CHAPTER 5: FUTURE LAND USE AND CHARACTER

Downtown Collierville
Small Area Plan

July 26, 2010



A. Overview and How to Use this Chapter
This chapter serves as the preeminent vision for
the physical future of Downtown Collierville.
When used as a guide for the development of
specific properties, conformance with this plan
should be determined by applying four tests.

e TEST 1: Review the applicable policies in
Chapter 6 for a specific area and how they
might affect the Town’s approach to any de-
velopment requests in that area:

e What are the Town'’s priorities for the
area and how would they impact the
request (timing, priority, funding, ad-
equacy of infrastructure)?

e Does the request or idea help the
Town to implement one or more of its
initiatives for the area?

e Sometimes the initiatives may appear
to be conflicting. How does a develop-
ment request or idea further or ham-
per implementation of any strategies?

e TEST 2: Determine the Character Area that
applies to the property by referring to the
Character Areas Map. Review the Character
Area policies that apply within the Character
Areas section.

e TEST 3: Review the recommendations for the
applicable Special Area to determine policies
that would affect future land use and whether
there are any specific policies applicable to
the property that may be modified or en-
hanced from the Character Areas section. Al-
so, consult the Character Studies for exam-
ples of how these polices could be implement-
ed.

e TEST 4: Finally, determine if there are any
further modifications or additional recommen-
dations by referring to the 2001 Land Use
Plan (as may be amended).

B. Role of the Character Studies

For certain areas, illustrative concepts were
prepared and are referred to in this Chapter as
“Character Studies”. A total of 20 Special Areas
within Downtown Collierville were studied, but
not all to this degree of detail. In some Special
Areas, illustrative conceptual site layouts, sup-
porting perspective illustrations, and photo-
graphs (those from Collierville are specially la-
beled), have been provided to demonstrate how
to achieve the intent of the applicable Character
Area and Special Area policies for the site.
These images may also depict the desired
street relationship of buildings, site circulation,
relationship to the Recommended Block Pattern
(Figure 3-20), integration of open space per the
Green Corridors/Infrastructure Character Area,
and other design features such as transitions to
surrounding land uses and neighborhoods. They
are conceptual sketches; actual use of individu-
al buildings may vary and locations of building,
parking and other site features may change
subject to market conditions and the develop-
ment programs proposed by private developers.
Put simply, they are what could occur based on
the policy recommendations in Chapters 3, 5,
and 6, but are not to be interpreted as the only
way to develop a particular property, or a guar-
antee that the Town would approve a depicted
project without first verifying compliance with
Town codes, guidelines, and ordinances, and
making sure that there was adequate infra-
structure to support the development.

C. Character Areas

This small area plan begins with the primacy of
design quality. It recognizes that a mixture of
uses at a range of densities is possible if
properly designed. The character and livability
of Collierville’s Historic Square and its surround-
ing neighborhoods are not ensured simply by
planning for the geographic distribution of land
use and public services. Quality of life, preser-

vation of historic resources, and compatible
infill, is determined as much by the quality of
development, which is a direct function of de-
sign. As a way to plan for this issue, a series of
basic design approaches is established in this
plan in the form of seven “Character Areas”,
which are then mapped for the study area (see
Figure 5-1). Furthermore, these Character Are-
as are also coordinated with the more specific
policies of the Special Areas and any “Character
Study” concepts shown in Chapter 5. The Char-
acter Areas applicable for Downtown Collierville
area include:

Character Area/Character Study
Grean Corridors/Infrastructure
Dawntown Core
Traditional Neighborhood
Activity Center; Mixed Use | |
Activity Center: Village Retail § .
Conventional Suburban Neighborhoods |
Activity Center: Technology-Light Industry |
Special Areas and Other Character Images

Color Code

The Character Areas, sometimes called “place
types,” in other planning efforts, are the key-
stones to this plan. They are intended to identi-
fy appropriate land uses for larger areas with-
out specifically designating future development
on a parcel-by-parcel basis, and to promote
high-quality design while allowing land-use flex-
ibility. The Character Areas provide general
guidelines to be followed in the development
design and review process. These guidelines are
not intended to be hard and fast rules; rather,
they are intended to provide guidance in inter-
preting the intent of the Character Areas.

The following Character Areas establish a series
of design templates that guide the way different
land uses can be developed and mixed relative
to each other. The Character Areas establish a
series of guidelines allowing the Town to evalu-
ate the quality and character of new growth.



Byhalis Rt

& Byhalia Re

LTI L A8 T T

i A
Sers .y
Tra o
Tzal s
,
-.:I-:_
L Te.

JuNsdsgnm

4]

Fi

S

TR TS

128 i GaeerSee a2l

& W8 Lacal Geerebiel: Fleraack
Building Outhnes (Exusting) -

ﬂ Dreasrpaws Plan ]?-:un-'hn:, '
2
Special Ares Lmts

= &

Tiperts

@ 3 aed 10 mmute walk from squars

Character Areas & Special Areas *

|‘|.rlr|.1l'_.' Crater Maed Uae
Actraey Cenbet Trrhn.>lu51.- . [.:ghr Indusscy
Actrnty Center Village Retal
Caprentoral Subuiban Maghbathaods
Domntown Core
Green Cocnden f Infranbrusiane
“Traditioral Meghb orthood

1 ek ® 1500 feat

Fropct W aoct_procrs s i D et sl St

[ ————
sl fcped 13, M8

Figure 5-1



T
f‘-‘l‘“’-

A "f_. ey

i

Figure 5-4

kl - i |
Figure §§

These guidelines are intended to supplement
the Town’s Design Guidelines, which focus on
more detailed aspects of individual site design.
These Character Areas are intended to link the
details of design and the larger-scale issues of
integrating and mixing land uses to create qual-
ity and livable neighborhoods and districts.

Green Corridors/Infrastructure
Character Area

The Green Corridors/Infrastructure Character
Area (see Figure 5-17) is an extension of the
“Open Space Mandate” from the 2001 Land Use
Plan, and pulls together several previously-
adopted land use policies and terms used in the
Future Land Use Map and the Greenbelt Master
Plan. These terms include floodways, floodplain
areas, regional and local greenbelt trail corri-
dors, public parks, private open spaces, and
areas along streams and creeks. The conserva-
tion of these areas serves several purposes.

e It preserves open space, which is also a long-
term community value.

e It supports groundwater recharge and water
quality, reduces stormwater runoff, and pro-
vides for stormwater management.

e An interconnected and linear system of corri-
dors and nodal open spaces creates both pe-
destrian and wildlife corridors.

e It works hand-in-hand with the significant
open space preservation found within Conser-
vation Subdivisions, which are not likely with-
in Downtown Collierville, but may be appro-
priate for new residential development to the
south or west. Connecting these open spaces
to Downtown is important.

Careful stewardship of the floodplains and their
related drainage infrastructure helps to pre-
serve sensitive environmental areas that have
an inherent long-term value to the community.
Most importantly, however, the preservation of
floodplains in particular has a direct public-
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safety purpose and helps to minimize property
damage during periods of flooding.

It should be noted that inclusion in the Green
Corridors/Infrastructure Character Area (see
Figure 5-2) does not convey public or private
ownership, but instead is a tool to better con-
vey to property owners and stakeholders the
intended future land use and intensity. As little
development as possible should occur within
the Green Corridors and attempts should be
made to cluster any development outside of the
Green Corridors.

Development within environmentally sensitive
parts of the Green Corridors/Infrastructure
Character Area is discouraged and will be pro-
hibited to the maximum extent provided by
law, but that may not preclude all development
potential. Ideally, these areas should be re-
moved from development pressure by placing
them in dedicated open space, conservation
easements, or public ownership; however, this
may not always be practical, and private own-
ership may continue to be prevalent in these
areas. Development surrounding Green Corri-
dors/Infrastructure should be strategically lo-
cated to orient pedestrian activity and primary
building facades such as front porches towards
the green space providing “eyes on the park”, a
form of security created when residents sur-
rounding the park take ownership in the park
and provide added surveillance, aiding police in
reducing crime.

The specific way this planning policy is applied
depends on the regulations adopted in the
Town’s Zoning Ordinance and Subdivision Reg-
ulations, as well as the factors of each particu-
lar development application. In addition to
these specific policies, the adopted Greenbelt
Master Plan, and policy of conservation of the
areas so designated in this plan will guide the
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Town in decisions about specific parks planning,
property acquisition, planned developments,
site plans, and other related planning decisions.
The following are the policies that will guide the
Town within Green Corridors (see Figure 5-17).

e Except for development associated with park-
land or civic uses, development should be
limited to non-intrusive changes designed to
provide public access, where appropriate.
These are limited to access drives, parks,
parking areas, shelters, trails or related uses,
only upon a determination that the environ-
mental integrity of the area can be protected.

e Fencerows, tree lines, woodlands, and other
valuable natural and historic resources should
be maintained.

e Streambank restoration and protection is par-
ticularly encouraged along waterways.

On sites with a portion located within a Green
Corridors/Infrastructure Character Area (see
Figure 5-17), the transfer of development den-
sity from one area of the site to the other is
appropriate to protect property rights, while still
providing for environmental protection. The
voluntary Transfer of Development Rights
(TDR) from one area to another is authorized
by State Law, and property owners within a
Green Corridors/Infrastructure Character Area
interested in the Town establishing a TDR pro-
gram should contact the Town. Because proper-
ty within the Green Corridors/Infrastructure
Character Area (see Figure 5-17) is often con-
trolled by governmental agencies or non-
profits, such land may also be appropriate for
civic purposes. Examples include educational
facilities (public and private primary and sec-
ondary schools, universities) community cen-
ters, cemeteries, churches and similar uses.
Such uses may be appropriate in these areas
on a case-by-case basis pursuant to the policies
of the applicable Special Area.
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Downtown Core Activity Center

The Downtown Core Character Area is com-
prised of what has been traditionally referred to
as the Historic Square area, as well as addition-
al properties lining Mulberry Street, Main
Street, North Rowlett Street, and even includes
parts of Walnut Street and Washington Street.
The majority of the Downtown Core is within
the Collierville’s Local Historic District and/or in
the National Register Historic District. During
the 2010 study, the area included many historic
structures and a varied mix of uses, including
restaurants, boutique retail shops, coffee
shops, offices, and other small-scale commer-
cial uses typically found in a downtown setting;
major public uses and quasi-public uses includ-
ing the Town of Collierville’s Police Headquar-
ters and Court Complex, post office, Main
Street Collierville office in the existing railroad
depot, and a variety of churches and other in-
stitutional uses. Perhaps the most notable fea-
ture is the central greenspace on the Town
Square, which is part of the Town’s park system
and serves as the cultural heart of the commu-
nity, contains a large gazebo, mature trees, and
park benches. A diverse mix of uses, including
second floor residential, will continue to be en-
couraged within the downtown core to ensure
that it continues to function as the Town’s cen-
ter.

The area has a historic commercial character
typically at a scale of 1 to 2 stories. Historically,
2 story buildings were common, as the Masonic
Lodge site at the northeast corner of Main and
Washington was 2 stories, but at one time, a 3-
story hotel was located on Main Street adjacent
to the railroad. Interestingly, because of topog-
raphy changes around the railroad, the historic
Square north of the railroad tracks is close to a
full story higher than the finished floor of build-
ings on the south side of the railroad tracks
fronting on North Rowlett. This grade change
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could allow for buildings taller than would be
permitted and contextual on the north side of
the tracks and provide needed visual enclosure
to the historic Town Square park. Heights taller
than two stories are not without precedent
downtown, as two hotels that reached three-
stories once faced the Town Square, and the
existing Methodist and Episcopal churches also
exhibit greater scale and massing than the oth-
er buildings on the Square.

Buildings throughout Collierville’s Downtown
Core have a strong relationship to the street
frontage, typically highly detailed on the street
side, and have a strong orientation towards pe-
destrians.

Future Land Use

Commercial uses are to be concentrated in this
mixed use area to promote a vibrant downtown
core while protecting the residential character
of the surrounding area. Retail uses are encour-
aged to locate on the ground floor, while office
and residential uses are encouraged on the
floors above. Offices may be appropriate on
first floors if within storefronts located mid-
block, as this will allow the corners of Down-
town to be active with retail destination uses
after normal business hours.

