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2016SP-022-001 
1710 BELCOURT APARTMENTS 
Map 104-08, Parcel(s) 266 
Council District 18 (Burkley Allen)  
Staff Reviewer:  Brandon Burnette 

 
A request to rezone from RM40 to SP-R zoning for property located at 1710 Belcourt Avenue, at the southeast corner 
of Wedgewood Avenue and 18th Avenue South (0.66 acres), to permit a 76 unit multi-family development, requested 
by Littlejohn Engineering Associates, applicant; GTOM, Belcourt, LLC, owner. 
Staff Recommendation: Approve with conditions and disapprove without all conditions. 
 
APPLICANT REQUEST 
Permit a multi-family development with up to 76 units.   
 
Preliminary SP 
A request to rezone from Multi-Family Residential (RM40) to Specific Plan – Residential (SP-R) zoning for property 
located at 1710 Belcourt Avenue, at the southeast corner of Wedgewood Avenue and 18th Avenue South (0.66 acres), 
to permit a 76 unit multi-family development. 
 
Existing Zoning 
Multi-family Residential (RM40) is intended for single-family, duplex and multi-family dwellings at a density of 40 
dwelling units per acres.  RM40 would permit a maximum of 26 units. 
 
Proposed Zoning 
Specific Plan – Residential (SP-R) is a zoning district category that provides for additional flexibility of design, including 
the relationship of streets to buildings, to provide the ability to implement the specific details of the General Plan. This 
Specific Plan includes only one residential building type.   
 
CRITICAL PLANNING GOALS 
 Supports Infill Development 
 Creates Walkable Neighborhoods 
 Supports a Variety of Transportation Choices 
 
The proposed development meets several critical planning goals.  Development in areas with adequate infrastructure 
is more appropriate than development in areas not served with adequate infrastructure such as roads, water and 
sewer, because it does not burden Metro with the cost of maintaining new infrastructure. The project proposes 
development on an infill site.  Improved sidewalks complying with the Major and Collector Street Plan are being 
provided along 18th Avenue South and Belcourt Avenue to create a more pedestrian friendly and walkable area. 
Transit service is present along Wedgewood Avenue, and the additional density provided by this development could 
support this transportation choice by generating bus riders. 
 
GREEN HILLS-MIDTOWN COMMUNITY PLAN 
T4 Neighborhood Evolving (T4 NE) is intended to create and enhance urban residential neighborhoods that provide 
more housing choices, improved pedestrian, bicycle and vehicular connectivity, and moderate to high density 
development patterns with shallow setbacks and minimal spacing between buildings. T4 NE areas are served by high 
levels of connectivity with complete street networks, sidewalks, bikeways and existing or planned mass transit. T4 NE 
policy may be applied either to undeveloped or substantially under-developed “greenfield” areas or to developed areas 
where redevelopment and infill produce a different character that includes increased housing diversity and 
connectivity. Successful infill and redevelopment in existing neighborhoods needs to take into account considerations 
such as timing and some elements of the existing developed character, such as the street network and block structure 
and proximity to centers and corridors. 
 
Consistent with Policy? 
Yes.  The proposed plan is consistent with the T4 NE Policy.  The policy supports all types of residential uses and 
recognizes that development patterns may change over time. The T4 Neighborhood Evolving policy indicates that 
building heights are generally one to three stories and in limited instances heights may go up to five stories. 
Consideration of taller heights is based on several factors, including the following: 
 
 Adequate infrastructure, such as appropriately sized water and sewer service, complete streets, and streets and 
sidewalks that are adequately wide to support the increased height without the building overshadowing the street or 
degrading the pedestrian environment; 
 Access to major transportation networks; 
 Opportunities for higher connectivity; 
 The ability to form transitions from adjacent higher-intensity development to the lower-scale neighborhood interior; 
 Ability to support and access to existing or planned transit; 
 Ability to support the viability of nearby consumer businesses; and, 
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 Ability to provide affordable or workforce housing as defined in the Glossary of this document. 
 
