
ZONING: PC-1 (Retail and Office Park)

EXISTING LAND USE: Vacant

PROPOSED USE: Retail business and restaurant with drive-thru.

HISTORY OF ZONING: Property was rezoned to PC-1 (Retail and Office Park) on November 17, 
2009.
North: Entertainment center - PC-1 (Retail and Office Park)

South: Restaurants - PC-1 (Retail and Office Park)

East: Vacant land and shopping center - PC-1 (Retail and Office Park) 
and C-3 (General Commercial)

West: Retail center - PC-1 (Retail and Office Park)

NEIGHBORHOOD CONTEXT: This site is located in an area that is dominated by shopping centers and 
general commercial uses.  The zoning in the area is O-1, C-3, C-6, SC, SC-
3, PC-1 and PC-2 commercial zones.

SURROUNDING LAND
USE AND ZONING:

USE ON REVIEW REPORT

APPLICANT: WILL ROBINSON 

TAX ID NUMBER: 132   02817

LOCATION: North side of Kingston Pike, East side of North Cedar Bluff Road, 

South of North Peters Road

SECTOR PLAN: Southwest County

ACCESSIBILITY: The primary access to the site will be via the internal access driveway 
system serving the Kingston Corner Subdivision with access out to N. Cedar 
Bluff Rd. and Kingston Pike, both of which are 6 lane median divided arterial 
streets at this location.
Water Source: First Knox Utility District

Sewer Source: First Knox Utility District

UTILITIES:

JURISDICTION: City Council District 2

APPX. SIZE OF TRACT: 2.85 acres

STAFF RECOMMENDATION:

FILE #: 4-F-19-UR

APPROVE the request for the retail business with approximately 15,000 square feet and restaurant with 

drive-thru with approximately 1,750 square feet as shown on the development plan, subject to 10 

conditions.

GROWTH POLICY PLAN: Urban Growth Area (Inside City Limits)

AGENDA DATE: 4/11/2019

AGENDA ITEM #: 48

OWNER(S):

WATERSHED: Ten Mile Creek

STREET ADDRESS: 9063 Kingston Pike

View map on KGIS

Jay Moore / OPIDAN INVESTMENT COMPANY
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1.  Connection to sanitary sewer and meeting any other relevant requirements of the Knox County Health 
Department.
2.  	Installation of all sidewalks as identified on the development plan.  Sidewalks shall meet all applicable 
requirements of the Americans with Disabilities Act ( ADA) and the Knoxville Department of Engineering. 
3.  Meeting all applicable requirements of the Knoxville Department of Engineering.
4.  Provide a landscape terminal island at the eastern end of the row of parking along the northern side of the 
Duluth Trading building.
5.  Installation of the landscaping as identified on the landscape plan within six months of the issuance of an 
occupancy permit for this project.
6.  Meeting all applicable requirements of the Knoxville Urban Forester.
7.  Relocation of the existing fire hydrant that is at the eastern end of the proposed drive thru lane for the 
restaurant.
8.  Any proposed subdivision of this lot will require approval from the Planning Commission or Planning staff as 
required by the Knoxville-Knox County Subdivision Regulations.  Each lot will be required to meet the parking 
standards of the Knoxville Zoning Ordinance.
9. Approval of the business sign panels on the two development directory signs and that the attached building 
signs be modified in order to come into compliance with the sign regulations.
10. Meeting all applicable requirements of the Knoxville Zoning Ordinance.

With the conditions noted, this plan meets the requirements for approval of a use on review in the PC-1 District.

COMMENTS:

The applicant is proposing to develop this 2.85 acre lot within the Kingston Corner Commercial Subdivision 
with a 15,000 square foot retail building for Duluth Trading Company and a 1,750 square foot restaurant with 
drive-thru.  The lot which is located on the south side of the Main Event entertainment center is served by the 
internal driveway system for the commercial subdivision with access out to both Kingston Pike and N. Cedar 
Bluff Rd.  The proposed development includes a total of 103 parking spaces which is below the maximum limit 
of 111 parking spaces allowed for the proposed uses. Stormwater management for this site will be tied into the 
overall stormwater system for the subdivision.

Proposed signs for Duluth Trading Co. include the business sign panels on the two development directory 
signs (detached signs) located on N. Cedar Bluff Road and Kingston Pike at the two signalized intersections 
providing access to the Kingston Corners Commercial Subdivision, and the attached building signs.  The 
proposed building signs at approximately 400 square feet, exceed the maximum of 203 square feet allowed for 
the building based on the proposed building elevations.

