
MEMPHIS AND SHELBY COUNTY OFFICE OF PLANNING AND DEVELOPMENT 

STAFF REPORT     # 12 
CASE NUMBER:  PD 10-310   L.U.C.B. MEETING:  July 8, 2010 
 
DEVELOPMENT NAME: Park Avenue and Highland Street Planned Development`  
 
LOCATION:   Northeast corner of Park Avenue and South Highland Street  
 
COUNCIL DISTRICT: 5  
SUPER DISTRICT:  9 
 
OWNER OF RECORD/APPLICANT: Hart-Redd, LLC 
 
REPRESENTATIVE: SR Consulting, LLC (Cindy Reaves)   
 
REQUEST:   A Planned Development to permit retail use (CVS/Pharmacy)   
 
AREA:   1.96 Acres   
 
EXISTING LAND USE & ZONING: Local Commercial (C-L), Single Family Residential  
(R-S6), Neighborhood Commercial (C-N) Districts; a portion of this project is also within the 
University District Overlay 

 
 
 

OFFICE OF PLANNING AND DEVELOPMENT RECOMMENDATION 
         

REJECTION 
 

  
CONCLUSIONS 
The subject site is the proposed location for the development of a retail drug store, CVS (Customer 
Value Service).  The site is situated within 3 different zoning districts and a portion of the site is also 
within the UDO (University District Overlay). 

 
The general land use of the subject property is compatible to the neighborhood and is generally allowed by the 
governing zoning districts but the Site Plan as submitted is not in agreement with the current zoning and 
Overlay District bulk requirements.  The site is located within the University District Overlay (UDO) along 
Highland Street which is designated as “Urban Frontage” which requires that the building have a setback of 2-
7 feet and have transparency of 50% of the wall surface area.  The frontage along Park Avenue is within the 
C-N (Neighborhood Commercial) District which does not allow parking in the front yard.  The site plan is not 
in conformance with the University District Overlay or with the Neighborhood Commercial District 
regulations. 

 
Although the University District may benefit from the goods and services of CVS, the site plan as submitted 
does very little to address the collective vision for University District as set forth by the community and 
illustrated in the University District Comprehensive Plan and the University District Overlay. 

    
As a result, this application should not be approved as submitted.  

 
Staff Writer: Gregory Love       Email: gregory.love@memphistn.gov 
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LAND USE AND ZONING MAP 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

SURROUNDING LAND USES AND ZONING: 
 

North:  Commercial within the C-L (Local Commercial) Zoning District 
 

East: A mixture of commercial and residential land uses within the R-S6 (Single Family 
Residential) and the C-N (Neighborhood Commercial) Districts  

 
South: Commercial use within the C-L (Local Commercial) District  

 
West: A mixture of commercial uses within the C-L (Local Commercial) District  
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Front yard parking is not allowed 
within the C-N (Neighborhood 
Commercial) District 

Building is currently set back 
approximately 75 feet from right-of-way 
where 2-7 feet is required 
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Landscape Plan
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Subject Site located at 
the northeast corner of 
Highland Street and 
Park Avenue 

 

Subject Site East bound 
Park Avenue 

Highland Street 
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Subject Site 
Buildable Area 
along Park Avenue 

 
 

Subject Site Buildable 
Area along Highland 
Street (Urban 
Frontage Designation) 
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Applicant shall utilize Plate A-1-A-4 UDO Landscape Plates (A-1 shown) 

Ordinance (UDO) 
requires the 
building to be 
within 2’-7’ of 
right-of-way 
(back of curb)

Subject Site 
Buildable area along 
Highland Street 
(Urban Frontage 
designation). 
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Subject site buildable area along 
Marion Avenue 

Surrounding Land Uses (Northwest Corner of 
Highland Street and Park Avenue) 

Green space is 
proposed here to 
buffer residential 
land uses to the east 
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50% of the buildings face is required to be Transparent along Highland Street 

 
 

Surrounding Land Uses (Southwest Corner of 
Highland Street and Park Avenue) 
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Surrounding Land Uses (Southeast Corner of 
Highland Street and Park Avenue) 

 
 

The subject site is a part of the southern gateway into the University District  
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Elevation 
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STAFF ANALYSIS 
 
The subject site is situated at the northeast corner of Highland Street and Park Avenue.  The site includes 
approximately 4 parcels comprising approximately 1.9 acres of land.  The proposed development site, because of 
its multiple parcels and previous uses, straddles three zoning districts and is within an overlay district.   
 
