
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Staff Writer: Jeffrey Penzes E-mail: jeffrey.penzes@memphistn.gov  

 AGENDA ITEM: 8 
 

CASE NUMBER: MJR 2022-012 (PD 17-06 CORRES.) L.U.C.B. MEETING: April 14, 2022 
 

DEVELOPMENT: Polo Grounds North Planned Development 
 

LOCATION: Southeast corner of South Germantown Road and Callis Cut Off Road 
 

OWNER/APPLICANT: Franklin Land Associates, LLC 
 

REPRESENTATIVE: Pickering Firm – Marvin Brown and Burch Porter Johnson PLLC – Josh Whitehead 
 

REQUEST: Major modification to allow an outdoor recreation golf entertainment center and motor vehicle 
service 

 

AREA: +/-22.1 acres 
 

EXISTING ZONING: PD 17-06 Area C which allows any use permitted by right, administrative site plan approval or 
by special use permit in the C-P (Commercial Mixed Use – 2 (CMU-2) in UDC) and Office General 
(OG) with specified prohibited uses 

CONCLUSIONS 
 

1. The applicant is requesting to allow an outdoor recreation golf entertainment center and motor vehicle service. 
 

2. The outdoor recreation and golf entertainment center would comprise the majority of the property within the proposed 
new Area C1 within the outline plan conditions. However, there are two remaining “future development” sites within Area 
C1 and one of which, as conditioned, may be developed as a potential motor vehicle service facility. 
 

3. The outdoor recreation and golf entertainment center is an appropriate use for this area that will serve as a destination 
facility. 
 

4. As conditioned, Callis Cut Off Road may no longer connect to South Germantown Road after other roadway connections 
are established to South Germantown Road, if supported by a traffic impact study and subject to final review and approval 
by City Engineering. 

 

5. Note the applicant had originally requested to allow a detached pole sign of 100 feet in height and 900 square feet in sign 
area that would be located adjacent to the northeast corner of the future intersection of South Germantown Road and 
Polo Grounds Boulevard and subsequently made overtures to reduce the proposed detached pole sign to 90 feet in height 
and 500 square feet in sign area. However, the existing outline plan conditions do not allow pole signs nor signs of such 
size and staff feels that upholding the requirement of monument style signs within the planned development is 
appropriate and as such has maintained such limitations. Furthermore, it should be noted that the proposed outdoor 
recreation and golf entertainment center will have no frontage along Tennessee State Route 385, thus, allowing such a 
large pole sign which fronts South Germantown and/or Polo Grounds Boulevard, but is designed in a manner that it 
attempts to be seen from the distant state route is inappropriate. 

 

6. The proposed development will not unduly injure or damage the use, value and enjoyment of surrounding property nor 
unduly hinder or prevent the development of surrounding property in accordance with the current development policies 
and plans of the City and County. 
 

7. The location and arrangement of the structures, parking areas, walks, lighting and other service facilities are compatible 
with the surrounding land uses. 

CONSISTENCY WITH MEMPHIS 3.0 
 

This proposal is consistent with the Memphis 3.0 General Plan per the land use decision criteria. See further analysis on pages 
37-38 of this report. 

RECOMMENDATION 
 

Approval with conditions 
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GENERAL INFORMATION 
 
Street Frontage: South Germantown Road +/-1,187.00 curvilinear feet 
 Callis Cut Off Road +/-500.00 curvilinear feet 
 State Route 385 West +/-804.41 curvilinear feet 
 
Zoning Atlas Page:  2350 
 
Parcel ID: A portion of 081080 00057 
 
Existing Zoning: PD 17-06 Area C which allows any use permitted by right or special use permit of 

Commercial Mixed Use – 2 (CMU-2) and Office General (OG) with specified 
prohibited uses 

 
 
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 15 notices were mailed on April 1, 2022, and a total of 3 signs posted 
at the subject property. The sign affidavit has been added to this report. 
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LOCATION MAP 
 

 
Subject property located within the pink circle, South East Memphis neighborhood   

SUBJECT PROPERTY 
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POLO GROUNDS NORTH PLANNED DEVELOPMENT OUTLINE PLAN (PB 291 PG 9) 
 

 
Subject property highlighted in yellow   
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VICINITY MAP 
 

 
Subject property indicated by a pink star  
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AERIAL 
 

 
Subject property outlined in orange, imagery from 2021  
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ZONING MAP 
 

 
Subject property highlighted in orange 
 
Existing Zoning: PD 17-06 
 
Surrounding Zoning 
 
North: PD 16-08 (retail/service, office, multifamily, and single family uses permitted) 
 
East: PD 17-06 – Area C (CMU-2 and OG uses) and Area D (CMU-2 and OG uses) 
 
South: State Route 385 East 
 
West: PD 17-06 – Area E (RU-3 uses) and Area F (CMU-2 and OG uses)  
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LAND USE MAP 
 

 
Subject property indicated by a pink star  
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OUTLINE PLAN WITH PROPOSED AREA C-1 
 

 
Proposed Area C-1 highlighted in orange  
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CONCEPT PLAN 
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LANDSCAPE PLAN 
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ELEVATIONS 
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FLOOR PLAN 
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STAFF ANALYSIS 
 
Request and Justification 
The application, owner affidavit, and letter of intent have been added to this report.  
 
