
ZONING: RP-2  (Planned Residential)

EXISTING LAND USE: Vacant land

PROPOSED USE: Apartments

HISTORY OF ZONING: The site was zoned TC-1 (Town Center) in 2005. RP-2 zoning to permit up 
to 246 apartments was approved by City Council on 5/27/14 (4-M-14-RZ)

North: Northshore Elementary School / TC-1 commercial

South: Office/ retail / TC-1 commercial

East: Vacant land / TC-1 commercial

West: Detached dwellings / PR residential

NEIGHBORHOOD CONTEXT: This site forms a portion of the western boundary of the Northshore Town 
Center development.  The new Northshore Elementary school is located to 
the north.  Target and Publix are new commercial uses located to the east of 
this site.

SURROUNDING LAND
USE AND ZONING:

USE ON REVIEW REPORT

APPLICANT: FLOURNOY DEVELOPMENT 

TAX ID NUMBER: 154   093 & 09404

LOCATION: West side of Thunderhead Rd., north of S. Northshore Dr.

SECTOR PLAN: Southwest County

ACCESSIBILITY: Access is via Thunderhead Rd. a local street .  Additional access is via S. 
Northshore Dr., a two lane arterial street

Water Source: First Knox Utility District

Sewer Source: First Knox Utility District

UTILITIES:

JURISDICTION: City Council District 2

APPX. SIZE OF TRACT: 10.24 acres

STAFF RECOMMENDATION:

1. Connection to sanitary sewer and meeting all other applicable requirements of the Knox County Health Dept.
2. Recording of an approved resubdivision plat prior to obtaining a building permit
3. All traffic improvements as called for in the attached email from Tarren Barrett being completed before
occupancy of any of the apartments
4. Extending the proposed sidewalk along Willow Loop Trail all the way to S. Northshore Dr.
5. Construction of the privacy fence shown along the western property line prior to obtaining any occupancy
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APPROVE the request for up to 246 apartments as shown on the site plan subject to 8 conditions
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permits
6.  Installation of all landscaping shown on the plans within 6 months of obtaining occupancy permits
7. Meeting all applicable requirements of the Knoxville Engineering Dept., the Knox County Dept. of 
Engineering and Public Works and the Tenn. Dept. of Transportation
8.  Meeting all applicable requirements of the Knoxville Zoning Ordinance

COMMENTS:

The rezoning of this site to RP-2 (Planned Residential) permitting up to 246 apartments  was approved by the 
Knoxville City Council.  The rezoning of the site included a condition that requires the development on this 
apartment  project to be in compliance with the approved design guidelines for Northshore Town Center that 
date back to 2004.   Staff has reviewed the development plans as submitted and find them to be in compliance 
with the RP-2 (Planned Residential) District and the other general requirements for approval of a use on review.

The plan reflects the architecture and site planning characteristics that are called out in the "design 
guidelines".  The buildings are pulled up close to Thunderhead Rd. The parking is generally located behind the 
buildings with landscaping disbursed throughout the parking areas.  The buildings will have flat roofs and  
balconies and they will be constructed with the architectural accents on the facade and at the roofline as called 
for in the design guidelines. The plan also reflects the use of sidewalks in this development that will enhance 
pedestrian movement throughout this apartment project.  Additionally, the sidewalks will tie this project in with 
the larger Northshore Town Center development and encourage pedestrian movement throughout this large 
mixed use development.

The buildings as designed will be three to five stories and will be greater than thirty-five feet in height.  
Northshore Dr. is designated as a Scenic Highway by the State of Tennessee.  Under normal circumstances, 
buildings exceeding thirty-five feet in height that are located within one-thousand feet of a Scenic Highway 
would not be permitted.  All of the buildings proposed in this project are located within one-thousand feet of 
Northshore Dr.   However, it is staff's belief that the height limitations as called out in the Scenic Highway Act 
do not apply in this instance.  The Scenic Highway Act was amended to exempt property along Northshore Dr. 
from the height limitation if the property is zoned TC- (Town Center), C-6 (General Commercial Park) or any 
similar zoning category.  Staff believes that the RP-2 (Planned Residential) District as approved for this site, 
with conditions, meets that criterion.  

After the rezoning of the site was approved, the applicant's engineer updated the traffic impact study for 
Northshore Town Center to specifically address this project.  Traffic engineers from the City of Knoxville, Knox 
County and TDOT have reviewed the study and have recommended some minor improvements that will need 
to be put in place prior to occupying these apartments.

