
ZONING: C-1  (Neighborhood Commercial)

EXISTING LAND USE: Vacant land

PROPOSED USE: Restaurant

HISTORY OF ZONING:

North: Apartments / R-2 (General Residential) and R-3 (High Density 
Residential)

South: Residences and Offices / R-2 (General Residential) and O-1 
(Office, Medical, and Related Services)

East: Dog daycare / C-1 (Neighborhood Commercial)

West: Convenience store with fuel / C-1 (Neighborhood Commercial)

NEIGHBORHOOD CONTEXT: This property is located in an area with a mix of office, multi-family, and 
commercial uses. This block of Sutherland Ave. is a transitional area with 
commercial establishments and large institutional uses to the east, and 
single family residential and office uses to the west.

SURROUNDING LAND
USE AND ZONING:

USE ON REVIEW REPORT

APPLICANT: GEORGE EWART 

TAX ID NUMBER: 107 K F 008

LOCATION: South side of Sutherland Ave., west of Lebanon St.

SECTOR PLAN: West City

ACCESSIBILITY: Access is via Sutherland Ave., a minor arterial street with a three lane street 
section and 38' of pavement width within a 56' right-of-way.  The Bearden 
Greenway is located in front of this property along Sutherland Ave.
Water Source: Knoxville Utilities Board

Sewer Source: Knoxville Utilities Board

UTILITIES:

JURISDICTION: City Council District 2

APPX. SIZE OF TRACT: 0.6 acres

STAFF RECOMMENDATION:

1.  	Meeting all applicable requirements of the Knoxville Zoning Ordinance.
2.  	Meeting all applicable requirements of the Knoxville Engineering Department.
3.	  Connection to sanitary sewer and meeting all other requirements of the Knox County Health Department.
4.	  Locate the building at the front of the property, with parking located to the side and rear.  No parking or drive 
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aisles are to be located between the building and the public right-of-way.
5.	  An entrance to the new structure shall face the public street.
6.	  A hard-surface sidewalk connection shall be provided from the public sidewalk to the main entry.
7.  	Installation of proposed landscaping within six month of the issuance of occupancy permits for this project.
8.  Remove the old driveway curb cut and replace will full height curb and sidewalk/greenway to match the 
existing.
9.  The new driveway cuts/aprons must meet ADA standards.

COMMENTS:

The use on review process provides an opportunity, and a responsibility, for additional review to assure that 
the use and its design are compatible with the community in which it is proposed, with standards set forth in 
the Zoning Ordinance, and with community goals and objectives as stated in adopted plans and policies.  The 
proposed development for Sutherland Avenue is within the boundary of The Bearden Village Opportunities 
Plan which includes the following community goals:   
1.	  Enhance pedestrian activity and access, while minimizing the negative effects of vehicular traffic on 
neighborhoods and pedestrians.
2.  	Enhance the sense of place and community.
3.	  Build upon Bearden’s urban character and unique atmosphere by promoting appropriate development.

Recommendations in the Plan that are relevant to the proposed development include:
1.	  Pedestrian Plan (page 8) -
     a)	  Encourage the private sector to construct or improve sidewalks with all redevelopment or new 
development.
2.	  Sutherland Avenue Commercial Corridor (page 23) - "Creating a safer, pedestrian-friendly environment, 
improving the visual appearance and controlling vehicle access would enhance pedestrian activity and 
increase the sense of place within the corridor."
     a)	  Parking to back of buildings with buildings fronting on sidewalks.
     b)  	Mixed use with commercial/retail on first floors of buildings and office/residential uses on subsequent 
floors.
     c)	  Consistent signage, landscaping and façade requirements.
     d)  	Vehicular access control in to developments.
3.  	Forest Park Boulevard/Chambliss Avenue (page 24) -
     a)	  Require parking to the side or back of buildings with green space and sidewalk connections in front of 
businesses.
     b)  Business conversions should not greatly disrupt the facades or overall structure of buildings.
     c)	  Establish sign requirements that maintain the small-scale character.