Existing civic and institutional uses are encour-
aged to remain and future civic and institutional
uses are encouraged. Residential development
in the form of contextually-designed attached
residential, upper-floor residential, and acces-
sory dwellings are appropriate. Residential uses
on and around the Square are encouraged to
help support the retail uses and to provide after
-hours activity and to promote the Live, Work,
Play and New Rooftops Initiatives discussed in
Chapter 6.
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Development Form

The area should follow the Traditional Design
Principles. More dense, mixed-use, and residen-
tial development should be allowed in the area
because of the significant breadth of the
Square. New buildings in the Downtown Core
may be at a scale up to 2 stories with proper
detailing and massing. It may be possible to
accomplish taller buildings in the Downtown
Core of up to 3 stories, but only in certain cir-
cumstances. Such circumstances include mod-
ern interpretations of the old hotel site or in
remote locations. It is also appropriate to add
second or third stories to existing buildings, and
a common architectural technique for doing this
without changing the historic scale of a down-
town is to “step back” a second story signifi-
cantly from the front facade so that the addition
is less visible, especially from street level. The
new void space created can prove valuable for
rooftop terraces to be enjoyed by upper floor
residents or offices, or even as outdoor dining
or reception space.

Parking to support forms such as the Downtown
Core is complex, and warrants further study
(see Chapter 4 overview of parking and Next
Steps in Chapter 6). Development may be sup-
ported by on-street parking, municipal parking
fields existing around the Square, or new sur-
face and/or structured parking located to the
side or rear of buildings. Parking fields should
not be located at street corners.

Parallel on-street parking is encouraged; angled
parking is allowed. Structured parking, if pro-
vided, must incorporate active ground floor us-
es and landscape and/or architectural features
to shield the appearance of parking from public
view. Liner buildings are expected to screen
structured parking from view along the
streetscape. Structured parking may be allowed
on the outside of the Figure 5-16

block if it maintains an active ground floor with
usable storefronts and upper floor fagcade and
cornice treatments. Facades throughout the
Downtown Core should be historically detailed,
include features such as inviting storefronts,
appropriate signage, awnings or canopies at
entrances, and architectural lighting. Fenestra-
tion for second floor uses should be based on
historic architectural patterns; facade treat-
ments should emulate the character of the best
examples of late 19" century architecture.

Connectivity

The existing interconnected street and sidewalk
network should remain, with new sidewalk and
road connections made where necessary to
break up long blocks and provide additional re-
lief to the vehicular and pedestrian network
(see Chapter 4)

Open Space

Additional open space will be minimal given the
traditional and historic commercial character of
this area, with the public park at the Historic
Town Square and Tom Brooks Park providing
much of the needed open space for the Down-
town Core Character Area. These spaces are
publicly-accessible and meet the needs of the
immediate area. With private development and
redevelopment, courtyards, small greens and
plazas can provide additional open space within
the traditionally-scaled built environment.
Through the GreenStreet system, Town Square
park and Tom Brooks Park can be connected to
the Town Greenbelt system and other parks.
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Traditional Neighborhoods
Character Area

The Traditional Neighborhoods Character Area
consists of the areas immediately adjacent to
the Downtown Core, and is primarily character-
ized by historic, single family residential homes
with a traditional development pattern. These
historic neighborhoods contain some of the old-
est residential buildings in Collierville. The com-
munity desires to maintain the historic residen-
tial character and scale. Many of the properties
that comprise the Traditional Neighborhoods
Character Area are within the Local Historic Dis-
trict and/or in the National Register Historic
District, and contribute to the eclectic mix of
historic resources surrounding the Downtown
Core area; however, several properties do not
have a historic designation, but have been des-
ignated within the Traditional Neighborhoods
Character Area because of their potential to
positively or negatively contribute to the histor-
ic resources and Downtown Core area over
time. Office, multifamily apartments, and com-
mercial uses have slowly encroached into some
single family residential areas over time.

The policies affecting forms and uses in the Tra-
ditional Neighborhood Character Area are large-
ly based on the Traditional Design Principles of
Chapter 6. These principles are modeled after a
new pattern of development that emerged in
the late 1980s that is heavily influenced by pre-
WWII neighborhood design, and is typically ap-
plied to new development areas; however, in
Collierville’s downtown area, the term Tradition-
al Neighborhood refers to both the historic are-
as and new neighborhoods built according to
Traditional Design Principles (see chapter 6).

The Traditional Neighborhood Character Area
reflects human scale, walkable communities
with a modest mix of uses at strategic locations
similar to that of the area immediately sur-
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rounding the Historic Square. The Traditional
Neighborhood Character Area is a modern ad-
aptation of that historic pattern and therefore
translates very well to many of Downtown Col-
lierville’s historic neighborhoods, which were
built between the 1870s and 1940s. Magnolia
Square (2000s), Washington Gates (2009), and
Twinnings of Collier (2010), are modern exam-
ples of new neighborhoods in the Study Area
that are generally consistent with the Tradition-
al Design Principles. With many development
opportunities within a 10 minute walk to the
Square, the Traditional Neighborhood Character
Area is likely to be a main location for helping
the Town to address its New Rooftops Initiative
for meeting the Vision as described in Chapter
6.

The design created by the Traditional Design
Principles is typically characterized by a “grid”,
or frequently interconnected street network,
often served by alleys, varied-housing types
and some mixed uses. These mixed uses, with
basic architectural consideration, can be inte-
grated into a neighborhood, even if the neigh-
borhood is new. Accessory residential units are
also easily accommodated. The Traditional De-
sign Principles require a different set of physical
standards, often called “form-based codes,”
including maximum setbacks or “build-to” lines,
porches, and garages that are rear-facing or
detached from the main house.

Buildings in the Traditional Neighborhoods
Character Area are typically one and 1/2 to two
and 1/2 stories in height, but flexibility should
be afforded to allow varying heights, with com-
patibility with the context of adjacent buildings,
planned scale of the applicable Character Area,
and proximity to single family uses being fac-
tors. Higher residential compactness, on a case-
by-case basis, is appropriate in some parts of
the Character Area to promote the efficient use
of infrastructure and land, generate more po-
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tential pedestrian opportunities, and to create
the “critical mass” of residents necessary to
maintain a vital Heart of Downtown as de-
scribed in Chapter 6.

While there are only a few remaining opportuni-
ties for new residential developments on vacant
properties in the areas designated as Tradition-
al Neighborhood Character Area, many of the
opportunities for increasing the residential pop-
ulation will be oriented towards incremental
infill and redevelopment.

Future Land Use

Areas are to be developed primarily with single
family detached or attached residential uses, as
specified by the policies of the applicable Spe-
cial Area in this Chapter.

Residential neighborhood areas should general-
ly be protected from commercial and industrial
encroachment, which includes office uses; how-
ever, some Special Areas may permit office us-
es in areas that were once formerly vibrant for
single family residential, but are now transition-
ing to new uses. Cooper Street and Poplar, for
example, has long been used for a small com-
mercial node. Another example includes the
residential properties on Main Street between
Poplar Avenue and the Square, which are ap-
propriate for Adaptive Reuse as office uses.
New non-traditionally designed buildings for
commercial uses should not be allowed, and
retrofits of inappropriate existing buildings
should reduce present conflicts.

Significant civic institutions, such as schools,
churches, branch libraries, community centers,
and colleges, are appropriate to locate in this
Character Area on a case-by-case basis provid-
ed they are designed to be compact, compatible
with the neighborhood’s character, and the in-
frastructure will support such uses. New at-
tached residential uses may be permitted in

certain Special Areas where it can be demon-
strated that these uses do not negatively im-
pact the established single family character of
the block face along the public street. Accessory
dwellings are appropriate in the area on a case-
by-case basis. Live-work buildings may also be
appropriate if the Special Area language per-
mits them.

Connectivity

The existing interconnected street and sidewalk
network will remain. Additional street intercon-
nectivity is needed to create a unified block
system similar to the existing or planned street
network found in and around the Downtown
Core and Mixed Use Activity Center. See Chap-
ter 3 and the Recommended Block Pattern
(Figure 3-20) for proposed street linkages, as
well as the Green Corridors/Infrastructure Map
for a new system of connected sidewalks that
should be present.

Open Space

Tom Brooks Park, Suggs Park, and the public
park on the Historic Town Square provide sig-
nificant open space for much of Downtown Col-
lierville that falls within Traditional Neighbor-
hood Character Areas; however, many neigh-
borhoods, homes, and businesses are too far
from these open spaces (more than a 5 minute
walk). Additional public parks or forms of pri-
vate and/or formal open space are needed to fill
gaps where parks are more than a 5 minute
walk. Pedestrian friendly routes should be cre-
ated to link existing or planned “Activity Cen-
ters,” greenways, and park space.

A new linear greenspace should be created and
have a public edge that is physically and visual-
ly accessible to the public. The purpose is to
provide improved stormwater conveyance and
connect Suggs Park to other parks in the Town.
This system will create points for passive recre-



ation, small informal gatherings, environmental
education opportunities and scenic vistas. See
the Green Corridors/Infrastructure Map

in this Chapter for open space, Greenbelt, and
GreenStreet recommendations (see Figure 5-
= 17).
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acter Area is intentional. The Traditional Neigh-
borhoods designation for these areas currently
creates gaps in the development forms most
ideally suited for sustaining the Downtown
Core, and anticipates that the Town and private
property owners will make incremental im-
provements over the decades to better inte-
grate the otherwise disjointed Downtown Core,
Mixed-Use Activity Centers, Village Retail Activi-
ty Centers, and other Traditional Neighbor-
hoods. Non-residential uses, such as Collierville
Middle School, should maintain the residential
scale of the area in the design and construction
of new buildings or the expansion of existing
buildings.

The following polices will guide the Town in the
! consideration of new development, infill and
---1 = redevelopment projects within Traditional

DO




Neighborhoods Character Areas.

e Traditional Neighborhoods should be designed
according to the Traditional Design Principles
as described in Chapter 6.

e Large-scale developments or complicated infill
projects are often governed by an Outline
Plan in a Planned Development, although this
may not always be the case.

e Except for mixed use building types or small
infill projects, the dominant use within Tradi-
tional Neighborhoods should be residential,
with nonresidential uses subordinate to resi-
dential. Mixed uses are encouraged, but Tra-
ditional Neighborhoods should be residential
neighborhoods first, with nonresidential uses
providing support to the neighborhood.

e Traditional Neighborhoods may provide a wid-
er spectrum of permitted uses and layouts,
which would encourage internal movement
and reduce automobile congestion often
caused by lack of connecting streets and iso-
lated residential uses. Mixed housing types
(detached and attached dwellings) are gener-
ally encouraged in Traditional Neighborhoods,
but only if supported by the policies for the
Special Area. Alternative accessory housing
options, such as accessory apartments may
be allowed in certain situations.

In most cases with detached dwellings, desig-
nated parking will be through driveways and
garages, with garages located to the side or
rear of the home, and guest parking provided
as parallel on-street parking where possible.
Alleys should be provided for attached dwell-
ings and are encouraged for detached dwell-
ings on small lots. Parking in front yards is
not appropriate.

Homes in Traditional Neighborhoods should
“address the street,” which means that the
main entrance of buildings (not the garage)
should be oriented to the street, and the pro-
gression of public to private characteristics of
traditional neighborhoods (street to sidewalk

to front yard to front porch) should be pre-
served. Where curb cuts are not practical
from the street, or in the case of attached
dwellings, alleys or private drives are appro-
priate design techniques to prevent “reverse
frontage”.

When garages are loaded from the street for
detached dwellings, the garage should be
substantially recessed from the front facade
of the house (20 feet or more) to hide vehi-
cles and maintain a streetscape where garag-
es are ancillary.

On-street parallel or angled spaces are en-
couraged for nonresidential buildings in Tradi-
tional Neighborhood, as well as residential
units served by rear alleys or services drives.
Off-street parking between the building and
street, whether at street corners or mid-
block, is highly discouraged because it dis-
rupts visual enclosure, is contrary to the
downtown streetscapes, and inhibits the en-
hanced walkability efforts of Chapter 3 for
Downtown. Refer to Chapter 3 for additional
discussion of off-street parking Downtown.
Parking lots at street corners are highly dis-
couraged for this reason; however, it is
acknowledged that they may occur to provide
relief for increasing parking demand down-
town. If used, they should be temporary in
nature, and be designed to allow for future
infill development and completion of the ur-
ban fabric for downtown.

