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SECTOR PLAN:
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ACCESSIBILITY:

UTILITIES:

WATERSHED:

74 PART OF 097 (MAP ON FILE AT MPC)

Commission District 8

South side Thorngrove Pike, north side 1-40, west of Midway Rd.
34 acres.

East County

Planned Growth Area

Access is via Thorn Grove Pike, a minor arterial street with 19' of pavement
width within 50" of right-of-way.

Water Source:  Knoxville Utilities Board
Sewer Source: N/A

Tuckahoe Creek

PRESENT PLAN

DESIGNATION/ZONING:

PROPOSED PLAN

DESIGNATION/ZONING:

EXISTING LAND USE:
PROPOSED USE:

EXTENSION OF PLAN

DESIGNATION/ZONING:

HISTORY OF ZONING
REQUESTS:

SURROUNDING LAND USE,

PLAN DESIGNATION,
ZONING

NEIGHBORHOOD CONTEXT:

LDR (Low Density Residential) and O (Office) / A (Agricultural)

GC (General Commercial) / PC (Planned Commercial)

Vacant and residential

Office, warehouse and distribution

No

MPC approved a plan amendment to BP Type 1 and C and rezoning to PC,
with conditions, on a larger 378 acre tract, including this site, on 7/13/06 (7-S
06-RZ/7-E-06-SP), but these changes are not reflected on the maps,
because of ongoing litigation.

North:  Thorn Grove Pike - Vacant land / LDR / A (Agricultural)
South: 1-40 right-of-way / ROW / OS-1 (Open Space Preservation)
East: Vacantland/ O & LDR / A (Agricultural)

West:  Thorn Grove Pike - Dwellings and vacant land / LDR / A
(Agricultural)

This area is developed with agricultural and rural residential uses under A
zoning.
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STAFF RECOMMENDATION:

= ADOPT RESOLUTION #4-C-12-SP, amending the East County Sector Plan to BP (Business Park) Type
1 and recommend that Knox County Commission also approve the sector plan amendment, to make it
operative. (See attached resolution, Ex. A.) (GC was requested.)

A Business Park (Type 1) designation on the north side of Knox County's last undeveloped interstate
interchange is an appropriate land use proposal. This designation will allow consideration of the EC
(Employment Center) zone district, which will accommodate the proposed development plan for a
warehouse/distribution center with corporate offices. Although the current sector plan proposes office and low
density residential uses for the subject site, this site was part of a large area identified in an MPC study from
October 2005 called 'Potential Locations for Business Park Development', as one of fifteen sites which might
be considered for business park purposes. This study was prepared for the Development Corporation of Knox
County. A portion of that study is attached. The sites were identified countywide, based on several factors,
including arterial highway/interstate accessibility, appropriate terrain, locations that would not require access
through low density residential neighborhoods, and availability of utilities.

* RECOMMEND that County Commission APPROVE EC (Employment Center) zoning. (Applicant
requested PC.)

EC zoning is preferable to the requested PC zoning because it can accommodate the proposed use, but not
allow the wide range of general commercial uses that could be considered under PC zoning. EC also requires
use on review approval by MPC, like PC.

COMMENTS:

BACKGROUND
The applicant requested 30 day postponement of these requests at the April 12, 2012 meeting, which
automatically moved the requests to this May 10 MPC agenda.

MPC and Knox County Commission approved a plan amendment to BP Type 1 and C and rezoning to PC,
with conditions, on a larger 378 acre tract, including this site, on 7/13/06 (7-S-06-RZ/7-E-06-SP). These
decisions are still being litigated at this time, which has resulted in the property reverting back to its previous A
zoning and O/LDR sector plan designation.

In February, 2010, MPC adopted the East County Sector Plan Update, with the area west of the Midway
Rd./Thorn Grove Pike intersection shown on the proposed land use plan as a future business park site. More
specifically, MPC adopted the sector plan with this site shown within a mixed use special district (MU-SD,
ECOQ07), according to staff's recommendation. The description of that district out of the original draft East
County Sector Plan, as approved by MPC, is attached. It recommends using EC for any rezoning requests in
the area. MPC staff has consistently maintained that this area is appropriate for business park development
and continues to maintain that position. In December, 2010, Knox County Commission voted against approval
of the MPC-approved plan, thus making it inoperative. In February, 2011, Knox County Commission initiated
its own version of the East County Sector Plan, with the Midway area shown on the land use plan as Office anc
Low Density Residential, as it was shown prior to 2006. MPC considered the plan at its May, 2011 meeting
and recommended approval. On June 27, 2011, Knox County Commission adopted its version of the East
County Sector Plan, which is currently in effect.

