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REPORT TO THE BOARD OF MAYOR AND ALDERMEN 

 

 
DATE:  November 25, 2019 
 
FROM:  Jaime W. Groce, AICP 
   Town Planner 
 
APPROVED BY: Jay Cravens,  
   Development Director 
 
SUBJECT:  SUBJECT:  Shelby East Subdivision, Lot 2 – Slim 
Chickens Preliminary Site Plan  
 
INTRODUCTION & BACKGROUND:  
 DHR Chicken (Exhibit 3) is requesting approval of a 

Preliminary Site Plan (see Exhibit 6) for a 3,524 square foot 
restaurant with outdoor seating and a drive-through. 

 The subject property, zoned GC: General Commercial, is located on 
1.41 acres located at the southeast corner of Poplar Ave. and 
Maynard Way (see Figure 1). 

 The Planning Commission (PC) and the Design Review 
Commission (DRC) both recommended conditional approval of the 
Preliminary Site Plan (see Exhibits 1 and 2) 

 
KEY POINTS:  
 
1. The restaurant will not have its own access point to Poplar 

Avenue and will instead share existing private driveways with 
the adjoining developed uses. 
 The site will connect to the existing private drive on the site to the west (Aldi, Inc.), which has a signalized 

intersection at Poplar Avenue and Maynard Way.  
 Slim Chickens has the right to use a shared access point located on the property to the east (Thrasher Clinic, 

LLC).  
o This existing driveway, which already has a shared access easement, will be widened from 17 feet to 36 

feet to accommodate the additional traffic from the restaurant and lanes for dedicated left out and right out 
movements.  

o The Thrasher Clinic has a second access drive on Poplar Avenue to the east, which allows their staff and 
patients another option to leave the site in addition to the shared access point with Slim Chickens. 

 
2. There will be noticeable increases in delays at the two access points onto Poplar Avenue; however, with 

traffic signal adjustments at Poplar Avenue and Maynard Way, impacts can be mitigated.  
 A traffic impact analysis was prepared by the applicant (Exhibit 4). The Town’s traffic consultant provided an 

analysis of their study (Exhibit 5). 
 Since Slim Chickens opens at 10:00 am, the morning peak was replaced with a mid-day peak. The mid-day 

peak is 12:00 pm to 1:00 pm and was established by using the PM peak hour ITE trip generation. The PM peak 
hour is 4:30 pm to 5:30 pm and is based on the peak hour of Adjacent Street Traffic ITE trip generation. 

 Trip generation for the new restaurant is projected to be 1,319 daily vehicle trips, with 144 vehicle trips in the 
mid-day peak hour and 91 vehicle trips in the PM peak hour of adjacent street traffic (Exhibit 4). 

EXHIBITS 
1. PC Conditions (11/7/19) 
2. DRC Conditions (11/14/19) 
3. Applicant’s Cover Letter (8/28/19) 
4. Excerpt from Applicant’s Traffic Impact 

Analysis (5/14/19) 
5. Review of Applicant’s Traffic Impact 

Analysis (10/8/19) 
6. Preliminary Site Plan Package (10/15/19) 
7. Line of Sight Study (10/15/19) 
8. Color Elevations (10/15/19) 
9. Color Site Rendering (10/31/19) 
10. Draft Presentation Slides (11/8/19) 
11. Supplemental Letter (11/18/19) 

Figure 1: Location Map 
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 Both consultants recommend that ample stacking for the drive-through be designed into the site to prevent 
vehicles from obstructing the Aldi private drive. 

 The site layout (Exhibits 6 & 9) shows stacking spaces for 12 vehicles, which will include raised landscaping 
islands and concrete to divert cars and prevent stacking off-site into the Aldi driveway.  

 The left turn from the shared Thrasher Clinic driveway onto Poplar Avenue will have an average delay of 35 
seconds, based on the six additional left turn trips assigned to that driveway in the study.  

 The southbound left turn from Maynard Way to Poplar Avenue (next to Panda Express) is the movement that 
will be most directly impacted by construction of a new restaurant on this vacant lot.  
o The increase in delay for this movement could be 15 to 25 seconds in the mid-day peak period, depending 

on the trip generation methodology used.  
o The vehicle queue length for this left turn is also expected to increase by up to 100 feet, completely 

blocking left turns into and from the driveway on Maynard Way that serves Panda Express and the southern 
portion of the Walmart parking lot.  

o According to Kimley-Horn, the Town’s traffic consultant (Exhibit 8), this situation can be mitigated by 
installing left turn phases for the northbound and southbound movements at the signalized intersection of 
Poplar Avenue and Maynard Way (PC Condition 2). Kimley-Horn believes PC Condition 2 will allow: 

o the delays for the northbound and southbound left turns to be less than they are today, even with 
the site traffic added to the intersection, and  

o the intersection to operate with less delay than it does today. 
 
