MEMPHIS AND SHELBY COUNTY OFFICE OF PLANNING AND DEVELOPMENT

STAFF REPORT
CASE NUMBER:

S 11-007

#2

L.U.C.B. MEETING: June 9, 2011

DEVELOPMENT NAME:

Re-Subdivision of Lot 94 - Belle Meade
Subdivision

LOCATION:

Northwest corner of Poplar Avenue and Belle
Meade Lane

COUNCIL DISTRICT:

5

SUPER DISTRICT:

9

OWNER OF RECORD / APPLICANT: John R. Wills, Jr.
REPRESENTATIVE:

McCaskill & Associates

REQUEST:

Two residential lots

AREA:

0.32 Acres

OFFICE OF PLANNING AND DEVELOPMENT RECOMMENDATION:
Approval With Conditions

CONCLUSIONS:
1. While it is acknowledged the proposed lots are smaller in area than the existing lots in the
Belle Meade Subdivision, their design elements (lot width, setback, etc.) are compatible
in creating and retaining the established street character along Belle Meade Lane.
2. The proposed lots will permit enough free and clear buildable area to save most, if not all,
existing trees.
3. The proposed re-subdivision is being modeled after the previously-approved re-subdivision for
two lots at the northeast corner of Poplar Avenue and Belle Meade Lane approved in 2000 that
is directly opposite the proposed re-subdivision.

Staff Writer: Chip Saliba

E-Mail: chip.saliba@memphistn.gov
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Proposed Preliminary Plan.
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Conceptual Plan of development.
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The existing home on Lot 94 burned several months ago.
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Belle Meade Lane frontage along the subject property.
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Poplar Avenue frontage of the subject property.
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Subject
Property

Belle Meade Lane entrance from Poplar Avenue.
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Belle Meade Lane north of the subject property.
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The Warner home across from proposed Lot 94B.
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The Raymond home across from Lot 94A.

June 9, 2011
Page 14

Staff Report
S 11-007

June 9, 2011
Page 15

Warner Home

Lot 94B

Raymond Home

Lot 94A

Line on ground representing common lot line of proposed Lot 94A and
94B. This line is located directly opposite the common lot line between
the Warner Home and Raymond Home.
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Warner Home

Raymond
Home

Recorded Two-Lot Plat directly opposite subject property
highlighted in yellow.
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Warner
Home

Raymond
Home

Site Plan (now developed) opposite the subject property.
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Aerial Photo with existing lots opposite subject property and
proposed lots on subject property.
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The original Belle Meade Subdivision Plat recorded in 1947 (subject
property highlighted).
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Mullins home directly north of proposed Lot 94B.
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Raymond Home Poplar Avenue frontage treatment.
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Typical Belle Meade home.
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STAFF ANALYSIS

Project Location and Area Character
The subject property is located in East Memphis at the northwest corner of Poplar
Avenue and Belle Meade Lane which is characterized as the signature entrance to the
Belle Meade Subdivision by virtue of its monument identification signs at this
intersection (see Page 10 of this report for photo). The subject property is currently
platted as Lot 94 of Clark and Fay’s Belle Meade Subdivision recorded in 1947 and
containing a total of 94 lots (see Page 18 of this report for plat image). The typical lot in
this subdivision is rectangular in shape and 100 feet wide by 200 feet deep (20,000 square
feet of area). The Poplar Avenue frontage of the subdivision is part of long-standing
residential corridor designation approved by the City Council to add an additional layer
of protection to retain the residential use and character of Poplar Avenue from Highland
Avenue east to West Cherry Circle.
The subject property, Belle Meade Subdivision, and the area in general as defined by
the boundaries of Walnut Grove Road to the north, Southern Avenue to the south, West
Cherry Circle/Cherry Road to the east, and Goodlett Street to the west is zoned R-10
meaning single-family homes are permitted with a minimum lot size of 10,000 square
feet with a minimum lot width of 60 feet. There have been lot size exceptions smaller
than 10,000 square feet approved (The Poplar Village Planned Development located
southeast of the subject property on the south side of Poplar Avenue – lot sizes 7,100
square feet to 14,400 square feet with lot widths of 61 feet along Poplar Avenue), but
north of Poplar Avenue the R-10 requirements have remained intact.
Subject Property Description
The subject property is currently one recorded lot containing .71 acres or 31,247
square feet making it one of the largest lots in the Belle Meade Subdivision. It is
irregular in shape with 94.89 feet of frontage along Poplar Avenue widening out to
185.69 feet at its north line. Its west line is 229.50 feet in width while its Belle Meade
Lane frontage consists of 226.98 feet.
There is an existing single-family home on the lot containing 3,540 square feet of floor
area. This home caught fire several months ago and sustained substantial damage beyond
worth repairing to make the home habitable again (see Page 7 of this report for photo).
The applicant plans to raze the home and replace it with two homes. There are several
substantial trees on the lot. The applicant plans to retain most, if not all, of these. An
existing masonry wall runs along the west property line.
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The Poplar Avenue frontage of the lot is fully improved with curb, gutter, and
sidewalk (see photo on Page 9 of this report). The Belle Meade Lane frontage of the lot
(see photo on Page 8 of this report) is developed with valley curb and no sidewalk.

