
PLANNING COMMISSION MEETING 
MUNICIPAL CENTER COUNCIL CHAMBERS 

Tuesday, September 6, 2016 
 
The regular meeting of the Planning Commission was scheduled and held in the Council Chambers of 
City Hall on September 6, 2016. Regular meetings of the Planning Commission are broadcast and 
recorded electronically.  Minutes reflect a summary of the proceedings and actions taken.  
 
1. Chairman Harless welcomed everyone and asked the Commission members as well as the audience to 

please speak into the microphone so they could be heard. Chairman Harless called the meeting to order 
at 6:03 p.m. requesting the roll call.  

 
2. Ms. Pam Rush called the roll of the Commission and established a quorum. 
 
Commissioners Present: Mike Harless, Susan Burrow, Dike Bacon, David Clark, Alderman Forrest 
Owens, Hale Barclay, and Mayor Mike Palazzolo  
  
Commissioners Absent: George Hernandez, and Rick Bennett 
 
Staff Present:  David Harris, Tim Gwaltney, Cameron Ross, Tim Gwaltney, and Pam Rush   
              
3. Approval of Minutes for July 5, 2016:  
Chairman Harless stated for those people who just arrived, tonight’s agenda is on the front table.  The first 
order of business is the approval of the minutes for the July 5, 2016 meeting.  If there are no additions, 
corrections or deletions to the minutes of the July 5, 2016, meeting of the Planning Commission, he 
would entertain a motion for approval. 

   
Mayor Mike Palazzolo moved to approve the Planning Commission minutes of July 5, 2016, seconded by 
Ms. Burrow. 

  
Chairman Harless asked for a roll call. 
 
Roll Call: Barclay –yes; Burrow – yes; Hernandez – absent; Bacon – yes; Harless – yes; Owens – 
yes; Clark – yes; Bennett – absent; Palazzolo- yes.  The motion was passed 

 
Approval of Minutes for August 2, 2016:  
 
The next order of business is the approval of the minutes for the August 2, 2016 meeting.  If there are no 
additions, corrections or deletions to the minutes of the August 2, 2016, meeting of the Planning 
Commission, he would entertain a motion for approval. 
   
Mayor Mike Palazzolo moved to approve the Planning Commission minutes of August 2, 2016, seconded 
by Mr. Barclay. 
  
Chairman Harless asked for a roll call. 
 
Roll Call: Barclay –yes; Burrow – yes; Hernandez – absent; Bacon – yes; Harless – yes; Owens – 
yes; Clark – yes; Bennett – absent; Palazzolo- abstain.  The motion was passed 
              
4. Request Preliminary and Final Plat Approval of Allelon Subdivision 
 
Mr. Ross made a presentation of the application to the Planning Commission. 
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INTRODUCTION:   
 
Development Case Number 16-638 
  
Case Name: Allelon Subdivision 
  
Location: 2411 McVay Road 
  
Owner Name: Lucie May Thompson 
  
Applicant Name: Boyle Investment Co.  - Developer 
  
Representative Name: Blair Parker w/Blair Parker Design, LLC.- Agent/Representative 
  
Zoning District: R - Low Density Residential 
  
Area:  25.828 Acres  
  
Request: Preliminary and Final Subdivision Plat Approval of 50 Lots    
*Refer to the Disclosure Form attached for more information  
 

 
 
  



Planning Commission Minutes 
September 6, 2016 
Page 3 
 
BACKGROUND:  The majority of the property was annexed into Germantown in 1969.  A portion of 
the property at the northwest corner of the site, along McVay Road was annexed in 1955. 
 
DISCUSSION:   
PROPOSED NUMBER OF LOTS: 50 Residential Lots   
MINIMUM LOT SIZE:    15,000 sq. ft. 
PHASES:  One 
COMMON OPEN SPACE:  1 COS (Detention Basin) at northwest corner of property at 

intersection of existing McVay Road and proposed Allelon Circle 
North. 2 Additional COS areas located within the City of Memphis, 
along the McVay Road frontage of the site. 

EXCEPTIONS FROM STANDARD REGULATIONS:  Request waiver of road improvements along the 
portion of McVay Road within Germantown 
City limits. 