SECTOR PLAN REQUIREMENTS FROM GENERAL PLAN (May meet any one of these):
CHANGES OF CONDITIONS WARRANTING AMENDMENT OF THE LAND USE PLAN:

INTRODUCTION OF SIGNIFICANT NEW ROADS OR UTILITIES THAT WERE NOT ANTICIPATED IN THE
PLAN AND MAKE DEVELOPMENT MORE FEASIBLE:

No road or utility improvements have been made recently in the area to warrant this plan amendment.
However, the growing trend of the use of small on-site package wastewater treatment plants makes the
proposed development more feasible.

AN OBVIOUS OR SIGNIFICANT ERROR OR OMISSION IN THE PLAN:
Not applicable.

CHANGES IN GOVERNMENT POLICY, SUCH AS A DECISION TO CONCENTRATE DEVELOPMENT IN
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CERTAIN AREAS:

On March 26, 2012, Knox County Commission approved a PILOT (Payment In Lieu of Taxes) requested by
the applicant to assist in the development of the proposed corporate headquarters and distribution center on
the site. This action signals that Knox County Commission now favors the development of this project in the
area and should be considered a change in policy from the current sector plan designation of office and LDR
that they adopted in 2011 as part of the East Knox County Sector Plan.

TRENDS IN DEVELOPMENT, POPULATION OR TRAFFIC THAT WARRANT RECONSIDERATION OF THE
ORIGINAL PLAN PROPOSAL:

Knox County has been slow to recognize the long-standing relationship between land use and transportation
systems. A generally accepted principle of land use planning is to locate high intensity land uses, such as
corporate headquarters and distribution centers, in close proximity to transportation facilities, such as the
interstate highway system, capable of accommodating such land uses and providing efficient connections to
remote sites. The proposed location of this development within one mile of an interstate interchange is
consistent with good land use planning and represents a change in Knox County development trends.

REZONING REQUIREMENTS FROM ZONING ORDINANCES (must meet all of these):

THE PROPOSED AMENDMENT SHALL BE NECESSARY BECAUSE OF SUBSTANTIALLY CHANGED OR
CHANGING CONDITIONS IN THE AREA AND DISTRICTS AFFECTED, OR IN THE CITY/COUNTY
GENERALLY:

1. Knox County has experienced a decline in manufacturing and distribution jobs in recent history and has
long sought to increase Knox County employment in sectors other than retail, medical services, education, anc
government. Space within the publicly controlled business parks is very limited, particularly in relation to other
cities and counties in the southeast. Land that is zoned for business parks and industrial development is
diminishing. The Development Corporation reports that it has 356 acres of land holdings for
business/industrial parks. As a comparison, Huntsville, AL has 723 acres and Tuscaloosa, AL has 2,800
acres. These changing conditions in the county generally create a necessity for an amendment of the zoning
map of this property to allow the development of a corporate headquarters and distribution center. This
location has been identified as one of the premier locations for such land uses in the County.

2. EC (Employment Center) zoning will allow the applicant to proceed with the development of a corporate
headquarters and distribution center at this location, while providing the opportunity for staff and public review
through the MPC use on review process.

3. EC zoning, requires an MPC approval of a development plan, prior to development of the site. The
applicant has submitted a plan for MPC's consideration at this May 10, 2012 meeting (4-D-12-UR). This
zoning process will accommodate the proposed use while providing an opportunity for public review of the
proposed site plan.

THE PROPOSED AMENDMENT SHALL BE CONSISTENT WITH THE INTENT AND PURPOSE OF THE
APPLICABLE ZONING ORDINANCE:
1. Among the purposes of the Knox County zoning resolution are the following:

-Provide for the public health, safety, morals and general welfare;

-Secure for the citizens of Knox County the social and economic advantages resulting from an orderly
planned use of the land resources in the county; and