Development Proposal
The applicant proposes re-subdividing Lot 94 into two lots (see Pages 5-6 of this
report for the plan). Lot 94A, which will be the corner lot at Poplar Avenue and Belle
Meade Lane, will be 14,004 square feet in area or .32 acres with 116 feet of frontage
along Belle Meade Lane. A minimum front yard building setback of 44 feet will be
provided along Poplar Avenue and 30 feet along Belle Meade Lane.
Proposed Lot 94B will be 16,672 square feet in area or .38 acres with 104.98 feet of
frontage along Belle Meade Lane. A minimum front yard building setback of 30 feet will
be provided along Belle Meade Lane.
A masonry wall 8 feet in height will be erected along Poplar Avenue. Its location will
be 12 feet behind the existing sidewalk with columns 20 feet apart and a stucco finish
with brick detailing. The conceptual site plan on Page 6 of this report illustrates a home
footprint on each lot that includes retaining the existing trees.
The proposed lots are smaller in overall area than those existing in the Belle Meade
Subdivision. In terms of the predominant lot size in the Belle Meade Subdivision being
20,000 square feet, the proposed lots are 17% to 30% smaller.
The Issue of Lot Size Compatibility Versus Street Character Compatibility
Lot size compatibility is the primary concern raised by the opposition to this resubdivision. Because of the character of the area with its beautiful homes complemented
by mature trees, a more rural subdivision street design being devoid of curb, gutter, and
sidewalks, and its central location in the City of Memphis, the residents of the Belle
Meade Subdivision are fearful that the division of existing lots will only lead to the
division of more until the character of the neighborhood is changed negatively and one of
the few larger lot subdivisions in the city is compromised.
While the concerns above are warranted, it would appear in examining the Belle
Meade Subdivision plat and other existing lots in the vicinity north of Poplar Avenue that
the likelihood of further re-subdivisions would be difficult to accomplish in terms of lot
size compatibility and in terms of street character compatibility in large part due to
existing lot widths that make re-subdivision difficult to accomplish. The proposed resubdivision of Lot 94 is contrary to this though as its character virtually mirrors the
existing two lots opposite it (see Pages 14-17 of this staff report for reference as part of
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this comparative analysis). In December 1999, a re-subdivision application (Case # S 99064) was filed with the Office of Planning and Development at the northeast corner of
Poplar Avenue and Belle Meade Lane to create these two lots noted as the Warner Home
and Raymond Home. While supported by the Office of Planning and Development
based on the proposed lot sizes and building setbacks that were consistent with the
existing Belle Meade Subdivision, the Land Use Control Board on 02/10/2000
unanimously rejected the re-subdivision based on objections raised by neighbors
concerned that two homes occupying what was formerly one lot created incompatible
character. The action of the Board was subsequently overturned by the City Council on
05/02/2000 on appeal by the developer.

