
MEMPHIS AND SHELBY COUNTY OFFICE OF PLANNING AND DEVELOPMENT 
     STAFF REPORT    #12 

 
 

CASE NUMBER:  U.V. 10-03  L.U.C.B. MEETING:  March 11, 2010 
          

 
LOCATION:     Southeast corner of Manassas St and Wells Ave. 

 
COUNCIL DISTRICT – REGULAR:   #7 
COUNCIL SUPER DISTRICT:   #8 

 
OWNER/APPLICANT:   William H. Lee 
 
REPRESENTATIVE:    SR Consulting, LLC 
 
REQUEST:     Retail store  
 
AREA:       4,000 sq. ft. (0.092 acres) 
 
EXISTING LAND USE & ZONING:  Vacant commercial building in the Single Family 

Residential (R-S6) District     
 
SURROUNDING USES AND ZONING: 

    
North: Across Wells Avenue, in the Light Industrial (I-L) District, a 3 ½ acre tract with a “service 

garage” building, currently unoccupied.    
 

East:  A 1/8 acre vacant parcel fronting on Wells and a single-family residence, currently fire-damaged, 
in the R-S6 District.    

 
South: Zoned R-S6, a 1¼ acre church site, including a vacant 50’ parcel adjoining subject property.    

 
West: Across Manassas Street, Manassas High School in the Multiple Dwelling Residential (R-MM) 

District   
 

 
 

 

 
OFFICE OF PLANNING AND DEVELOPMENT RECOMMENDATION 
 

Approval, with Conditions 
 

 

 CONCLUSIONS: 
1. This property, in a former “C-2” Commercial District consists, of a building 

constructed or modified for use as a retail store.  In the North Memphis 
comprehensive rezoning, the subject property was downzoned from commercial 
zoning to the Single-Family Residential (R-S6) District.  

 
2. The site is too small for off-street parking.  The applicant may want to apply to 

remove the off-street parking designation along Manassas or try to share parking 
with the church next door.   

 

3. The existing building on this site since 1924 is a commercial style building.  
A use variation appears to be the only practical alternative to its removal. 

 
Staff Planner:  Dave Adams E-mail Address: david.adams@memphistn.gov

david.adams
Text Box
EXPECTED ONCOUNCIL AGENDAAPRIL 13
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Figure 1:  Location Map  

Copyrighted material licensed for limited distribution 
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Figure 2:  Land Use and Zoning in the Vicinity 



Staff Report March 11, 2010 
U.V. 10-03 Page 4 
 

 
 

Figure 3:  Overhead View of Vicinity 
 (Note:  The new Manassas High School is under construction in this overhead image.) 
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Figure 4: Overhead view of subject property 
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Figure 5: Bird’s eye view of immediate vicinity. 
 

 View has been rotated so that West is at the top and North is on the right side 
This view shows the east side of the building on the Subject Property (in the center). 

Imagery from Pictometry Corp 
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Figure 6: Proposed site plan 
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Figure 7:  A view of the subject property at 1090 N Manassas St.  Note the sign, which prohibits 

on-street parking directly in front of the store. 
  

 
Figure 8: A view of the subject property from Wells Avenue.  Note the fencing with ornamental 
iron mounted on galvanized steel fence posts, and the gate providing for access to and from 
Wells Avenue.  The fence is located close to the property lines.   
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Figure 9: This church at 1078 N Manassas owns the vacant lot (on the left of the 

photo) that lies between the church and the subject property.  

 
Figure 10: A view looking southward on Manassas from a curb cut in front of the subject 

property near its southwestern corner, beyond the church is a fence around a large parking lot. 
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Figure 11:  A view from the same curb cut looking northward on 

Manassas Street past the Wells Ave. intersection.  

  

 
Figure 12:  At the northeast corner of Manassas & Wells (at 1011 N Manassas) is 

this vacant property formerly occupied by a truck rental business. 
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Figure13:  A view eastward along Wells Avenue past the subject property --- the 

red building on the right side of the picture  
 

 
Figure 14:  Part of the eastern frontage of the new Manassas High School building, 
which opened in 2008.  Note the sidewalk leading to an ADA-compliant ramp at the 
curb.  If this pedestrian walkway were continued by a crosswalk perpendicular to 
street, the east end would be only a short distance south of the subject property.    
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STAFF ANALYSIS  
 
Site Characteristics and Vicinity 
 
The subject property is a tiny 50’ x 80’, lot, less than 1/10 of an acre in size.  At 4,000 square feet, it 
is not considered large enough for a single-family residence in a standard subdivision.   Lots of such 
size are not necessarily inappropriate in a high-density urban neighborhood with appropriate 
infrastructure and parking solutions.  However, this lot does not have those advantages.   
 