 
PLANS REVISIONS IN RESPONSE TO TAC AND SUBDIVISION SUB-COMMITTEE COMMENTS: The 
preliminary and final plats have not been revised; however, the applicant has been in discussion with the 
City Engineer and Fire Marshall to address a number of site plan issues raised by TAC. Staff comments 
have been revised to reflect does discussions.     
 
STAFF COMMENTS:   
 
A. PRIOR TO FINAL PLAT APPROVAL 

 
1. Provide a vicinity map that reflects the remainder of the property that this site is being petition 

from to create this subdivision. 
2. The typical 5’ utility easement needs to be shown along the side and rear property lines and/or a 

note stating such. The 5’ utility easement is a requirement of Section 17-61 of the Subdivision 
Regulations. If you do not wish to show the easements as required, you must request a waiver in 
writing from the Planning Commission. This request is to b e submitted to the Planning 
Department with Final Plat submittal. 

3. The final plat should show the current zoning of property. 
4. Show lot size for Lot 24 on plat. 
5. Label Messick and McVay Roads on plat. Label dedication width. 

 
B. PRIOR TO FINAL CONSTRUCTION PLAN APPROVAL 

 
1. Subdivisions require possible parkland dedication or a fee in lieu payment. 
2. As Howard Road Creek Outfall is an impaired stream, TDEC’s normal requirements is for a 60’ 

construction buffer, however the buffer may be reduced to required permanent 30’ width upon 
approval of same by TDEC and issuance of a NPDES permit with the reduced 30’ buffer. 

3. Provide erosion control plan. Sites over 10 acres will require sediment basin with wet and dry 
storage area. 

4. Show floodway boundary on final plat. 
5. An approved CLOMR will be required prior to construction plan approval. 
6. Two water feeds are required for this subdivision. Preferably along McVay to north and can 

attach to bridge. 
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7. Add verbiage to plat that COG to maintain stub streets up to new ROW of McVay. Culverts and 
headwalls under stub streets to be in COG public drainage easements. Also note that positive flow 
shall be established along McVay side ditch. 

8. Provide adequate site distance at entrances to McVay. 
9. Use a minimum of 0.75% grade for all subdivision roads. 
10.  Add curb improvements to the Riverdale/Toro Cove intersection area and address any drainage 

issues. 
11.  Do not show drainage swales on property lines. 
12.  The roadway plan and profile sheets shall indicate top of curb spot elevations for all proposed 

curb and gutter at all end of radii (ER’s), horizontal angle points and at vertical transition 
locations (break points). 

13. Part of this site is within the FLOODWAY according to the FEMA maps. No construction shall 
be permitted within the floodway. The floodway boundary line shall be graphically shown on the 
final plat and grading plan. 

14. If a Letter of Map Revision is required for:  
a. Residential Development: A LOMR must be submitted to FEMA before the final plat is 

recorded (Initial Acceptance). 
15. Minimum finished floor elevations shall be indicated on the plat and grading and drainage plan 

sheets. 
16. This project must comply with the Tennessee Department of Environment and Conservation 

NPDES Regulations governing Stormwater discharge. The construction drawings shall include an 
erosion control plan, which is in conformance with these regulations, and provide a copy of the 
Developer’s Notice of Intent (N.O.I.) as submitted to the Tennessee Department of Environment 
and Conservation (TDEC). 

17. The areas denoted as “reserved for Stormwater detention” may not be altered without first 
obtaining the written permission from the City Engineer’s.  The Stormwater detention system 
located in this area shall be owned and maintained by the property owner or a homeowner’s 
association.  Such maintenance shall be performed to ensure that the system operates in 
accordance with the approved drainage plans on file in the City Engineer’s office.  Such 
maintenance shall include, but not be limited to:  Removal of sedimentation, fallen objects, 
debris, trash, mowing, and outlet cleaning.  A statement to this effect shall be noted on the final 
plat. 

 
Detention basins are to be designed for the 50-year storm with intermediate controls for the 
2,5,10 and 25-year storms. 

18. Fire hydrant spacing shall be 500 feet between each hydrant with the hydrant being visible from 
100 feet away without obstructions. 

19. Water supply to the subdivision shall be looped to ensure the needed fire flow and to remove the 
existing dead end main on McVay. 

20. Addresses of the homes shall change street names and numbers at Lots 9 & 46 from Allelon 
Circle North and Allelon Circle East. 