Knoxville Zoning Ordinance Article VIII, Section 11.6.e.5. (see attachment) allows the Planning Commission to 
approve additional signs in the PC-1 zoning district under certain conditions.  It is staff’s position that this 
provision applies to detached signs which are restricted in number and not attached building signs which are 
not restricted in number, only in sign area.  When the master sign plan was approved for Kingston Corner 
Commercial Subdivision, two development directory signs (detached signs) were approved that are located on 
N. Cedar Bluff Road and Kingston Pike at the two signalized intersections providing access to the 
development.  These two signs which will include panels for Duluth Trading Company were approved to allow 
identification on the two main streets of businesses that did not have frontage on those streets.  It is Staff's 
position that these signs meet the intent of Section 11.6.e.5.

Staff is recommending approval of the business sign panels on the two development directory signs and that 
the attached building signs be modified in order to come into compliance with the sign regulations.  Because 
the Kingston Corner development was approved with a Master Sign Plan, pursuant to Zoning Ordinance Article 
VIII, Section 9.3, variances from the sign regulations are not permitted.

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

1.  All public utilities are available to serve the site.
2.  The traffic impact study that had been prepared for the Kingston Corner Commercial Subdivision required 
improvements to address the traffic impacts of the entire development.
3.  The proposed commercial uses are compatible with the scale and intensity of the surrounding development 
and zoning pattern.

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

1.  With the recommended conditions, the proposed commercial development meets all requirements of the 
PC-1 zoning as well as the general criteria for approval of a use on review.
2.  The proposed commercial development is consistent with the following general standards for uses 
permitted on review:  The proposal 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 since the 
development is located off of two arterial streets.  No surrounding land uses will pose a hazard or create and 
unsuitable environment for the proposed use.

CONFORMITY OF THE PROPOSAL TO ADOPTED MPC PLANS

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

The Planning Commission'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 a Planning Commission decision in the City.

Not applicable.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.
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BUILDING AREA: 16,750 SF 1 STORY 2 BUILDINGS

REAR: 20'
SIDE: 20'
FRONT: 60'
SETBACKS:

TOTAL MAXIUMUM: 90 + 21 = 111 SPACES
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is not to be reproduced or copied in whole or in part
without the authorization from Hedstrom Design, LLC. It is
to be used for the project specifically identified herein
and is not to be used on any other project. The
Contractor is responsible for verifying all field
measurements, quantities, dimensions, and related field
construction criteria.

Any discrepancies, inconsistencies or ambiguities found
between the drawings, specifications, and site conditions
shall be immediately reported to the Landscape Architect
in writing. The Landscape Architect will promptly correct
the same in writing. Work done by the Contractor after
discovery of such discrepancies, inconsistencies, or
ambiguities shall be done at the Contractor's risk.

Date: 03.26.19
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Scale: 1" = 20'-0" North

Planting Plan

L100

Parking Area:

Five hundred (500) square feet of landscaping for every twenty thousand
(20,000) square feet or fraction thereof paved parking area.

Total Square footage: 16,110 SF
Landscape Required: 16,110 / 20,000 = 500 SF
Landscape Provided: Requirement met, see plans

One (1) tree that will obtain a minimum height of forty (40) feet at maturity for
each five thousand (5,000) square feet of parking area.

Total Parking Square footage: 16,110 SF
Trees Required: 16,110/ 5,000 = 3.2 (4 trees)
Trees Provided: 24 trees
Trees are 40' at maturity provided: 12 (noted with an *)

Yard Space:

One (1) tree for each five thousand (5,000) square feet of yard of open space.

Total Yard Space: 23,672 SF
Trees Required: 23,672 / 5,000 = 4.7 (5 trees)
Trees Provided: 24

Parking Lot Landscape Requirement per City of Knoxville
Between Parking Lots and Mixed Use or Non-Residential Zones:

Perimeter screening areas no less than five (5.0) feet wide, measured from the edge of the
parking lot to the property line,shall be provided between the parking lot and any property zoned
for mixed use or nonresidential purposes, including parking lots on adjacent property. Such
perimeter screening areas shall be planted so as to be continuous when plants reach maturity. A
minimum of fifty (50) percent of the shrubs shall be evergreen.

Requirement met, see plan.

PC-1 Landscape Requirements per City of Knoxville

Tree preservation per City of Knoxville
Site

Where trees cannot be retained pursuant to this article, or do not exist on the site, they shall be
provided, within twelve (12) months of construction completion, at the rate of eight (8) trees per
acre, with at least one-half of the required number being species capable of attaining a height of
fifty (50) feet or more at maturity. Such trees shall have a minimum trunk diameter of two (2)
inches at six (6) inches above ground at planting, unless of an ornamental variety, which shall
have a minimum trunk diameter of one and one-fourth (1 14) inches at six (6) inches above ground
at planting.