3. This franchise business (see Exhibits 6, 8, & 9) has been modified to comply with the Design Guidelines.  

 The flat-roof building is primarily a brick building with siding and standing-seam metal accents (Exhibit 8). 
The proposed materials and design are compatible with the surrounding developments. 

 The HVAC units are located on the rooftop. Although they exceed the height of the parapet wall, the applicant 
has provided a line-of-sight study (Exhibit 7) to demonstrate that the units will be screened from public view 
as required by the Guidelines (see DRC Condition 10).  

 The existing sidewalk will be rebuilt to provide a grass strip between the sidewalk and curb. Additional right-
of-way dedication will be needed due to the sidewalk relocation (see PC Condition 7.n.). 

 The sidewalk along Poplar Avenue will be located within the required 40-foot buffer (see Exhibit 11). There 
will be a grass strip between the sidewalk and curb after the existing sidewalk is relocated. The BMA can allow 
parts of the right-of-way to count towards required front yard buffers. The DRC recommended approval of this 
request. 

 
4. A 20-foot buffer is required to screen the residential uses on the adjoining property to the south zoned R-1: 

Low Density Residential. 
 The proposed 20-foot buffer will contain an eight-foot tall cedar fence with brick columns (spaced 11.25 feet 

on center), 11 existing trees to be preserved, and 56 Emerald Colonnade Holly, which are a moderately growing 
shrub (reaches 10 to 12 ft. tall and 6 to 8 ft. wide) 

 All of the existing trees on the site are within the 20-foot buffer. Of these trees, 21 trees are shown for removal 
with 11 to remain.  

 
5. Underground detention will be used. Drainage calculations will be reviewed during the Final Site Plan stage.  
 
6. The main policy questions for the BMA include: 

 Is the internal site design adequate to avoid off-site stacking problems?  
 Will the installation of left turn phases for the northbound and southbound movements at the signalized 

intersection of Poplar Avenue and Maynard Way be adequate to address the delays and stacking that will be 
caused by this restaurant? 

 Is it appropriate to have the 5-foot sidewalk along Poplar Avenue in the 40-foot buffer? 
 

EXAMPLE MOTION:  To approve the Preliminary Site Plan (Exhibit 6) for Slim Chickens, located on Lot 2 of the 
Shelby East Subdivision, subject to the conditions in Exhibits 1 and 2. 
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INTRODUCTION 

Traffic Impact Study 

Slim Chickens Restaurant 

Collierville, Tennessee 

Cannon & Cannon, Inc. (CCI) has conducted a traffic impact analysis for a proposed Slim Chickens 

restaurant to be located at the southeast corner of Poplar Avenue (SR 57) and Maynard Way in 

Collierville. On the south side of Poplar Avenue, the site is flanked by an Aid i's Grocery Store on the 

west side of Maynard Way and a Family Medicine Practice to the east of the site. There are two 
driveways serving the Medical Practice with one driveway being adjacent to the east property line of the 

proposed site. On the north side of Poplar Avenue (across Poplar Avenue from the site), there is a 

funeral home. On the northwest corner of the intersection, there is a Panda Express with access only to 

the north leg of Maynard Way. To the north of the intersection, Wal mart also has access to Maynard 
Way. The south leg of the intersection services an Aid i's grocery store. The site is currently a vacant 

property approximately 1.41 acres in size. See Exhibit 1. The proposed site layout is shown in Appendix 

A. 

As will be detailed in this report, based on actual traffic data collected at other Slim Chickens locations, 

the 24-hour traffic generation does not exceed the Town of Collierville Traffic Impact Study 
Requirements of 6,000 ADT for a Level II study. See Appendix B. 

EXISTING TRAFFIC 

24-hour counts were provided by the Town of Collierville recorded by the vehicle detectors at the 

intersection of Poplar Avenue and Maynard Way signal installation. The data used for this effort was 

collected on Tuesday, February 26, 2019 to represent a typical weekday traffic pattern. This data was 

used to establish the peak hours for the non-site, existing traffic. Once the peaks were established, 

manual turning movement counts were conducted for use in the traffic evaluations. Typically, traffic 

counts are conducted on Tuesdays, Wednesdays and Thursday to represent the "average" day patterns. 
Tuesday was selected in this case since it was the highest volume day of the three. 