21. Lot 15 shall be the change of address numbers and street names from Allelon Circle East to 
Allelon Circle South. 

22. There shall be a 3 foot circumference clearance around the fire hydrants. 
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C. GENERAL COMMENTS 

 
1. All recorded easements shall be shown on the plat.  A five (5) foot utility easement is required 

along all property lines, adjacent to and not within any other easement. 
2. Plans for any entrance treatment and common area landscaping shall be submitted to the Design 

Review Commission for its approval.   The development shall obtain the necessary approvals 
from the Design Review Commission prior to development contract approval. 

3. Any entrance feature/landscaping shall be contained in a landscape easement.  
4. The subdivision covenants shall include a provision for an owner’s association that shall be 

responsible for the maintenance of the fence/entrance structures, landscaping, irrigation, and 
common open space. 

5. An improved driving surface shall be provided prior to the commencement of construction, so as 
to provide a hard surface parking area for emergency vehicle access. 

6. All survey data shall be tied to Tennessee State Plane Coordinates and the City of Germantown 
monumented survey control.  The final plat, construction drawings and "as built" plans shall be 
submitted on electronic media in DXF format. Concrete monuments shall be placed at all corners 
of the subdivided property. 

7. The Developer agrees to include in all contracts between the Developer and purchaser of any part 
of the property (Lot Purchasers) the following, unless otherwise authorized in writing by the City 
Engineer: 
(a) All streets shall be kept clear and free of dirt and debris; 
(b) All construction activity shall begin no earlier than 7:00 a.m. and end no later than 6:00 p.m., 

Monday thru Saturday, and no construction activity shall be permitted on Sundays; and 
(c) The Developer and Lot Purchasers shall provide the Department of Community Development 

with the name, address and phone number of person(s) to be contacted and responsible for 
correcting any of the above should the occasion arise to do so. 
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Blair Parker with Blair Parker Design, 5159 Wheelis Drive, Suite 107, Memphis, TN 38117, stated we 
have reviewed the staff comments and discussed them amongst our team. There are a few tweaks or 
changes we request based on discussions we had either at the Planning Subcommittee meeting or with 
Germantown Engineering.   
 

A. Prior to final plat approval:  
 
A.2. Revise comment to read “The typical 5’ utility easement needs to be shown along the front, 
side and rear property lines of all lots or a note stating such, except where the City Engineer may 
grant a waiver. A waiver to this rule may be granted by the City of Germantown when a plan 
from Memphis Light Gas and Water (MLG&W) denoting no need for such easement is 
provided.” 

 
B. Prior to Final Construction Plan Approval: 

B.9. They would prefer this note to read: “Use a minimum of 0.5% grade for all subdivision 
roads”, which is the accepted street minimum in this region. 
 
B.10. Request this comment be rewritten to read: “Add curb improvements to the Riverdale/Toro 
Cove intersection in such a manner to not impede drainage in this intersection.” 

 
B.13. Change the wording from Floodway to Flood Plain in the first sentence. Strike the second 
line: “Part of this site is within the Floodway according to the FEMA maps>” since no portion of 
this property is within the Floodway, we ask that this sentence be removed. Change wording to 
Flood Plain in the last sentence. 
 
B.19. Concern about this comment because the impacts to the existing tree cover is unknown. 
Staff will take care of this prior to construction plan approval. 

 
C. Staff Comments & C. General Comments: 

1. Remove this comment entirely: as it potentially conflicts with Staff Comment A.2. 
2. Remove this comment entirety: It is our intent to remove as little vegetation as possible 

during construction. The developer may decide not to make any landscape related 
improvements here. So we do not want to hold up the start of construction based on an 
unnecessary DRC review. Staff wants to keep this comment but want to allow for 
administrative approval from the Director at a later date. 

3. Remove this comment entirety: If landscape improvements are made, they will be made in 
COS of the development, not on individual lots. Staff wants to keep this comment but want to 
allow for administrative approval at a later date. 

  
Staff agrees as revised to the applicant’s proposed changes to staff comments. 
 
Support:  
Ann Geissler at 7211 Creathwood Cove, Germantown, TN 38138, she attended the neighborhood meeting 
about a month ago. A concern that came up during the meeting was adding a walkway out to Riverdale 
Road. She can’t tell from the map, rather it was added or not. My neighborhood thought it was a good 
plan. There are people riding bikes, walking, and jogging on Riverdale Road and McVay Road.   
 