EFFECT OF THE PROPOSAL ON THE SUBJECT PROPERTY, SURROUNDING PROPERTY AND THE 
COMMUNITY AS A WHOLE

1.  The proposed project will have minimal impact on local services since all utilities are in place to serve this 
site.
2.  The proposed apartment development is consistent in use  with the existing zoning designation and 
surrounding development.

CONFORMITY OF THE PROPOSAL TO CRITERIA ESTABLISHED BY THE KNOXVILLE ZONING 
ORDINANCE

1. The proposed apartment development meets the standards for development within a RP-2 (Planned 
Residential) District and all other requirements of the Zoning Ordinance.
2.   The proposed development is consistent with the general standards for uses permitted on review:  The 
proposed development is consistent with the adopted plans and policies of the General Plan and Sector Plan.  
The use is in harmony with the general purpose and intent of the Zoning Ordinance.  The use is compatible 
with the character of the neighborhood where it is proposed.  The use will not significantly injure the value of 
adjacent property.  The use will not draw additional traffic through residential areas.

CONFORMITY OF THE PROPOSAL TO ADOPTED PLANS

1.  The Southwest County Sector Plan designate this property for high density residential use.   The RP-2 
zoning approved for the site allows an apartment development as a use permitted on review.  The use is 
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consistent with the Sector and the zoning designation.

MPC's approval or denial of this request is final, unless the action is appealed to the Knoxville City Council.  
The date of the Knoxville City Council hearing will depend on when the appeal application is filed.  Appellants 
have 15 days to appeal an MPC decision in the City.

38 (public and private school children, ages 5-18 years)ESTIMATED STUDENT YIELD:

ESTIMATED TRAFFIC IMPACT:  A traffic impact study was prepared by the applicant. The findings of that 
study were used in formulating the recommendations of this staff report.

Schools affected by this proposal:  Northshore Elementary, West Valley Middle, and Bearden High.

•  School-age population (ages 5–18) is estimated by MPC using data from a variety of sources.  
•  While most children will attend public schools, the estimate includes population that may be home-schooled, 
attend private schools at various stages of enrollment, or drop out of the public system.
•  Students are assigned to schools based on current attendance zones as determined by Knox County 
Schools.  Zone boundaries are subject to change.
•  Estimates presume full build-out of the proposed development.  Build-out is subject to market forces, and 
timing varies widely from proposal to proposal.
•  Student yields from new development do not reflect a net addition of children in schools.  Additions occur 
incrementally over the build-out period.  New students may replace current population that ages through the 
system or moves from the attendance zone.
•  School capacities are subject to change by Knox County Schools through building additions, curriculum or 
scheduling changes, or amendments to attendance zone boundaries.
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Betty Jo Mahan <bettyjo.mahan@knoxmpc.org>

Fwd: Aventine Northshore recommendations
2 messages

Dan Kelly <dan.kelly@knoxmpc.org> Wed, Jun 25, 2014 at 2:47 PM
To: Betty Jo Mahan <bettyjo.mahan@knoxmpc.org>

---------- Forwarded message ----------
From: Tarren Barrett >tarren.barrett@knoxmpc.org<
Date: Wed, Jun 25, 2014 at 10:03 AM
Subject: Aventine Northshore recommendations
To: Dan Kelly <dan.kelly@knoxmpc.org>
Cc: Cindy Pionke <cindy.pionke@knoxcounty.org>, Chris Howley <chowley@cityofknoxville.org>, 
"cwilliams@cityofknoxville.org" <cwilliams@cityofknoxville.org>, Aaron Kline <akline@cityofknoxville.org>, 
Jeff Branham <jbranham@cityofknoxville.org>, John Sexton <John.Sexton@knoxcounty.org>, Mike 
Conger <mike.conger@knoxtrans.org>

Dan, 

The recommendations I have collected between the agencies are as follows:

1. Install a "No Left Turn" sign for eastbound Northshore Drive traffic at the intersection with Willow Loop 
Way as requested by TDOT.

2. Install "Do Not Enter" signs on the concrete right-in/right-out island at the intersection of Northshore 
Drive and Willow Loop Way as requested by TDOT.

3. Install a "Do Not Block Driveway" sign and a stop bar for southbound traffic on Thunderhead Road just 
north of the intersection with the Office Driveway. 

4. Any further lots in the Northshore Town Center requesting use-on-review for development need to have 
an updated traffic impact study letter to evaluate when specifically the dual southbound left-turn lane on 
Thunderhead Rd. and any of the other improvements stated in the Wilbur Smith Associates January 2011 
study will be warranted.