In comparing the current re-subdivision proposal to the existing re-subdivision
approved in 2000, the design similarities match in almost all respects with the exception
of lot size and lot depth. Both developments have a minimum building setback of 44 feet
along Poplar Avenue and 30 feet along Belle Meade Lane. Both have the same lot width
for each lot along Belle Meade Lane. The proposed subdivision will add a wall along
Poplar Avenue similar to the existing one. While the proposed lots are not as large or
deep as the Warner and Raymond Lots, they nonetheless will result in the same street
character being created along Belle Meade Lane. This is important in terms of
compatibility and arguably more important than overall lot size since the character and
compatibility of the development is most noticeable in the front of the lot along the street
and not in the back yard which is not visible from the street. A smaller back yard that
will be created with the proposed lots compared to the other lots in the Belle Meade
Subdivision will not create a negative impact, particularly since the front yard character
features are retained to match the existing development (lot width and setback) and the
rear lot line of the proposed lots has an existing masonry wall along it.
Summary
The proposed re-subdivision meets the technical requirements of the Unified
Development Code. Further, it is consistent with the streetscape character of the two-lot
re-subdivision approved directly opposite it at the northeast corner of Poplar Avenue and
Belle Meade Lane and retains the building setbacks along Poplar Avenue and Belle
Meade Lane established by the original Belle Meade Subdivision plat in 1947. While it
is acknowledged the proposed lot sizes are somewhat smaller than the prevailing lot sizes
in the area, the key compatibility elements created by front yard lot width and setback are
more important in this particular development proposal. The development is
recommended for approval with the conditions that follow.
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RECOMMENDATION: Approval subject to the following conditions:
1. Dedicate 46 feet from the centerline of Poplar Avenue and pay a fee in lieu of
improvements.
2. No access is permitted for Lot 94A to Poplar Avenue.
3. Dedicate a 10-foot property line radius at the intersection of Poplar Avenue with Belle
Meade Lane and improve with an ADA compliant access ramp.
4. A detailed landscaping and fencing plan shall be illustrated on the final plat and
subject to the approval of the Office of Planning and Development.
5. If the existing subdivision entrance sign is to remain at the southeast corner of Lot
94A, then the developer shall contact the City Engineering Office to obtain an
encroachment agreement from the City. A copy of the agreement shall be submitted
to OPD prior to the recording of the final plat.
6. The minimum building setback line from Poplar Avenue shall be 44 feet.
7. The minimum building setback line from Belle Meade avenue shall be 30 feet.
8. The final plat shall include a tree preservation plan.
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GENERAL INFORMATION
Planning District: Walnut Grove
Parcel ID:

057003 00025

DEPARTMENTAL COMMENTS
The following comments were provided by agencies to which this application was
referred:
City Engineer:
1. Standard Subdivision Contract as required in Section 500 of Subdivision Regulations.
Sewers:
2. City sanitary sewers are available at developer's expense.
Roads:
3. Poplar is designated as a Priority 1 on the MPO Major Road Plan.
4. Dedicate 46 feet from centerline of Poplar Avenue and pay fees in lieu of
improvements.
5. Dedicate a 10 foot property line radius at the intersection of Poplar and Belle Meade
and improve with ADA compliant access ramp.
6. There appears to be a decorative entrance column in the right of way of Belle Meade
Drive, which shall be relocated out of the right of way, similar to what was
constructed on the adjacent corner across Belle Meade.
7. The Developer shall be responsible for the repair and/or replacement of all existing
curb and gutter along the frontage of this site as necessary.
Curb Cuts/Access:
8. The City Engineer shall approve the design, number and location of curb cuts.
9. Any existing nonconforming curb cuts shall be modified to meet current City
Standards or closed with curb, gutter and sidewalk.
10. Access to Poplar Avenue via private drive or driveway is prohibited. Convey right of
access to City of Memphis.
11. All existing sidewalks and curb openings along the frontage of this site shall be
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inspected for ADA compliance. The developer shall be responsible for any
reconstruction or repair necessary to meet City standards,
12. Provide an appropriate frontage landscape screen along the Poplar Avenue frontage
in accordance with Subdivision Regulations.