In all cases, parking should be well illuminat-
ed, screened from public streets through
walls, fences, or vegetation, and buffered
from any adjacent residential uses.

The compactness of the development and pe-
rimeter lot widths should vary to respect es-
tablished patterns and densities. Gross densi-
ty should be determined on a case-by-case
basis based on the merits of the design.

e There should be a short distance to ameni-

ties; sites should be designated for churches,

parks, schools, stores and other public gath-
ering places within a five-to-ten-minute walk
from homes.

Traditional Neighborhoods should capitalize
on options for open space/greenbelt trail con-
nectivity, especially where part of the Green
Corridors/Infrastructure network (see Figure 5
-17).

New civic institutions, such as schools,
churches, branch libraries, community cen-
ters, and colleges should take cues from the
materials, massing, scale, and style of other
iconic institutions in the area, such as the His-
toric Collierville High School and the Method-
ist Church on the Square. They should consid-
er using multi-level buildings to create a com-
pact and efficient campus.

Within certain Special Areas that are appro-
priate for Traditional Neighborhoods, a park-
ing structure may be appropriate so long as it
does not adversely impact the residential
character of the area. Large stand-alone park-
ing structures that are truly geared toward
commercial/office uses are prohibited.



Mixed-Use Activity Center Character Area

The Mixed-Use Activity Center Character Area is
intended for areas within Downtown Collierville
to provide new and expanded services, employ-
ment opportunities and housing adjacent to
existing predominantly single family neighbor-
hoods and the Historic Downtown Core. The
Mixed-Use Activity Center areas can be found
on the south and east sides of the Square, pri-
marily along Center Street and parts of Main
Street, North Rowlett Street, and Washington
Street.

Some of the properties that comprise the Mixed
-Use Activity Centers are within Collierville’s
Local Historic District or in the National Register
Historic District, and contribute to the finite
mass of historic resources surrounding the
Downtown Core area. Conversely, many prop-
erties are not designated by either of the his-
toric designations and are expected to be devel-
oped or dramatically redeveloped in a tradition-
al way because they:

N S — _ _ e promote the efficient use of established infra-
-  — . : ¥ i .
b “:jh;"'-:h' A . s structure, the efficient use of land, more po-
e y ; tential pedestrian opportunities; and

e create the “critical mass” of residents neces-
sary to maintain a vital Downtown Core. Be-
ing mostly within a 5-minute walk of the
Square, this Character Area is likely to be a
main location for helping the Town to address
its New Rooftops Initiative for meeting the
Vision as described in Chapter 6.

In most cases this Character Area is located
along major corridors coming into the Down-
town Core, such as Center Street, Main Street,
South Rowlett and Washington Street. Mixed-
Use Centers in Downtown Collierville differ from
those existing or planned in outlying areas of
the Town in several ways. Those outside of
Downtown are typically linear in fashion and

Figure 5-43
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Figure 5-46
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consist of a single row of lots along a roadway,
although larger sites or concentrations of uses
may exist. Opportunities to alter existing Mixed
-Use Centers beyond a site-by-site approach
will typically require the assemblage of multiple
parcels and the use of redevelopment tools.
The intensity of development in Mixed-Use Cen-
ters in Downtown Collierville may also be lim-
ited in some areas due to the sensitive nature
of the surrounding neighborhoods, infrastruc-
ture constraints, and the ability to provide ade-
quate parking.

Future Land Use

Different from the suburban nonresidential con-
notation for the term mixed-use, in the Down-
town context, typical uses are varied within a
project, and often within the same building.
Typical first-floor uses in Mixed-Use Centers
could include retail, specialty stores, personal
services, restaurants, groceries, pharmacies,
professional offices, and daycare centers.

Appropriate residential uses may include live-
work buildings and attached residential
(duplexes, townhouses, triplexes, and other
multifamily structures). Live-above (vertically
integrated) dwelling units on the upper floors
above commercial uses can be considered at-
tached residential, as they may take the form
of apartments or condominiums.

Detached residential uses may be appropriate
on a case-by-case basis, especially as transi-
tions to existing neighborhoods, but caution
should be exercised in Mixed-Use Activity Cen-
ters to not underutilize development potential
with low density development forms.

Open Space

Open space will be minimal given the traditional
building forms these areas will be expected to
take over time. Historic landscape patterns pro-
vide a major part of Collierville’s small town
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identity and provide important connections to
its rural past. Development within this Charac-
ter Area should emulate this landscape charac-
ter in new streetscapes, greens and/or plazas
as has been done on the Historic Square.

During future anticipated redevelopment, a
large linear Greenbelt or GreenStreet should be
provided pursuant to the Green Corridors/
Infrastructure Map running east to west associ-
ated with stream restoration and aesthetic en-
hancement while providing increased flood stor-
age capacity. This new linear greenspace should
have a public edge that is physically and visual-
ly accessible to the public. The purpose is to
provide improved stormwater conveyance, con-
nect the downtown to the Nonconnah Green-
way, and to create points along the way for
passive recreation, small informal gatherings,
environmental education opportunities and sce-
nic vistas.

In Mixed-Use Activity Centers, streetscapes are
part of the public realm, and should be ade-
quately sized for heavy pedestrian activity, and
include street trees, wayfinding signage, pedes-
trian scale lighting, opportunities for outdoor
dining, and street furniture (see also Chapters 3
and 6 for recommendations on streetscapes).

With private development and redevelopment,
courtyards, small greens and plazas can provide
additional open space within the traditionally-
formed built environment. These areas may be
under common ownership.

Such private “formal” open spaces should be
highly accessible and visible and in a prominent
location that encourages continued active use.
Linear park systems along drainage ways con-
taining greenbelt linkages, amenity areas, and
additional storm water capacity should be con-
sidered when private development occurs.

Development Form

Within Downtown Collierville, the most compact
and dense development should be allowed in
the Mixed-Use Activity Centers. With the excep-
tion of buildings with architectural features like
lanterns and overlooks, buildings are encour-
aged to be at a scale not to exceed 3 stories;
however, taller buildings may be permitted on a
case-by-case basis. The most appropriate loca-
tion for taller structures (3-4 stories) and high
density development is the “fourth side of the
square,” along Main Street and Center Street
south of the railroad tracks, and in remote loca-
tions that are not immediately adjacent to ex-
isting detached residential neighborhoods, like
on the south side of Washington Street.

The following guidelines will apply to the review
of development within Mixed-Use Activity Cen-
ters:

e Mixed-Use Activity Centers should be de-
signed according to the Traditional Design
Principles as described in Chapter 6.

Mixing Uses

e A mixture of uses is encouraged, not just
within larger developments, but also on indi-
vidual parcels and within individual buildings.

e Where appropriate within the established
neighborhood context, high-activity uses such
as retail are encouraged on the first floor,
with uses such as offices and residential en-
couraged on upper floors. Typically, this pat-
tern of development should be limited to larg-
er parcels or groups of parcels at key inter-
sections or other roads specifically identified
in the Special Areas as being desirable for a
higher level of intensity. Office uses on the
ground floor should be kept to a minimum,
and ideally offices should be located mid-
block or in spaces built for the flexibility of
being adaptively re-used as retail space at
some point in the future.
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Architecture

e Buildings should be designed to respect the
street context, to form street walls where ap-
propriate and to provide transitions in height
to adjacent neighborhoods of lesser intensity.

e Buildings and sites should be designed to em-
phasize pedestrian scale, with human-scale
architecture and landscaping. Avoid large fea-
tureless buildings, and monotonous or fran-
chise-style architecture.

e Building facades should have highly visible
customer-service entrances that feature ar-
cades, arches, canopies, display windows,
distinctive roof forms, landscaped features or
overhangs. Primary entrances should face
streets on which they are located, with store-
front architecture wrapping the building if it is
located on a street corner.

e All sides of a building open to view by the
public and adjoining neighborhoods should
display a similar level of architectural quality.
Walls should be subdivided and proportioned
in a traditional pattern emulating the charac-
ter of the best examples of late 19" century
architecture and using features such as win-
dows, entrances, arcades, awnings or similar
features.

e Buildings should have well-defined rooflines
with attention to architectural detail with cop-
ulas and overlooks encouraged.

e Building materials should be limited to brick,
cultured stone, fiberglass, fiber cement siding,
masonry, stucco, wood, wood shingles, wood
siding or similar materials. Other materials
may be appropriate on a case-by-case basis.

e The location of service areas and mechanical
equipment should be considered as part of
the overall site design and located in well-
screened areas either as part of the architec-
ture or in the rear of buildings.

Parking

e Parking to support forms such as Mixed-Use
Activity Centers is complex, and warrants fur-
ther study (see Chapter 4 overview of parking
and Next Steps in Chapter 6). Adequate park-
ing should be provided, but excessive parking
is discouraged. Uses are encouraged to share
parking.

Adequate parking provisions should be made
for residents in the area.

Parallel on-street parking is encouraged; an-
gled parking is allowed on certain streets (see
the Recommended Block Pattern, (see Figure
3-20).

e Development may be supported by surface or
structured parking located to the side or rear
of buildings which address the street.

Parking lots at street intersections are inap-
propriate within Mixed-Use Activity Centers as
it disrupts both pedestrian movements and
the visual and economic significance that
street intersections have in creating vibrant
mixed use areas.

The visual impact of parking should be mini-
mized through the use of interior landscaped
islands and through dividing parking spaces
into groupings. ldeally, parking should be hid-
den from the street by being to the rear of
buildings and internal to blocks.

e Larger parking areas should be landscaped to
screen surrounding neighborhoods from
them. Large expanses of paved areas must be
avoided.

e The edges of parking lots should be screened
through landscaping or other methods, such
as decorative fences that are appropriate in
character.

e Of all places within the downtown area, struc-
tured parking is most likely to occur in Mixed-
Use Activity Centers. Structured parking, if
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provided, must incorporate active ground
floor uses and landscape and/or architectural
features to shield the appearance of parking
from public view. Liner buildings are expected
to screen structured parking from view along
the streetscape. Structured parking may be
allowed on the outside of the block if it main-
tains an active ground floor with usable store-
fronts and upper floor facade and cornice
treatments. Facades throughout Mixed-Use
Activity Centers should be historically de-
tailed, and include features such as inviting
storefronts, appropriate signage, awnings or
canopies at entrances, and architectural light-
ing. Fenestration for second floor uses should
be based on historic architectural patterns;
facade treatments should emulate the charac-
ter of the best examples of late 19" century
architecture.

Vehicular Access and Mobility

e Streets and driveways should be designed to
be compatible with pedestrian ways to en-
courage a pedestrian-friendly environment.
Specifically, the width of internal streets
should be sensitive to pedestrians and mini-
mized to avoid overwhelming the pedestrian
scale.

e \When multiple sites are assembled, driveways
and alleys should be consolidated when possi-
ble to minimize curb cuts along the street
frontage. Common or shared access points
are encouraged.

e Circulation systems should be designed to
accommodate vehicular traffic flow yet dis-
courage speeds and volumes that impede pe-
destrian activity and safety.

e Common or shared delivery and service ac-
cess should be provided between adjacent
parcels or buildings and to the rear of build-
ings to the maximum extent feasible.

Streetscapes and Pedestrian Mobility

e Larger sites should be broken up into a series
of smaller “blocks” where possible.

e A coordinated pedestrian system should be
provided throughout the development, includ-
ing connections between uses on the site and
between the site and adjacent properties and
rights-of-way (see also Figure 3-20).

e Continuous sidewalks or other pedestrian fa-
cilities should be provided between the prima-
ry entrances to buildings, to parking areas
that serve the buildings, and to pedestrian
facilities on adjacent properties that extend to
the boundaries shared with the development,
any public sidewalks along perimeter streets,
or other community amenities or gathering
spaces.

e A streetscape plan should address the rela-
tionship between vehicular and pedestrian
traffic, pedestrian facilities, street and side-
walk lighting, landscaping, street furniture,
etc.

e Adequately-sized sidewalks should be provid-
ed to allow unobstructed pedestrian circula-
tion free of street furniture, outdoor dining,
trees, and lighting poles. Five feet or more of
unobstructed clearance is the ideal.