The City-provided traffic counts were used to establish the peak hours associated with the proposed 

development. The traffic volumes on the Poplar Avenue directly in front of the proposed site was 

24,749 trips (See Appendix C), which is substantially higher than the most recent traffic count stations 

on Poplar Avenue near the site. The total traffic entering the Poplar Avenue/Maynard Way intersection 
for every weekday during the week of February 25th is contained in the Appendix C of this report. 

The intersection of Poplar Avenue and Maynard Way is signalized providing left turn phases for both 

directions on Poplar Avenue and a single-phase accommodating both legs of Maynard Way. Poplar 

Avenue is a five-lane facility with two thru lanes in each direction and a two-way left turn lane that 

transitions to a left turn lane on both approaches to the intersection. The north leg of Maynard Way is 

four lanes and provides a connection to Byhalia Road north of the site. At t he Poplar Avenue 
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intersection, the north leg of Maynard Way has two northbound departure lanes, an exclusive 

southbound right turn lane and a combination through/left-turn lane. The south leg of Maynard Way is 

a three-lane cross-section with one southbound departure lane, a northbound left-turn lane and a 
combination through/right-turn lane. 

Exhibit 2 illustrates the peak hour volumes for the intersection of Poplar Avenue and Maynard Way 

taken from manual turning movements counts conducted on Tuesday, September 25, 2019. The mid

day peak hour is from 12:00 until 1:00 pm and the PM peak is from 4:30 until 5:30 PM. These generally 

equate to the peak hours for the proposed restaurant. 

Table 1 was taken from the City-provided traffic data counted by the signal detectors at the Poplar 

Ave/Maynard Way interest and was used to establish the peaks for analysis. We were advised the 

equipment used to collect the data was not properly calibrated and the peak volumes should be 
checked using manual turning movement counts. 

TABLE 1 
POPLAR AVE/MAYNARD WAY 

PEAK HOUR VOLUMES 

Time EB-LT EB EB-RT WB-LT WB-RT WB NB-LT NB NB-RT SB-LT SB SB-RT Totals 

12:15 PM 16 140 8 23 41 201 6 12 6 57 1 17 511 
12:30PM 26 132 9 28 40 163 5 4 9 49 4 11 469 
12:45 PM 16 157 6 23 41 149 10 10 11 46 4 17 473 
l :OOPM 13 136 7 18 so 170 6 5 13 65 2 16 485 

Total 71 565 30 92 172 683 27 31 39 217 11 61 1938 
4:30 PM 20 182 9 58 56 193 12 10 16 70 2 19 628 
4:45 PM 11 173 10 60 63 198 11 4 15 68 3 20 616 
5:00PM 22 181 8 39 57 242 3 1 10 58 0 20 621 
5:15 PM 17 188 12 26 47 196 5 1 22 51 2 17 567 
Total 70 724 39 183 223 829 31 16 63 247 7 76 2432 

Table lA are the resulting manual turning movement traffic counts as illustrated in Exhibit 2. The 

manual counts were less that the counts provided by the intersection detection cameras. Both the City

provided traffic data and the manual turning movement counts were collected on a Tuesday for 

consistency. As previously noted, the City-provided traffic counts were higher than the adjacent TDOT 

count stations. 
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Time EB-LT EB EB-RT 

12:15 PM 18 126 9 
12:30 PM 20 165 10 

12:45 PM 14 150 8 
1:00 PM 14 139 8 

Total 66 580 35 

Time EB-LT EB EB-RT 

4:00PM 10 179 5 
4:45 PM 14 188 6 
5:00PM 34 178 10 

5:15PM 13 207 11 

Total 71 13 32 

WB-LT 

2 
2 
4 
5 

13 

WB-LT 

8 
4 
9 
2 

23 

TABLE lA 
POPLAR AVE/MAYNARD WAY 

TMC PEAK HOUR VOLUMES 

WB WB-RT NB-LT NB 

163 37 7 6 
166 36 6 4 
168 36 7 4 
154 32 8 4 
651 141 28 18 

WB WB-RT NB-LT NB 

147 31 5 3 
156 36 7 5 
151 56 7 2 
175 40 7 2 
629 163 26 12 

NB-RT SB-LT SB SB-RT Totals 

4 48 3 15 438 

6 48 4 9 476 
5 61 4 5 466 
6 52 5 15 442 

21 209 16 44 1822 

NB-RT SB-LT SB SB-RT Totals 

5 59 3 21 476 
9 65 3 10 503 
9 53 3 12 524 
5 78 3 18 561 

28 255 12 61 2064 

The existing traffic associated with the western driveway of Family Medicine, which is proposed for an 
expanded joint use driveway was observed on a typical weekday for the hours from noon until 1:00 PM 