 
The most immediate corner of Highland Street and 
Park Avenue is zoned C-L (Local Commercial), the 
most southeastern portion of the site (fronting along 
Park Avenue) is zoned C-N (Neighborhood 
Commercial), the most northeastern portion of the 
site is zoned R-S6 (Single Family Residential) and 
finally the frontage of the subject site along Highland 
Street is within the University District Overlay.   
 
This application is submitted as a Planned 
Development which is helpful in consolidating 
multiple parcels for one use.  This process also offers 
the opportunity to present innovate design techniques 
that address environmental and market demands 
while retaining or improving upon  the general 
standards of the existing ordinances governing the 
site.  
 
 
 
SITE CHARACTERISTICS 
 
The site is currently characterized as a neighborhood commercial strip center with various commercial uses 
fronting on both Highland Street and Park Avenue.  Both Highland Street and Park Avenue are considered by the 
Tennessee Department of Transportation as major roads.  Interestingly, the vehicular traffic along Park Avenue 
has remained relatively consistent over the last 25 years with approximately 14,000 vehicular trips per day while 
Highland has had some fluctuations over the past 25 years and currently experiences approximately 23,000 
vehicular trips per day. 
  
BACKGROUND 
 
The Site was originally developed as the Goodman Brothers, Colonial Heights Subdivision in April, 1922.  
The site is somewhat challenging because of the various governing zoning and overlay districts but could be 
considered critical to the success of the University District because of the potential precedent that can be set by 
this southern gateway.  
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The subject site is at the most southern end of the University District. There has been considerable development 
completed and proposed with the University District such as: The Stratum at Highland and Mynders, the Doyles 
at Southern and Brister Street, Highland Row at Highland and Midland, and the Laurels at Highland Street and 
Central.  Because of this influx of development a plan was drafted for the University District in an attempt to 
structure development and to set a clear and focused approach to developing the future of this resurging 
community.  The University District Comprehensive Plan was prepared by the University of Memphis in 
partnership with: the City of Memphis, University District Inc., University Neighborhood Development 
Corporation, University District Business Alliance, and the Highland Area Renewal Corporation.  This Plan was 
drafted in an effort to document a collective vision taking into consideration the views of all neighborhood 
stakeholders.   
 
REQUEST 
 
To approve a Planned Development to permit retail use (CVS Pharmacy) and to approve the accompanying site 
plan. 
 
RECOMMENDATION/CONCLUSION  
 
The site plan as submitted does not meet the requirements of the UDO (University District Overlay).  The most 
western portion of the site along the east side of Highland is currently governed by the UDO and is designated as 
“Urban Frontage”; as a result newly constructed buildings are required to have a setback of between 2 and 7 feet.  
Urban Frontage Designation also requires that 50% of newly constructed buildings walls be transparent.  The 
current site plan for the subject site illustrates the building at a 75 foot setback with little transparency. 
 
The site plan does not conform to the required streetscape treatment or a street frontage that is designated Urban. 
 
Secondly, frontage along Park Avenue is within the C-N (Neighborhood Commercial) Zoning District which does 
not allow parking in the front yard; it should be located within the side and or the rear yard.  Currently the site 
plan illustrates four rows of parking along Park Avenue. 
 
This application should not be approved as submitted.



Staff Report        July 8, 2010 
PD 10-310         Page 16 

 
 

GENERAL INFORMATION 
 

Street Frontage: 330 lf. along Highland Street and 234 lf along Park Avenue 
 
Planning District: University District 
 
Census Tract: 70 
 
Zoning Atlas Page: 2140 
 
Parcel ID:  046018 00002C, 046018 00042, 046018 00043, 046018 00044C 

 
Zoning History: The University District Overlay was applied to the most western portion of this 

site, fronting on Highland Street in July 2009 (Ordinance # 5301). The portion of 
the subject site fronting on Park Avenue was rezoned from C-L (Local 
Commercial) to C-N (Neighborhood Commercial) in January 2003 by the Normal 
Station Neighborhood Plan (Ordinance # 4989)   

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

1. Standard Subdivision Contract as required in Section 500 of Subdivision Regulations. 
 
Sewers: 
 

2. City sanitary sewers are available at developer's expense. 
 
Roads: 
 

3. Dedicate additional right of way to accommodate an 8 foot wide planting strip and a 5 foot 
wide sidewalk on all street frontages and improve in accordance with Subdivision 
Regulations and the requirements of the UDC. 

 
4. Dedicate a 30 foot property line radius at the intersection of Park and Highland, and improve 

in accordance with the Subdivision Regulations.  
 