Other Important Details

e Service areas and mechanical equipment
should be screened from public view.

e Site furnishings, such as benches, bike racks,
lighting fixtures, seating, trash receptacles,
tree grates, transit stops should be addressed
in the streetscape plan.

e A master sign plan should be prepared illus-
trating the location, materials, size and type
of all signage appropriate to the Character
Area.
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Figure 5-61
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Village Retail Activity Center
Character Area

Character

Village Retail Activity Centers, most often locat-
ed at the “Gates” to Downtown Collierville, flank
the main entry points to the Downtown Core to
its south (Center Street, Sycamore Street) and
abut the historic neighborhoods to the east and
west (Poplar Avenue). As part of the Visual
Cues Initiative (see Chapter 6), the community
desires to improve upon the established charac-
ter and scale of these areas, which represent
important corridors leading into the historic
Downtown Core, Traditional Neighborhoods,
and Mixed-Use Activity Centers.

Land Use

The area is currently underutilized in terms of
development potential. Existing commercial
uses are anticipated to redevelop in the future.
Commercial uses, along with civic and institu-
tional uses, are to be concentrated in this area
to promote a vibrant downtown core while pro-
tecting the residential character of the sur-
rounding area. Commercial retail uses and per-
sonal services, when at a neighborhood scale,
are intended to serve surrounding neighbor-
hoods within a radius of one to three miles.
Such uses are sometimes located in stand-
alone buildings or in small commercial centers
and may include convenience stores, drug
stores, restaurants, small clothing stores, small
grocery stores, specialty shops, and offices.

Appropriate residential uses may include live-
work buildings and attached residential
(duplexes, townhouses, triplexes, and other
multifamily structures). Live-above (vertically
integrated) dwelling units on the upper floors
above commercial uses are encouraged and can
be considered attached residential, as they may
take the form of apartments or condominiums.
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Connectivity

At a minimum, the existing interconnected
street network should remain; however, pedes-
trian connectivity needs enhancement for all
streets. Additional street interconnectivity is
needed along Poplar Avenue, Highway 72, and
North and South Rowlett to better integrate the
site with the existing street network and resi-
dential populations within the neighborhoods
surrounding the Historic Square.

Open Space

Open space will be minimal compared to con-
ventional suburban developments given the
desire for increased compactness and pedestri-
an focus. The most visible forms of future open
space in Village Retail Activity Centers will be
private improvements to public streetscapes,
landscaping surrounding buildings and parking
lots, and private streetscape along private
drives. Such improvements may include trees,
shrubs, hardscape, lighting, and furniture
(including opportunities for outdoor dining).
Also, in private development, small but well
landscaped greens or outdoor plaza spaces
should be common. Such private “formal” open
spaces should be highly accessible and visible
and in a prominent location that encourages
continued active use.

Development Form

Either traditional standards or the conventional
Collierville Design Guidelines may apply, which
will provide the flexibility to encourage redevel-
opment on these sites. At points, Village Retail
Activity Centers will resemble the Mixed-Use
Activity Centers, but be less dense and more
“nodal” in form. Buildings will likely be seen at
a scale of 1 or 2 stories; however, taller build-
ings may be appropriate on a case-by-case ba-
sis and depending on the policies of the Special
Areas.

The Village Retail areas, at build-out, will pro-
vide a sense of arrival and their traditionally-
inspired designs will be important visual cues
that the driver is leaving a suburban auto-
oriented environment and that the Historic
Square is nearby (see Visual Cues Initiative and
the “Gate” concept described in Chapter 6).

Because of its location away from the walkable

Heart of Downtown, single-site, freestanding

commercial buildings oriented to automobile

users may be common in Village Retail Activity

Centers, and consequently it may have a more

suburban form than other parts of the Study

Area. Regardless of use, Village Retail Activity

Centers should be designed as follows.

e Buildings should be oriented toward the public
streets, and possibly toward streets/internal
driveways designed to include elements of
and resemble streets.

e Entrances to buildings will be located on fa-
cades that address the street. Buildings may
have secondary entrances from rear parking
lots or internal driveways designed to include
elements of and resemble streets.

e A system of blocks should be the organizing
element for larger redevelopments. Blocks
ensure a walkable and connected street net-
work and will facilitate orderly phasing of de-
velopment and redevelopment.

e Buildings should have a storefront character.

e Buildings at a scale of greater than 2 stories
are appropriate on a case-by-case basis.
Functional 2 to 3 stories are encouraged over
faux treatments that mimic traditional forms;
however, store heights mimicking multiple
stories may be appropriate based on the pro-
posed use.

e Parking, vehicular use areas and service areas
(i.e., loading) should generally be located be-
hind buildings; however, this may not be
practical given the shape of some lots or on-
street parking being unlikely (e.g. Hwy 72).
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Off-street parking beside buildings or between
the building and the street may be permitted
on a case-by-case basis if screened via con-
textually-designed fences and/or walls.

e Many of the properties designated as Village
Retail Activity Centers are adjacent to or near
existing single family residential uses. Com-
pact but adequate buffering in the form of
tree hedges, fences, and/or walls should be
provided to transition between uses and miti-
gate adverse impacts.

Figure 5-65 Figure 5-66

Figure 5-67




Figure 5-69

Figure 5-70

Conventional Suburban Neighborhoods
Character Area

The Conventional Suburban Neighborhoods
Character Area consists of typical residential
subdivisions that were built in Collierville over
the past thirty years. While this type of neigh-
borhood is much less prevalent nearer to the
Historic Square than in outlying areas of the
Town, they can be found within a 10 or 15 mi-
nute walk of the Square. Examples include are-
as like Carrolton Cove, Allison Heights, and
Friendship Cove.

These neighborhoods generally consist of de-
tached housing on lots with front, rear and side
yards. Conventional Suburban Neighborhoods
are usually single-use developments and do not
typically include business, institutional or other
non-single-family uses; however, institutional
uses like churches sometimes can be found.

They may include either passive or active open-
space uses, but these are rare and not usually
connected from one subdivision to another.
Sometimes they may also include attached
housing, which occurs in multifamily complexes,
but this is typically not the case in Downtown
Collierville.

The street pattern is usually curvilinear with
numerous cul-de-sacs or “coves”. While these
development concepts are common with new
residential development, especially in new de-
velopments away from the Historic Square, it
can create unconnected and isolated “pods” of
development, encourage an over-reliance on
the automobile, fail to create usable open space
and not allow a sufficient number of ingress-
egress alternatives. Often homes are “front
loaded,” which means a garage, carport, or
parking pad at the front of the home. Pedestri-
an facilities, particularly between subdivisions,
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are piecemeal and often uninviting to pedestri-
ans, or nonexistent.

Most of Downtown Collierville’s Conventional
Suburban Neighborhoods are built out, and
should be maintained through consistent code
enforcement. Should remaining portions of the
original subdivision remain available for devel-
opment, it is recommended that development
be completed with the same pattern and char-
acter, while making incremental improvements
to better integrate distinct neighborhoods with
each other and other areas of Downtown Col-
lierville. The following are guidelines for new
development in the Conventional Suburban

Neighborhoods Character Area:

e High-quality design will be encouraged
through continued implementation of the De-
sign Guidelines and Zoning Ordinance, partic-
ularly for streetscape landscaping, foundation
landscaping, screening of parking, buffering of
residential areas, and adequate parking.

e When a new garage or garage expansion is
added to an existing home, the face of the
garage closest to the public street should be
set back a minimum of ten feet from the front
of the existing home.

e Conventional Suburban Neighborhoods should
emphasize more connectivity between subdi-
visions, while avoiding the creation of isolated
islands of development.

e More street connections should be encour-
aged in residential subdivision design. Rather
than focusing traffic on a few collector streets
or arterials—which tends to create bottlenecks
of congestion—more through streets should
be encouraged to better disperse traffic and
to reduce its isolated impacts at certain
points.

e When new development occurs, it should be
designed around and connected to any open-
space corridors or networks and follow the
open space recommendations for Traditional

Neighborhoods.

Pedestrian facilities should be included in all
new developments, unless circumstances
make this unrealistic. The Town should work
with developers to create plans and standards
for pedestrian systems to tie subdivisions to-
gether or into the greenbelt system. In partic-
ular, improved connections between key des-
tination areas should be developed, such as
between residential and commercial areas,
and between residential areas, parks and
schools.
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Figure 5-76
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Technology-Light Industry Activity Center
Character Area

Technology-Light Industry Activity Centers
include research facilities, fabrication, ware-
housing or processing of goods and materials
using processes that ordinarily do not create
fumes, glare, odors, noise, smoke or health or
safety hazards outside of the building in which
the process takes place. These uses, due to
their utilitarian and industrial nature, should
generally be afforded flexibility in regard to
site design, architectural ornamentation, and
building materials internal to the site; howev-
er, to maintain a quality industrial area over
time, and experience from the public realm,
such uses should be designed as follows.

e Like commercial areas, uses, sites, and
structures within the Technology-Light Indus-
try Character Area should meet quality stand-
ards related to site layout; building configura-
tion, materials, massing and shape, and
height; landscaping; signage; parking lot aes-
thetic and functional design; vehicular and
pedestrian circulation; trash removal; light-
ing; stormwater management; and environ-
mental protection; however, the emphasis is
on meeting quality standards only to the ex-
tent to what is visible from the public realm
(public streets).

e Qutdoor activities, such as storage, loading,
and parking of vehicles associated with the
operation should be screened from view from
the public realm (public streets) and residen-
tial uses.

e The streetscape along perimeter roads
should contain adequate sidewalks and street
trees.

It is anticipated that there may come a day
when the Technology-Light Industry Activity
Centers may be viable for redevelopment to

other uses, and reclassification to a different
Character Area, such as the Mixed-Use Activity
or Traditional Neighborhoods Character Area.
Such study and policy development for these
areas is not recommended at this time, and
should be studied in the future only if other in-
dustrial properties in Downtown, such as those
on Main Street, are redeveloped, and there ap-
pears to be clear demand for an expansion of
the Mixed-Use Activity Character Area.
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D. Role of Special Areas

Particular parcels, assemblages of parcels or
larger areas are subject to more specific poli-
cies and recommendations due to their unique
circumstances. These circumstances may re-
quire that the policies be more specific to en-
sure development or redevelopment occurring
in subareas, or “special areas”, of Downtown
Collierville is sensitive to those circumstances.
Therefore, additional specifications are provided
for all Special Areas, which are graphically
shown on the map to the right and on most
maps in the Plan. The Special Areas vary in size
(see table below).

In this section are specifications for each of the
recommended Special Areas that correspond
with the map. The ultimate purpose of defining
the Special Areas is to ensure that future infill
and redevelopment preserve the defining fea-
tures that contribute most to Downtown Collier-
ville’s unique character.

The Special Areas also support the Traditional
Design Principles Initiative and a new form-
based regulatory structure proposed in the next
steps in Chapter 6. These Special Areas could
provide a basis for specific regulations that
would apply only in those Special Areas. The
Special Areas could be incorporated into the
Collierville Zoning Ordinance or Design Guide-
lines in the form of an overlay, customized bulk
regulations, or base districts that will set forth
standards that are consistent with the recom-
mendations noted in this section, as much of
the study area is outside the Historic District.

For those properties that are within the Historic
District, these policies are further reinforced by
the Historic District Design Guidelines to pro-
vide more specific direction for protecting the
appearance, character, and setting of historic
properties within the local Historic District.
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Special Area # 1

Comprised of 48.09 acres, the gray shaded ar-
ea on the map to the left is Special Area 1. It is
north of the railroad tracks and contains the
Historic Town Square park, the railcars on dis-
play, Collierville Middle School and the historic
Collierville High School Building, and the Town’s
Police and Court complex. It includes parts of
Main Street, Walnut Street, North Center
Street, Mulberry Street, and East North Rowlett
Street.

e The Town Square park is the geographic and
cultural center to the Heart of the Downtown
and its Surrounding Neighborhoods, and
should be retained as a public park and a
place for community celebrations and events.
Tom Brooks Park provides a similar function
for the western part of the Study Area.
Through the Greenstreet system, they both
should be connected to other Town Parks and
the Greenbelt system (see also Chapter 3 and
Figure 5-17).