and from 4:30 until 5:30 PM. In add ition to the driveway volumes identified in Exhibit 2, the delays for 

vehicles turning left from the driveway onto westbound Poplar Avenue were observed. For the mid-day 
peak hour, the average delay for left-turning vehicles exiting the site was 20 seconds. For the PM peak 

hour, the average delay was 15 seconds per vehicle. The summary of the delay information is in 

Appendix B. The signal at Poplar Avenue/Maynard Way provided adequate gaps for the eastbound 

traffic. Some of the traffic exiting the driveway enter into the westbound two-way left turn lane and 

then merge with the westbound traffic. It was observed that a couple of the vehicles with the longer 

measured delays didn't accept gaps in traffic similar to the other vehicles exiting the site. The amount 

of delay for the driveway is minimal, thus making this driveway an attractive alternative to a turning 

movement associated with the signalized intersection. A summary is contained in Appendix B. 

Based on the amount of traffic approaching and departing the Poplar Avenue/Maynard Way 

intersection as shown in the City-provided counts, t he directional distribution of traffic used for the 

purposes of this study are shown in Exhibit 3 with about 33% of the traffic being west oriented, 49% east 

oriented, 14% north oriented and the remaining 4% on the south leg serving Aldi's grocery store. 

TRIP GENERATION 

The Slim Chickens restaurant is proposed to be a 2,800 square-foot building with a drive-through service 

window, patron seating inside and a covered patio for exterior seating. Based on existing Slim Chickens 

restaurants at other locations, the drive-through widow accounts for about half of the revenue and 

vehicular activity. 
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Based on the ITE Trip Generation Manual, each land use is assigned an estimated percentage of "pass
by" traffic that utilizes the land use. Land uses such as cleaners, gas/service stations and convenience 

markets typically attract the majority of their site-traffic from vehicles already on the adjacent street. 

Exhibit 4 illustrates the development generated peak hour volumes entering and existing the Slim 

Chickens site. The site generated turning movements were assigned based on the previously developed 

directional distribution of peak hour traffic. With almost half of the site-oriented traffic coming from the 

east, the proposed joint use driveway (on the east side of the site) is an attractive ingress/egress point. 

With the level of delay associated with the driveway, it is anticipated a significant portion of the east

oriented traffic will access the site via the joint-use driveway, in lieu of making a left turn at the traffic 
signal and entering the driveway on the south leg of Maynard Way. Vehicles exiting the site and 

traveling east will find the joint-use driveway as an attractive alternative. 

Exhibit 5 shows the combined existing peak hour volumes combined with the development generated 

volumes to identify the adjacent roadway operations with the Slim Chickens restaurant in place. 

For this effort, the Land Use Code 934 was used, which is for Fast-Food Restaurant with Drive-Through 

Window. Since Slim Chickens does not open until 10:00 am, the PM Peak Hour of Generation was used 

for the Mid-Day peak. The Peak hour of Adjacent Street Traffic, One Hour Between 4 and 6 PM was 

used for the PM peak. 

Data was collected for well over 100 sites to develop the ITE averages. The use of the averages can 

impact the calculations for both high and low outliers that are shown in the ITE charts where 

approximately half of the sites were above the averages and half below. 

The ITE Trip Generation charts are contained in Appendix E 

For fast food restaurants with drive-through windows, the average amount of pass-by trips captured is 

about 50% of the total traffic associated with the site. This means that about half of the traffic 
entering/exiting the site would already be on Poplar Avenue and Maynard Way and are stopping by 
based on convenience and are not additional or "new" traffic added as a result of the restaurant trip 

generation. For the 50% of site traffic already on the street system, thus, not a new trip generated by 

the site. It was assumed that they would enter the restaurant site and then exit is the same direction 

they were traveling. The adjustment for pass-by trips was included in Exhibit 5 (Existing & Site 

Generated Traffic). 

Table 3 displays the Total Intersection Traffic, Noon Peak Hour, and PM Peak Hour traffic for the Poplar 
Avenue/Maynard Way intersection for each weekday utilizing the City-provided traffic data for the 

intersection. As expected, the traffic volumes are similar, but not exactly the same each day. The 

difference between the lowest daily total (Monday) and the highest daily total (Friday) is 2,300 vehicles. 