The plan proposes a four-story building along Wedgewood Avenue with underground parking accessed from Belcourt 
Avenue.  As the grade of the site falls from Wedgewood Avenue toward Belcourt Avenue, the structure consists of a 
fifth story at the south end of the site, providing for underground parking.  The area is served by adequate 
infrastructure, including existing water and sewer service, and an existing sidewalk network along Wedgewood Avenue 
that includes an eight foot grass planting strip and an eight foot wide sidewalk that both comply with the Major and 
Collector Street Plan.   Wedgewood Avenue at this location has an existing right-of-way of approximately 85 feet and 
contains four travel lanes, which will allow for additional height without overshadowing the street or degrading from the 
pedestrian experience.  A Metro Transit Authority line is present along Wedgewood Avenue, and the additional density 
provided by this development may create additional rider demand.  While the adjacent properties also fall within T4 
Urban Neighborhood Evolving Policy, T4 Urban Mixed Use Neighborhood Policy exists approximately 400 feet west of 
the site.   The additional height will create additional consumers to support the nearby businesses that exist in the 
Hillsboro Village area and will enhance the long-term viability of those businesses.  Given the topography of the site, 
the presence of adequate infrastructure and a transit route, and the nearby commercial area, the proposed height is 
consistent with the policy and meets the criteria for additional height.   
 
PLAN DETAILS 
The site is located at 1710 Belcourt Avenue, at the southeast corner of Wedgewood Avenue and 18th Avenue South.  
The site is approximately 0.66 acres in size and currently contains a nursing home.  The site has frontage along three 
public streets and the grade of the site falls from north to south, with the low point of the site being the Belcourt 
Avenue frontage.  
 
Site Plan 
The plan proposes a four to five-story structure containing up to 76 units. The plan consists of one building, with 
access to the building from Belcourt Avenue to a sub-grade parking garage.  Along Wedgewood Avenue, the building 
is four stories to a maximum height of 54 feet, measured to the top of the parapet.  As the site falls from north to south, 
the maximum height of the building at the corner of Belcourt Avenue and 18th Avenue South increases to 56 feet.   
 
An eight foot sidewalk and eight foot planting strip, which complies with the Major and Collector Street Plan, currently 
exist along the Wedgewood Avenue frontage.   A four foot planting strip and six foot sidewalk that complies with local 
street standards is proposed along both 18th Avenue South and Belcourt Avenue.  Right-of-way to accommodate the 
enhanced sidewalks along 18th Avenue South and Belcourt Avenue will be dedicated.   
 
Elevations have been provided for the proposed structure.  Stoops are provided for units along both Wedgewood 
Avenue and 18th Avenue South and balconies are provided along all frontages on upper-level units.  An internal 
amenity deck is provided within the site for residents and includes fire pits and grill stations.   
 
ANALYSIS 
The proposed plan is consistent with the goals of the T4 Neighborhood Evolving Land use policy.  The proposed 
development also meets the criteria for additional height within the policy.  The topography of the site along with the 
presence of a transit line and nearby Mixed Use Policy allows the site to meet the criteria for additional height.   
 
FIRE MARSHAL RECOMMENDATION 
Approve with conditions 
 Fire Code issues for the structures will be addressed at permit application review. Overhead utility and power lines 
shall not be located over the aerial fire apparatus access road or between the aerial fire apparatus road and the 
building. 
 
STORMWATER RECOMMENDATION 
Approved with Conditions 
 The final SP shall have the complete FEMA number. 
 
WATER SERVICES RECOMMENDATION 
Approve with conditions 
 Approved as a Preliminary SP only.  Public water construction plans for the proposed public fire hydrant must be 
submitted and approved prior to Final SP approval.  These approved construction plans must match the Final Site 
Plan/SP plans.  The required capacity fees must also be paid prior to Final Site Plan/SP approval. 
 
PUBLIC WORKS RECOMMENDATION 
Approved with conditions 
 The developer's final construction drawings shall comply with the design regulations established by the Department 
of Public Works. Final design may vary based on field conditions. 
 Comply with the conditions of the MPW Traffic Engineer 
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TRAFFIC AND PARKING RECOMMENDATION  
Conditional if Approved 
In accordance with TAS findings, developer shall construct the following roadway improvements. 
 
Wedgewood Ave 
 Prior to final site plan approval, Developer shall work with MPW and Planning to determine if additional ROW 
dedication   along Wedgewood Ave frontage for future construction of a center left turn lane is required. 
 
18th Avenue South and Belcourt Avenue  
 Install pedestrian crosswalk pavement markings on the east leg of the intersection. An ADA-compliant detectable 
warning mat should be provided for the existing pedestrian curb ramp on the southeast corner of the intersection.  
 Remove the existing bulb-out on the northeast corner of the intersection and reconstruct the corner with the inclusion 
of a pedestrian curb ramp and an ADA-compliant detectable warning mat.  
 