All of Special Area 1 is within the local Historic
District Overlay. Consequently, historic
preservation efforts are administered by the
Historic District Commission through its
adopted guidelines. New buildings and exteri-
or alternations, which include additions and
new upper floors, are only appropriate when
done according to the Historic District Guide-
lines to obtain a Certificate of Appropriate-
ness. Collierville’s collection of historic build-
ings is limited, and demolition/relocation of
historic structures should be rare and well
justified.

Appropriate uses include retail, office, institu-
tional, and mixed use building types. Accesso-
ry dwellings are also appropriate where they
can be accommodated. Attached dwellings
are appropriate in this area in limited space
available for new construction or redevelop-
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ment, such as behind the north side of the
Square.

The existing railcars adjacent to the Town
Square should be reconfigured to open up
views of the south side of the Square, make a
fourth/southern side of the Square more eco-
nomically viable, and to further the goals of
the Live, Work, Play Initiative described in
Chapter 6.

The surface parking lot at the northeast cor-
ner of Walnut Street and North Rowlett cur-
rently provides important parking needs to
the Square area in the short term, but should
eventually become the home for a contextual-
ly designed structure that brings additional
residential dwellings or nonresidential building
square footage to downtown.

The Town’s recently-renovated and recon-
structed Police Headquarters and Court Facili-
ty are within this area and not anticipated to
change in the foreseeable future. The area
around this facility may be appropriate for a
parking structure, but this may be predicated
on the existing building on that block, and
their uses, being made smaller or relocated to
another site.

The Town’s surface parking lot on Walnut
Street adjacent to Tom Brooks Park currently
provides much-needed public parking for
court, businesses, and events, and this park-
ing lot should be retained in the inventory of
parking for Downtown uses until either struc-
tured parking is provided downtown or the
lost surface spaces are rebuilt somewhere
else.

The area behind the buildings on the north
side of the Square is appropriate for Attached
Residential Uses pursuant to the applicable
Character Area policies, and could be better
served by the extension of Natchez Street to
the west (see Chapter 6). Also in this area it
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may be possible to provide much-needed
public parking for Downtown via a surface
parking lot. Such a parking lot could be re-
tained in the inventory of parking for Down-
town uses until structured parking is provided
downtown at this site or elsewhere.

The historic church structure on the west side
of Walnut Street should be retained. As an
example of the Adaptive Reuse Initiative de-
scribed in Chapter 6, it is appropriate for re-
tail, office, or institutional uses.

The homes on the east side of Main Street, as
well as those on the south side of Poplar Ave-
nue and east of Walnut Street, should either
remain as detached residential, or through
the application of Adaptive Reuse techniques
described in Chapter 6, become office uses if
designed pursuant to the policies of the Tradi-
tional Neighborhoods Character Area. Rezon-
ing to districts that would allow for office uses
is appropriate. Not all existing buildings may
be appropriate for Adaptive Reuse, and demo-
litions and additions will be reviewed per the
Historic District Guidelines, and any new de-
velopment should be consistent with the poli-
cies of the Traditional Neighborhoods Charac-
ter Area. The historic homes on the east side
of Walnut Street should remain as residential
uses and their buildings retained as exempla-
ry examples of local architecture and scale.

The Bess Morton Crawford White Church Mu-
seum of Collierville History is expected to be-
come a significant attractor to Downtown for
heritage tourism (see Chapters 4 and 6), and
should be tied to other sites through walking
tours and the Greenbelt/Greenstreet system
(see Figure 5-17).

Collierville Middle School, a walkable neigh-
borhood school, is an important attractor to
downtown, and it is preferred that it be re-
tained in the Downtown area. It is identified
as an “attractor” use in Chapter 6. Appropri-
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ate future uses include continued use as a
Middle School; however, at the time this
Small Area Plan for Downtown was created,
the Poplar Avenue location was openly being
discussed for change, and the Steering Com-
mittee considered it appropriate for this Plan
to address the possibility for change through
flexible language that speaks directly to the
vision of the Plan, which is that Downtown
Collierville be both a destination and the cen-
ter of a living and vibrant neighborhood. If
the school is rebuilt at this site:

e the portion of the campus that was origi-
nally the historic Collierville High School,
which dates back to 1905, should be pre-
served and rehabilitated; and

e the design of the new school facility
should be consistent with the policies of
the Traditional Neighborhoods Character
Area, and Shelby County Schools should
consider building a multi-story building to
create a compact campus at a similar
scale to the historic building.

e If the Middle School is relocated to another
site, other appropriate uses of the existing
site at Poplar Avenue include the following:

e Adaptive Reuse of the historic Collierville
High Building to new uses, such as a Uni-
versity of Memphis Satellite Campus,
YMCA, or similar use with an education or
cultural draw, as it would keep the loca-
tion as a primary downtown destination
consistent with the Destination Initiative
described in Chapter 6.

e Surface parking should generally be locat-
ed to the north of the building and heavily
screened from Poplar Avenue. If the new-
er addition was removed from the historic
building, the remaining space would be
ideal for such a parking area if well
screened by landscaping and the changes
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Figure 5-96
SPECIAL AREA 1
build-out scenario A

Figure 5-97
SPECIAL AREA 1
build-out scenario B
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Figure 5-98
SPECIAL AREA 1
build-out scenario

in topography.

e The western portion of the site could be
redeveloped as detached or attached
dwellings consistent with the policies of
the Traditional Neighborhoods Character
Area. Low-scale office or retail uses may
also be appropriate on a limited scale if
access is made to Peterson Lake. Any sur-
face parking created for such use should
be heavily screened from public streets
and the adjacent residential neighbor-
hoods.

e Special Area 1 area should retain its gridded
and interconnected road network similar to
that shown on the Recommended Block Pat-
tern (Figure 3-20). Perhaps one of the most

critical block recommendation for Special

Area 1 is to extend Natchez Street to the

west, which will serve to further divide one

of the largest blocks within a five minute

Figure 5-100
SPECIAL AREA 1
build-out scenario
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Special Area # 2
Comprised of 45.36 acres, the gray shaded ar-
ea on the map to the left is Special Area 2. It is
south of the railroad tracks and Town Square
and its limits include the post office. Special
Area 2 includes South Main Street, East South
Rowlett, and portions of South Center Street.

e This area is almost completely built out with
retail, light industrial, office, and institutional
uses. Most of these uses are viable business-
es that contribute to Collierville’s employment
and economic base. Businesses such as Rus-
sell’'s Feed Store, Gus’ Fried Chicken, and the
post office are hallmarks of the local econo-
my, and are evidence that the commercial
areas around the square are already “the
heart of a living and vibrant neighborhood” as
described in the vision for the Downtown Col-
lierville.

Much of Special Area 2 is within the local His-
toric District Overlay and consequently histor-
ic preservation efforts are administered by the
Historic District Commission through its
adopted guidelines. New buildings and exteri-
or alterations, which include additions and
new upper floors, are only appropriate when
done according to the Historic District Guide-
lines to obtain a Certificate of Appropriate-
ness. Collierville’s collection of historic build-
ings is limited, and demolition/relocation of
historic structures should be rare and well
justified.

e It is anticipated that this area should become
the “fourth side” of the Square as part of the
Live, Work, Play Initiative and home to new
residents as part of the New Rooftops Initia-
tive planned for Downtown (see also Chapter
6). To allow for this, it is expected that, either
incrementally or in large assemblages, mixed
use development should occur in this area,
pursuant to the Mixed Use Activity Center po-

lices. In the event of such land use changes:
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e care should be given to find the exist-
ing businesses new corporate homes
within Collierville, using incentives
where appropriate; and

it is imperative that the first floor uses
at the intersection of public streets be
retail or office for successful comple-
tion of the “fourth side of the
Square,” as this will allow the corners
of Downtown to be active with retail
destination uses after normal busi-
ness hours.

First-floor uses along Center Street
and Main Street should also be retail
or office, but it is acknowledged that
Attached Residential Uses may be
appropriate, especially farther to the
south or in the middle of blocks. A
recommended technique to allow for
this important block to change over
time to be consistent with the Live,
Work, Play Initiative described in
Chapter 6 is for first-generation first
floor space to be a residential use ini-
tially, but the construction techniques
would allow for easy conversion to
nonresidential uses.

e This area should develop with a gridded and

interconnected road network similar to that
shown on the Recommended Block Pattern
(Figure 3-20). For example, there are many
east/west roads needed to create smaller and
more walkable block sizes. Also, many of the
roads in the area are in need of streetscape
enhancements to make the areas more walk-
able, as well as more conducive to redevelop-
ment and infill (see priority projects listed in
Chapter 6).

Property in this area is likely to be impacted
by future stormwater management projects
for the downtown area to correct stormwater
drainage problems. It is anticipated that this
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SPECIAL AREA 2
build-out scenario

Figure 5-112

improved stormwater conveyance should be
used as an amenity and catalyst to develop-
ment (see Figure 5-17 and Chapters 3 and 6).
Development should orient towards the new
stormwater conveyance. Any development
plans for property in this area should plan for
these important open spaces.

The area south and east of the intersection of
Center and South Street is appropriate for
land uses pursuant to the Mixed Use Activity
Character area, but at a scale that helps to
transition from the intensity nearest the rail-
road tracks to the residential neighborhoods
to the south and southwest.

Stand-alone hotels are appropriate in Special
Area 2 and can provide a boost to the eco-
nomic viability of the downtown.

Through the application of Adaptive Reuse
techniques (see Chapter 6), several existing
structures, such as the old lumber shed on
Center Street may have new life and can be
retained to preserve the rich architectural and
cultural history of Collierville. Successful ex-
amples of Adaptive Reuse in this area is the
existing Café Piazza located at the corner of
Main Street and South Rowlett, as well as
Gus’ Fried Chicken at Center Street and South
Street, which are both expected to remain as
this area redevelops.
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SOUTH SIDE OF THE SQUARE:
More aggressive build-out scenario
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Possible location of a future Non-Town railcars moved to open views of Mixed use infill and “new rooftops” along Main Street over time
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to be built with to new parking garage

Figure 5-118
SOUTH SIDE OF THE RAILROAD
build-out scenario
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Special Area # 3

Comprised of 25.15 acres, the gray shaded ar-
ea on the map to the left is Special Area 3. It is
to the east of the Historic Square and north of
the railroad tracks. It contains portions of
Washington Street and Mount Pleasant Road.

e Mixed use development forms pursuant to the
Mixed-Use Activity Center Character Area are
appropriate along Washington Street and
along Mt. Pleasant Road, especially nearest
the Square and the railroad tracks; however,
properties fronting on Natchez Street, Mt.
Pleasant Road north of the Washington Street
intersection, and most properties south of
Washington Street, should provide reductions
in scale and intensity near the adjacent resi-
dential neighborhoods.

e This area should develop with a gridded and
interconnected road network similar to that
shown on the Recommended Block Pattern
(Figure 3-20).

e Stand-alone hotels are appropriate in Special
Area 3 and can provide a boost to the eco-
nomic viability of the downtown.

e The south side of Washington Street behind
the east side of the Square, also known as
the Community Services Building and Parking
Lot, currently provides important public park-
ing for downtown business and events, and
should remain as this use in the short term.
The southernmost portion of this site serves
as the most ideal temporary public location
for the farmers market, although many pri-
vate site options may also exist in the study
area. In the long term, this is an ideal location
for a public parking garage. If such a garage
is built, office or retail uses should line the
outside first floor of the garage to keep the
streetscape active and to hide the garage
from public view. Furthermore, if surface the
parking lot and Community Services Building

redevelop, new locations for the Shelby Coun-




ty Health Department and the Food Pantry
should be found nearby and within the study
area, as they provide vital services to neigh-
borhoods within walking distance.

e The south side of the Community Services
Building and Parking Lot and north of the rail-
road tracks, is an ideal location for a new rail
spur for the relocated railcars currently adja-
cent to the depot (see also Chapter 3). This
area also may be appropriate in the long term
as a platform for regional light rail or an ex-
cursion train, as it:

¢ Would be adjacent to existing surface
parking, and a possible future parking
structure, which would allow for park-
and-ride scenarios;

¢ Includes property that would be need-
ed that is either within, or immediate-
ly adjacent to, existing railroad right-
of-way.

e Could take advantage of existing to-
pography changes; and

e Would be centrally located within a
five or ten minute walk of the follow-
ing, all designed to be walkable and
pedestrian friendly:

Figure 5-122
SPECIAL AREA 3
build-out scenario

e Collierville’s Historic Square;

e the planned new nonresidential
uses (hotels, retail, etc) on the
south side of the railroad
tracks;

e many of the most compact
forms of the proposed “new
rooftops” for downtown;

e Town Square park, which is the
geographic and cultural heart of
the community, and flanked by
many historic and cultural sites

F|gure 5-:L23r (see Chapters 3 and 4); and

M 1 : | Figure5-124




Figure 5-130

e the Bess Morton Crawford White
Church Museum of Collierville
History.

e Attached and Detached Residential are appro-
priate in this area pursuant to the applicable
Character Area policies. The dwellings in this
area will play a significant part in the New
Rooftops Initiative described in Chapter 6.
The following should be noted about the ap-
propriateness of attached dwellings in this
area.

e Although Washington Street east of
Mt. Pleasant should be faced by De-
tached Dwellings to mimic Washing-
ton Gates and the Twinnings of Colli-
er, Attached Dwellings may be appro-
priate on a case-by-case basis. At-
tached Dwellings are particularly ap-
propriate closer to the railroad tracks
due to the steep topography, and
clustered on a central open space. It
is appropriate to have taller buildings
nearest the railroad track and adja-
cent to industrial uses.