Similarly, the Noon Peak Hour difference is 156 vehicles and the PM Peak Hour difference is 284 

vehicles. As shown in the table, the Slim Chickens site trip generation is projected at 1319 vehicles daily, 
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144 vehicles in the noon peak hour and 91 vehicles in the PM peak hour. All of the site trip generations 

fall well within the daily variances fo r each category. 

TABLE 3 

Daily Intersection Traffic 

(City-Provided) 
Daily Mid-day PM Pk 

Day Date Traffic Pk Hour Hour 

Monday 2/25/2019 25,956 1,912 2,131 

Tuesday 2/26/2019 26,951 1,982 2,311 

Wednesday 2/27/2019 26,846 2,043 2,109 

Thursday 2/28/2019 27,296 2,034 2,393 

Friday 3/1/2019 28,256 2,068 2,293 

Averages 27,061 2,008 2,247 

Variance (Low to High) 2,300 2,008 2,247 

% Weekday Variance 8.2% 7.6% 12.D°/o 

ITETrip Generation 1319* 144** 91** 

* For24hours of operation 

i **/ncl udes T~~; Trips 

Typically, the TDOT AADT is taken from their annual counts at their permanent count stations, which are 
taken on sections of road . However, it is possible to estimate AADT using the TDOT factors, which is a 
practice TDOT does from their station counts. Using the data from Table 3, which is based on total 
intersection traffic, and the most recent factors for 2018. (See Appendix), the following are the 
associated calculations: 

Total Intersection Traffic Volumes: (Factors are Urban factors) 
Monday (Feb.) 25,956 x 1.06 = 27,513 
Tuesday (Feb.) 26,951 x 1.02 = 27,490 
Wednesday (Feb.) 26,846 x 1.01 = 27,114 
Thursday (Feb.) 27,296 x 0.99 = 27,023 
Friday (March) 28,256 x 0.94 = 26,561 

Averaging the five days from the City-provided traffic counts, the est imated 2019 AADT for the total 
intersection is 27,140. 
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DRIVE-THROUGH LANE QUEUING 

Local observations were made at a similar style restaurant where there were 41 drive-though customers 
during the noon hour. The maximum observed queue was 6 vehicles. Based on a queuing calculation, 
the maximum queue length for Slim Chickens is three vehicles assuming equal spacing on the arrival 
times. Since this is typically not the case, even doubling the calcu lated arrival rate would provide a 
maximum queue length of six (6) vehicles which is easily accommodated by the site plan. Queuing 
calculations are contained in Appendix D 

Utilizing the current intersection laneage, signal phasing, and signal timing (as provided) capacity 

analyses were conducted for the existing traffic volumes, and the combined existing+ site generated 

volumes to determine the impact on the traffic signal operation at Poplar Avenue/Maynard Way. This 

intersection is a part of a coordinated signal system along Poplar Avenue. A revision of the coordinated 

system plan timings is currently underway and was not available at the time of this report. The capacity 

analyses were conducted using the existing signal phasing and the most recent version of the Highway 

Capacity Manual. 

Table 4 provides a summary of the level of service and signal delay calculations for the intersection using 

the Noon and PM manual traffic counts and the proposed Slim Chickens site generated traffic per the 

most recent edition of the ITE Trip Generation Manual. The important comparison is the difference in 

the overall signal delay. During the noon peak hour, the increase in delay is only 1.9 seconds and 1.2 

seconds in the PM peak hour for similar timing plans. We would expect the relationship to be similar to 

this when the system timing plans are developed. As noted, before, the trips generated by the Slim 
Chickens restaurant are within the daily variances for both the noon and PM peak hour traffic volumes. 

The actual Highway Capacity Manual signalized intersection analyses and joint-use driveway (east of the 

site) analyses are in Appendix D. 

EBL 

Noon Existing A 

PM Existing A 

Noon Ex+ Site B 

PM Ex +Site A 

Table 4 

Intersection LOS and Delay 

EBT/R WBL WBT/R NBL NBT/L 

B A B c B 

B A B D B 

B A B c B 

B A B E B 

SBT/L SBR 

D A 

E B 

D A 

E B 

Table 4 provides a summary of the Noon and PM peaks hours under the existing traffic volumes along 

with the project ITE Trip Generation forecast added to the existing traffic volumes. As can be seen, the 

only change in the LOS is for the PM northbound left turn which reduces from LOS D to LOSE resulting 
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from an increase of 13.9 seconds of delay for that movement. This is the lowest vo lume approach 

serving the existing Aldi's ingress/egress. 

