regulations once the proposed parking lot is no longer needed.
Variance Criteria
Staff disagrees that the variance criteria set out in the Unified Development Code Section 9.22.6 are met.
9.22.6 Findings of Fact
The Board of Adjustment must make specific written findings of fact on each variance request. In granting any
variance, the Board of Adjustment shall make the following findings:
A. Bulk and Other Non-Use Variances
(1) Unusual characteristics of the property. The property is unusual in that it exhibits at least one of
the following exceptional physical features as compared to other properties located in the same
zoning district: exceptional topographic conditions, exceptional narrowness, exceptional
shallowness, exceptional shape or any other extraordinary and exceptional situation or condition;
(2) Practical difficulties or undue hardship. By reason of the unusual characteristics found to apply in
Paragraph 1, the strict application of any regulation found in this Code would result in peculiar
and exceptional practical difficulties to or exceptional or undue hardship upon the owner of such
property;
(3) The unusual characteristic found to apply in Paragraph 1 is not the result from any deliberate
action by the owner;
(4) That a variance from the strict application of this Code may be granted without substantial
detriment to the public good and without substantially impairing the intent and purpose of an
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adopted plan and this Code;
(5) The requested variance will be in harmony with the purpose and intent of this development code
and will not be injurious to the neighborhood or to the general welfare;
(6) The variance is not granted simply because by granting the variance, the property could be utilized
more profitably or that the applicant would save money.
Use Variances
(1) In addition to the findings established for other variances in Subsection A, the Board of Adjustment
shall also find that none of the uses permitted on the property are practical due to either the
unusual characteristic found to apply in Subsection A, Paragraph 1, or to any physical
improvements made upon the property.

Site Description
The subject property is located at the southwest corner of the intersection of Jackson Avenue and North Manassas
Street, and includes the following five parcels:
•
•
•
•
•

Parcel #1: 731 Jackson Avenue (001109 00003)
o Size: 0.291 acres
o Current Land Use: vacant land
Parcel #2: 733 Jackson Avenue (001109 00023)
o 0.169 acres
o Current Land Use: auto-service garage
Parcel #3: 737 Jackson Avenue (001109 00024)
o 0.223 acres
o Current Land Use: vacant land
Parcel #4: 757 Jackson Avenue (001109 00005)
o 0.393 acres
o Current Land Use: warehouse
Parcel #5: 0 N Manassas Street (001109 00006)
o 0.538 acres
o Current Land Use: vacant land