On the west of Mt. Pleasant Road and
the south side of Natchez Street, ei-
ther Detached Dwellings or Attached
Dwellings (duplexes, townhouses, live
-work, etc), are appropriate. Regard-
less of use and form, any new devel-
opment must be designed to compli-
ment nearby historic structures.

As development occurs along Mt.
Pleasant Road, existing trees should
be maintained to the maximum extent
practicable. Houses should face Mt.
Pleasant Road.

¢ Institutional uses are also appropriate in this
area, but only if contextually designed.

e Accessory dwelling units are appropriate in
this area on a case-by-case basis.
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Special Area # 4

Comprised of 156.37 acres, the gray shaded
area on the map to the left is Special Area 4. It
is north of the railroad tracks and Historic
Square. Special Area 4 is the largest Special
Area in the study. Second only to the Square, it
has the greatest concentration of historic re-
sources, and contains the majority of the
homes facing Poplar Avenue, Ashley Hall Court,
Cooper Street, Kelsey Street, most of College
Street, portions of North Main Street, portions
of Peterson Lake, portions of Mount Pleasant
Road, and portions of Washington Street.

e The character of this area, which is the highly
-visible Poplar Avenue corridor that bisects
the Historic District, is mostly established and
is not expected to significantly change.

e Any new residential development in Special
Area 4 will be incremental and sporadic and
primarily be in the form of contextually-
designed Detached Residential uses, but some
exceptions exist.

e Neighborhood Commercial uses at the
intersection of Cooper Street and Pop-
lar Avenue are appropriate for contin-
ued existence, and possibly even mi-
nor expansion pursuant to the policies
of the Traditional Neighborhoods
Character Area. A small pocket-park
connected to the Greenbelt/
Greenstreet system (see Exhibit 5-2)
is also appropriate.

e Institutional Uses are common in this
area and new Institutional Uses may
be appropriate on a case-by-case ba-
sis through the Town’s established
conditional use permit process. Such
uses should be designed to reflect the
policies of the Traditional Neighbor-
hood Character Area. To remain con-
textual in scale, architecture, and site

design to surrounding neighborhoods,




institutional uses should take design
cues from existing institutional uses
such as demonstrated by the existing
churches along Poplar in Special Are-
as 4, 5, and 18.

Attached dwellings, such as duplexes
and townhouses, are appropriate on a
case-by-case basis in the following
circumstances, but only if they are
carefully and contextually designed
per the Historic District Guidelines
(where applicable) and the policies of
the Traditional Neighborhoods Char-
acter Area:

e on a case-by-case basis where
contiguous to institutional uses,
as is the occasional pattern in
this area; and

along Main Street north of Pop-
lar Avenue, as this area is
largely established with de-
tached residential uses; howev-
er, some attached residential
uses exist in the form of du-
plexes. This is an area where
the “open to change” aspect of
the New Rooftops Initiative de-
scribed in Chapter 6 is particu-
larly encouraged. The replace-
ment of existing attached resi-
dential structures with attached
residential structures more con-
sistent with the Historic District
Guidelines and the policies of
the Traditional Neighborhoods
Character Area is encouraged.
New attached residential uses
may be appropriate in this area
on a case-by-case basis.

e Special Area 4 also includes the north side of
Washington Street and the eastern portion of
Natchez Street. New traditional neighborhood
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forms, Washington Gates and the Twinnings
of Collier, have emerged in this area and are
consistent with the New Rooftops Initiative
described in Chapter 6. New development in
this area (north of Washington Street) should
be in the form of Detached Residential.

Much of Special Area 4 is within the local His-
toric District Overlay and consequently histor-
ic preservation efforts are administered by the
Historic District Commission through its
adopted guidelines. New buildings and exteri-
or alternations, which includes additions, are
only appropriate when done according to the
Historic District Guidelines to obtain a Certifi-
cate of Appropriateness. Consideration in this
area should especially be given to maintaining
the well-established lot width, building set-
backs, massing, and scale. Collierville’s col-
lection of historic buildings is limited, and
demolition/relocation of historic structures
should be rare.

The existing Ashley Hall neighborhood, a
more modern, conventional suburban devel-
opment, is almost built out and is not ex-
pected to change. It's central open space
should be emulated in new developments in
Special Area 4.

Accessory dwelling units are appropriate in
this area on a case-by-case basis.
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Special Area # 5

Comprised of 69.45 acres, the gray shaded ar-
ea on the map to the left is Special Area 5. It is
west of the Historic Square, bisected by the
railroad tracks, and bisected by Poplar Avenue.
Portions of this Special Area are referred to in
this Plan as the West Gate. Special Area 5 con-
tains parts of Poplar Avenue, Abbington Drive,
Greentree Cove, Toms Court, and parts of both
North and South West Rowlett Street.

The area fronting Poplar Avenue is part of the
West Gate to Downtown (see Chapter 6), and
new development or redevelopment in this
area should be similar in character to Aldi’s,
the Featherstone office building, and the Col-
lierville United Methodist Church. Appropriate
uses include, retail, office, attached residen-
tial, and institutional uses.

Houses should face North Rowlett, with off-
street parking provided behind the buildings
in alley-loaded garages or surface parking
areas.

If the mobile home park on North Rowlett is
to redevelop, the appropriate new uses in-
clude detached residential or attached resi-
dential developed pursuant to the policies of
the Traditional Neighborhood or Village Retail
Character Areas (as applicable), and with the
following guidance.

e Mixed use development forms and
uses are appropriate nearest the in-
tersection of North Rowlett and Ab-
bington Road. In this scenario, ground
floor retail or office should be facing
Aldersgate Drive.

e The third un-built office building on
Green Tree Cove could also be anoth-
er use, such as retail, live-work, or
attached residential, or remain office
as planned. If the tire repair business
should leave, then office retail or at-
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build-out scenario
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tached residential is appropriate in its
place.

e If a new north/south road is created that con-
nects Highway 72 to South Rowlett, small-
scale office and retail uses may be appropri-
ate on the south side of the railroad tracks if
the uses are designed pursuant to the policies
of the Traditional Neighborhoods Character
Area. It may be possible that this north/south
road could terminate at South Rowlett on axis
with the historic Kelsey home on North
Rowlett. This would serve to terminate this
new vista and entry point into Downtown.

e When development occurs, parking lots
should be interconnected. When this is not
feasible in the short-term, ingress/easements
should be provided to allow for the eventual
interconnection of sites along the Poplar Ave-
nue corridor. With the right land uses and
development patterns, it may be possible to
provide another north/south connection be-
tween Poplar Avenue and North Rowlett, par-
ticularly in the vicinity of Aldi’s or to the east
of this area in the vicinity of the medical offic-
es.

e On the south side of South Rowlett, appropri-
ate uses include detached or attached resi-
dential pursuant to the policies of the Tradi-
tional Neighborhoods Character Area. The
existing trees along South Rowlett should be
retained to the maximum extent practicable.

e This area should develop with a gridded and
interconnected road network similar to that
shown on the Recommended Block Pattern
(Figure 3-20).

e Accessory dwelling units are appropriate in
this area on a case-by-case basis.
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Special Area # 6

Comprised of 28.88 acres, the gray shaded ar-
ea on the map to the left is Special Area 6. It is
bisected by the railroad tracks and is west of
the Historic Square. Special Area 6 contains
Hardwick Street, Jaffery Avenue, Shivley Ave-
nue, Reston Avenue, Greeley Street, Cottage
Grove Street, and parts of both North and
South West Rowlett Street.

e The north side of North Rowlett is appropriate
for Detached Residential uses pursuant to the
Traditional Neighborhood Character Area poli-
cies similar in design to nearby Magnolia
Square. The existing trees along North
Rowlett should be retained to the maximum
extent practical. Houses should face both Col-
lege Street and North Rowlett. Efforts should
be made to preserve the existing dwellings,
one being the historic Kelsey home place.

e This area is in need of a centralized green-
space, either public or private, that is con-
nected to the Green Corridors/Infrastructure
network (Figure 5-17).

The historic homes of 343 and 373 South
Rowlett on the south side of the railroad
tracks are protected by the Historic District
Guidelines, and are not expected to change in
use from the exclusively detached residential
pattern that has been established. The recent
renovation, restoration, and rehabilitation of
these existing historic homes should serve as
a model for other areas of town.

e Magnolia Square is an example of appropriate
and contextual residential infill development.
It is not expected to change in use from the
exclusively detached residential pattern that
has been established.

e This area should develop with a gridded and
interconnected road network similar to that
shown on the Recommended Block Pattern

(Figure 3-20). In fact, the north/south road




discussed in Special Area 5 features the Kel-
sey home as a key feature, and views from
several directions could be used to “frame”
the home within the context of surrounding
new residential development. Careful block
design and traffic calming features should be
used to prevent any cut-through traffic be-
tween North Rowlett and College Street.

As the policies of Special Areas 7, 9, and 13
come to fruition, the Magnolia Square HOA
may want to consider petitioning the Town to
open up one or more alley/road extensions to
the south to continue the grid pattern.

e Accessory Dwelling Units are appropriate in
this area on a case-by-case basis.

Figure 55157
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Special Area # 7
Comprised of 35.67 acres, the gray shaded ar-
ea on the map to the left is Special Area 7. It is
south of the railroad tracks and southwest of
the Historic Square. It contains Wilson Street,
Hope Avenue, and parts of Sycamore Road.

e The character of this area is largely estab-
lished and the detached residential uses are
expected to remain (particularly along Syca-

- more Road, Wilson Street, and Hope Avenue);

&l however, there are some opportunities for

2 - attached dwellings in certain locations.

_| e A mixture of attached and detached
= M ’ residential structures (duplexes) cur-
rently exist along South Street, and
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- TR ™ E =011 these uses are appropriate for future
i g redevelopment or infill along South
' _TE Street. Such redevelopment should
| - JW face South Street and be designed to
B reflect the policies of the Traditional
Neighborhood Character Area.

] 9 e TN = 1 5 ¢ In the event that property owners sur-

rounding the historic home to the west
TR of Sycamore Road, through private
market decisions, choose to redevelop,
Figure 5-158 appropriate future uses could include

attached residential uses, but only if:
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e the historic home could be re-
tained;

e vistas for the historic home
could be created from South
Rowlett through the addition of
open space; and

e designed pursuant to the poli-
cies of the Traditional Neighbor-
hoods Character Area.

[

e Some of the homes and properties in this ar-
ea have not been maintained as well as other
il i parts of the study area per property assessor
Figure 5/160 records, and some of the areas lack sidewalks
fiCollierville Exanipte and experienced storm water drainage prob-
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lems during the 2005, 2009, and 2010 heavy
storm events. This area is a prime location for
implementing the Neighborhood Stabilization
Initiative described in Chapter 6 through
grants and capital improvement projects, in-
cluding the successful CDBG program.