After much review, there are no further improvements that we are requesting at this time. On a side note, 
there needs to be clarification on the correct street name for the right-in/right-out access point to the 
Aventine development. On the plans it is labeled Willow Top Way, but Cannon and Cannon, Inc names it 
Willow Loop Way. 

If anyone has anything else to add or change, please "Reply All" by tomorrow morning, so Dan can finish 
his report. 

Thanks,

Tarren

----------------------------------
Tarren Barrett
Transportation Engineer
Knoxville Regional TPO
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400 Main St, Suite 403
Knoxville, TN 37902

Phone: 865-215-3826
Fax: 865-215-2068

-- 
Dan Kelly
MPC, Development Services Manager
(865) 215-2500

Tarren Barrett <tarren.barrett@knoxmpc.org> Tue, Jul 1, 2014 at 1:23 PM
To: Betty Jo Mahan <bettyjo.mahan@knoxmpc.org>
Cc: Dan Kelly <dan.kelly@knoxmpc.org>

Betty Jo,

Can you put this email chain with your attachments to the Aventine Northshore Flournoy development for 
July MPC meeting? It includes Cindy Pionke's comments.

Thanks,
Tarren

----------------------------------
Tarren Barrett
Transportation Engineer
Knoxville Regional TPO
400 Main St, Suite 403
Knoxville, TN 37902

Phone: 865-215-3826
Fax: 865-215-2068

---------- Forwarded message ----------
From: Cindy Pionke >Cindy.Pionke@knoxcounty.org<
Date: Wed, Jun 25, 2014 at 1:53 PM
Subject: RE: Aventine Northshore recommendations
To: Tarren Barrett <tarren.barrett@knoxmpc.org>, Dan Kelly <dan.kelly@knoxmpc.org>
Cc: Chris Howley <chowley@cityofknoxville.org>, "cwilliams@cityofknoxville.org" 
<cwilliams@cityofknoxville.org>, Aaron Kline <akline@cityofknoxville.org>, Jeff Branham 
<jbranham@cityofknoxville.org>, John Sexton <John.Sexton@knoxcounty.org>, Mike Conger 
<mike.conger@knoxtrans.org>

Dan,

On item 4 below, phrase it so that the single family residential lots in the back of NTC don’t trigger traffic 
impact studies.  Every other area with further development would trigger one though.  
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The concern is the 2016 geometric improvements include 2 thru lanes on Northshore and the double left 
southbound on Thunderhead.  Brian Haas did not determine in this study when either of these items 
would need to be built.  He just included them in the improvements for 2016 as per the WSA TIS.  And 
those improvements show that traffic will not be a problem, unfortunately if not built, the westbound 
thru movement and the southbound left will be problems as per his analysis.

Did I help or confuse you?

Cindy

From: Tarren Barrett [mailto:tarren.barrett@knoxmpc.org] 
Sent: Wednesday, June 25, 2014 10:03 AM
To: Dan Kelly
Cc: Cindy Pionke; Chris Howley; cwilliams@cityofknoxville.org; Aaron Kline; Jeff Branham; John Sexton; 
Mike Conger
Subject: Aventine Northshore recommendations

Dan,

The recommendations I have collected between the agencies are as follows:

1. Install a "No Left Turn" sign for eastbound Northshore Drive traffic at the intersection with Willow Loop 
Way as requested by TDOT.

2. Install "Do Not Enter" signs on the concrete right-in/right-out island at the intersection of Northshore 
Drive and Willow Loop Way as requested by TDOT.

3. Install a "Do Not Block Driveway" sign and a stop bar for southbound traffic on Thunderhead Road just 
north of the intersection with the Office Driveway. 

4. Any further lots in the Northshore Town Center requesting use-on-review for development need to have 
an updated traffic impact study letter to evaluate when specifically the dual southbound left-turn lane on 
Thunderhead Rd. and any of the other improvements stated in the Wilbur Smith Associates January 2011 
study will be warranted.

After much review, there are no further improvements that we are requesting at this time. On a side note, 
there needs to be clarification on the correct street name for the right-in/right-out access point to the 
Aventine development. On the plans it is labeled Willow Top Way, but Cannon and Cannon, Inc names it 
Willow Loop Way. 
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If anyone has anything else to add or change, please "Reply All" by tomorrow morning, so Dan can finish 
his report. 