Community representatives and MPC staff met with the applicant to discuss the recommendations of the 
Bearden Village Opportunities Plan and to suggest plan revisions that would aid in implementing the 
recommendations of the Plan.  Reducing the number of curb cuts from the proposed two curb cuts to one was 
discussed but it appears this would make traffic flow, particularly for delivery vehicles, extremely difficult.  
Placing the proposed building at the front of the parcel to create a more pedestrian friendly environment was 
identified by MPC staff as a way to comply with the recommendations of the Bearden Village Plan.  

In an effort to assure compliance with the Bearden Village Opportunities Plan while acknowledging the need to 
provide for efficient traffic flow, staff recommends that the building be placed at the front of the property, with 
parking located to the side and rear.  This would permit two curb cuts and allow for traffic to flow behind the 
building while creating a pedestrian friendly environment along Sutherland Avenue as envisioned in the 
Bearden Village Opportunities Plan. 

Excerpts from the Bearden Village Opportunities Plan are attached to the agenda.  The full document is 
available on the MPC website at the following link:  
http://archive.knoxmpc.org/plans/smallarea/bearden_village_2001.pdf 

EFFECT OF THE PROPOSAL ON THE SUBJECT PROPERTY, SURROUNDING PROPERTY AND THE 
COMMUNITY AS A WHOLE
1.  Public utilities are available to service the site.
2.  Sutherland Ave. is a minor arterial and has sufficient capacity to handle the additional traffic which will be 
generated by this development.
3.  With the recommended conditions, the proposed restaurant is compatible with the scale and intensity of 
development in the area.
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CONFORMITY OF THE PROPOSAL TO CRITERIA ESTABLISHED BY THE CITY OF KNOXVILLE ZONING 
ORDINANCE
1.  With the recommended conditions, the proposal is consistent with all requirements of the C-1 zoning 
district, as well as other criteria for approval of a use on review.
2.  The proposed use is consistent with the general standards for uses permitted on review: The proposed use 
is consistent with the adopted plans and policies of the General Plan and Sector Plan. The use is in harmony 
with the general purpose of the Zoning Ordinance. The use should not significantly injure the value of adjacent 
property. The use will not draw substantial additional traffic through residential areas. No surrounding land 
uses will pose a hazard or create an unsuitable environment for the proposed use. 

CONFORMITY OF THE PROPOSAL TO ADOPTED PLANS
1.  The One Year Plan and West City Sector Plan identify this site as part of a mixed use special district (MU-
SD WC-1), which recommends a mix of commerical, office and residential uses and recommends 
implementing implementing the Bearden Village Opportunities Plan.  
2.  The Bearden Village Opportunities Plan identifies this site as part of the "Forest Park Boulevard / Chambliss 
Avenue" opportunity district.  This district is intended to be a buffer between the more intense commercial 
areas the single family residential section north of Sutherland Avenue and recommends maintaining the small-
scale character of the area, parking to side and rear of building, and green space and sidewalk connections to 
front of businesses.  With the recommended conditions, the proposal is consistent with the intent of the 
Bearden Village Opportunities Plan.
3.  The block of Sutherland Ave. where the subject property is located also has similar characteristics as the 
"Sutherland Avenue Commercial Corridor" opportunity district to the east.  This district recommends creating a 
safe, pedestrian-friendly environment by controlling vehicular access into developments, locating parking to the 
rear of buildings, and fronting buildings on sidewalks.  With the recommended conditions, the proposal is 
consistent with the intent of the Bearden Village Opportunities Plan.

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.

Not applicable.ESTIMATED STUDENT YIELD:

338 (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 TRAFFIC IMPACT:
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Mike Reynolds <mike.reynolds@knoxmpc.org>

FW: 3816 Sutherland Avenue
1 message

George Ewart <gewart@georgeewart.com> Sun, Oct 25, 2015 at 1:40 PM
To: Mike Reynolds <mike.reynolds@knoxmpc.org>

Mike

 

Sorry I forgot to forward this to you.

