METROPOLITAN
PLANNING
COMMISSION

zzzzzzzzzz

KNOXVILLE/KNOX COUNTY METROPOLITAN PLANNING COMMISSION

USE ON REVIEW REPORT

* FILE#: 3-D-15-UR

# APPLICANT:

OWNER(S):

AGENDA ITEM #: 31
AGENDA DATE: 4/9/2015
THE MULCH COMPANY KNOXVILLE, LLC

LLL Enterprises LLC

TAX ID NUMBER:
JURISDICTION:
STREET ADDRESS:

* LOCATION:
# APPX. SIZE OF TRACT:

SECTOR PLAN:

GROWTH POLICY PLAN:

ACCESSIBILITY:

UTILITIES:

WATERSHED:

145 028 View map on KGIS
County Commission District 4

8718 S Northshore Dr

Southeast side of S. Northshore Dr., just north of Bickerstaff Blvd.

3.37 acres

Southwest County

Planned Growth Area

Access is via S. Northshore Dr., a major arterial street with a 22' pavement
width within a 60' right-of-way.

Water Source:  First Knox Utility District
Sewer Source:  First Knox Utility District

Tennessee River

ZONING:
EXISTING LAND USE:
PROPOSED USE:

HISTORY OF ZONING:

SURROUNDING LAND
USE AND ZONING:

NEIGHBORHOOD CONTEXT:

A (Agricultural)
Nursery

Commercial mulching operation

None noted

North: Residences / PR (Planned Residential) and A (Agricultural)

South: Residences / A (Agricultural)

East: Residences / PR (Planned Residential)

West: Residences / RB (General Residential) & PR (Planned Residential)

This site is in an area of low density residential subdivisions and larger
residential tracts that have developed under PR (Planned Residential), RB
(General Residential), RA (Low Density Residential) and A (Agricultural)
zoning.

STAFF RECOMMENDATION:

WITHDRAW the request for a commercial mulching operation at this location as requested by the
applicant in a letter dated March 23, 2015.

Staff had recommended denial of the request in the staff report for the March 12, 2015 meeting based on the

following:

1. The proposed facility would have an adverse impact on the neighboring homes due to the increase in noise
generated by the mulch grinding operation and odors that would result from the amount of mulch storage on

site.
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2. The proposed driveway location being offset from Bickerstaff Blvd. has the potential of creating additional
traffic conflicts on S. Northshore Dr. due to the geometrics of the intersection.

3. The proposed development plan modifies the approved plan for Creekside Nurseries that identified this
portion of the site as a growing area and meadow.

4. The sale of over half of the Creekside Nursery property for the commercial mulching operation will make
the site even more nonconforming to the minimum lot size requirement of 10 acres.

The Planning Commission and Staff have received over 50 emails in opposition to the request.

COMMENTS:

The applicant is proposing to develop 3.37 acres of the Creekside Nursery site (presently 5.8 acres) into a
commercial mulching operation. The property which is zoned A (Agricultural) allows consideration of such a
facility through the use on review process. The Knox County Zoning Ordinance includes standards for the use
on review approval of commercial mulching operations (Section 4.96 - copy included in the packet).

When Creekside Nursery was approved in 2002 there were no minimum lot size requirements in the Zoning
Ordinance for the facility. An amendment to the Zoning Ordinance in January 2014 established a minimum lot
size of 10 acres making the nursery a legally established nonconformity. By selling off the 3.37 acres, the
owner will make the nursery more nonconforming and potentially impact the legal nonconforming status. The
3.37 acres also includes growing area that is one of the components for a nursery in the Agricultural district. A
copy of the report of action and site plan for the Creekside Nursery use on review approval (12-B-01-UR) is
included in the packet for reference.

The proposed commercial mulching operation will include an office, six parking spaces, a raw material storage
area, grinding operation area, sample area and eight stockpile areas for the finished mulch. They are
proposing four 30' L x 10' W x 9' H storage areas, and four 50' L x 20' W x 13.5' H storage areas. Proposed
access for the site will be located across from Bickerstaff Blvd. slightly offset to the northeast. A copy of the
applicant's operation plan is included in the packet.

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

1. While a commercial mulching operation may be acceptable on a major arterial road in a more rural area, or
adjoining commercial or industrial property, it is not appropriate in an area that is primarily residential
development.

2. The proposed entrance for the facility will be located across from Bickerstaff Blvd. with a slight offset to the
northeast. That intersection offset in combination with the turn lanes on S. Northshore Dr. has the potential of
creating additional traffic conflicts on S. Northshore Dr.

3. The noise associated with the grinding operation for processing the mulch and the odors that will be
associated with the eight stockpiles of mulch will have a negative impact on the established residential
neighborhoods.

CONFORMITY OF THE PROPOSAL TO CRITERIA ESTABLISHED BY THE KNOX COUNTY ZONING
ORDINANCE

1. The proposed commercial mulching operation does not meet the use on review standard on minimizing the
adverse impact on neighboring property.

2. The proposed facility will impact the existing use on review approval for the nursery by making that site more
nonconforming to the Zoning Ordinance requirements.

3. The proposed development is not consistent with the general standards for uses permitted on review: The
proposed development is not consistent with the adopted Sector Plan. The use is not in harmony with the
general purpose and intent of the Zoning Ordinance. The use is not compatible with the character of the
residential neighborhood where it is proposed. The proposed use could have negative impacts on the value of
adjacent property. With direct access to an arterial street, the proposed use will not draw additional traffic
through residential neighborhoods.

CONFORMITY OF THE PROPOSAL TO ADOPTED PLANS
1. The Southwest County Sector Plan designates this property for low density residential use and stream

protection area. While the A (Agricultural) district allows consideration of the proposed commercial mulching
operation, the proposed use is not consistent with sector plan designation.
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2. The site is located within the Planned Growth Area on the Knoxville-Knox County-Farragut Growth Policy
Plan map.