Total property acreage: 2.85 acres
Required Trees: 2.85 x 8 = 22.8 (23 trees)
Trees Provided: 24
Trees are 50' at maturity provided: 12 (noted with an *)

Plant Key

*Note: Square footage of sod quantities is approximate and is an estimate of the
disturbed areas. Contractor to verify quantities prior to purchase and installation.
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This drawing is the property of Hedstrom Design, LLC and
is not to be reproduced or copied in whole or in part
without the authorization from Hedstrom Design, LLC. It is
to be used for the project specifically identified herein
and is not to be used on any other project. The
Contractor is responsible for verifying all field
measurements, quantities, dimensions, and related field
construction criteria.

Any discrepancies, inconsistencies or ambiguities found
between the drawings, specifications, and site conditions
shall be immediately reported to the Landscape Architect
in writing. The Landscape Architect will promptly correct
the same in writing. Work done by the Contractor after
discovery of such discrepancies, inconsistencies, or
ambiguities shall be done at the Contractor's risk.
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Irrigation
Zone Plan

L101

1. Provide lawn irrigation system consisting of mini jets, misters, pop-up risers, adj. bubblers, adj. sprayers,
dripper nozzles (emitters), automatic control valves, timer, controllers and all related accessories for new
planting areas as indicated on the drawings. Irrigation Contractor shall provide all work, including all
power and control wiring, testing, adjusting, and start-up as required for a complete, properly functioning
system.

2. Sprinkler heads and related accessories shall be manufactured by "rainbird", "toro", "hunter" or other
equivalent approved by the Owner's Representative. Installation shall be as designed and recommended
by the manufacturer's authorized representative and shall be performed by a company specializing and
experienced in this type of work.

3. All control valves shall be manufactured by "rainbird", "toro" or "hunter" and shall be installed in
concrete, fiberglass or cast iron valve boxes with heavy duty, vandal-proof covers. Set boxes flush to
grade.

4. If a new controller is required, it shall be located per the Owner's direction.
5. Except as otherwise required by codes, main supply piping shall be schedule 40 PVC with solvent

cemented joints, and branch piping shall be sdr 26, class 160, PVC 1120 and/or section 15c and/or local
codes. Threaded adaptors and threaded pipe for PVC shall be schedule 80, minimum. Solvent for PVC
joints shall be nsf approved and per pipe manufacturer's recommendations. Minimum pipe size shall be
1/2".

6. The irrigation system shall be zoned as required to provide the most economical layout and pipe sizing
and as per the site's microclimates.  The system shall be designed and zoned to be compatible with a
maximum of a 1-1/2" water meter size, unless otherwise approved by the Owner's Representative.

7. All valves and quick couplers shall be located 12" min.  from sidewalks, curbs, asphalt areas, concrete
paving, etc. (slopes excluded).  The irrigation contractor shall ensure that there are quick couplers on
each house facade in new planting areas.

8. All exterior wiring shall be direct burial cable or shall be in schedule 40 PVC conduit. Minimum wire shall
be 18 gauge for low voltage control wiring with size increase for longer runs as required to limit voltage
drop for proper operation. Provide 120 volt power supply to the controller.  Mount controller location as
directed by the Owner.

9. Sleeves shall be installed by the Irrigation Contractor. Irrigation Contractor shall coordinate locations and
size of sleeves with General Contractor prior to installation of walks, walls, curbs, drives, etc.

10. Backfill shall be clean materials free of rocks larger than 2" and shall be compacted to prevent
noticeable settlement and irregularities.

11. Irrigation Contractor shall keep the premises clean and free of excess equipment, materials and rubbish
incidental to the job during the installation. Upon completion of installation and before final acceptance,
the Irrigation Contractor shall remove all material, equipment and debris resulting from this work. All
paved areas shall be broom cleaned and the site left in a neat and acceptable condition as approved by
the Owner's Representative.

12. Irrigation system shall be cleaned during installation by flushing all components before final installation
to ensure that no dirt/debris have entered the system. After flushing all piping shall be pressure tested
until proven leak-free. Flushing and pressure testing shall be coordinated with installation of plantings to
prevent damage to both plants and piping system.

13. After all sprinkler heads and plantings are installed, adjust system for optimum coverage and
coordination with plantings. Adjust all valves, alignments, and coverage for optimum performance for
final approval by the Owner's Representative.