The request is a major modification to allow an outdoor recreation golf entertainment center and motor vehicle 
service. 
 
Site Description 
The subject property is +/-22.1 acres located on the southeast corner of South Germantown Road and Callis Cut 
Off Road. The site is a part of PD 17-06 Area C which allows any use permitted by right, administrative site plan 
approval or by special use permit in the C-P (Commercial Mixed Use – 2 (CMU-2) in UDC) and Office General 
(OG) with specified prohibited uses. The subject property is currently vacant land that is currently operating for 
the farming of what appears to be hay.  
 
Conclusions 
The applicant is requesting to allow an outdoor recreation golf entertainment center and motor vehicle service. 
 
The outdoor recreation and golf entertainment center would comprise the majority of the property within the 
proposed new Area C1 within the outline plan conditions. However, there are two remaining “future 
development” sites within Area C1 and one of which, as conditioned, may be developed as a potential motor 
vehicle service facility. 
 
The outdoor recreation and golf entertainment center is an appropriate use for this area that will serve as a 
destination facility. 
 
As conditioned, Callis Cut Off Road may no longer connect to South Germantown Road after other roadway 
connections are established to South Germantown Road, if supported by a traffic impact study and subject to 
final review and approval by City Engineering. 
 
Note the applicant had originally requested to allow a detached pole sign of 100 feet in height and 900 square 
feet in sign area that would be located adjacent to the northeast corner of the future intersection of South 
Germantown Road and Polo Grounds Boulevard and subsequently made overtures to reduce the proposed 
detached pole sign to 90 feet in height and 500 square feet in sign area. However, the existing outline plan 
conditions do not allow pole signs nor signs of such size and staff feels that upholding the requirement of 
monument style signs within the planned development is appropriate and as such has maintained such 
limitations. Furthermore, it should be noted that the proposed outdoor recreation and golf entertainment 
center will have no frontage along Tennessee State Route 385, thus, allowing such a large pole sign which fronts 
South Germantown and/or Polo Grounds Boulevard, but is designed in a manner that it attempts to be seen 
from the distant state route is inappropriate. 
 
The proposed development will not unduly injure or damage the use, value and enjoyment of surrounding 
property nor unduly hinder or prevent the development of surrounding property in accordance with the current 
development policies and plans of the City and County. 
 
The location and arrangement of the structures, parking areas, walks, lighting and other service facilities are 
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compatible with the surrounding land uses. 
 
RECOMMENDATION  
 
Staff recommends approval with revisions to the outline plan conditions. 
 
Outline Plan Conditions – Revisions 
Proposed language is indicated in bold, underline; deletions are indicated in bold strikethrough 
 
I. USES PERMITTED: 
 

A. Areas B and E – Any residential use permitted by right or administrative site plan approval in the R-
ML District and O-G uses. 

 
Prohibited Uses:  
1. Adult Entertainment Establishments 
2. Group Shelter 
3. Transitional Home 
4. Outdoor Amusements 
5. Outdoor Retail Sales or Display 
6. Used Goods, Secondhand Sales 
7. Pawn Shop 
8. Motor Vehicle Service 
9. Undertaking Establishment 
10. Self-Service Vehicle Wash 
11. Drive-in Restaurant 
12. Taverns, Cocktail Lounges, Nightclubs other than in conjunction with a hotel, or motel 
13. Communication Tower 

 
B. Area A – Any use permitted in the O-G District, excluding free standing restaurants, free standing 

day care centers, group shelters, transitional homes, taverns, cocktail lounges, or nightclubs. 
 

Prohibited Uses:  
1. Adult Entertainment Establishments 
2. Group Shelter 
3. Transitional Home 
4. Outdoor Amusements 
5. Outdoor Retail Sales or Display 
6. Used Goods, Secondhand Sales 
7. Pawn Shop 
8. Motor Vehicle Service 
9. Undertaking Establishment 
10. Self-Service Vehicle Wash 
11. Drive-in Restaurant 
12. Taverns, Cocktail Lounges, Nightclubs other than in conjunction with a hotel, or motel 
13. Communication Tower 
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C. Area D – Office and commercial uses, and usual and customary accessory uses, as permitted by 

right or by special use permit in the O-G District and C-P uses as governed by the C-P District. A 
maximum 6-story hotel shall be permitted subject to the Memphis City Council approval of a site 
plan to assure quality development. 

 
Prohibited Uses:  
1. Adult Entertainment Establishments 
2. Group Shelter 
3. Transitional Home 
4. Outdoor Amusements 
5. Outdoor Retail Sales or Display 
6. Used Goods, Secondhand Sales 
7. Pawn Shop 
8. Motor Vehicle Service 
9. Undertaking Establishment 
10. Self-Service Vehicle Wash 
11. Drive-in Restaurant 
12. Taverns, Cocktail Lounges, Nightclubs other than in conjunction with a hotel, or motel 
13. Communication Tower 

 
D. Area C – Any use permitted by right, administrative site plan approval or by special use permit in 

the C-P or O-G District. 
 