 

George A. Ewart, AIA

 

GEORGE ARMOUR EWART ARCHITECT

404 Bearden Park Circle | Knoxville Tn. 37919

p:865.602.7771  c:865.805.9599  f:865.602.7742

George Armour Ewart Architect | Facebook | Twitter

 

 Please consider the environment before printing this email
This Email contains PRIVILEGED AND CONFIDENTIAL INFORMATION intended only for the use of the Individual(s) named above.  If
you are not the intended recipient of this Email, or the employee or agent responsible for delivering it to the intended recipient, you are
hereby notified that any dissemination or copying of this Email is strictly prohibited.  If you have received this Email in error, please
immediately notify us at (865)6027771 or notify us by Email.

 

 

 

From: George Ewart 
Sent: Sunday, October 25, 2015 1:18 PM
To: 'Gerald Green' <gerald.green@knoxmpc.org>; Duane Grieve <dgrieve@knoxvilletn.gov>; 'TERESA
FAULKNER' <terryfaulk@bellsouth.net>
Cc: Aranda, Juan J. <thearandas@gmail.com>
Subject: 3816 Sutherland Avenue

 

Gerald
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We wanted to thank you, Duane and Terry for taking time out of your schedules to meet with us
regarding El Charro’s potential new location at 3816 Sutherland Avenue.

 

I have had several conversations with the Aranda’s since our meeting and they have decided to
leave the property as designed with two curb cuts and the building in the location shown.  On
Monday we will be submitting the revised plans we shared with you, a copy of the access and
driveway requirements from the zoning ordinance, a letter of support from the Pond Gap
Neighborhood Community where the this parcel resides and maps showing 5 restaurant locations
within one mile of this parcel having extremely large curb cuts or two, showing a precedent on
Sutherland.

 

After exploring the Bearden plan that was presented to us, I offer the following to why the plan does
not apply:

1.     I did not see the boundary of the plan area, does it include the entire length of
Sutherland?  My thoughts of the Bearden Village area was from Forrest Park Blvd to
Westover Rd.

2.     The sketch shown to us in the meeting had two access points for each parcel. One being
off of the main road and the other off a of an alley.  Approximately less than 10% of all lots on
Sutherland Avenue have an alley behind them.  So was sketch only applicable to those lots
or is the City going to purchase rightofway for alleys?

3.     Below is a list of uses that are taken out of the zoning ordinance that do not require a use
on review in C1. Each use would not go before MPC and each use since the lot size allows 2
curb cuts would have 2 curb cuts along Sutherland.

B.         Uses permitted. Property and buildings in a C1 neighborhood commercial district shall be
used only for the following purposes:

1. Reserved.

2. Food market including specialty foods such as:

a.     Bakery goods.

b.     Delicatessen goods.

c.     Meats.

3. Drugstore or fountain including:

a.     Book and reading matter.

b.     Stationery.
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c.     Tobacco.

d.     Vanity goods.

e.     Pharmacy.

4. Barbershop and beauty shop.

5. Cleaning and pressing collection stations.

6. Gift shop.

7. Selfservice laundry and/or dry cleaning establishment, either coin or attendantoperated;
provided, however, that notwithstanding other requirements of this section, no such
establishment shall exceed four thousand (4,000) square feet of gross floor area and no
variance to such maximum floor area shall be granted.

8. Gasoline service station. (See article V, section 11, for additional requirements.)

9. Shoe repair and shoeshine service.

10.Professional and business offices.

11.Nameplate and sign, as regulated in article V, section 10.

12.Accessory buildings and uses customarily incidental to the above uses.

13.Utility substations, easements, alleys and rightsofway, and transportation easements,
alleys and rightsofway.

14.Recycling collection facility as an accessory use only as regulated by article V, section 18.B.

15.Personal gardens.

16.Community gardens.

17.Market gardens.

 

We feel that all of the requirements from the zoning ordinance have been met in our submission.  It is our hope
that with our meeting and the above referenced information you will agree that this USE is proper for this site and
two curb cuts are needed.  

 

El Charro is hoping to be a part of this community for a long time and would appreciate your support in making
this project work. 

