
ZONING: C-3  (General Commercial) & O-1 (Office, Medical and Related Services)

EXISTING LAND USE: Commercial businesses

PROPOSED USE: Master Sign Plan - Development Directory Sign

HISTORY OF ZONING: None noted

North: Businesses / C-3 (General Commercial)

South: Businesses and residences / C-3 (General Commercial) and R-1 
(Low Density Residential)

East: Residences / R-2 (General Residential) and R-1 (Low Density 
Residential)

West: N. Broadway and businesses / C-3  (General Commercial)

NEIGHBORHOOD CONTEXT: This area has been developed with commercial uses fronting on N. 
Broadway, under C-3 zoning, with residential uses to the rear.

SURROUNDING LAND

USE AND ZONING:

USE ON REVIEW REPORT

APPLICANT: NORTHWEST SIGNS 

TAX ID NUMBER: 58 M A 012, 01401, 015, 017,     01703, 018, 019, 025

LOCATION: Northeast side of N. Broadway, northwest side of Sanders Dr.

SECTOR PLAN: North City

ACCESSIBILITY: Primary access is via N. Broadway, a major arterial street with 4 lanes and a 
center turn lane within an 85-100' right-of-way.  Secondary access can be 
gained via Sanders Dr., a local street with a 20' pavement width within a 50' 
of right-of-way.

Water Source: Knoxville Utilities Board

Sewer Source: Knoxville Utilities Board

UTILITIES:

JURISDICTION: City Council District 4

APPX. SIZE OF TRACT: 8.3 acres

STAFF RECOMMENDATION:

1.  Removal of the existing monument sign (Ruby Tuesday sign) that is located on Tax Parcel 058MA012 prior 
to installation of the new development directory sign on that parcel.
2.  Removal of the off-premise businesses that are listed on the original development directory sign that was 
approved by the Planning Commission on November 13, 2003 (11-H-03-UR) for Tax Parcel 058MA017.  That 
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directory sign for the commercial center as presented in this application, subject to 5 conditions:
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sign will still identify The Chop House, Harvest Towne Wine & Spirits and one additional tenant, which are on-
premise businesses.  This sign will no longer be considered as a development directory sign.
3.  Meeting all applicable requirements of the Knoxville Zoning Ordinance's sign regulations.  Any signs within 
the Harvest Towne Center unified development that are non-conforming signs under the sign regulations, are 
subject to the legal nonconforming sign provisions of the Knoxville Zoning Ordinance.
4.  Meeting all applicable requirements of the Knoxville Department of Engineering.
5.  Upon receipt of a consent letter from the owner of Tax Parcel 058MA025 to be a part of the Harvest Towne 
Center unified development, a business on that site would be eligible for their business sign to be located on 
the development directory sign.

With the conditions noted above, this proposal meets all requirements of the C-3 and O-1 zoning districts, as 
well as other criteria for approval of a use on review.

COMMENTS:

REVISIONS FOLLOWING THE SEPTEMBER 8, 2016 MEETING:

In response to comments made at the Planning Commission's September 8, 2016 meeting, staff worked with 
the applicant on including all of the tax parcels that would be considered as part of the Harvest Towne Center 
unified development. (See attached zoning map.)  Staff re-advertised the use on review request including all of 
the parcels.  The applicant has obtained consent letters from all of the property owners, except one, on the 
proposed development directory sign.  The one parcel that they have not been able to get a response from is 
Tax Parcel 058MA025. This parcel which is located in the northeast corner of the unified development and 
zoned O-1, is presently undeveloped.  It is staff's recommendation that this parcel should still be included as a 
part of the application which would allow a future business to be included on the development directory sign.  
(See condition #5 above.)

REQUEST:

The applicant is requesting approval of a change to the Master Sign Plan for the Harvest Towne commercial 
center.  The Planning Commission originally approved the Master Sign Plan (11-H-03-UR) on November 13, 
2003 with the development directory sign being located on the south side of the driveway off of N. Broadway 
(Harvest Mill Way) that provides access to The Chop House.

With recent changes in ownership of the commercial center, the applicant has requested a change in the 
location of the development directory sign for the center to the parcel that includes the former Ruby Tuesday 
restaurant.  The sign will replace the existing monument sign on that property.  The owner of the parcel that 
includes the existing development directory sign has submitted a letter supporting the change with the 
understanding that they would keep the existing monument sign and only list tenants on their property (see 
attached letter).