Prohibited Uses:  
1. Adult Entertainment Establishments 
2. Group Shelter 
3. Transitional Home 
4. Outdoor Amusements 
5. Outdoor Retail Sales or Display 
6. Used Goods, Secondhand Sales 
7. Pawn Shop 
8. Motor Vehicle Service 
9. Undertaking Establishment 
10. Self-Service Vehicle Wash 
11. Drive-in Restaurant 
12. Taverns, Cocktail Lounges, Nightclubs other than in conjunction with a hotel, or motel 
13. Communication Tower 

 
E. Area F – Any use permitted by right, administrative site plan approval or by special use permit in 

the CMU-2 or O-G District. 
 

Prohibited Uses:  
1. Adult Entertainment Establishments 
2. Group Shelter 
3. Transitional Home 
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4. Outdoor Amusements 
5. Outdoor Retail Sales or Display 
6. Used Goods, Secondhand Sales 
7. Pawn Shop 
8. Motor Vehicle Service 
9. Undertaking Establishment 
10. Self-Service Vehicle Wash 
11. Drive-in Restaurant 
12. Taverns, Cocktail Lounges, Nightclubs other than in conjunction with a hotel, or motel 
13. Communication Tower 

 
F. Motor vehicle sales are not permitted in any portion of the Planned Development (except see 

Outline Plan condition I.G). The Hotel/Motel use associated with Area F shall require a waiver from 
Memphis City Council prior to construction. 

 
G. Area F – One Car Max automotive retailer is permitted in Area F as illustrated with the submitted 

site plan and subject to site plan approval. Additional uses and accessory uses also permitted 
include: 

 
1. Vehicle Service 
2. Vehicle Repair/Reconditioning 
3. Private Vehicle Wash 
4. Private Fuel Storage and Pumps 
5. Wholesale Auction 
6. Vehicle Appraisals/Acquisitions 
7. Sale and Installation of Vehicle Accessories 

 
H. Area F – Additional regulations and conditions associated with the Car Max dealership: 

 
1. The outdoor, overnight storage of vehicles shall be permitted in accordance with Chapter 4.8, 

Outdoor Storage and Display. Vehicles may be parked on-site during business hours.  All vehicle 
parking shall be accomplished on the site, and in no case, shall a parked vehicle encroach into 
the right-of-way. 

2. There shall be no dismantling of vehicles for salvage. 
3. The storage of impounded vehicles shall not be permitted.  
4. When located within 300 feet of a residential district, no outside speaker system shall be 

permitted. A security system with appropriate alarms and notice shall be permitted for the 
security of the site. 

5. The site is adjacent to residentially zoned properties to the best extent possible, road testing of 
vehicles will be directed to non-residential areas. 

6. New car display shall not be artificially elevated above the general topography of the site. 
 

I. Area C1 – Any use permitted by right, administrative site plan review or by special use permit in 
the C-P CMU-2 or O-G District, including an outdoor recreation and golf entertainment center and 
accessory uses; including a multi-level golf driving range, full-service restaurant, bar, event space, 
outdoor seating and dining areas, outdoor patio areas and miniature golf course; a hotel; and 
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multifamily (large home, stacked townhouse, and apartment). Note a maximum of one vehicle 
service establishment is permitted. 
 
Prohibited Uses: 
1. Adult Entertainment Establishments 
2. Group Shelter 
3. Transitional Home 
4. Outdoor Amusements, which shall not be defined to include an outdoor recreation and golf 

entertainment center and accessory uses  
5. Outdoor Retail Sales or Display 
6. Used Goods, Secondhand Sales 
7. Pawn Shop 
8. Motor Vehicle Service Vehicle Repair 
9. Undertaking Establishment 
10. Self-Service Vehicle Wash 
11. Drive-in Restaurant  
12. Taverns, Cocktail Lounges, Nightclubs other than in conjunction with a hotel, or motel, or 

outdoor recreation and golf entertainment center 
13. Communication Tower 
14. Crematoria 

       
II. BULK REGULATIONS: 
 

A. Area A (21.0 acres) – Maximum floor area ratio of 0.35. Maximum height of 2 stories within 250 
feet of Winchester Hills Subdivision and maximum height of 55 feet for all buildings between 250 
and 600 feet of Winchester Hills Subdivision. All other bulk requirements shall comply with the O-G 
District. 

 
B. Area B (19.7 acres) and Area E (17.0 acres) – Maximum net density of 14 dwelling units per acre. 

Maximum floor area ration for O-G uses shall be 0.35 F.AR. All other bulk regulations shall comply 
with the R-ML District for Multi-Family and the O-G District for O-G uses. 

 
C. Area C (53.8 33.3 acres) – Maximum net floor area ratio of 0.3 for CMU-2 uses and 0.35 for O-G 

uses. All other bulk regulations shall comply with the CMU-2 District for commercial uses and the 
O-G District for office uses. 

 
D. Area D (21.3 19.7-acre tract) – Maximum net floor area ratio of 0.3 for commercial uses and 0.35 

for office uses. All other bulk regulations shall comply with the CMU-2 District for commercial uses 
and the O-G District for office uses except there will be no maximum net floor area ratio for a hotel. 