The records of the Assessor of Property show that the subject property is occupied by a 2,890 square 
foot building dating back to 1924, when land use in Memphis was largely unregulated.  A two-story 
section at the rear of the building appears to have a residential floor plan.    
 
The subject property sits at the southeast corner of Manassas Street and Wells Avenue.  To the 
south, 1¼ acre of property is occupied by a church and its parking lot.  The church’s 50’ lot adjacent 
to the subject property remains vacant.  On the opposite side of Manassas is the campus of the new 
Manassas High School, in its second year of operation.    
 
Wells Avenue, to the north of the subject property is a street extending eastward.  It marks a dividing 
live between predominantly single-family residential neighborhood to the south and industrial uses 
to the north.  Southward from Wells Avenue to Chelsea, Manassas is a collector street, with curb, 
gutter and sidewalks serving a residential neighborhood. Northward, the Wells to Firestone, 
Manassas is a major collector, somewhat wider, and designed to accommodate industrial traffic. 
 
Wells Street is unimproved except for a 24 ft. wide pavement widening to about 30’ at the 
intersection with Manassas. Along the south side off Wells to the east of the subject property is a 
vacant lot of similarly small size.  Farther east is the northernmost single-family residence of those 
fronting on the west side of Leath Street on 45’ – 50’ lots.  T he lots at the north end of this block are 
unusually deep due to a drainage ditch / easement near, or aligned parallel to, the rear property lines. 

 
Proposed Development 
 
The applicant wishes to reestablish retail commercial use of the subject property, which was 
rendered non-conforming twenty years ago by the comprehensive rezoning plan, which downzoned 
the property fronting the south side of Wells Street from Highway Commercial (C-H) to Single-
Family Residential.(R-S6).  This was done to support the plan’s objective of bringing greater 
stability to residential neighborhoods in North Memphis, and thereby encourage residential owners 
to maintain their properties. 
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Planning Issues 
 
Analysis of the current pattern of uses indicates that the proposed commercial use should not have a 
significant adverse impact on nearby residences if it is appropriately regulated.  This location is 
buffered by the church property to the south along Manassas and by the drainage ditch and deep lots 
behind the nearby residences along Leath Street.   With the relatively intense high school use across 
Manassas and the industrial land/uses north of Wells, retail use of the subject property would 
ostensibly be a reasonable transition. 
 
However there is a difficulty with the lack of off-street parking on the site.  The parking standard of 
the zoning regulations for a retail use with the reported square footage would be at most 10 – 11 off-
street parking spaces.  At best, the subject property could accommodate one such space in the rear 
yard.   
 
An approach to the parking issue would be an agreement to utilize the church parking lot (about 150 
feet away) when such use would not conflict with church activities.  In addition it may be possible to 
approach the City Engineer about removing some “no parking” designations near the store. 
 
It would also be appropriate, if feasible, to have a crosswalk designated across Manassas Street near 
this location.  
 
OPD supports the idea of using the subject property in the manner proposed.  The existing building 
on this site since 1924 is a commercial style building.  It would be a hardship to limit its use to 
single-family residential as the only alternative to removal of the building.        
 
RECOMMENDATION: Approval, with Conditions 
 
 
The following site plan conditions have been proposed using conditions developed to apply to a 
similar application involving a small retail business in proximity to a school.
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SITE PLAN CONDITIONS  
Retail Use at 1090 N Manassas 
UV 10-03 
March 11, 2010  
 
A Use Variation is hereby granted to permit the operation of retail sales in the existing building at 
located at 1090 North Manassas Stre4, Shelby County Register,AB8552) in accordance with the 
approved site plan as currently revised and the following supplemental conditions: 
 
1. Hours of operation shall be from 7:00 am to 7:00 p.m. daily. 
 
2. Alcohol, tobacco products, and lottery ticket sales shall be prohibited at this site. 
 
3. No building replacement or new commercial construction shall be allowed on this site. 
 
4. No outdoor storage shall be permitted.  
 
5. Signage shall be permitted for this site in accordance with the R-S6 District. The size and 

location of any detached signs shall be specified on the approved site plan.  
 