Drainage:
13. Drainage improvements, including on-site detention, shall be provided under a
Standard Subdivision contract in accordance with Subdivision Regulations and the
City of Memphis Drainage Design Manual.
14. Drainage data for assessment of on-site detention requirements shall be submitted to
and approved by the City Engineer.
15. If the State will not issue an ARAP Permit for the concrete channel lining of the
major drainage way, a drainage easement - unbuildable area - common open space
along the major drainage way must be provided consistent with drainage plans
approved by the City/County Engineer and an A.R.A.P. Permit. The easement width
may be equal to as much as 2.5 times the top of bank width, measured from either
side of the stream centerline, in order to protect buildings and accessory structures
from bank caving and stream meandering.
Site Plan Notes:
16. Provide a continuous, one-way, on-site traffic pattern or a paved, circular turn-around
that will provide for exit by forward motion without any on-site backing of vehicles.
17. The width of all existing off-street sewer easements shall be widened to meet current
city standards.
18. All commons, open areas, lakes, drainage detention facilities, private streets, private
sewers and private drainage systems shall be owned and maintained by a Property
Owner's Association. A statement to this effect shall appear on the final plat.
19. Required landscaping shall not be placed on sewer or drainage easements.
City Fire Division:

No comments received.

City Real Estate:

No comments received.

City/County Health Department:
1. If any monitoring wells were installed as part of an environmental site assessment
they must be filled as outlined in Section 6 of the Shelby County Well Construction
Code.
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2. If any abandoned water wells are present on this site they must be properly filled and
abandoned as outlined in Section 9 of the Shelby County Well Construction Code.
3. Since this is subdivision could require the demolition of a structure or structures at
this site before starting any demolition the developer will need to fill out the attached
questionnaire.
4. If a Demolition Permit will be required after filling out the questionnaire then the
owner, developer, or contractor must contact the Asbestos Branch in the Air Pollution
Control Section at (901)379-7127 in order to secure the appropriate permit.
5. Please complete the attached form/questionnaire on the second page.
City Board of Education:
The subject property lies within the close proximity of a MCS location. The elementary
and middle schools in this area are functioning in excess of capacity and are not prepared
to accommodate a substantial increase in density. The school aged children in this area
are zoned to the following schools:
White Station elementary which is functioning at 100.3% capacity White Station Middle
which is functioning at 118.0% capacity White Station High which is functioning at
127.1% capacity
Construction Code Enforcement:

No comments received.

Memphis Light, Gas and Water:
MLGW has reviewed the referenced application, and has no objection, subject to the following
conditions:
•

•
•
•
•

It is the responsibility of the owner/applicant to identify any utility easements, whether
dedicated or prescriptive (electric, gas, water, CATV, telephone, sewer, drainage, etc.), which
may encumber the subject property, including underground and overhead facilities. No
permanent structures will be allowed within any utility easements.
It is the responsibility of the owner/applicant to pay the cost of any work performed
by MLGW to install, remove or relocate any facilities to accommodate the proposed
development.
It is the responsibility of the owner/applicant to comply with the National Electric Safety
Code (NESC) and maintain minimum horizontal/vertical clearances between existing
overhead electric facilities and any proposed structures.
Landscaping is prohibited within any MLGW easement or dedicated utility easement
without prior MLGW approval.
It is the responsibility of the owner/applicant to contact TN-1-CALL @ 1.800.351.1111,
before digging, and to determine the location of any underground utilities including electric,
gas, water, CATV, telephone, etc.

• It is the responsibility of the owner/applicant to submit a detailed plan to MLGW
Engineering for the purposes of determining the availability and capacity of existing utility
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services to serve any proposed or future development(s). Application for utility service is
necessary before plats can be recorded.
o All residential developers must contact MLGW's Residential Engineer at Builder
Services: (901) 729-8675 for application of utility services.
o All commercial developers must contact MLGW's Builder Services line at 729-8630
(select option 2) to initiate the utility installation process.
•
It is the responsibility of the owner/applicant to pay the cost of any utility system
improvements necessary to serve the proposed development with electric, gas or water
utilities.

Bell South:

No comments received.

Memphis Area Transit Authority (MATA):

No comments received.

OPD-Regional Services:

No comments received.

OPD-Plans Development:

No comments received.

Memphis Park Commission:

No comments received.

Belle Meade Neighborhood Association:

Opposed. See attached letter from
Attorney Schubert.

University District Incorporated:

No comments received.

Village Association:

No comments received.

University District Overlay Committee:

No comments received.
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