 
E. Area F (17.2 acres) – Maximum net floor area ratio of 0.3 for retail, 0.5 for hotel/motel and 0.35 for 

office uses. All other bulk requirements shall comply with the CMU-2 District for commercial uses 
and the O-G District for office uses. 

 
F.  Area C1 (22.1 acres) – The bulk requirements of the CMU-2 district shall apply with the following 

exceptions:  
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1. Barrier netting and net poles surrounding the golf driving range outfield area that shall not 

exceed one hundred fifty-six (156) feet in height above the finished floor elevation of the 
principal building on this site.  

2. Outdoor storage contained within containerized, unscreened bins in the vicinity of the 
designated loading area and facility maintenance entrance to the building. This outdoor 
storage shall not be visible from the public right-of-way.  

 
G. For purposes of computing the maximum number of dwelling units of floor area, public roadways 

shall be excluded from the available acreage. 
 
III. ACCESS AND CIRCULATION: 
 

A. Germantown Road shall be dedicated and improved to 54 feet from centerline, except in Area C1. 
In Area C1, Germantown Road shall be dedicated 54 feet from centerline, if necessary, and 
improved with a paved shoulder subject to review and approval by City Engineering.  

 
B. Direct access to Germantown Parkway with the interchange area or to Nonconnah Parkway is not 

permitted. 
 
C. Area E: The developer shall dedicate Cotton Plant Road right-of-way along an alignment to be 

approved by the city engineer, not exceeding 34 feet from centerline and pay fees in lieu of 
improvements for one lane only. Any future access to Cotton Plant Road shall be approved by the 
City Engineer. Any road crossing of the creek shall be at the sole expense of the developer. 

 
 Area F: Cotton Plat Road shall be dedicated to 34 feet from centerline. Applicant shall convey their 

right of access to the City of Memphis. 
  
D. Dedicate and improve Callis Cutoff Road 34 feet from centerline in accordance with the Subdivision 

Regulations, except in Area C1. In Area C1, Callis Cutoff Road shall be dedicated in such a way to 
accommodate a 91-foot total right-of-way and improved or, subject to review and approval of 
City Engineering, Callis Cut Off Road may instead remain as a temporary access drive subject to a 
traffic impact study being submitted by the developer to and final approval by City Engineering. 
Note, if approved, Callis Cut Off Road must remain as temporary access drive until all other 
required road connections are made as determined by City Engineering. The centerline of Callis 
Cutoff Road shall be relocated to a point a minimum of 200 feet south of the centerline of Callis 
Creek to allow for the construction of a new Germantown Road bridge over Callis Creek.  

 
E.  Permit one curb cut every 300 feet on Germantown Road into Areas C, C1, E and F.  
 
F. Internal circulation shall be provided between all phases, lots or sections having compatible uses. 

Common ingress-egress easement giving access to Germantown Road shall be shown on final 
plans. 

  
G. Area D shall be granted one full movement curb cut to Winchester Road. The curb cut shall be 

located outside the limits of access control established by the T.D.O.T.  
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H. Curb cut access to Areas E from Cotton Plant Road shall be permitted such that no curb cut shall be 

closer to the street intersections than 300 feet. Any additional curb cuts shall be a minimum of 300 
feet apart. 

 
I. Dedicate and improve a north-south collector width street, (64/48) south of Callis Cutoff Road near 

the common line of Area B and C in accordance with Subdivision Regulations. The new street shall 
align with the collector street approved in the Callis Cutoff P.D. and provide access to Knight Arnold 
Road. 

 
J. Dedicate and improve a north-south collector width street (64/48) through Area A in accordance 

with the Subdivision Regulations. The centerline of said road shall be a minimum of 25 feet from 
Winchester Hills Subdivision. The new street will connect to a collector street approved in 
Winchester/Hacks Cross P.D. to the south with direct connection to Winchester Road, and will 
provide access to Knight Arnold Road (Players Club Parkway). 

 
K. All internal public streets shall be dedicated and improved as 68-foot-wide commercial collectors 

and all public streets shall meet the design requirements of the Subdivision Regulations. 
 
L. Any Required extension of Polo Grounds Boulevard through Area “C” and/or “D” shall be dedicated 

as a 52 foot wide collector and improved in accordance with the Subdivision Regulations. In Area 
C1 Polo Grounds Boulevard shall be dedicated as a 58-foot-wide collector, subject to review and 
approval by City Engineering. 

 
M. Area F: Parking and/or loading spaces shall be illustrated on the final plat and shall conform to the 

elements of the Unified Development Code that is in place at the time a final plat. 
 
N. Area F: Minimum Parking Requirements  

1. Parking requirements may be reduced by shared parking provisions arranged between 
establishments within the planned development and approved by OPD.  

2. Parking shall be in accordance with the regulations for the appropriate use being considered. 
3. Handicap parking spaces and ramps shall be provided in accordance with ADA standards. 