14. Irrigation system shall be winterized by professionals familiar with similar systems.
15. Irrigation system filter(s) shall be periodically checked and flushed clean to remove debris. At initial

system start-up filter shall be checked every day for the first (3) three days.
16. Irrigation Contractor shall recommend and set the program on the controller, provide thorough, detailed

operating instructions for this specific system, and give verbal operating instructions to the Owner's
operating personnel.

17. Drip irrigation shall be used within 5' of all windows and no overspray from irrigation heads shall hit the
windows.

Irrigation Notes & Specifications

1.   Sleeve locations are approximate and should be adjusted in the field as necessary.

2.   Pipe sleeves shall be required under all new concrete or paving areas.

3.   Stub up sleeve pipe uniformly at a minimum of twelve (12) inches above the ground
surface.  Cap with florescent orange paint for easy identification.

Schedule 40 19

2" PVC Pipe

Irrigation Sleeving Notes

Legend

Totals

4" PVC Pipe

Irrigation zone boundary

Zone 1 Lawn
Zone 2 Southern facing plant beds
Zone 3 Western facing storefront plant beds
Zone 4 Northern facing plant beds
Zone 5 Parking lot islands
Zone 6 Large open lawn 
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This drawing is the property of Hedstrom Design, LLC and
is not to be reproduced or copied in whole or in part
without the authorization from Hedstrom Design, LLC. It is
to be used for the project specifically identified herein
and is not to be used on any other project. The
Contractor is responsible for verifying all field
measurements, quantities, dimensions, and related field
construction criteria.

Any discrepancies, inconsistencies or ambiguities found
between the drawings, specifications, and site conditions
shall be immediately reported to the Landscape Architect
in writing. The Landscape Architect will promptly correct
the same in writing. Work done by the Contractor after
discovery of such discrepancies, inconsistencies, or
ambiguities shall be done at the Contractor's risk.

Date: 03.26.19

Not for

Construction

Planting Schedule,
Notes & Details

L200

Tree shall be plumb after settlement.
Contractor shall stake at planting.

Undisturbed or compacted subgrade must
percolate.  See percolation test notes, this sheet.

Mulch (pull mulch away from trunk of tree)
Excavate hole to diameter 3x wider than
rootball. Backfill hole with planting soil mix, ph
6 unless otherwise noted.

Excavate topsoil substrate as required to place
rootball to proper elevation. Place rootball directly
on undisturbed subgrade or compacted planting
medium.

Remove & discard burlap except under ball.
Remove all synthetic soil wrapping materials
(treated burlap, nylon twine, wire baskets,
etc.) and discard.

Trunk flare of each tree shall be exposed. Set
tree so that no part of the trunk flare is buried.
Do not cover the trunk flare with mulch.

Tree to be planted
slightly above existing

grade level to allow
for settling.

EQ.

Tree Planting Detail
Scale: NTS1

EQ. EQ.
6" min. or 1/2 dia. rootball,

which is greater

Depth of topsoil to be
greater than or equal
to depth of rootball

Place shrubs
perpendicular to grade

Pull mulch away from
base of shrub

Mulch

Planting soil mix, ph 6-7
unless otherwise noted.
See plans for treatment
of adjacent areas

Topsoil

Place rootball on
compacted or
undisturbed subsoil

Undisturbed or compacted
subgrade must percolate.
See percolation test notes,
this sheet.

2

Spacing as per
plans / plant list

Shrub Planting Detail
Scale: NTS

Size of pot plus 14
of the pot size

Groundcover/Perennial Planting Detail
Scale: NTS3

Undisturbed or compacted subgrade must percolate.
See Percolation test notes, this sheet.

PLAN Edge of
plant bed

See plant list
for spacing

Groundcover/perennial, place crown above
mulch, space as shown on plant list

Mulch EQ.

EQ.

Reject all plants that are root-bound and break up root
mass prior to planting.

Planting Notes
1. Contractor shall verify all existing conditions in the field and report any discrepancies to the Owner's Representative prior to starting work.
2. No planting shall occur until soil sample results have been received from all planting areas and soils are properly amended based on the results of the soil tests. See this

sheet for soil sampling instructions.
3. No planting shall occur until percolation testing has been completed and soils have been properly amended to drain. See this sheet for percolation testing procedures.
4. All new plant material shall conform to the guidelines established for nursery stock published by the American Association of Nurserymen, Inc. In addition, all new plant

material for the project shall be of the highest specimen quality. Plant material delivered to the site that does not meet the requirements stated herein may be rejected by
the Owner's Representative.

5. Do not assume trunk flare will be exposed at the nursery. Contractor to expose trunk flares to check for root girdling. Pull mulch away from the trunk flare of trees and from
the base of all shrubs.