The shotgun-style dwellings at the southeast
corner of Sycamore Road and South Street
were identified by the LRK Preservation Plan
as having historic value. They have fallen into
disrepair according to property assessor rec-
ords, and efforts should be made to retain
them because of their historic value. Possible
future uses include continued use as detached
residential; however, an appropriate long-
term Adaptive Reuse (see Chapter 6) could be
to cultural or neighborhood service uses, such
as offices, museum, barber shop, etc. In the
event that these structures are rehabilitated
or adaptively reused, they should be connect-
ed to the planned historical walking and auto-
mobile tours of the area.

Institutional uses may be appropriate on a
case-by-case basis in this area through the
Town’s established conditional use permit
process. Such uses such be designed to re-
flect the policies of the Traditional Neighbor-
hood Character Area. To remain contextual in
scale, architecture, and site design to sur-
rounding neighborhoods, Institutional Uses
should take design cues from existing Institu-
tional Uses in the area such as Saint Marks
Church.
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Figure 5-169

Special Area # 8

Comprised of 24.72 acres, the gray shaded ar-
ea on the map to the left is Special Area 8. It is
south of the railroad tracks and southwest of
the Historic Square. It contains Mill Street and
property in this Special Area fronts South West
Rowlett Street and West South Street.

e The character of this area is mostly estab-
lished as detached residential uses, and the
predominant use is expected to remain de-
tached residential, but some exceptions in the
form of attached residential (duplexes) exist
along both South Street and South Rowlett.
Additional attached dwellings are appropriate
on a case-by-case basis.

e Some of Special Area 8 is within the local His-
toric District Overlay. Consequently, historic
preservation efforts are administered by the
Historic District Commission through its
adopted guidelines. New buildings and exteri-
or alternations, which includes additions, are
only appropriate when done according to the
Historic District Guidelines to obtain a Certifi-
cate of Appropriates.

Adaptive reuse of the old ice house on Mill
Street should be pursued.

e Consideration in this area should especially be
given to maintaining the well-established lot
width, building setbacks, massing, and scale.
Collierville’s collection of historic buildings is
limited, and demolition/relocation of historic
structures should be rare and well justified.

e The large undeveloped or underdeveloped
acreage central to this area running from
South Rowlett to South Street is appropriate
to develop primarily as detached residential

uses pursuant to the Traditional Neighbor-

hoods and similar to the design of nearby

Magnolia Square; however, attached dwell-

ings are appropriate interior to the site or

along South Street. A central linear green-




Figure 5-170
SPECIAL AREA 8
build-out scenario
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Figure 5-172

space should be provided along the existing
stream that is connected to the Green Corri-
dors/Infrastructure network (see Figure 5-2).
This greenspace could potentially be a region-
al detention solution for the storm water
drainage needs of the area (see also Chapters
3 and 6). Any development plans for property
in this area should plan for these important
open spaces.

e Institutional uses may be appropriate on a
case-by-case basis in this area through the
Town’s established conditional use permit
process. Such uses should be designed to re-
flect the policies of the Traditional Neighbor-
hood Character Area. To remain contextual in
scale, architecture, and site design to sur-
rounding neighborhoods, institutional uses
should take design cues from existing institu-
tional uses in the study area.

This area should develop with a gridded and
interconnected road network similar to that
shown on the Recommended Block Pattern
(Figure 3-20).

e Accessory dwelling units are appropriate in
this area on a case-by-case basis.
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SPECIAL AREA 8
build-out scenario
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Figure 5-177

Special Area # 9

Comprised of 30.83 acres, the gray shaded ar-
ea on the map to the left is Special Area 9.
Known locally as the “Lunati Tract”, it is the
largest Infill Opportunity Site in the entire
Downtown Collierville area. It is south of the
railroad tracks and southwest of the Historic
Square. It fronts directly on Sycamore Road
and is south of West South Street.

e Special Area 9 is appropriate for primarily De-
tached Residential Uses designed according to
the policies of the Traditional Neighborhood
Character Area.

e Attached Residential Uses are also appropri-
ate if located to the interior of the site, and
should not be the predominant land use. Non-
residential uses, such as office or retail in a
neighborhood scale, may be appropriate on a
case-by-case basis, but only:

e at the intersection of major roads or
contiguous to other nonresidential
areas (Highway 72 area, if the Shot-
guns at the corner of Sycamore and
Center are Adaptively Reused as non-
residential uses); and

e evidence of clear market demand for
such services is provided at the time
a rezoning or planned unit develop-
ment request is made.

e This area should develop with a gridded and
interconnected road network similar to that
shown on the Framework Recommended
Block Pattern (Figure 3-20). Specifically, this
area will see the convergence of two major
road extensions (Keough Road and an un-
named north/south road that will one day
convey traffic through Special Area 8 to South
Rowlett (see also priority projects in Chapter
6). Any development plans for this property
should plan for these important roadways.

e This area is in need of a centralized green-




[_" 4 Figure 5-180 space, either public or private, that is con-

. L 4 !ln . SPECIAL AREA 9 nected to the Green Corridors/Infrastructure
b - ' | build-out scenario .
’ l network (see also the Green Corridors/
e e = Sttt AL 11 )| / | Infrastructure Map: Figure 5-17).
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] e This area is significantly wooded and develop-
ment plans should save existing trees to the

maximum extent practicable.
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e Institutional uses may be appropriate on a
case-by-case basis in this area through the
Town’s established conditional use permit
process. Such uses should be designed to re-
flect the policies of the Traditional Neighbor-
hood Character Area. To remain contextual in
scale, architecture, and site design to sur-
rounding neighborhoods, institutional uses
should take design cues from existing institu-
tional uses such as those found in the study
area.

e

e This property receives a significant amount of
water and has caused Sycamore Road to have
flooding during heavy rainfalls. Because of
this, the property should not be developed
pursuant to the policies of Special Area 9 until
the stormwater is properly modeled and miti-
gated so that development of this property
does not adversely impact the surrounding
area (see also Chapters 3 and 6).

e Accessory dwelling units are appropriate in
this area on a case-by-case basis.
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Figure 5-181
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Figure 5-183,

Special Area # 10

Comprised of 25.58 acres, the gray shaded ar-
ea on the map to the left is Special Area 10. It
is south of the railroad tracks and south of the
Historic Square. It is bisected by parts of Center
Street and contains Dannon Springs Drive, Cen-
ter Springs Drive, Clifton Place, Lacroix Drive,
and Laurel Wood Place.

e This area is largely established with attached
residential uses (Central Square, Collier Vil-
lage, Laurelwood Apartments) and includes an
institutional use, the Veterans of Foreign Wars
meeting hall. Attached Residential Uses and
Institutional Uses are expected to continue to
be the predominant long-term uses for this
area.

e At the time of this study in 2010, the majority
of the development forms do not reflect the
attributes of the Traditional Neighborhood
Character Area polices; however, future rede-
velopment and/or renovation of these proper-
ties present an opportunity for this area to
incrementally change to uses and forms that
better conform to the Traditional Neighbor-
hood Character Area polices, and better re-
flect the new development forms proposed to
both the north (Mixed Use Character Area)

|
- l‘\ Figure 5-185

and the south (Traditional Neighborhood and
Village Retail Character Areas). Along this
corridor, the intent is to incrementally create
improved walkability and a seamless appear-
ance in design quality along Center Street
from the Historic Square to the Highway 72
intersection (see also the Priority Projects de-
scribed in Chapter 6).

Should the existing properties adjacent to
Suggs Park be redeveloped/developed into
residential units, they should face both Center
Street and Suggs Park to create “eyes on the
park”.

This is one of the areas that the Town’s Open
to Change strategy is particularly encouraged
(see also Chapter 6).

This area should develop with a gridded and
interconnected road network similar to that
shown on the Recommended Block Pattern
(Figure 3-20). This area will be bisected by
the extension of Keough Road (see also prior-
ity projects in Chapter 6). Any development
plans for the affected parcels should plan for
this important east/west roadway.
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Figure 5-188
Collierville Example

Special Area # 11

Comprised of 16.27 acres, the gray shaded ar-
ea on the map to the left is Special Area 11. It
is south of the railroad tracks and south of the
Historic Square. It is bisected by parts of Center
Street.

e The intent is to incrementally create improved
walkability and bike lanes along Center Street
from the Historic Square to the Highway 72
intersection (see also the Priority Projects de-
scribed in Chapter 6).

e Detached dwellings are the predominant land
use in this area along Center Street. Although
this area is mostly established with detached
residential structures the town is open to re-
development of properties if the affected
property owners approach the Town request-
ing approval, with the following guiding the
Town'’s review of such requests.

e New development or redevelopment
should be consistent with the policies
of the Traditional Neighborhood Char-
acter Area.

e Incremental replacement of existing
detached dwellings with new detached
dwellings is appropriate along Center
Street.

e Attached dwellings may be appropri-
ate along Center Street on a case-by-
case basis, especially when contigu-
ous to nonresidential uses or existing
or planned attached dwellings.
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Figure 5-189

Figure 5-191

Special Area # 12

Comprised of 15.68 acres, the gray shaded ar-
ea on the map to the left is Special Area 12. It
is south of the railroad tracks, south of the His-
toric Square, at the southernmost limits of the
Downtown Study Area, and is referred to in this
Plan as the Center Gate. It is at the intersection
of Highway 72 and Center Street.

e The intersection of Center Street and Highway
72 is known as the “Center Gate” (see also
Chapter 6). This is a long-established gateway
and direct southern connection to the heart of
the Square. Appropriate uses include institu-
tional, retail, office, or attached residential,
and development or redevelopment at the
Center Gate should be pursuant to the Village
Retail Character Area policies and specialized
development standards.

A high priority for the Town (see Chapters 3
and 6) should be working with TDOT in the
widening of Highway 72 to incorporate land-
scape medians, sidewalks, decorative lighting
and mast arms, and directional wayfinding
signage to improve property values in the
area, improve traffic safety, and to serve as a
more intuitive and contextual gateway to the
Historic Square area to the north.

The intent is to create improved walkability
and bike lanes along Center Street from the
Historic Square to the Highway 72 intersec-
tion (see also the Priority Projects described
in Chapter 6).

e When development occurs, parking Ilots
should be interconnected. When this is not
feasible in the short-term, ingress/easements
should be provided to allow for the eventual
interconnection of sites along the Highway 72
corridor.

¢ In future updates to the Major Road Plan, the
Town should study the continuation of Center
Street to the south. This would make the



Highway 72 and Center Street intersection
more attractive to commercial development,
and could provide improved traffic flow to the
extension of Winchester Boulevard.

Figure 5-192
SPECIAL AREA 12 (Center Gate)

build-out scenario

Figure 5-195
PECIAL AREA 12 (Center Gate
build-out scenario

S
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Figure 5-198
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Figure 5-199
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Special Area # 13
Comprised of 31.52 acres, the gray shaded ar-
ea on the map to the left is Special Area 13. It
is south of the railroad tracks, is along the
southernmost limits of the Downtown Study
Area, and is referred to in this Plan as the Syca-
more Gate. It is at the intersection of Highway
72 and Sycamore Road.

e The portion of Special Area 13 at the intersec-
tion of Sycamore Road and Highway 72 is
known as the “Sycamore Gate” (see also
Chapter 6), and this long-established gateway
and connection to the neighborhoods sur-
rounding the Square will be framed by a local
institution, the redevelopment and rebuilding
of St. Marks Church, which has a history of
being located at that site since the mid 1800s.
The church plans for an iconic memorial struc-
ture to memorialize the historic structure that
was not able to be restored. Helping to imple-
ment the Visual Cues Initiative described in
Chapter 6, the new memorial will be a gate-
way feature for the area, and should be con-
nected to the planned walking and automobile
tours of the area.

e The parts of Special Area 13 nearest Hwy 72
should be developed per the Village Retail
Character Area policies, with appropriate uses
including Institutional, Retail, Office, or At-
tached Residential. Special Areas 5 and 20
have seen new development in recent years
that is more consistent with the Town’s De-
sign Guidelines and can serve as a guide.

e The parts of Special Area 13 closest to South
Street and Sycamore Road should be devel-
oped according to the policies of the Tradi-
tional Neighborhood Character Area. Such
areas should be comprised mostly of De-
tached Residential and Attached Residential
Uses. Nonresidential uses, such as Office or
Retail in a neighborhood scale, may be appro-
priate on a case-by-case basis, but only:
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Figure 5-201

Figure 5-202

e |If they are not the predominant land
use;

e If they are at an intersection of major
roads or contiguous to other nonresi-
dential areas (e.g. Highway 72 area,
if the Shotguns at the corner of Syca-
more and Center are Adaptively Re-
used as nonresidential uses); and

e There is clear evidence of market de-
mand for such services is provided at
the time a rezoning or planned unit
development request is made.

e Institutional Uses also may be appropriate on

a case-by-case basis in this area through the
Town’s established conditional use permit
process. Such uses should be designed to re-
flect the policies of the Traditional Neighbor-
hood Character Area. To remain contextual in
scale, architecture, and site design to sur-
rounding neighborhoods, Institutional Uses
should take design cues from existing institu-
tional such as St. Marks Church.