 
O. Area F: Access, Circulation, and Parking Specifically Associated with Area F 

1. Non-public parking spaces may be provided at reduced geometric standards and without 
required striping. 

2. Public/customer/employee parking shall conform to the elements of the Unified Development 
Code that is in place at the time a final plat is submitted 

3. Any Car Max dealership may be fully secured and not subject to internal circulation 
requirements. However, the undeveloped portion of Area F, generally east of the Automobile 
Retailer shall be permitted access to and from the east-west private drive that serves the 
retailer. 

4. Dedicate 54 feet from the centerline of Germantown Road and improve with an exclusive north 
bound left turn lane and appropriate tapers to accommodate the turn lane all to the 
satisfaction of the City Engineer. 

  



Staff Report April 14, 2022 
MJR 2022-012 Page 27 
 

 
27 

 

P. Area F: Traffic Control Provisions 
1. 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. 

2. 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 210-
Traffic Impact Policy for Land Development of the City of Memphis Division of Engineering 
Design and Policy Review Manual. 

3. 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 
existing right-of-way width does not allow for 5-foot clear pedestrian path, an exception may 
be considered.  
 

Q. Area F: Lighting Provisions Specific to the Car Max Use in Area F: 
1. All outdoor lighting shall be directed downward to the extent possible and shall not glare onto 

residential property. Outdoor lighting must meet the requirements of Chapter 4.7, Outdoor Site 
Lighting.  

2. The maximum foot-candle for outdoor lighting shall be 60 fc. 
 

R.  Area C1: Lighting Provisions Specific to Outdoor Recreation and Golf Entertainment Centers in 
Area C1. 
1. Exposed LED lighting strips that are not full cutoff fixtures shall be permitted at each hitting 

bay. 
2. Two (2) 30’x50’ high-definition digital screens shall be permitted along the perimeter of the 

golf driving range outfield netting area, see outline plan condition IV.E.2. 
3. A photometric plan shall be provided with the submittal of a Final Plan. The photometric plan 

shall reflect 0.1 footcandles along the Callis Cutoff Road.  
 

IV. SIGNAGE: Signage for each area shall be governed by the zoning district designated for each area in 
Outline Plan Conditions I (USES PERMITTED). 

 
A. All signs shall be of ground mounted, monument style design incorporating building materials 

consistent with the building materials of the business the sign is advertising. No pole signs are 
permitted. 

 
B. Signs shall not flash, revolve, oscillate, or create a vision of continuous movement. 
 
C. No Banners, streamers, balloons, portable, or temporary signs shall be permitted except 

construction project signs and real estate signs.  
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D. Area F, if developed as a Car Max: 
1. No banners, flags, steamers, balloons or similar advertising devices, temporary or portable 

signs, reader board signs, roof-mounted signs or tents shall be permitted.  
2. If the automobile dealership ceases to operate, all attached and detached signs depicting the 

dealership shall be removed from the property.  
3. Attached signage shall be approved as illustrated on the proposed site plan. 
4. In Area F, one detached sign shall be permitted along Highway 385 at a maximum height of 35 

feet. A maximum sign area of 100 square feet shall be permitted. The sign shall be designated 
as a monument sign where the width of the sign shall be consistent throughout its entire 
height. Detached signage along Cotton Plant Road shall be prohibited. 

5. One detached sign is permitted along Germantown Road – Maximum of 56 square feet in area, 
a maximum of 35’ in height. The sign shall be designated as a monument sign where the width 
of the sign shall be consistent throughout its entire height. The sign shall also be designed to 
accommodate any other uses in Area F. 

6. A ten (10) percent reduction shall be required when the sign structure is not constructed with 
the same or substantially the same or similar materials of the building. 

7. A twelve (12) percent reduction shall be required when an irrigated landscaped area equivalent 
to two times the sign area is not provided. 

8. Digital, LED, electronic and video signage is prohibited on any sign. 
 

E.  Area C1 
1. Detached sign. Each parcel shall be permitted one detached signs, which shall be of ground 

mounted, monument style design of no greater than twelve feet in height and 100 square feet 
in sign area or in accordance with 4.9.7D(2)(b) whichever is less and incorporates building 
materials consistent with the building materials of the business the sign is advertising including 
with a brick, stone, decorative masonry, or other high quality material base, with the 
exception of the parcel containing an outdoor recreation and golf entertainment center, 
which shall be permitted a maximum of two detached ground mounted, monument style 
design signs of no greater than twelve feet in height and no greater than 100 square feet in 
sign area or in accordance with 4.9.7D(2)(b) whichever is less and incorporates and 
incorporates building materials consistent with building materials of the outdoor recreation 
and golf entertainment center principal structure, including with a brick, stone, decorative 
masonry, or other high quality material base.  

2. Outfield sign and digital displays. The parcel containing an outdoor recreation and golf 
entertainment center shall be permitted a one-sided detached sign along the perimeter of its 
outfield area facing internally to the hitting bays no greater than 45 feet in height and 900 
square feet in area. Two (2) one-sided 30’x50’ high-definition digital screens facing internally 
to the hitting bays shall be permitted along the perimeter of the golf driving range outfield 
netting area. 