According to the Metropolitan Planning Organization’s Roadway Functional Classification System for Shelby
County, TN, Jackson Avenue is an urban (other) principal arterial and North Manassas Street is an urban (major)
collector. There are overhead utilities along the parcels on the Jackson and North Manassas frontages.
Site Zoning History
A comprehensive rezoning (Z 01-125) and the Uptown Memphis Zoning Regulations & Design Principles were
adopted by the Memphis City Council on third reading on October 16, 2001. The City Council adopted the
findings of conditions necessary for a community redevelopment plan, the community redevelopment plan and
the redevelopment trust fund also in 2001 creating the Uptown Community Redevelopment (TIF District) Area.
On August 28, 2019, the Board of Adjustment approved multiple variances (Docket BOA 19-82) to permit the
development of four (4) temporary parking lots (located at A.W. Willis Avenue, Seventh Street, and Jackson
Avenue) for a period not to exceed six (6) years from the date of the Board’s approval or within 60 days of the
completion of each of the planned parking garages, subject to several conditions. See pages 21-23 of this report
for the notice of disposition.
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Relevant Unified Development Code Clauses
Section 7.3.11 to permit one (1) temporary parking lot serving the St. Jude Children’s Hospital/ALSAC Campus.
Paragraph 7.2.10(1) to except the temporary parking lot from being organized into a series of small bays and
permitting the driveways to be wider than 24 feet in width.
Paragraph 4.5.5D(2) to except the temporary parking lots from providing interior landscaping as it applies to the
landscaping and types of islands.
Sub-Section 4.4.8 to permit the City Engineer's Office to review and approve the queuing space depth.
Paragraph 4.6.7E(5) to permit the maximum length of a continuous, unbroken fence or wall abutting a public
ROW to exceed 100 feet.
Consistency with Memphis 3.0
While Memphis 3.0 does not specifically address the issue of temporary parking lots, it does provide guidance
into the form and characteristics of community anchors and the need to “ensure quality architecture and design
that promotes beautiful buildings, streets and the public realm.”
Memphis 3.0 encourages and supports the growth and densification of anchors along key corridors. It encourages
mass transit and multi-modal transportation to support residents, employees and visitors. It also promotes
additional upgrades along major road corridors and around anchors to support ADA standards, pedestrians and
bicycles. The Plan encourages mixed-use development; the use of streetscapes and infrastructure such as
crosswalks to slow traffic; and “more productive uses for underutilized areas like vacant parking lots or abandoned
buildings.”
Conclusions
The applicant is seeking relief from Section 7.3.11, Paragraph 7.2.10(1), Paragraph 4.5.5D(2), Sub-Section 4.4.8,
and Paragraph 4.6.7E(5) of the Unified Development Code in order to develop a temporary parking lot serving
the St. Jude Children’s Hospital/ALSAC campus.
The hardship presented by the applicant, in both Docket BOA 19-82 and in this application, is that St. Jude has
outgrown the size of its main campus, which is physically constrained by Interstate 40, A. W. Willis Avenue, and
other surrounding streets and roads.
The parcels that are the subject of this application represent the eastern half of temporary parking Lot #4 approved
by the Board of Adjustment in August of 2019 (Docket BOA 19-82). Lot #4 will contain approximately 2.839
acres (+/-1.39 acres contained by Parcels #1-5) and provide a total of 272 parking spaces (138 provided by Parcels
#1-5). In total, Lots #1-4 will provide +/-697 parking spaces on approximately 9.35 acres of land.
Paragraph 9.22.7B(1) of the UDC states that, in addition to the findings established for other variances in SubSection 9.22.7A, the Board of Adjustment shall find that none of the uses permitted on the property are practical
due to either an unusual characteristic or to any physical improvements made upon the property. Staff disagrees
that the shape of the parcels (the unusual characteristic) precludes the applicant from making practical, permitted
use of the property.
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Staff supports the growth and expansion of the St. Jude Children’s Research Hospital, an outstanding community
anchor in the Uptown area. However, Staff finds that there is no unusual characteristic of the property that imposes
an undue hardship or practical difficulty on the applicant. In addition, the Board has already provided the applicant
with relief from the Uptown Special Purpose District and general development standards under Docket BOA 1982.
Staff recommends the rejection of this request, as it fails to meet the criteria required for a variance.
RECOMMENDATION
Staff recommends rejection; however, if approved, staff recommends the following conditions:
Conditions
1. The applicant shall provide wrought iron fencing and a Streetscape S series/street trees along the perimeter of
the temporary surface parking lot. An equivalent alternative that enhances the streetscape and public realm
may be approved by the Planning Director.
2. No outdoor storage or storage/staging of construction materials is permitted on the temporary parking lot.
3. The Board of Adjustment site plan review process shall comply with the requirement for Uptown
Administrative Site Plan Review for the temporary surface parking lot.
4. The temporary surface parking lot variance approval sunsets on November 20, 2025 or within 60 days of the
completion of each of the planned parking garages, whichever is shorter, to meet the parking provided on the
temporary parking lot that is the subject of this application.
5. Any change or deviation from the site plan upon the determination of the Planning Director shall be submitted
to the Board of Adjustment for review and approval or administrative review and approval by the Office of
Planning and Development.
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DEPARTMENTAL COMMENTS
The following comments were provided by agencies to which this application was referred:
City/County Engineer:

No comments.

City/County Fire Division:

No comments.

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.

Office of Sustainability and Resilience:

No comments at this time.
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APPLICATION
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LETTER OF INTENT
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BOA 19-82 - NOTICE OF DISPOSITION

21

Staff Report
BOA 19-106

November 20, 2019
Page 22

22

Staff Report
BOA 19-106

November 20, 2019
Page 23

23

Staff Report
BOA 19-106

November 20, 2019
Page 24

LETTERS RECEIVED
No letters received at the time of completion of this report.
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