During the count process, no loaded cycles were observed for this this movement. 

Capacity analyses were run for the two driveways that will be servicing the site. One driveway is the 

westernmost driveway currently servicing the Family Medicine Practice adjacent to the Sl im Chickens 

site along Poplar Avenue. The second driveway will have access to the south leg of the Maynard Way 
intersection (Aldi's ingress/egress) w hich currently has no traffic util izing it. Table 4A provides the 

results of the analyses which indicates the Poplar Ave driveway will continue to function at a LOS C and 

the driveway with access from the south leg of the intersection will function at LOS A 

Table 4A 

Intersection Level of Service and Delay 

Level of Service 

Existing Exist. +Site 

Drive Way Location Time of Day Traffic Generated 

Poplar Ave D/W Mid-Day Peak Hour c c 
PM Peak Hour c c 

Maynard Way D/W Mid-Day Peak Hour N/A A 

(Aldi's Access) PM Peak Hour N/A A 

SUMMARY 

The signalized intersection capacity analyses indicate there is minimal difference in the traffic signal 

delays when the proposed site traffic is adding to the existing traffic based on the calculations for each 
condition. 

The only movement to decrease to a LOS Eis the northbound left turn, which is contributing less than 30 

vehicles to the total peak hour traffic of over 1,800 vehicles during the PM Peak hour. The southbound 

through/Left movement is currently functioning at LOSE. When looking at the tota l LOS for each 

approach, the combined northbound movement is LOS D. With the LOS of the Poplar Avenue driveway 

on the east side of the site, some additional traffic could be attracted to the driveway beyond the 
projections, potential improving the impact to the northbound leg LOS at the intersection . 

The Slim Chickens restaurant is not proposing any additional ingress/ egress points to the public roadway 

system. An existing driveway (joint use and the Medical Clinic) on Poplar Avenue is proposed to be 

widened to 36 feet, so as to accommodate safer movements. No other roadway improvements are 
warranted. 
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Exhibit 5

Kimley»> Horn 

MEMORANDUM 

To: 

From: 

Date: 

Subject: 

Tom Flanagan, P.E. 

Collierville Deputy T7i1fJ~eer 

James Collins, P.E. '--{1 ........ 
October 8, 2019 

Slim Chickens Traffic Impact Study Review 

We have reviewed the September 30, 2019 version of the Slim Chickens Traffic Impact Study and the 
transaction data provided by the developer from the Slim Chickens store in Southaven, MS., and offer 
the following observations and comments. 

The previous review comments suggested that the study be based on ITE Trip Generation Manual 
data, which the revised study has attempted to do. There is not any ITE data available for mid-day 
traffic at a site like this. So, assumptions were made in the study for the mid-day trip generation, but 
the assumptions are not explained. Between the previous review and the submittal of this revised 
study, the developer provided transaction data from the Slim Chickens store in Southaven, MS. This 
data indicates a higher rate for the trips generated than the ITE Trip Generation Manual and provides 
a basis for establishing the mid-day traffic volumes. Therefore, this review considers both the trip 
generation data provided in the study and the additional data provided by the developer. 

1. The new traffic count data provided in the study is consistent with previous counts we have 
seen for this intersection. It also indicates a significant reduction in some of the left turn 
volumes from the data obtained from the video detection counts. These new counts are 

beneficial and provide a better model of the existing conditions. 
2. The analysis files do not provide results that can be used for this study because they use 

signal cycle lengths of 104 seconds and 136 seconds, instead of the 120 second cycle 

lengths that are actually installed in the signal. Therefore, the results provided in the study 
are meaningless. 

3. The drive-thru window queue discussion in the report has not been updated to reflect the 

increase in the trips generated by the site. The calculations provided in Appendix D provide 
results that indicate a longer queue length is needed than is discussed in the text of the 
report. Based on the data available, it appears that the drive thru window queue should 
accommodate a minimum queue of 12 vehicles, with allowance for a longer queue spillover. 

4. The southbound left turn from Maynard Way to Poplar is the movement most directly 
impacted by this proposed development. The increase in delay for this movement could be 
15 to 25 seconds in the mid-day peak period, depending on the trip generation methodology 
used. The queue length for this left turn is also expected to increase by up to 100 feet, 
completely blocking left turns into and from the driveway on Maynard Way that serves Panda 
Express and the southern portion of the Walmart parking lot. 

kimley-horn.com 
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5. The left turn from the Family Medicine driveway will operate at LOS D with average delays of 
35 seconds, based on the six additional left turn trips assigned to that driveway in the study. 
That is 1. 75 times greater delay than is currently being experienced. 