Mr. Ross answered a walkway to Riverdale Road has not been added to the plan. There are no plans to 
add it at this time. 
 
Sharad Jogal at 7064 May Woods Lane, Germantown, TN 38138, wants to save as many trees as possible, 
due to the beautiful scenery. He doesn’t want anything to block the scenery.  
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Chairman Harless noted a lot of people have concerns about the trees. The developer has made a very 
conservative effort to point out to us, how important it is for them to save the trees.  
  
John McNary at 2361 McVay Cove, Germantown, TN 38138, he lived on McVay Road for 30 years. He 
is very concern about the traffic on McVay Road. This development is great.  He wants to note a couple 
of things, there are only two exits and entrances from that development on McVay Road. When you have 
about 50 houses that have two vehicles then that will be 100 vehicles total. The way its setup now one of 
the entrances comes in off Messick Road onto McVay Road with the curb being there, please fix that 
entrance. It will throw a lot of traffic on that road. He is yet to hear what has been done with the City of 
Memphis and City of Germantown working together on how to make sure that the traffic is adequately 
run through with the curb, and approaches to handle the volume with necessary stop signs and lights.  
 
Mr. Gwaltney stated yes, with 50 lots there is no doubt traffic will increase. As far as the location for the 
entrances, typically you want the proposed entrances to line up with established streets. In this case, the 
proposed northern entrance will line up with Messick Road. The site distances will be improved with this 
project. There are no improvements for the curb along McVay Road being proposed.  
 
Chairman Harless asked Mr. Gwaltney to talk about the CIP program with the widening of the right of 
way and putting in a roundabout and feedback we got from the neighbors. 
 
Mr. Gwaltney stated you are correct, in that one of the alternatives was a roundabout on this property 
that’s being proposed for this development with the extension of Messick Road to the roundabout. That 
alternative was abandoned. What did go through the design phase was a realignment of McVay Road to 
soften the 90 degree bend and install a new bridge farther upstream on the ditch, which would be south 
and east of the existing bridge. A widening of the roadway did not include additional travel lanes, but just 
adding shoulders and bike lanes to McVay Road.                 
 
Opposition:  
Bill Flanigan at 7122 Rico Cove, Germantown, TN  38138, stated my house is at the edge of the flood 
ditch and he pays flood insurance. The ditch overflows when it rains, the drainage is coming from the 
park, the dirt is not good (clay) to build on. How much is City of Memphis going to help out with the 
entrance at Messick Road and McVay Road? He thinks to build on a flood area isn’t a good idea.    
 
Chairman Harless asked Mr. Parker to talk about what being done to ensure that we are not going to have 
increased runoff water and flooding of that creek. The commissioners brought this up in our executive 
session because we had the same concerns. 
 
Mr. Rogers answered there will be no changes to the flow within the creek. We are putting the detention 
basin at the lower end of our development. All the drainage within the subdivision and all the streets will 
drain in that detention basin and will be released at a controlled rate. We can’t do anything about the 
drainage that upstreams at Rico and Chico they still remain in a floodplain. The homes we will be 
building will be up and above and out of the floodplain. The concerns about soil, if you get in the lower 
part of the area there could be bad soils, which has to be undercut or treated in some kind of way. We 
have certain standards for the City of Germantown. You have a very high compaction rate that we have to 
meet on homes and lots. Every one of the lots is anywhere from 2 feet normal, and above 100 year flood 
elevation. He assures that lots will not flood in the same conditions as some of the others have flooded.  
 
Mr. Bacon asked if they are taking any flood storage out of that area.  
 
Mr. Rogers answered where you have the floodway and floodplain, the base flood elevations are based on 
the floodplain being entirely filled and flooding limited to the floodway. So, that’s why you can’t build in 
and fill in a floodway, that strictly forbidden.  
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Felicia Knowes stated she has some concerns about safety for children, riding bikes, jogging, floodplain, 
a new bridge, and low residential density. Also, entrances not going in and out on the same street, exits 
back to McVay Road because there are no sidewalks or shoulders on the plans for a two lane road and 
people. What schools will these children be going to from this new subdivision?  
 