3. Attached signs shall be in accordance with the Unified Development Code, except for outdoor 
recreation and golf entertainment centers, where up to three attached signs are permitted on 
the south façade and up to two attached signs are permitted on the east and west facades.  

4. Signs shall not flash, revolve, oscillate, or create a vision of continuous movement. 
5. No Banners, streamers, balloons, portable, or temporary signs shall be permitted except 

construction project signs and real estate signs. 
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V. LANDSCAPING: 
 

A. Landscaping plate A-4 modified to 25 feet in width and containing a berm a minimum of 2 to 3 feet 
in height shall be provided along all street frontages except Polo Grounds Boulevard, which shall be 
landscaped with a 15 foot wide plate. Along Nonconnah Parkway, a Plate B-4, modified to not 
include a fence, shall be installed. 

 
B. A Plate N-1, modified to 40 feet in width, including a six-foot tall, dark colored, vinyl coated, chain 

link fence, located along the property line, shall be provided along the east line of Area ‘A’ 
extending only as far north as 40 feet from the northwest corner of Winchester Hills Subdivision. A 
detail of this plate shall be illustrated on the Outline Plan. 

 
C. All landscaped areas shall be provided exclusive of any easements and shall not conflict with any 

easements, including overhead wires. 
 
D. Internal landscaping shall be provided at a ratio of 300 square feet of landscaped area and one 

shade tree for every 20 parking spaces. No parking spaces shall be located farther than 75 feet 
from a landscaped area, including at least one Tree A. 

 
E. All other landscaping required on the site shall comply with the Unified Development Code 

Landscaping Ordinance (Section 32 of the Zoning Ordinance). 
 
F. Equivalent landscaping may be substituted for that required above, subject to the approval of the 

Office of Planning and Development.  
 
G. Landscaping Provisions Specific to the Development of Area F for a Car Max: 

1. The areas specially designated for the display or staging of motor vehicles for sale or rental, as 
shown on an approved site plan, shall be exempt from the parking lot standards and 
landscaping requirements.  

2. Landscape requirements apply to required customer and employee parking areas. 
3. A Class III buffer (see Section 4.6.5) shall be established along the northern property line as 

illustrated on the approved site plan.  
4. Landscape requirement along Germantown Road shall be modified for this phase. 
5. Existing trees and shrubs shall remain for a width of 25’ along Cotton Plant Road. 
6. Landscape Plate B-4 Modified, to allow site visibility of inventory, shall be installed along 

Nonconnah Parkway as illustrated on the approved site plan. 
7. CarMax may provide alternative landscaping along the perimeter of the site to not interfere 

with automobile inventory.   
 

H.  Landscaping Provisions Specific to the Development of Area C1. 
1.  Germantown Road.  

A Landscaping Plate A-4, modified to 10 feet in width without a berm or sidewalk, shall be 
provided along Germantown Road.  

2.  Polo Grounds Blvd. and Golf Way.  
A Landscaping Plate A-4, modified to 10 feet in width without a berm, shall be provided along 
Polo Grounds Boulevard and Golf Way. 
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3. Callis Cutoff Road. 
A Landscaping Plate A-4, modified to 10 feet in width without a berm or sidewalk, shall be 
provided along Callis Cutoff Road.  

4. Parking Areas. 
Landscaping internal to parking areas shall comply with Sub-Section 4.5.5D of the Unified 
Development Code.  

5. Eastern boundary of Area C1. 
Existing vegetation shall be utilized, as best as practical, along the eastern property line of 
any outdoor recreation and golf entertainment center.  

 
VI. DRAINAGE: 
  

A. Design and construction of the storm water conveyance and management facilities for this site 
shall be in accordance with the Subdivision Regulations and the City of Memphis Drainage Design 
Manual. Adequate non-buildable areas shall be provided each final plat for required on-site storm 
water detention facilities as determined by drainage calculations performed in accordance with the 
Drainage Manual and approved by the City Engineer. 

 
B. All drainage plans shall be submitted to the City Engineer for review. 
 
C. An overall drainage and sewer plan for the site shall be submitted to the City Engineer prior to the 

approval of the First Final plat. 
 

D. Area C1: Development of land within the 100-year floodplain shall comply with UDC Chapter 8.8 
Floodplain Development Overlay District. 

 
VII. BUILDING MATERIALS 

 
A. All non-residential buildings shall contain exterior finish building materials including stucco, glass, 

brick, and other masonry materials excluding smooth-faced concrete block. No metal buildings are 
permitted. Additional finish material may include those found within the office areas of the 
Southwind Planned Development. This condition shall not apply to outdoor recreation and golf 
entertainment centers in Area C1. However, for outdoor recreation and golf entertainment 
centers in Area C1 elevations and exterior finishes shall be subject to administrative review and 
approval by the Division of Planning and Development; note if EIFS is used, it shall compromise 
no more than 30% of any building facade. 
 

B. Any residential buildings shall include building elevations that contain no less than 50% brick 
material. This calculation shall exclude windows, garage doors, and breezeways.  
 

C. All rooftop A/C and heating equipment shall be screened from view from adjacent properties and 
public roads using a parapet or other architectural feature. 
 