The traffic study concludes that there are "minimal differences in traffic delays" when the proposed 
site traffic is added to the existing traffic and that "No other roadway improvements are warranted" 
other than widening the Family Medicine Practice driveway from 24 feet to 36 feet. 

Because of the additional delay that is expected to occur at the Family Medicine driveway, this 
driveway will not provide any significant traffic relief from the intersection of Poplar at Maynard Way. 
Poplar at Maynard Way will be required to accommodate the majority of the traffic generated by the 
Slim Chickens restaurant. Analyses of th is intersection using the existing signal timings shows that 
the southbound left turn movement will operate with more delay than it experiences today. If the traffic 
data from the Southaven store reflects what can be expected at this location, then the southbound left 
turn lane will operate at LOS F and the southbound approach will operate at LOS E. The on ly option 
to relieve this congestion is to provide left turn phases for the northbound and southbound left turns. 
That will allow the delays for the northbound and southbound left turns to be less than they are today, 
even with the site traffic added to the intersection, and wil l allow the intersection to operate with less 
delay than it does today. 

Based on the information provided in the traffic study, the transaction data provided by the developer, 
and further analysis of the operation of the intersection of Poplar Avenue at Maynard Way, it is 
recommended that the developer be required to install left turn phases for the northbound and 
southbound movements at the signalized intersection. It is also recommended that the drive thru 
queue storage area accommodate a minimum of 12 veh icles with allowance for additional vehicles 
without spilling into the Maynard Way/ Ald i drive. 

kimley-horn.com 
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Exhibit 12

1

Slim Chickens
Case # DD19-051

Request: Preliminary Site Plan 

Scope: 3,524 s.f. restaurant 
(with outdoor seating and 
drive-through)

Applicant: Solomito Land 
Planning (Brenda Solomito 
Basar)

Future Property Owner: DHR
Chicken, LLC (Scott Davis

Current Property Owner:  
STAMJA-LP TN Properties, LLC

Zoning: GC: General 
Commercial

Lot Size: 1.41 acres 

Background:
 Other applications at this site

 PC recommended conditional
approval on 11/7/19

 PC recommended conditional
approval on 11/14/19

No direct access 
to Poplar Ave

Underground 
detention will be 
used (calcs later)

Subject property is 
within limits of 
Downtown 
Collierville Small 
Area Plan

40-foot buffer 
along Poplar Ave

Adjoining property 
to south is zoned 
for residential uses

8-foot fence detail
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Requested

Traditional 
Fixture

Example

20-foot buffer:  21 trees to be removed - 11 to remain

Trees Along South Property Line

1

2

3

4567891011

12

Applicant to install 
left turn phases for 

northbound & 
southbound 
movements

left turn from 
shared 
Thrasher 
Clinic 
driveway 
average 
delay of 35 
seconds (1.75 
times greater 
than existing)

Stacking

Circulation
control
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3

PC Condition #2: With the Final Site Plan and Development
Agreement, the developer be required to install left turn phases
for the northbound and southbound movements at the
signalized intersection of Poplar Avenue and Maynard Way.

Subject 
Property

Poplar Ave

Design of this franchise business has been modified 
to comply with Collierville’s Design Guidelines

Front/Poplar Ave Elevations

West/Adli Side Elevation
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East/Thrasher Clinic Side Elevation

South/Rear Elevation

NEXT STEPS:
 Final Site Plan: Staff review & then Development Agreement 

with BMA
 Building Permits

EXAMPLE MOTION: To approve the request for a Preliminary Site 
Plan (Exhibit 6) for Slim Chickens, located on Lot 2 of the Shelby 
East Subdivision, subject conditions in Exhibits 1 and 2.

PC CONDITIONS OF APPROVAL (in Exhibit 1):
1. This development is subject to all applicable standard conditions of approval as

adopted by the Board of Mayor and Aldermen, Resolution 2006-54.
2. With the Final Site Plan and Development Agreement, the developer be

required to install left turn phases for the northbound and southbound
movements at the signalized intersection of Poplar Avenue and Maynard Way.

Front/Poplar Ave Elevation
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3. Existing trees to be removed shall be replaced at a rate of 1 tree per 2
removed. Since 21 existing trees are shown for removal, 11 mitigation trees will
be required. These trees shall be in addition to any trees required to meet
design requirements of the Guidelines. If there is not room to plant the
mitigation trees on the site, payment into the tree bank is an alternative.