Ann Geissler stated she is not opposed to this project. She walks a lot, and has some concerns about 
safety for joggers, people walking, bike riders and stroller’s. So, her suggestion is to put some kind of 
entrance or egress onto Riverdale Road.  
 
Board Discussion:  
Mr. Clark asked can we have someone address these issues on what schools the children would go to. He 
believes it’s all Germantown schools.  Also, he asked someone to address the question about access to 
Riverdale. 
 
Mr. Parker answered there are three issues to address, first is safety and two entrances into the 
subdivision. As he understands the subdivision regulates, we are well within the design guidelines with 
one entrance for a 50 lot subdivision. The developer has suggested two entrances into the development, so 
you have greater access into the property. In the City of Memphis, the design guideline he believes is 80 
lots would be the maximum for one entrance. They feel like with two entrances onto the same street, 
McVay Road; access is more than adequate. With regards to the schools, it is within the Germantown city 
limits so the children would go to the Germantown schools or private school if they so desire. With 
regards to the sidewalks from this development over to the neighboring property on the east, our main 
concern is connecting with Riverdale Road where there is not a sidewalk or pedestrian connection. We 
too are concern about safety. We felt that it was a better design to go without a connection to the east. We 
cannot connect to the south it’s an existing development. To connect to the north we would have to go 
across a large creek and we don’t own that property.     
  
Mayor Palazzolo asked if Mr. Ross could go over and give us a little detail on the traffic study. Some of 
the projects will not create certain numbers, but please help us understand how we look at that as a City. 
 
Mr. Ross answered while he appreciates the confidence in his authority, on this subject it may be better 
served by the City Engineer. 
 
Mr. Gwaltney answered the minimum requirement for a traffic study is any development that is 
anticipated to generate hundreds of trips either in the a.m. or p.m. peak. This proposed 50 lot subdivision 
is anticipated to generate approximating 500 total trips per day. Of those total 500 trips, 50 trips would be 
expected in a.m. and p.m. peak, which is well below the threshold for a traffic study.  
 
Mayor Palazzolo asked if the standard is created by us or where?  
 
Mr. Gwaltney answered by the Manual of Uniform Traffic Control Devices (MUTCD) as well as the 
Institute of Transportation Engineers (ITE); what we use for our guidelines.      
 
STAFF RECOMMENDATION: Approval, subject to Staff comments. 
 
SUBDIVISION AND SITE PLAN SUBCOMMITTEE REVISIONS & RECOMMENDATION:  
The subcommittee met on August 17, 2016, and withheld a recommendation on this item. 
 
PROPOSED MOTION: To approve the Preliminary and Final Subdivision Plat with 50 Lots for Allelon 
Subdivision, subject to the Board’s discussion, staff comments, and the plans filed with the application. 
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Mr. Bacon moved to approve the Preliminary and Final Subdivision Plat with 50 Lots for Allelon 
Subdivision, subject to the Board’s discussion, staff comments, and the plans filed with the application, 
and the staff comments, seconded by Mr. Clark. 
 
Chairman Harless asked if there were any questions or comments. 
 
Chairman Harless asked Mr. Harris are making this motion subject to the comments that staff and the 
developer have worked out and assuming that they reach an agreement on a couple of open items.    
 
Mr. Harris answered that is correct and that will be reflected in the minutes. 
 
Alderman Owens stated he have some sympathy for the neighbors surrounding that common open space, 
the detention area. He thinks we touched on it, but would like for it to be fully flushed out, if we can. For 
the record, Mr. Rogers with Fisher and Arnold is a register engineer and your firm have submitted 
drainage calculation regarding the detention on the lot to our City Engineer.  You have reviewed the 
detention calculation and determine that there will be no greater flow or rate of runoff will not be any 
greater than predevelopment than post development. 
 
Mr. Rogers stated we have submitted preliminary calculations on the plan showing the peck flows, but as 
stated in the conditions, with the part of getting approval from your City Engineer, we will submit a full 
drainage report based of the final design to show exactly what you said. We will not be increasing the 
flows and will be designing this subdivision in a manner that it will cause no drainage problems within 
this development or outside this development.      
 
Alderman Owens asked Mr. Gwaltney if he had reviewed the drainage calculations, as well as if the size 
is adequate for the detention storage?           
   