Belcourt Avenue  
 Remove the existing pedestrian crosswalk pavement markings across Belcourt Avenue that are located 
approximately 100 feet east of 18th Avenue South.  
 Remove the existing “Pedestrian” warning signs on the north and south sides of Belcourt Avenue, which are located 
approximately 100 feet east of 18th Avenue South.  
 Restrict on-street parking on the north side of Belcourt Avenue for approximately 25 feet west of the site access. A 
“No Parking Any Time” (R7-1) sign should be provided approximately 25 feet west of the site access.  
 Developer shall apply to T&P staff to modify traffic signage and parking restrictions. 
 
Site Access  
 The site access drive should be designed to include sufficient width for one entering travel lane and one exiting travel 
lane. A minimum of 24 feet is recommended.  
 Look for pedestrian warning signage should be provided internal to the parking deck visible to vehicles exiting the 
parking deck onto Belcourt Avenue 
 
Maximum Uses in Existing Zoning District: RM40 

Land Use  
(ITE Code) 

Acres FAR/Density 
Total
Floor 

Area/Lots/Units 

Daily Trips 
(weekday) 

AM Peak 
Hour 

PM Peak 
Hour 

Multi- Family 
Residential 

(220)    
0.66 40 U 26 U 173 14 17 

 
 
Maximum Uses in Proposed Zoning District: SP-R 

Land Use  
(ITE Code) 

Acres FAR/Density 
Total
Floor 

Area/Lots/Units 

Daily Trips 
(weekday) 

AM Peak 
Hour 

PM Peak 
Hour 

      Multi- Family 
Residential 

(220)    
0.66 - 76 U 506 39 48 

 
 
Traffic changes between maximum: RM40 and SP-R 

Land Use  
(ITE Code) 

Acres FAR/Density 
Total
Floor 

Area/Lots/Units 

Daily Trips 
(weekday) 

AM Peak 
Hour 

PM Peak 
Hour 

- - - + 50 +333 +25 +31 

 
 
METRO SCHOOL BOARD REPORT 
Projected student generation existing RM40 district: 0 Elementary 0 Middle 0 High 
Projected student generation proposed SP-R district: 0 Elementary 0 Middle 0 High 
 
The proposed SP-R zoning district could generate no more additional students than what is typically generated under 
the existing RM40 zoning district utilizing the Urban Infill Factor.  Students would attend Eakin Elementary School, 
West End Middle School, and Hillsboro High School. All three schools have been identified as having additional 
capacity.  This information is based upon data from the school board last updated in November 2015. 
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STAFF RECOMMENDATION 
Staff recommends approval with conditions and disapproval without all conditions as the plan meets several critical 
planning goals and is consistent with the land use policy for the area.  
 
CONDITIONS 
1. Permitted land uses shall be limited to 76 multi-family units.  
2. A detailed landscaping plan providing street trees along Wedgewood Avenue, 18th Avenue South and Belcourt 
Avenue frontages shall be provided with the submittal of the final site plan. 
3. Prior to final site plan approval, Developer shall work with MPW and Planning to determine if additional right-of-way 
dedication along Wedgewood Avenue frontage for future construction of a center left turn lane is required. 
4. If a development standard, not including permitted uses, is absent from the SP plan and/or Council approval, the 
property shall be subject to the standards, regulations and requirements of the RM40-A zoning district as of the date of 
the applicable request or application.  Uses are limited as described in the Council ordinance. 
5. The Preliminary SP plan is the site plan and associated documents.  If applicable, remove all notes and references 
that indicate that the site plan is illustrative, conceptual, etc.   
6. A corrected copy of the preliminary SP plan incorporating the conditions of approval by Metro Council shall be 
provided to the Planning Department prior to or with final site plan application.    
7. Add the following note to the plan: The final site plan shall depict a minimum 5 foot clear path of travel for pedestrian 
ways, including public sidewalks, and the location of all existing and proposed obstructions.  Prior to the issuance of 
use and occupancy permits, existing obstructions within the path of travel shall be relocated to provide a minimum of 5 
feet of clear access. 
8. Minor modifications to the preliminary SP plan may be approved by the Planning Commission or its designee based 
upon final architectural, engineering or site design and actual site conditions. All modifications shall be consistent with 
the principles and further the objectives of the approved plan. Modifications shall not be permitted, except through an 
ordinance approved by Metro Council that increase the permitted density or floor area, add uses not otherwise 
permitted, eliminate specific conditions or requirements contained in the plan as adopted through this enacting 
ordinance, or add vehicular access points not currently present or approved.  
9. The requirements of the Metro Fire Marshal’s Office for emergency vehicle access and adequate water supply for 
fire protection must be met prior to the issuance of any building permits.  
 