6. Lighting on the site shall be limited to what is customary for a residential site (i.e., a motion 

detector or security light mounted on an MLGW pole) 
 
 
 
 
 
GENERAL INFORMATION 
 
Coordinates:     35° 10'15"N, 90° 01' 53"W 
, 
Parcel Number:   027010 00001 
 
Street Address:   1090 N Manassas St., 38107 
 
Street Frontage:   Manassas Street: --- 50 feet of frontage on this collector street with a 36 

ft. roadway, curbs, gutters, and sidewalks in a 60 ft. right of way.  
      
     Wells Avenue: --- 80 feet of frontage on this local street with a 24 – 30 

ft. roadway, and no other improvements, in a 50 ft. R.O.W. 
 
Planning District:   North Memphis 
 
Census Tract:   3 
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Annexation Status:   Annexed December 31, 1969 
 
Zoning Atlas Page:   1929 
 
Zoning History:   1955 – ‘C-2’ Commercial District   
     1981 –  Converted to Highway Commercial (C-H) when current ordinance 

took effect. 
       1985 – Amended to Single-Family Residential (R-S6), implementing 

Recommendation #42 of the North Memphis Comprehensive Plan 
.  
      
DEPARTMENTAL COMMENTS 
 
City Engineer:     1. No objections to this application. 

2. Required landscaping shall not be placed 
on sewer or drainage easements.  

Memphis Light, Gas and Water: 
 
MLGW has reviewed the referenced application, and has no objection, subject to the following 
conditions: 
  
•         It is the responsibility of the owner/applicant to identify any utility easements, whether dedicated or 

prescriptive (electric, gas, water, CATV, telephone, sewer, drainage, etc.), which may encumber the 
subject property, including underground and overhead facilities.  No permanent structures will be allowed 
within any utility easements.   

•         It is the responsibility of the owner/applicant to pay the cost of any work performed by MLGW 
to install, remove or relocate any facilities to accommodate the proposed development.  

•         It is the responsibility of the owner/applicant to comply with the National Electric Safety Code 
(NESC) and maintain minimum horizontal/vertical clearances between existing overhead electric 
facilities and any proposed structures.  

•         Landscaping is prohibited within any MLGW utility easement without prior MLGW approval.  It is the 
responsibility of the owner/applicant to comply with Memphis/Shelby County Zoning Ordinance - 
Landscape and Screening Regulations.  

•         It is the responsibility of the owner/applicant to contact TN-1-CALL @ 1.800.351.1111, before 
digging, and to determine the location of any underground utilities including electric, gas, water, CATV, 
telephone, etc 

•         It is the responsibility of the owner/applicant to submit a detailed plan to MLGW Engineering for the 
purposes of determining the availability and capacity of existing utility services to serve any proposed or 
future development(s).  Application for utility service is necessary before plats can be recorded.   

o        All residential developers must contact MLGW's Residential Engineer at 901-528-4855 for 
application of utility services.   

o        All commercial developers must contact MLGW's Builder Services at 901-367-3343 to initiate 
the utility installation process.   

•         It is the responsibility of the owner/applicant to pay the cost of any utility system improvements 
necessary to serve the proposed development with electric, gas or water utilities. 

 
City Fire Division:     No comments. 
City Real Estate:     No comments. 
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AT&T/Bell South:     No comments. 
      
City Board of Education     No comments received 
City/County Health Department:   No comments received 
Memphis Area Transit Authority (MATA): No comments received. 
OPD-Regional Services:    No comments received 
OPD-Plans Development:    No comments received 
Construction Code Enforcement:   No comments received 
 
Neighborhood Associations    No comments received 
 
 Mid-Inner City Assn. for Heritage: 
 North Memphis Civic Club: 
 South Memphis CDC: 
 Leath Street Civic Club 
 Downtown Neighborhood Assn      
  
 
  
 
SW- DA,  
3/4/2010 