Mr. Gwaltney answered that’s correct based on what has been submitted so far. Prior to construction plan 
approval we will review all of the final drainage calculations at that time. 
 
Alderman Owens noted so the construction plan will not be approved, unless it’s showing that adequate 
storage is available.   
 
Mr. Gwaltney noted that is correct and any deficiencies that are found will be corrected in the 
construction drawings.   
 
Mayor Palazzolo commented that he was grateful to the neighbors and residents who came forward this 
evening to speak, especially John Johnson, President of English Meadows, organized many people to 
come to the meeting tonight. He appreciates that; getting information out is so important and feedback as 
well. He stated that he grew up in this neighborhood and that stretch of McVay and Messick is a very 
iconic and very much a rural setting. As much as we would like to have more walk ability or sidewalks or 
bike lanes there, that would change the entire character of that entire segment of that portion of the city, 
with Messick and McVay. It’s not safe to walk there and hopefully no one does walk there. It’s a rural cut 
road. The tree line canopy being saved he thinks it’s very special. The development of, which sometimes 
developments are always controversy; it’s something new for the community. But he thinks this particular 
developer has a track record. If you go to Dogwood Road in Old Germantown in the Central Business 
District area they did a development that was similar to these lots but were much bigger. They were able 
to use the natural topography and keep the character in tack and use that as an access to make that a very 
attractive community. He thinks they will be able to do so with this particular development as well. 
Saving that canopy and that tree lined road to him is of great value for this community and that 
development as well. As far as drainage goes it will be looked at carefully, with traffic there will always 
be new traffic but he thinks that will be diminished if you work in Memphis you have two Memphis 
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access points and if you are coming back to Germantown you got one easy path that is to go down 
McVay. He is really appreciative that they did not connect to the back side of Riverdale and have more 
exposure in the traffic for the coves that are back there. It’s a good development and he certainly 
appreciates the work of staff and developers and including the neighbors.  
 
Ms. Burrow asked my only question is about the safety; will there be a stop sign at Messick?   
 
Mr. Gwaltney answered there will be a stop sign coming westbound out of the subdivision and there 
currently is a stop sign for eastbound Messick Road at McVay Road. At this point, we have not made that 
final decision on a four-way stop, but it can be something we looked at.             
 
Chairman Harless made a couple of comments one to the developers. He knows you met with the 
neighbors and he appreciates it very much. But he thinks there are a couple of neighbors here who have 
some concerns and he would like to encourage you to meet with them just to help alleviate their fears, and 
help them understand some of the issues they are addressing. The drainage issue; he heard what 
everybody said and there is still some skepticism. He knows Mr. Gwaltney will hold the developer to the 
letter of the law to ensure there isn’t any increase. He would like to see some sort of a walkway between 
the proposed subdivision out to Riverdale Road; it would allow the residents in the subdivision to have a 
place to walk outside their neighborhood.           
 
Chairman Harless asked for a roll call. 
 
Roll Call: Barclay – yes; Burrow – yes; Hernandez – absent; Bacon – yes; Harless – yes; Owens – yes; 
Clark – yes; Bennett – absent; Palazzolo- yes.  The motion was passed 
 
Mr. Bacon voted yes; He echo’s the comments that have been made along with the Mayor comments. He 
thinks it’s a creative plan. It’s a creative way of addressing a challenge of shared jurisdiction with City of 
Memphis. He thinks addressing this way preserves the tree canopy almost entirety with a fairly large 
common open space. He trusts that staff and the city engineer, and Mr. Rogers will address the drainage 
issues accordingly.   
 
Mr. Barclay voted yes; He would also like to commend the developer on working with the City of 
Germantown and the City of Memphis for addressing these issues on this site. 
 
Ms. Burrow voted yes; she thinks this will be good and it will help make this area even more desirable 
then it is now. 
 
Mr. Clark voted yes; he thanks the residents for coming out and voicing concerns. Also to, the history of 
this company and their track record of leaving things better than they found them; he fully expect no less 
here.                                                                                                                                                                                            
 
Chairman Harless asked if there was any old business to come before the Commission. There were none. 
 
Chairman Harless asked if there was any new business to come before the Commission. There were none. 
      
Chairman Harless asked if there were any liaison reports. There were none. 
 
ADJOURNMENT: The meeting adjourned at 7:25 p.m. 
 
 
 
 