4. To mitigate the removal of existing trees, the Town’s Alternate Tree Policy will
apply to this site. Provide at least 9 canopy trees and 9 understory trees for each
acre of the site that will not be forested in the post-development condition.
a. New trees shall be a minimum 2-inch caliper and consistent with the Town’s

approved Plant List in the Design Guidelines.
b. Existing viable trees meeting the minimum size requirements for new

plantings (2” caliper), and that are protected by appropriate tree
protection fencing, may be credited towards the required number of trees,
with specimen trees being counted as the equivalent of three (3) new trees.
Specimen trees shall be considered any canopy tree with a diameter of 24
inches or greater.

c. Existing trees to be saved and counted towards the minimum requirement
shall be protected according to the Town’s standard tree protection detail.

d. The Final Site Plan shall include a table demonstrating how the minimum
number of trees (26 trees total) will be met.

5. Sign permits are required for all signage. Signage is not being approved with
the Preliminary Site Plan. Remove signage from all plans and show only sign
locations/sign bands.

6. Fence permits are required prior to the construction of any fences or walls.

7. The Engineering Division requires the following:
All Sheets (Most):
a. New TBM needs to be shown on the Final Construction Plans.
Existing Conditions:
b. Property corners are still not labeled properly. – Material and size not 
indicated.
c. Horizontal Datum is still not defined. 
d. Category and precision of survey is still missing. 
e. Survey does not appear to meet TN SOP. – See above (2-4), these need to 
be corrected at time of Final
Grading & Drainage Plan:
f. At time of Final, please provide a written summary of the existing site 
drainage patterns and how grading will or will not impact it. Please include a 
discussion on impact to adjacent properties. Also, include a discussion on how 
storm water from the new construction will drain
g. At time of Final, a detailed Storm Water Analysis with all detention 
calculations must be provided 
h. At time of Final, show 2 yr., 5 yr., 25 yr., & 100 yr calcs.
i. At time of Final, need more details on calcs and assumptions, list run off 
coefficients or curve numbers used, also include IDF data and curves.
j. At time of Final, provide drain profiles and details for outlet.
k. At time of Final, label the cleanouts for roof drains.
Traffic Control Plan:  
l. Will be required at time of Final 
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General Comments:
m. All work in/along Poplar must be submitted to TDOT for approval. Please 
provide a copy of the approval to the Town
n. A new plat for lot #2 is required to dedicate the additional r.o.w. for the 
new sidewalk 
o. Please provide written approval from lot #1 for the D/W.
p. Please provide written responses stating how each comment was 
addressed

DRC CONDITIONS OF APPROVAL IN EXHIBIT 2:
1. This development is subject to all applicable standard conditions of approval as

adopted by the Board of Mayor and Aldermen, Resolution 2006-54.
2. Open space areas shall be mulched or have sod. Seeding is not allowed. 
3. Remove proposed grading from inside the tree protection fencing area. A 

retaining wall may be required to avoid impacting the root zone of existing 
trees to remain.

4. Pole-mounted light fixtures shall be “traditional” in style given the location of this 
site within the limits of the Downtown Collierville Small Area Plan.

5. Provide manufacturer cut sheets of all exterior lighting. Call outs for heights, 
wattage, shielding, as well as color and finishes of all light fixtures will need to be 
incorporated into the Final Site Plan set. Additionally:
a. The color temperature for all light sources shall be 3500K or below. Note this 

on the plans. 
b. Note the color of the light poles and fixtures on the lighting plan.

6. A detail of the trash enclosure and gate shall be provided with the Final Site 
Plan. The enclosure shall be brick to match the building. 

7. An exterior finishes and color legend shall be provided with the Final Site Plan. 
8. A detail of the bicycle rack shall be provided with the Final Site Plan. 
9. Screen the easternmost parking spaces from streets and adjoining 

development using low fences or walls, berms, and/or evergreen plantings. 
Shrubs with a minimum mature height of 42” must be used. 

10. Screen all rooftop (HVAC, vents, communications equipment, etc.) from public 
view from Poplar Avenue and Maynard Way and adjoining developments.

11. All sheets of the Final Site Plan shall be sealed, signed and dated by 
professional(s) licensed in the state of Tennessee in accordance with State law.

12. Show the location of the backflow preventer on the utility plan. 
13. Show the location of the backflow preventer on the landscaping plan, which 

shall be screened from public view. 
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