-Regulate and restrict the location and use of buildings.
The proposed amendment of the zoning map provides for the general welfare of the County, helps secure the
economic advantages resulting from an orderly planned use of land resources in the county, regulates the
location and use of buildings, and is consistent with the purposes of the zoning resolution.
2. The recommended EC zoning is intended to encourage development of business parks and other
employment centers that will contribute to the future economic well being of Knox County; to provide standard:
and procedures that will minimize any conflicts or adverse impacts of these developments with other
properties, public roads or facilities; to provide a zoning district for use in areas meeting the locational
standards for industrial parks and technology based development contained in the Knoxville-Knox County
General Plan; and to provide a zoning district for business and technology park development that requires site
plan review and complies with the requirements of the Knoxville-Knox County-Farragut Growth Policy Plan.
3. Based on the above description, EC is an appropriate zone for development of this site. The requested PC
allows consideration of a wide a range of uses, some of which may not be appropriate at this location. Staff
discourages strip commercial development that could be proposed under PC zoning, like at other interstate
interchanges, but rather planned employment centers.
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THE PROPOSED AMENDMENT SHALL NOT ADVERSELY AFFECT ANY OTHER PART OF THE COUNTY,
NOR SHALL ANY DIRECT OR INDIRECT ADVERSE EFFECTS RESULT FROM SUCH AMENDMENT:

1. Public water is available from KUB to serve the site. Sanitary sewer is not available and will either need to
be provided on site or extended to serve the development. If a septic system is proposed, it is subject to
approval by the Knox County Health Department.

2. The request will not directly add more students to the school system.

3. Based on the proposed warehouse use with 80,000 sq. ft. of floor space, the development will generate 294
vehicle trips per day. The existing road network is sufficient to handle these additional trips.

4. This proposed amendment of the zoning map will not adversely affect any other part of the County, and the
site plan approval required by the recommended zone district provides that no direct or indirect adverse effect:
will result from the change of zoning.

THE PROPOSED AMENDMENT SHALL BE CONSISTENT WITH AND NOT IN CONFLICT WITH THE
GENERAL PLAN OF KNOXVILLE AND KNOX COUNTY, INCLUDING ANY OF ITS ELEMENTS, MAJOR
ROAD PLAN, LAND USE PLAN, COMMUNITY FACILITIES PLAN, AND OTHERS:

1. With the recommended plan amendment to Business Park Type 1, EC zoning is consistent with the East
County Sector Plan. For PC zoning, the sector plan map would have to be amended to Commercial.

2. The site is located within the Planned Growth Area on the Knoxville-Knox County-Farragut Growth Policy
Plan map.

3. With adoption and approval of the accompanying amendment to the land use plan of the East County
Sector Plan, the proposed amendment of the zoning map will be consistent with the General Plan and its
elements.

State law regarding amendments of the general plan (which include Sector Plan amendments) was changed
with passage of Public Chapter 1150 by the Tennessee Legislature in 2008. The law now provides for two
methods to amend the plan at TCA 13-3-304:

1. The Planning Commission may initiate an amendment by adopting a resolution and certifying the
amendment to the Legislative Body. Once approved by majority vote of the Legislative Body, the amendment
is operative.

2. The Legislative Body may also initiate an amendment and transmit the amendment to the Planning
Commission. Once the Planning Commission has considered the proposed amendment and approved, not
approved, or taken no action, the Legislative Body may approve the amendment by majority vote and the
amendment is operative.

ESTIMATED TRAFFIC IMPACT 294 (average daily vehicle trips)

Average Daily Vehicle Trips are computed using national average trip rates reported in the latest edition of
"Trip Generation," published by the Institute of Transportation Engineers. Average Daily Vehicle Trips
represent the total number of trips that a particular land use can be expected to generate during a 24-hour day
(Monday through Friday), with a "trip" counted each time a vehicle enters or exits a proposed development.

ESTIMATED STUDENT YIELD: Not applicable.

If approved, this item will be forwarded to Knox County Commission for action on 6/25/2012. If denied, MPC's
action is final, unless the action to deny is appealed to Knox County Commission. The date of the appeal
hearing will depend on when the appeal application is filed. Appellants have 30 days to appeal an MPC
decision in the County.
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EAST COUNTY SECTOR PLAN AMENDMENT

From: LDR (Low Density Residential) and O (Office)

To: GC (General Commercial)
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Request to Postpone * Table * Withdraw

M P C TB Properties LLC

METROPOLITAN Name of Applicant:
AS {T APPEARS ON THE CURRENT MPC AGENDA

PLANNING
COMMISSION Original File Number(s): MPC File Nos. 4-G-12-RZ, 4-C-12-SP, and 4-D-12-UR

Suite 403 + City County Bullding
400 Main Stree! [ate Scheduled for MPC Review: May 10, 2012
Knexville, Tennessee 37802

§65+215+«2500
PaX 2 d bR tS s DateRequest Filed: May 2 2012 Request Accepted by:
REQUEST PLEASE NOTE
[:] Postpone Consistent with the guidelines set forth in MPC's
Please postpone the above application(s) until: Administrative Rules and Procedures.