This area should develop with a gridded and
interconnected road network similar to that
shown on the Recommended Block Pattern
(Figure 3-20). This area will see several road
extensions, with two being the most critical
for facilitating east/west traffic. Keough Road,
planned for extension to Hwy 72, would bisect
the southernmost part of Special Area 13 (see
also priority projects in Chapter 6). South
Street is also planned for extension to the
west to intersect with Highway 72. Any devel-
opment plans for this property should plan for
these important roadways.

This area is in need of a centralized green-
space, either public or private, that is con-
nected to the Green Corridors/Infrastructure
network (see also Figure 5-17).

e Accessory dwelling units are appropriate in

this area on a case-by-case basis.
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Figure 5-205

Special Area # 14
Comprised of 67.7 acres, the gray shaded area
on the map to the left is Special Area 14. It is
south of the railroad tracks and southeast of
the Historic Square. It contains South Main
Street, Starlight Cove, Starlight Drive, Cannon
Avenue, and parts of Quinn Road.

e The existing character of this neighborhood is
already established with Detached Residential
uses, with some Institutional Uses, and is not
expected to change. Some houses have been
removed and replaced with new homes. The
Town anticipates that this could continue and
it is possible for homes on the west side of
Quinn Road to be rebuilt that would face
Suggs Park; however, in doing so houses
should not back up to the street, and the use
of alleys or private drives is appropriate to
accomplish this.

If new development did occur in this area it
should be in accordance with the Convention-
al Suburban Neighborhood Policies.

Through targeted Greenstreet improvements
(see Chapter 3 and Figure 5-17) along Mt.
Pleasant Road, the existing detached residen-
tial uses should gain improved screening from
the adjacent industrial uses to the east, which
are not expected to change to other uses for
many years, if ever.

Institutional uses may be appropriate on a
case-by-case basis in this area through the
Town’s established conditional use permit
process. To remain contextual in scale, archi-
tecture, and site design to surrounding neigh-
borhoods, institutional uses should take de-
sign cues from existing institutional uses
found within the study area.




Special Area # 15

2 = m— {7 ey 1n Comprised of 16.78 acres, the gray shaded ar-

ea on the map to the left is Special Area 15. It
is south of the railroad tracks, southeast of the
Historic Square, and contains Suggs Park. It is
= north of Keough Road, south of South Street,
7 _ east of Center Street, and west of Quinn Road.

e Suggs Park should be redesigned to be the
center of the southern portion of Downtown
Collierville as in the Green Corridors/

Infrastructure (see Figure 5-17), with houses
B Sprin The 1 4 facing it incrementally over time as portions
of Special Areas 2, 10, and 14 redevelop. Be-
cause of its central location, large size com-
pared to other properties in the study area,
and public ownership, Suggs Park may also
be appropriate for one or more Institutional

Uses (interpretive center related to Civil War

history, public schools, etc); however, some

portion of it should continually be retained in
some form as Green Corridors/Infrastructure
for use by the surrounding neighborhoods.

T
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Through new Greenbelts/Greenstreets (see
Chapter 3 and Figure 5-17), Suggs Park will
become better connected to the Town Square,
Tom Brooks Park, Nikki McCray Park, and
eventually the Town’s larger Greenbelt sys-
tem.

e Agreeing that it needs to be somewhere in the
study area, Suggs Park was discussed by the
Steering Committee as one of many potential
long-term homes for the Collierville Farmers
Market (see also role of Destinations and At-
tractors in Chapter 6), but only if:

; e the commercial activity of the Square
PARK ; e b T . L area has extended to the south side

[ERVILLEY ey L T of the railroad tracks through redevel-
' = : opment along Main Street;

e the location and programming of the
farmers market does not conflict with

Figure 5-208) other uses of the park (e.g. sports);

Collierville Example




Figure 5-211
SPECIAL AREA 15
build-out scenario
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e a structure is built to accommodate it;
and

e streetscape improvements have been
made to Main Street to allow for safe
and intuitive north/south pedestrian
movements.

These recommendations for Special
Area 15 should not preclude other pri-
vate-sector alternative locations for the
Farmers Market downtown.

e Should the Town decide that the small portion
of the park to the north is surplus, it could be
developed into residential units to create
“eyes on the park”. If this were to occur, the
policies of the Traditional Neighborhood Char-
acter Area should be followed, and the streets
should resemble those found on the Recom-
mended Block Pattern (Figure 3-20), which
includes the extension of Main Street to the
south.
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Figure 5-213

Special Area # 16

Comprised of 35.71 acres, the gray shaded ar-
ea on the map to the left is Special Area 16. It
is south of the railroad tracks, southeast of the
Historic Square, and contains Magnolia Ceme-
tery. It is south of Keough Road and bisected
by Mt. Pleasant Road.

e This area is currently comprised of only one
church and two cemeteries; however, it has
the potential to be the edge, or heart, of larg-
er development patterns based upon what
happens to the properties to the south on Mt.
Pleasant Road that were not included in the
Downtown Study Area.

e Although not widely used by the public for
passive recreation, the Historic Magnolia
Cemetery is visually considered “borrowed
open space” and a historic site. It should be
connected through pedestrian Greenbelt and
Greenstreet connections to the Heart of
Downtown and Town Parks (see also Chapters
3, 4, and Figure 5-17). It is the intent of
these policies to link Magnolia Cemetery to
Suggs Park, the Town Square, and Poplar Av-
enue. With such connections made, Magnolia
Cemetery should be included as a stop along
a historic site walking tour, and wayfinding
signage should be provided.

e Buffering should be provided along Keough
Road to screen any new development from
industrial uses to the north.

e Special Area 16 is appropriate for Institutional
Uses, and is especially appropriate for De-
tached and Attached Residential Uses pursu-
ant to the Traditional Neighborhood Character
Area standards if that is how the properties to
the south develop in a form and use similar to
what is permitted through the Traditional
Neighborhood Character Area standards. Such
residential development should be per a grid-
ded road network and provide multiple vehic-

ular stubs to the property to the south.



.._I._-.,‘,.u-!

I e

LA

o

Figure 5-216

Figure 5-218
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Special Area # 17
Comprised of 22.21 acres, the gray shaded ar-
ea on the map to the left is Special Area 17. It
is south of the railroad tracks and southeast of
the Historic Square. It is south of Halley Street
and contains Maple Valley Drive, Seven Pines
Drive, Hurdle Street, and Friendship Cove.

e The character of this area is established as
detached residential; however, institutional
uses exist on a limited basis. This area is ap-
propriate for continued detached residential
or institutional uses. If new development did
occur in this area it should be in accordance
with the Conventional Suburban Neighbor-
hood policies.

e Institutional uses may be appropriate on a
case-by-case basis in this area through the
Town’s established conditional use permit
process. To remain contextual in scale, archi-
tecture, and site design to surrounding neigh-
borhoods, institutional uses should take de-
sign cues from existing institutional uses
found in the study area.

e Some of the homes and properties in this ar-
ea have not been maintained as well as other
parts of the Study Area per property assessor
records. This area is a prime location for im-
plementing the Neighborhood Stabilization
Initiative described in Chapter 6.

e Portions of Special Area 17 may be affected
by the possible extension of Collierville-
Arlington Road to the south of the railroad
tracks as discussed in Chapter 3. Such an ex-
tension should be modeled in a future update
to the Major Road Plan to determine feasibility
and the impact to the Town’s north/south
traffic movements.
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Special Area # 18

Comprised of 10.89 acres, the gray shaded ar-
ea on the map to the left is Special Area 18. It
is north of the railroad tracks and is at the east-
ernmost limits of the Downtown Study Area and
is referred to in this Plan as the East Gate (see
also Chapter 6). It is at the intersection of Pop-
lar Avenue (Highway 57), Eastly Street, and
Collierville-Arlington Road.

e Appropriate uses for Special Area 18 include
institutional, retail, office, or attached resi-
dential (townhouses, condos) facing Poplar
Avenue. Convenience retail, such as a drug-
store, is particularly encouraged. New devel-
opment or redevelopment at the East Gate
should be pursuant to the Village Retail Char-
acter Area policies and specialized develop-
ment standards.

e Should the carwash and gas stations re-
develop, development forms should be con-
sistent with the vision for the East Gate into
the Downtown area and the Village Retail
Character Area policies.

e The Town should work with TDOT on improve-
ments to Highway 57 and its intersection with
Collierville-Arlington and Eastely Drive. Such
improvements would include landscaping, me-
dians, sidewalks, decorative lighting and mast
arms, and directional wayfinding signage (see
also Chapter 6). The Town’s rationale for this
would be to improve safety, property values
in the area, and for Special Area 18 to serve
as a more intuitive and contextual gateway to
the Historic Square area to the west.

e Also related to the road network, portions of
Special Area 18 may be affected by the possi-
ble extension of Collierville-Arlington Road to
the south of the railroad tracks as discussed
in Chapter 3. Such an extension should be
modeled in a future update to the Major Road
Plan to determine feasibility and the impact to
the Town’s north/south traffic movements.



e This area is affected by the Green Corridors/
Infrastructure network (see also the Green
Corridors/Infrastructure Map: Figure 5-17).

Figure 5-222
SPECIAL AREA 18
build-out scenario

Figure 5-224
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Special Area # 19

Comprised of 28.96 acres, the gray shaded ar-
ea on the map to the left is Special Area 19. It
is south of the railroad tracks and is at the
easternmost limits of the Downtown Study Ar-
ea. It is east of Mount Pleasant Road, south of
East South Street, and north of Keough Road.

e This area is mostly built out with light indus-
trial uses. These uses are viable businesses
that contribute to Collierville’s employment
and economic base. This employment and
manufacturing center is not expected to
change within the short term and the long
term; however, this area may have merit for
new residential population for future genera-
tions, but only:

e if the industrial uses are redeveloped
in the Main Street area and there is
documented proof of market demand
for such land use change.

e in the event that such conversion is
practical, care is given to find the ex-
isting business new corporate homes
within Collierville, using incentives
where appropriate.

New development in this area in the foreseea-
ble future should be pursuant to the policies of
the Light Industry Activity Center Character
Area.




— Special Area # 20

I"“------..______ Comprised of 9.78 acres, the gray shaded area

L/'/‘ on the map to the left is Special Area 20. It is
ML south of the railroad tracks and is at the east-
ernmost limits of the Downtown Study Area. Its
limits include the easternmost parts of Halley

__1 7 Street.

e At the time this Small Area Plan for Down-
| town was created, this vacant and underuti-
lized area was zoned for industrial uses, and
development potential for other uses was un-
certain. New development in this area should
20 be pursuant to the policies of the Light Indus-
try Activity Center Character Area, with
screening provided to adjacent residential

uses to the west.

e If developed for industrial uses, to protect the
adjacent residential uses to the west, Halley
Road should be closed with a cul-de-sac at
the western limit of this area, with all indus-
trial vehicle trips being circulated through
connections to South Street. Also related to
) the road network, this area may be affected

F'QUF 5-229 by the possible extension of Collierville-
Arlington Road to the south of the railroad
tracks as discussed in Chapter 3. Such an ex-
tension should be modeled in a future update
to the Major Road Plan to determine feasibility
and the impact to the Town’s north/south
traffic movements.

e This site has been inconclusively studied for
its role in Civil War history, and other appro-
priate uses for this site could include some
form of interpretive battlefield center or open
space related to the battle (see also Chapter
4). Such an interpretive center could place
much-needed emphasis on Civil War educa-
tion and research, and preserve the site’s nat-
ural features in a campus-like setting.

e This area is significantly wooded and develop-
Figure 5-231 ment plans should save existing trees to the
“===—._Collierville Example maximum extent practicable.