D. Utility features such as electric wiring, conduit and meters shall also be screened using 
architectural features or landscaping. 
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E. Refuse containers shall be completely screened from view from public roads and adjacent 
properties with materials that are architecturally compatible to the building on the lot. 

 
VIII. SITE PLAN REVIEW: 

 
A. Site plan review and approval by the Office of Planning and Development shall be required for all 

Outline Plan areas. The Office of Planning and Development and applicant for any site plan may 
appeal to the Land Use Control Board to remedy issues that may result from this administrative site 
plan review and approval process. 

 
B. The site plan shall include the following: 

1. The location and dimensions of buildings, structures and parking areas. 
2. The location of streets and private drives and the number and locations of curb cuts. 
3. A tree survey differentiating between those trees to be preserved and removed and the 

location of large groups of trees. 
4. The location of pedestrian systems. 
5. The location and use of open spaces. 
6. Internal and perimeter landscaping. 
7. Drainage data as required by the City Engineer. 
8. Lot lines, the number of dwelling units, building floor area and other appropriate   information. 
9. Any attached and detached signage detail including their location, size, height, and appearance.      

 
C. The site plan shall be reviewed based upon the following criteria: 

1. Conformance with the outline plan conditions. 
2. Conformance to the standards and criteria for mixed-use planned developments contained in 

Chapter 4.10 of the Unified Development Code Section 14.C, 14.D, 14.E and 14.F of the Zoning 
regulations. 

3. The adequacy of the street system to accommodate the projected traffic. 
4. Adequacy of any alternative pedestrian system to provide safe and direct access to collector 

streets. 
 

IX. The Land Use Control Board may modify the signage, parking, access, building setback, building height, 
loading, screening, and other site requirements if equivalent alternatives are presented; provided, 
however, any adjacent property owner who is dissatisfied with the modifications of the Land Use Control 
Board hereunder may, within 10 days of such action, file a written appeal to the Director of Office of 
Planning and Development to have such action reviewed by the appropriate governing bodies. 

 
X. A final plan shall be filed within five years of the latest approval of the Outline Plan. The Land Use Control 

Board may grant extensions at the request of the applicant. 
 
XI. Any final site plan shall include the following: 
 

A. The Outline Plan conditions. 
 
B. A standard subdivision improvement contract as defined by the Subdivision Regulations Unified 

Development Code. 
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C. The exact location and dimensions, including height, of all building or buildable areas, parking 

areas, drives, and required landscaping.  
 
C. The number of parking spaces. 
 
D. The location of ownership, whether public or private, of any easement. 
 
E. A statement conveying all common facilities and areas to a homeowners’ or property owners’ 

association or other entity for ownership and maintenance purposes. 
 
F. The 100-year flood elevation. 
 
G. The location, diameter and species name of existing trees over 8 inches in diameter and 

differentiation between those trees to be preserved and those to be removed.  
 

H. The following note shall be placed on the final plat of any development requiring on site detention 
facilities: The area denoted “Reserved for Storm Water 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 these areas, except for those parts located in a public drainage 
easement, shall be owned and maintained by the property owner and/or property owner’s 
association. 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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DEPARTMENTAL COMMENTS 
 
The following comments were provided by agencies to which this application was referred: 
 
City/County Engineer:    
1. Standard Subdivision Contract or Right-Of-Way Permit as required in Section 5.5.5 of the Unified 

Development Code. 
 
Sewers: 
2. City sanitary sewers are available to serve this development.    
 
3. All sewer connections must be designed and installed by the developer.  This service is no longer offered by 

the Public Works Division. 
 
Roads: 
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. Callis Cutoff Rd/Tournament Dr to remain as temporary access drive until connection made with Centennial 

Dr.  
 
7. Improve Germantown Parkway with paved shoulder in accordance with the requirements of the Unified 

Development Code. 
 
8. Dedicate 29 ft. from centerline of Polo Grounds Blvd and improve in accordance the requirements of the 

Unified Development Code. 
 
Traffic Control Provisions: 
9. 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 existing right of way width does not allow for a 5 foot 
clear pedestrian path, an exception may be considered. 

 
10. 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.  

 
11. 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 
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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. 

 
12. The City Engineer shall approve the design, number and location of curb cuts. 
 
13. Any existing nonconforming curb cuts shall be modified to meet current City Standards or closed with 

curb, gutter and sidewalk. 
 

14. Show Ingress/Egress Easements between lots for internal circulation. 
 
Drainage: 
15. 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. 
 
16. 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. 

 
17. Drainage data for assessment of on-site detention requirements shall be submitted to the City Engineer.   
 
18. 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 structures. 

 
19. The developer should be aware of his obligation under 40 CFR 122.26(b)(14) and TCA 69-3-101 et. seq. to 

submit a Notice of Intent (NOI) to the Tennessee Division of Water Pollution Control to address the 
discharge of storm water associated with the clearing and grading activity on this site. 

 
Site Plan Notes: 
20. Provide internal circulation between adjacent phases, lots, and sections. Common ingress/egress 

easements shall be shown on the final plats. 
 