ESTIMATED TRAFFIC IMPACT: Not required.

ESTIMATED STUDENT YIELD: Not applicable.

MPC's approval or denial of this request is final, unless the action is appealed to the Knox County Board of
Zoning Appeals. The date of the Knox County Board of Zoning Appeals 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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Article 4 Supplementary Regulations

4.96 STANDARDS FOR THE USE-ON-REVIEW APPROVAL OF
COMMERCIAL MULCHING OPERATIONS

Commercial mulching operations are permitted as uses on review in the A,
Agricultural, Zone and CA, General Business, Zone. These operations are
subject to the requirements of Sections 4.10.14 through 4.10.19,
“‘Development Standards for Uses Permitted on Review’, and 6.50
“Procedures for Authorizing Uses Permitted on Review”. These facilities
are also subject to the following standards and requirements:

4.96.01 Minimum Requirements

A. The site for a commercial mulching operation shall be located on an
arterial street, as defined by the Major Road Plan for Knoxvifle &
Knox County, Tennessee, or on a major collector street, as defined
by the Major Road Plan for Knoxville & Knox County, Tennessee,
that has acceptable, direct access to an arterial street.

B. A Use-on-Review application, or building permit application, for a
commercial mulching operation shall include the following:

1. A scaled site plan that shows the following information:
a. Storage areas for materials before and after they are
processed.
b. Location of all permanent structures on the site.
c. Vehicular and pedestrian circulation, including points

of access to the site, loading and unloading areas,
and areas for employee and customer parking.
d. Proposed landscaping and buffer areas.

2. A description of the procedures needed to minimize any
noise, litter, lighting, or odors created by the proposed
operation that may have an adverse impact on nearby
properties.

C. A commercial mulching operation shall also comply with the
following requirements:

4-4.96-1
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Article 4 - Supplementary Regulations

1. No structure or area where mulch materials are to be
processed or stored shall be located closer than fifty (50)
feet to the boundary of the proposed site. Within this
sethack, a landscape buffer shall be required where the
proposed commercial mulching operation shares a common
boundary with property zoned residential or agricultural. The
landscape buffer shall be a minimum six (6)-foot high,
continuous evergreen screen. The landscape buffer may be
waived or reduced by the Planning Commission, or by the
Director of Code Administration and Enforcement, if they find
that the screening is not needed.

2. All access roads and parking areas are to be constructed so
as to be accessible in all weather conditions.
3. Prior to the issuance of building permits, the plan for the

proposed commercial mulching operation shall be reviewed
and approved by the Knox County Heaith Department and
the Knox County Solid Waste Division, consistent with their
application and permitting procedures.

4-4,96-2
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KNOXVILLE/KNOX COUNTY METROPOLITAN PLANNING COMMISSION-
USE ON REVIEW - REPORT OF ACTION . BRI TARE

MEETING DATE: 2/14/02 b FILE NO.: 12-B-01-UR
POSTPONEMENT(S): 12/13/01,1/10/02
} APPLICANT: DENNIS LANGLEY DBA CREEKSIDE NURSERIES
TAX ID NUMEBER: 145 028
JURISDICTION; County Commission District 4
B LOCATION: South side 8. Northshore Dr., northeast of Bickerstaff Bivd,
ADDRESS:
k APPX. SIZE OF TRACT: 6.2 acres
SECTOR PLAN: Southwast County
GROWTH POLICY PLAN: Planned Growth Area _
ACCESSIBILITY: Access is via S. Norihshore Dr., & major arlerial street with 22' of pavement
within a 40' right-of-way.
UTILITIES: Water Source:  First Knox Utllity District 6
Sewar Source:  Firsl Knox Utility District 8"
p ZONING: A (Agricultural}
» EXISTING LAND USE: Greenhouses and vacant land
b PROPOSED USE: Retail nursery sales facility
HISTORY OF ZONING: None noted
SURROUNDING LAND North:  Residences / RB Residential
USE AND ZONING: South: Vacant tand / PR Residential

East:  Vacant land/ PR Residential
West:  Vacant land / A Agricultural and PR Residential

NEIGHBORHOQD CONTEXT:  This site is in an area of developing single family housing, both within
subdivisions and on larger tracts of land zoned A, RB and PR.

+ MPC DECISICN:

Approve a 800 sqg. ft. incidental retail sales area at the front of the established greenhouses subject 1o four
conditions:

1. Meeling all applicable requirements of the Knox County Health Department.

2. Meeting all applicable reguirements of the Knox County Depariment of Engineering and Public Works.
3. Meeting all requirements of the Knox County Zoning Ordinance.

4. Submitting to staff a site plan drawn to scale showing compliance with all requirements of this approval.

The applicant's attorney submitied the attached plan identifying a 12' X 30° open area at the front of the
existing greenhouses as their retail sales area. While this plan is not drawn to scale, it does serve to show the
incidental nature of the sales area to the growing operation. The plan elements show there is ample area for
required parking and circulalion. The open area between the retail space and associated parking area atong
with the sstablished tree line at the property line provide a suitable buffer to the adjoining, undeveloped

property.

3102 09:11 AM
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COMMENTS:

This six-acre site is developed with a 6,000 sq. . green house and a 1,000 sq. ft, office/service area thathas
teen approved by Knox County Code Enforcement for wholesale agricultural production with the present
access driveway and the existing sign identifying the business . None of the property outside of the
greenhouses is presenily used for growing products, although the attached plan does propose some area
around the greenhouse for agricultural products. The revised plan incorporates the elements needed to show
compliance with the Agricultural zoning ordinance requirements for incidental retail sales related to this
horticultural production.

AG209:11 AM
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