5. The developer shall be responsible for the relocation of the signal pole and any associated 



Staff Report        July 8, 2010 
PD 10-310         Page 17 

 
 

signal improvements required in conjunction with the construction of the radius at the 
intersection of Highland and Park. 

 
6. Dedicate a 10 foot property line radius at the intersection of Marion and Highland and 

improve in accordance with the Subdivision Regulations. 
 

7. Clear Sight Areas shall be provided on the final plat and engineering plans at all intersections 
in accordance with the Subdivision Regulations.  The required note regarding Clear Sight 
Areas shall be placed on the final plat. 

 
Curb Cuts/Access: 
 

8. The location of the proposed curb cut on Highland is unacceptable as shown. 
 

9. The proposed curb cut on Highland Street shall be relocated to provide a minimum of a 20 
foot tangent from the end of the new radius at Marion Avenue in accordance with the 
Subdivision Regulations. 

 
10. One full movement curb cut along the Park Avenue frontage will be granted, and shall begin 

no closer than 10 feet from the east property line. 
 

11. The City Engineer shall approve the design, number and location of curb cuts. 
 

12. Any existing nonconforming curb cuts shall be modified to meet current City Standards or 
closed with curb, gutter and sidewalk. 

 
13. All existing sidewalks and curb openings along the frontages of this site shall be inspected 

for ADA compliance. The developer shall be responsible for any reconstruction or repair 
necessary to meet City standards, 
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Site Planning: 
 
14. The location of the drive-thru pick up window does not provide adequate queuing for autos. 

The requirement of 4 queue spaces per window exclusive of the drive path shall be adhered 
to in accordance with the Zoning Ordinance. 

 
Drainage: 
 
15. This site is located within the Black Bayou drainage basin. Onsite detention shall be 

provided.  
 
16. Drainage improvements, including on-site detention, shall be provided under a Standard 

Subdivision contract in accordance with Subdivision Regulations and the City of Memphis 
Drainage Design Manual. 

 
17. Drainage data for assessment of on-site detention requirements shall be submitted to and 

approved by the City Engineer.   
 
General Notes: 
 
18. The width of all existing off-street sewer easements shall be widened to meet current city 

standards. 
 
Required landscaping shall not be placed on sewer or drainage easements.      
 
City Fire Division:     No comment. 
 
City Real Estate:     None. 
 
City/County Health Department: 
 
1. If any monitoring wells were installed as part of an environmental site assessment they must 

be filled as outlined in Section 6 of the Shelby County Well Construction Code. 
2. If any abandoned water wells are present on this site they must be properly filled and 

abandoned as outlined in Section 9 of the Shelby County Well Construction Code. 
3. Since this is a Planned Development that could require the demolition of a structure or 

structures at this site before starting any demolition the developer will need to fill out the 
attached questionnaire.  

4. If a Demolition Permit will be required after filling out the questionnaire then the owner, 
developer, or contractor must contact the Asbestos Branch in the Air Pollution Control 
Section at (901) 544-7349 in order to secure the appropriate permit. 

5. Please complete the attached form/questionnaire on the second page.  
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 City Board of Education:    No comment. 
 
Construction Code Enforcement:   No comments received. 
 
Center City Commission:    No comments received. 
 
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. 

 
Bell South:      No comments received. 
 
Memphis Area Transit Authority (MATA): No comments received. 
 
OPD-Regional Services:    No comments received. 



Staff Report        July 8, 2010 
PD 10-310         Page 20 

 
 
 
OPD-Plans Development:    No comments received. 
 
Landmarks Commission:     
 
The structure should be closer to the corner to be in compliance with the University 
District Highland corridor plan.  The Walgreens across the street is a suburban setback 
however this north side of the street begins the Highland Corridor and needs to be more 
urban in design.  There should be trees planted in the grass areas. 
 
Memphis Park Commission:   No comments received. 
 
TN Dep't of Environment & Conservation: 
 

Be advised that it is the responsibility of the individual developer/builder/land 
owner to obtain the proper permits through the Corps of Engineers or TDEC.   As 
a rule of thumb, if there are no waterways or wetland areas on this property, no 
ARAP or 404 permits are required.   If surface waterways or any areas that stay 
wet for long periods of time exist on the property, the responsible party should 
contact this office for a proper determination. 

 
Orange Mound Concerned Citizens Co.: 
Normal Station Neighborhood Association: 
University District Alliance: 
University District Incorporated: 
The New Olivet Baptist Church: 
Messick Buntyn Neighborhood Association: 
Hadley & Prescott Community Association: 
   
 
 
 
 