 

Please contact me with any questions or comments.
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Respectfully

 

George A. Ewart, AIA

 

GEORGE ARMOUR EWART ARCHITECT

404 Bearden Park Circle | Knoxville Tn. 37919

p:865.602.7771  c:865.805.9599  f:865.602.7742

George Armour Ewart Architect | Facebook | Twitter

 

 Please consider the environment before printing this email
This Email contains PRIVILEGED AND CONFIDENTIAL INFORMATION intended only for the use of the Individual(s) named above.  If
you are not the intended recipient of this Email, or the employee or agent responsible for delivering it to the intended recipient, you are
hereby notified that any dissemination or copying of this Email is strictly prohibited.  If you have received this Email in error, please
immediately notify us at (865)6027771 or notify us by Email.
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Mike Reynolds <mike.reynolds@knoxmpc.org>

Fwd: Ewart/ use on review,3816 Sutherland Avenue
1 message

Gerald Green <gerald.green@knoxmpc.org> Wed, Nov 4, 2015 at 8:35 AM
To: Mike Reynolds <mike.reynolds@knoxmpc.org>
Cc: Dan Kelly <Dan.Kelly@knoxmpc.org>

Good Morning Mike,

Could you please include this email in the staff report for the project.

Thanks,
Gerald

Gerald Green AICP
Executive Director
Metropolitan Planning Commission
KnoxvilleKnox County

 Forwarded message 
From: TERESA FAULKNER <terryfaulk@bellsouth.net>
Date: Tue, Nov 3, 2015 at 10:43 PM
Subject: RE: Ewart/ use on review,3816 Sutherland Avenue
To: Gerald Green <gerald.green@knoxmpc.org>

Dear Mr. Green,

Would you please include in MPC Commissioners' packet for the November 12 MPC
meeting this email below which states the Bearden Council reasons for requesting
denial of the use on review by applicant, George Ewart, for the property located at
3816 Sutherland Avenue. 

Some information about the Bearden Council: 

Bearden Council is am umbrella group which represents five neighborhood associations
located in the Bearden area; Westwood, Sequoyah Hills/Kingston Pike, Forest Heights,
Historic Sutherland Heights and Lyons View. The Bearden Council was formed in 2001 to
implement the goals of the MPC Bearden Village Opportunities Plan which was approved by
MPC Commissioners and Knoxville City Council in 2001. 

The Bearden Village Opportunities Plan and its' successful implementation: 

Our MPC Small Area Plan was produced by MPC staff working with community leaders and
area business owners who met together regularly for a year to create a professional plan for
an environmentally sustainable pedestrian "village" where people could live, provide for all
their needs and never own a car. Using this plan as a foundation, in the last 14 years
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Bearden Council members have helped to acquire over two million dollars for greenways,
sidewalks, seven sheltered bus stops from TDOT, KAT, the city and developers/business
owners; over 800 trees have been installed in our community and our "Village" received the
first ever MPC Environmental Sustainability Achievement Award.

Bearden Council position on request for use on review for 3816 Sutherland Avenue:

Many of Bearden's commercial buildings are older and have been renovated for their
present use. In time, due to the success of our village efforts, we expect that many of these
renovated, and unimproved buildings will be torn down and new structures will be built on
those properties.  Bearden Council members will work towards having any new
development on those properties meet the standards set forth in the Bearden MPC plan.
The property at 3816 Sutherland Avenue is a vacant lot. It is our position that the
development of this lot should meet the guidelines presented in our Village Plan
which states that buildings (in this case a new structure on a vacant lot) should be
placed in "close proximity to streets and sidewalks"...with "parking lots oriented to
the backs of buildings."  

A representative of our group met recently with Gerald Green and the petitioner for the use
on review, George Ewart (and his clients, Joan and Norma Aranda), in a failed effort to
reach a compromise; we offered to support two curb cuts at the site instead of one as
recommended in our plan, if the building was moved to the front of the site and parking to
the rear.    

Bearden Council stands behind the MPC staff recommendation against approval for a
use or review for this project

Thank you for your consideration of this matter.

Terry Faulkner, President; Bearden Council
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Bearden Greenway

This conceptual site plan was created by MPC staff using the proposed building and site elements, and is not intended to 
be a substitute or alternative plan for approval by the planning commission.

Sutherland Avenue