Mr. Burnette presented the staff recommendation of approval with conditions and disapproval without all conditions.  
 
Chairman McLean left the meeting at 5:16 p.m. 
 
Tracy Ford, applicant, spoke in favor of the application and noted they’ve had several community meetings and will 
continue to have several more. 
 
Ben Owen, applicant, spoke in favor of the application; they want to provide accommodation in Hillsboro Village that 
isn’t there currently.   
 
Lee (last name unclear), spoke in favor of the application. 
 
Pam Linn, 1406 Beechwood Ave, spoke in opposition to the application due to increased traffic concerns. 
 
Roger Moore, 1611 18th Ave S, spoke in opposition to the application due to increased density and traffic concerns. 
 
Ben Owen explained that they accept all conditions of the traffic impact study. 
 
Vice Chair Adkins closed the Public Hearing. 
 
Mr. Clifton spoke in opposition and stated that he’s not quite ready for this yet. 
 
Mr. Gee spoke in favor of the application and noted opportunity to address some of the infrastructure issues in the 
neighborhood. 
 
Council Lady Allen expressed agreement in moving this forward with the understanding that there are some other 
things that can be done to make the traffic work better than what we anticipate now.  She committed to hold additional 
community meetings in the future and defer at the council level if necessary. 
 
Ms. Farr stated that while she understands the neighbors’ concerns, she trusts the council lady to shepherd this 
through with the best interests of her neighbors in mind. 
 
Mr. Clifton appreciates the different types of housing and the diversity of housing styles in the area, but this is a 
dramatic increase in traffic.   
 



March 10, 2016, Planning Commission Minutes 
 

Mr. Adkins stated that this provides options in an area where there is not a lot of stock.  If stock isn’t provided, the 
market will go up. 
 
Mr. Gee explained if we are going to be serious about transit, we have to build the critical mass, the inventory.  The 
best way to affect the affordability is to build lots of housing. 
 
Mr. Gee moved and Ms. Farr seconded the motion to approve with conditions and disapprove without all 
conditions.  (5-1) Mr. Clifton voted against.  
 

Resolution No. RS2016-73 
 

“BE IT RESOLVED by The Metropolitan Planning Commission that 2016SP-022-001 is Approved with conditions 
and disapproved without all conditions. (5-1)” 
CONDITIONS 
1. Permitted land uses shall be limited to 76 multi-family units.  
2. A detailed landscaping plan providing street trees along Wedgewood Avenue, 18th Avenue South and 
Belcourt Avenue frontages shall be provided with the submittal of the final site plan. 
3. Prior to final site plan approval, Developer shall work with MPW and Planning to determine if additional 
right-of-way dedication along Wedgewood Avenue frontage for future construction of a center left turn lane is 
required. 
4. If a development standard, not including permitted uses, is absent from the SP plan and/or Council 
approval, the property shall be subject to the standards, regulations and requirements of the RM40-A zoning 
district as of the date of the applicable request or application.  Uses are limited as described in the Council 
ordinance. 
5. The Preliminary SP plan is the site plan and associated documents.  If applicable, remove all notes and 
references that indicate that the site plan is illustrative, conceptual, etc.   
6. A corrected copy of the preliminary SP plan incorporating the conditions of approval by Metro Council shall 
be provided to the Planning Department prior to or with final site plan application.    
7. Add the following note to the plan: The final site plan shall depict a minimum 5 foot clear path of travel for 
pedestrian ways, including public sidewalks, and the location of all existing and proposed obstructions.  Prior 
to the issuance of use and occupancy permits, existing obstructions within the path of travel shall be 
relocated to provide a minimum of 5 feet of clear access. 
8. Minor modifications to the preliminary SP plan may be approved by the Planning Commission or its 
designee based upon final architectural, engineering or site design and actual site conditions. All 
modifications shall be consistent with the principles and further the objectives of the approved plan. 
Modifications shall not be permitted, except through an ordinance approved by Metro Council that increase 
the permitted density or floor area, add uses not otherwise permitted, eliminate specific conditions or 
requirements contained in the plan as adopted through this enacting ordinance, or add vehicular access 
points not currently present or approved.  
9. The requirements of the Metro Fire Marshal’s Office for emergency vehicle access and adequate water 
supply for fire protection must be met prior to the issuance of any building permits.  

 

 