The proposed development directory sign will be 20 feet in height and as proposed complies with the current 
sign regulations.  Pursuant to Article 8, Section 9.3, of the Knoxville Zoning Ordinance, no variances shall be 
granted for any signs on a lot covered by the Master Sign Plan.

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

1.  The proposed development directory sign will help to identify businesses that are located off of N. Broadway 
within this mixed use development.
2.  The proposed signage is compatible with the scale and intensity of the surrounding development signage.

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

1.  The proposed development directory sign meets all applicable requirements of the C-3 zoning district and 
the master sign plan section of the Knoxville Zoning Ordinance.
2.  The proposed development directory sign is consistent with the following general standards for uses 
permitted on review:   The sign is consistent with the adopted plans and policies of the General Plan and 
Sector Plan.  The sign is in harmony with the general purpose and intent of the Zoning Ordinance.  The sign is 
compatible with the character of the neighborhood where it is proposed.  The sign will not significantly injure 
the value of adjacent property.  The sign will not draw additional traffic through residential areas.
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CONFORMITY OF THE PROPOSAL TO ADOPTED PLANS

1.  The North City Sector Plan and the City of Knoxville One Year Plan propose general commercial uses for 
this site.
2.  The site is located within the Urban Growth Area on the Knoxville-Knox County-Farragut Growth Policy Plan 
map.

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.

ESTIMATED TRAFFIC IMPACT:  Not required.

Not applicable.ESTIMATED STUDENT YIELD:
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 44. NORTHWE ST SIGNS  9-C-16-UR  
  Northeast side of N. Broadway, northwest side of Sanders Dr. Proposed 

use: Master Sign Plan - Development Directory Sign in C-3 (General 
Commercial) & O-1 (Office, Medical and Related Services) District. Council 
District 4. 

 
  STAFF RECOMMENDATION:  Approve the revision to the Master Sign 

Plan for Harvest Towne Center and the designation of a new 
development directory sign for the commercial center, subject to 4 
conditions. 

 
  Carlene Malone, 6051 Fountain Road 
  Question is what is meant by unified development.  
  Does not meet the standards for use on review that it be consistent 

with the zoning ordinance. Master sign plan is for a unified, coordinated 
well designed sign system.  

  Applicant breaking into two unified developments.  
  Looked at only two of the signs-existing 2003 directory and take out 

Ruby Tuesday sign and put in a new sign.  
  All the existing signs need to be and should be looked at. 
 
  Amy Tyson, represent JBL Investments which owns Harvest Towne 

Center, 282 Silverleaf Lane, Dallas, GA 30157. 
  The sign that is existing does not fit the code as being a unified sign 

plan and does not represent all the people in that shopping center.  
  Concern is if a sign no longer fits needs to be redone.  
  Want to solidify what exactly is Harvest Towne Center.  
 
  Tom Brechko 
  Original plan did not include all the properties.  
  Planning Commission determines if this is a unified development that 

functions as a whole. 
  Original sign did not meet what the Planning Commission approved. It 

is 4 feet above the current sign regs. 
 
  MO TIO N (CLA NCY)  AND SECOND (JOHNSON) WERE MA DE TO 

APPROVE  STAFF  RECOMME NDA TION  TO APPR OVE.  
 
  Charles Thomas would like more time to look at the property and make a 

decision later.  
 
  MO TIO N (THOMAS)  AND SECOND (ROTH) WERE MA DE TO POST PO NE 

30 DAYS. 
 
  Chair Longmire 
  We are voting first on Commissioner Clancy’s motion because that is what is 

on the floor. 
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Upon roll call the Planning Commission voted as follows: 
Tocher No 
Thomas No 
Smith Yes 
Roth Yes 
Phillips No 
Lomax No 
Johnson Yes 
Goodwin No 
Eason No 
Crowder Yes 
Cole No 
Clancy Yes 
Bustin No 
Anders Yes 
Longmire No 

MO TIO N (THOMA S)  AND  SECON D (BUST IN ) WERE MA DE  TO 
POSTPONE 30 DA YS . 

Upon roll call the Planning Commission voted as follows 
Anders Yes 
Bustin Yes 
Clancy No 
Cole Yes 
Crowder No 
Eason Yes 
Goodwin Yes 
Johnson Yes 
Lomax Yes 
Phillips Yes 
Roth No 
Smith No 
Thomas Yes 
Tocher Yes 
Longmire Yes 
MO TIO N CA RRIED 11-4.  APPROVED. 

Motion failed 9-6.
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