6. No plant material shall be planted before acceptance of rough grading. The finished grade shall not cover any part of the tree trunk flare. See tree planting detail.
7. All new plants shall be balled and burlapped or container grown unless otherwise noted on the plant list.
8. The Contractor shall locate and verify all existing utility lines prior to planting and report any conflicts to the Owner's Representative.
9. Stake location of all proposed trees and planting areas for approval by the Owner's Representative prior to the commencement of planting.
10. Planting plans are not layout plans. Plants may need to be shifted in the field, based on the existing conditions. Coordinate with the Owner's Representative prior to any

changes.
11. All lawn areas disturbed by construction operations inside and outside the limit of work shall be prepared and sodded as noted herein.
12. Prepare all shrub beds with planting soil to a minimum depth matching the depth of shrub root balls; prepare perennial beds with a minimum of 12" planting soil; prepare

groundcover beds with a minimum of 6" planting soil.
13. All plant beds are to receive one and a half inches (1.5") of double shredded hardwood mulch.
14. Thoroughly water trees and shrubs during the first 24 hours after planting. Wet the soil to a depth of 18-24". When runoff starts, stop watering, let the water soak in and

repeat until the proper depth is wet.
15. Any proposed substitutions of plant species shall be made with plants of equivalent overall form, height, branching habit, flower, leaf, color, fruit, and culture only as

approved by the Owner's Representative.
16. All areas to be sodded shall receive soil preparation as noted herein prior to sodding, unless otherwise noted on plan.
17. Contractor's base bid to include all materials, labor, permits, equipment, tools, insurance, etc. to perform the work as described in the contract documents.
18. Contractor to complete work within schedule established by Owner.
19. Contractor to provide one year warranty for all material from date of substantial completion.  Contractor to provide interim maintenance (watering, pruning, fertilizing,

guying, mowing, trimming, adequate drainage of ponding areas, edging, weeding, mulching, and general landscape clean-up) until substantial completion notice is
provided by the Owner's Representative. Application of insecticides/herbicides must be approved by Owner's Representative prior to use on site.

20. Plant beds to join walks or walls at an angle between 90° & 60°.
21. Shade trees to be planted a minimum of 5' from sidewalks, water line, sewer line or manholes. Evergreen and ornamental trees to be planted a minimum of 3' from

sidewalks, water line, sewer line or manholes.
22. Mulch rings around shade trees to be a minimum diameter of 5' and a minimum of 3' around ornamental and evergreen trees.  If evergreen trees are specified as full to

ground, mulch ring to extend a minimum of 12" beyond the edge of plant.
23. Square footage of sod quantities is approximate and is an estimate of the disturbed areas. Contractor to verify quantities prior to purchase and installation.
24. See civil drawings for further information regarding:
· Locations of existing and proposed structures, paving, driveways, cut and fill areas, and retention areas.
· Limits of construction.
· Locations of existing and proposed utilities or easements.
25. See electrical drawings for parking lot light locations. Trees may need to be adjusted based on location of light poles.

Plant Schedule

  1.     Using a spade, dig a v-shape hole to a 6" depth; then cut a thin slice of
soil from one side of the hole.  Place the slice in a plastic bucket, do
not use a metal bucket.  Mix slices together and fill a plastic sample
bag with three (3) cups of dirt.  The sample bags can be ziploc bags
that are labeled with the project name and  sample number.

2. A well mixed composite from 10 to 20 random locations should be
subsampled to make the three (3) cup sample.

3. Mark the plan to show soil sample locations.
4. Send samples to Waypoint Analytical Labs, Inc., 2790 Whitten Road,

Memphis, Tennessee 38133, 800-264-4522, www.al-labs.com.
5. Results to be copied to the Owner.

Instructions For Existing Soil Sampling:
1. Dig a hole 18- 24" deep & a minimum of 6" wide.
2. Fill hole with water to the top and let drain for several hours. Ideally let the hole pre-wet

over night and test the following day.
3. Refill hole to within a couple inches of the top.
4. To aid in measurement, place a stick across the top of the hole and use a second stick to

mark periodic drops in water level;  mark side of hole; or mark soil on side of hole with nail
or stick.

5. Measure drop in water level after 30 minutes and one hour. If possible measure drop in
water level the next day.

6. Determine drop in water level per hour. If water level in hole drops more than one inch per
hour, it is well drained and suitable for all plant species.

Percolation Test Notes

4

3"
 M

IN
.

Sod for lawn

Planting Soil Mix, compacted

Compacted subgrade

Note: Where grades exceed
4:1, sod is to be pinned.

Sod Detail
Scale: NTS
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