Thanks,

Tarren

----------------------------------

Tarren Barrett

Transportation Engineer

Knoxville Regional TPO

400 Main St, Suite 403

Knoxville, TN 37902

Phone: 865-215-3826

Fax: 865-215-2068
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MEMO regarding Flournoy Development 5-H-13-UR 

 

ATTN: MPC COMMISSIONERS 

Date: 04/10/2014 

 

Hello, my name is Margaret Butler and I live in the Northshore Town Center Development at 9523 Clingmans Dome 
Dr Knoxville, TN 37922. 

Throughout meetings with Northshore Market Investors, our City Council representative, MPC, and residents alike, 
please know that Northshore Town Center residents are all strongly in support of the town center concept. We 
expressed this support to City Council for Flournoy’s appeal. Even though I'm addressing you on behalf of my 
neighbors in Northshore Town Center,  I am not anything more than a willing representative of the majority of the 
residential neighbors and do not act in any official capacity. But due to my profession as an architect, I do try to offer 
my time to work with other professionals in the neighborhood to be engaged and aware of our growing community, 
we try to do what we can to protect our investments in our homes in an informal basis.  I and others who have met 
with Flournoy have made every effort to keep our neighbors in the loop with repeated emails and requests for input, 
questions and concerns. Know too that I bought my home in Northshore Town Center because I believe strongly in 
carefully planned, town center designed, live/work/play communities having worked on them professionally in 
Knoxville and other cities.  

As you know Flournoy originally proposed 250 garden style apartments for the remaining 10 acre tract of property at 
the bottom of NTC.  On behalf of the neighborhood, several of us became involved and opposed the apartments 
because it required removal of the town center zoning and because the apartments made no effort to comply with the 
design guidelines of NTC.  Unfortunately the removal of TC-1 zoning was required because of the developer's need 
to increase density for the economic viability of the project.  At that time the most important concern for us was that 
they were proposing standard suburban garden style apartments with little, to no regard for Design Guidelines that 
are a part of the TC-1 zoning.  At that time, many voiced our shared concern that it seemed if the TC-1 zoning 
regulations were removed for additional remaining portions of the property that the overall town center concept would 
be lost and it would be a detriment to the residents who built homes knowing they were protected by the 
zoning. While we greatly appreciate that concern, Flournoy continued to meet with us and engage in a dialogue of 
how their proposed development  could add, rather than detract, from our growing, planned community. Since that 
time I appreciate Flournoy and their professionals' willingness to meet with myself and other neighbors and property 
owners, MPC, the developers of the adjacent TC-1 property - Northshore Market Investors, and Councilman Grieve. 

 

 

 

 

 

MPC July 10, 2014 Agenda Item # 30



 

 

Not only have they met with us on multiple occasions, but they have invited critique, been responsive to our 
comments and readily exchanged updated drawings and designs. From the initial meeting they made it clear that 
they needed to have 250 apartments to make the project economically feasible.  Yet despite the concern about the 
density and zoning, we continued to meet and discuss. Flournoy has completely redesigned the apartments with a 
more urban feel and a design compliant with the design guidelines.  They have provided additional drawings 
indicating landscaping, parking, retaining walls, and buffers.  Though legally they still need to have the zoning 
changed for the density, and they are utilizing the zoned "green/open space" for their community amenities, we are 
very pleased that they have agreed to the following points:    

1. To be in compliance with all aspects of the Design Guidelines with regard to building design, landscaping 
and hardscape, streetscape, signage, materials, and architectural design.  
 

2. That they will investigate a traffic study for access on Thunderhead that includes the school traffic, 
anticipated residential growth and the use of Thunderhead by apartment residents  
 

3. They will have construction traffic enter and exit off of Northshore to avoid continued damage to 
Thunderhead. 
 

4. That they will require any potential successor to agree to follow the design guidelines of NTC as approved in 
plans submitted to MPC   
 

5. Enforce the signage requirements for NTC as established in design guidelines and prohibit temporary 
signage that is not in compliance with the guidelines. 

6. To clean up and landscape around existing detention pond on Thunderhead 
 

7. Agreed to run sidewalks to meet sidewalk at end of school property 
  

8. Agreed to advise and consult the neighborhood on any deviation from current plans 
 

I urge you to vote in support of the Flournoy development. We bought our property with the full understanding that 
multifamily units were a part of the mix. I would like to stress the working relationship we have developed with 
Flournoy, the continued redesign efforts they have put forward, and their willingness to continue to work with us in 
good faith toward a shared interest in the overall success of Northshore Town Center.  
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30 more emails received 

with oppositon in the subject 

and no other text
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