May 10, 2012

DATE OF FUTURE MPC PUBLIC MEETING

POSTPONEMENTS
Any first time (new) MPC application is eligible for one
automatic postponement. This request is for 30 days only

U Table
Please table the above application(s).

Withdraw and does not require MPC approval if received by MPC
Piease withdraw the above application(s). no later that 3:30 p.m. on the Monday prior to the MPC

meeting. All other postponement requests must be acted
State reason for request: upon by MPC before they can be officially postponed fo a

Applicant has decided to acquire other property. | f.«.re MPC public meeting.

TABLINGS

Eligible for Fee Refund? O Yes [/INo Any item requested for tabling must be acted upon by MPC
Amount: before it can be officially tabled.
Approved by:
Date:
WITHDRAWALS
APPLICATION AUTHORIZATION Any MPC item is eligible for automatic withdrawal. A request

for withdrawal must be received by MPC no later than 3:30
p.m. on the Monday prior to the MPC meeting. Withdrawal
requests that do not meet these guidelines must be acted
upon by MPC before they can be officially withdrawn.

PLEASE PRINT

Name:

TBP rties, LLC . : -

ropert Any new item withdrawn may be eligible for a fee refund
P.O. Box 55 according to the following:
Application withdrawal with fee refund will be permitted

Address:
Russellville State: TN Zip: 37860

City: only if a written request is received by MPC prior to public

Telephone: 423-586-5758 notice. This request must be approved by either the
Executive Director, or the Development Services Manager.

Fax: 423-586-5294 Applications may be withdrawn after this time, but without
fee refund.

E-mail: patricia@katom.com




RESOLUTION # 4-C-12-SP EXHIBIT A

KNOXVILLE-KNOX COUNTY
METROPOLITAN PLANNING COMMISSION
A RESOLUTION AMENDING THE EAST COUNTY SECTOR PLAN

WHEREAS, the Knoxville-Knox County Metropolitan Planning Commission, a regional planning
commission established pursuant to state statute, has the duty to make, adopt and amend plans for the
physical development of Knoxville and Knox County; and

WHEREAS, the Metropolitan Planning Commission pursuant to state statute has prepared and
adopted the Knoxville-Knox County General Plan 2033, as the official comprehensive plan for Knoxville and
Knox County; and

WHEREAS, the Council of the City of Knoxville and the Commission of Knox County have adopted the
Knoxville Knox County General Plan 2033, as the official comprehensive plan for Knoxville and Knox County;
and

WHEREAS, the Metropolitan Planning Commission has prepared the Knox County Future Land Use
Map, a portion of which is contained within the East County Sector Plan, consistent with the requirements of
the General Plan; and

WHEREAS, the Knoxville-Knox County General Plan 2033, provides criteria for periodic updates and
amendments of the land use maps contained within sector plans initiated by the Planning Commission or in
response to applications from property owners; and

WHEREAS, TB Properties, LLC, has submitted an application to amend the Sector Plan from Low
Density Residential and Office to General Commercial for property described in the application; and

WHEREAS, the Metropolitan Planning Commission staff recommends approval of a revised
amendment to the East County Sector Plan, consistent with General Plan requirements that such amendment
represents either a logical extension of a development pattern, or is warranted because of changing conditions
in the sector as enumerated in the Plan; and

WHEREAS, the Metropolitan Planning Commission, at its regularly scheduled public hearing on
April 12, 2012, after consideration of the staff recommendation and testimony from those persons in
support and opposed to the sector plan amendment, approved the amendment for the subject property,
as requested, and/or amended.

NOW, THEREFORE, BE IT RESOLVED BY THE KNOXVILLE-KNOX COUNTY METROPOLITAN
PLANNING COMMISSION:

SECTION 1: The Planning Commission hereby adopts the revised amendment to the East
County Sector Plan, with its accompanying, staff report and map, file #4-C-12-SP.

SECTION 2: This Resolution shall take effect upon its approval.

SECTION 3:  The Planning Commission further recommends that The Knox County
Commission likewise consider this revised amendment to the General Plan 2033.

Date

Chairman Secretary
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