City/County Fire Division:    
• All design and construction shall comply with the 2021 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).  
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• 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:  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:  
General Comments & Analysis: 
 
Located in Zone 1 and Zone 4 of the Resilience Zone Framework: 
Zone 1 areas have the lowest level of development risk and conflict. These areas avoid high risk disaster zones, 
such as floodplains, and they also do not conflict with sensitive ecological areas. These areas are the most 
straightforward for development, and development would have the lowest impact on regional resilience. 
Consider incorporating the protection of ecological assets while balancing the promotion of low-impact site 
design and compact development typologies in appropriate areas. 
 
Zone 4 areas are high risk locations, namely riparian corridors, floodplains, and especially high vulnerability to 
earthquakes. Development in these locations is often directly at risk for flooding. Although these risks could be 
mitigated through the construction of major flood control infrastructure and higher seismic construction 
standards, it is generally advisable to avoid these areas for future development whenever possible. Efforts 
should be made to protect and further prevent development within Zone 4 for the purposes of mitigating the 
risk exposure to health and safety. 
 
The Applicant has proposed new landscaping provisions including preserving existing vegetation along the 
eastern property line.  
 
The proposed site for storm water detention is located in the 100-year floodplain. The proposed conditions do 
not require conformance to the floodplain overlay district provisions. 
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Consistent with the Mid-South Regional Resilience Master Plan best practices: Yes  
 
This major modification request is generally consistent with the Mid-South Regional Resilience Master Plan. 
While the southern portion of the parcel is at risk for flooding, the Applicant has proposed to extend Polo 
Grounds Boulevard and place the storm water detention area within that space. However, Staff remains 
concerned because the existing and proposed conditions do not require compliance with the Floodplain Overlay 
District (UDC Chapter 8.8). The proposed landscaping will help mitigate stormwater runoff from the proposed 
impervious surface, improve air quality, and improve ecological health. The proposed deciduous trees will also 
help reduce the surface temperature on the lots (Section 5.7 Trees).  
  
Consistent with the Memphis Area Climate Action Plan best practices: Yes 
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The Memphis Area Climate Action Plan calls for increasing the urban tree canopy from 37% coverage to 60% 
coverage countywide by 2050 (Priority Action E.7). While the proposed development will remove trees from the 
site, the outline plan shows 149 new trees added to the site. In addition to the benefits mentioned above, 
maintaining the tree canopy continues to improve carbon sequestration and may reduce energy costs 
depending on the surrounding site conditions and proximity to buildings.  
 
Recommendations: Staff recommends the following condition: 
• Development of land within the 100-year floodplain shall comply with UDC Chapter 8.8 Floodplain 

Development Overlay District. 
 
Office of Comprehensive Planning:   
Site Address/location: 0 Callis Cutoff Rd 
Land Use Designation (see page 86 for details): Primarily Single-Unit Neighborhood (NS) 
 
Based on existing and adjacent land use, the proposal IS CONSISTENT with the Memphis 3.0 Comprehensive 
Plan.  
 
The following information about the land use designation can be found on pages 76 – 122 of the Memphis 3.0 
Comprehensive Plan: 
 
1. Future Land Use Planning Map: 

 
The red box indicates the application site on the Future Land Use Map. 
 
2. Land Use Description & Applicability: 
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Primarily Single-Unit Neighborhoods are located greater than a 
half mile outside of any anchor destination. These 
neighborhoods contain mostly detached, house scale 
residences, serving mostly single-family style living. This is 
considered the typical suburban community that is not as 
walkable or accessible from an anchor.  
 
“NS” Goals/Objectives: 
Preservation/maintenance of existing single-family housing stock and neighborhoods. 
 
“NS” Form & Location Characteristics: 
Primarily detached. House-scale buildings. Primarily residential. 1-3 stories. Beyond 1/2 mile from a Community 
Anchor. 
 
The applicant is requesting an approval for a Planned Development Major modification for development of an 
outdoor recreation and golf entertainment center.  
 
The request does not meet the criteria as the proposed use is not compatible with the Form & Location 
Characteristics of NS.  However, south of the parcel is high and low intensity commercial uses.  Additionally, the 
proposed development would not disrupt the character of the existing and adjacent land uses as the land north 
and east of the parcel is undeveloped. Therefore, the proposal is consistent. 
 
3. Existing, Adjacent Land Use and Zoning: 
The subject site is surrounded by the following land uses: Commercial and Vacant. The subject site is surrounded 
by the following zoning district: RU-2, R-8, and CMU-1. The subject site zoning district is R-15. This requested 
land use is not compatible with the adjacent land uses and zoning districts because existing land use surrounding 
parcels is not similar in nature to the requested use. 
 
4. Degree of Change Map: 

 
There is no Degree of Change as indicated by the red box above. 
 
Based on the information provided, the proposal IS CONSISTENT with the Memphis 3.0 Comprehensive Plan.  
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APPLICATION 
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OWNER AFFIDAVIT 
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LETTER OF INTENT 
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SIGN AFFIDAVITS (THREE SIGNS IN TOTAL WERE POSTED) 
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LETTERS RECEIVED 
 
No letters received at the time of completion of this report. 
 


