
ZONING: PC-2  (Retail and Distribution Park)

EXISTING LAND USE: Vacant retail building

PROPOSED USE: Change of use from retail to warehouse facility

HISTORY OF ZONING: Property was rezoned from SC-3 to PC-2 in 2018 (5-B-18-RZ) with a 
condition that any change of use will require UOR development plan 
approval prior to the new use being established on the site.

North: Parking lot, mall, apartments / SC-3  (Regional Shopping Center) & 
RP-1, RP-2 (Planned Residential) at up to 35 du/ac

South: North Mall Rd. right-of-way / SC-3 (Regional Shopping Center)

East: East Towne Rd., church / SC-3 (Regional Shopping Center)

West: Bank and residences / C-6 (General Commercial Park)

NEIGHBORHOOD CONTEXT: The building on this mall out parcel was formerly occupied by Toys R Us and 
Fowler's Furniture. It is surrounded by residential and commercial uses, 
under SC-3, C-6, RP-1 and RP-2 zoning.

SURROUNDING LAND

USE AND ZONING:

USE ON REVIEW REPORT

APPLICANT: BERNARDO HOLDING, LLC 

TAX ID NUMBER: 59   026.11

LOCATION: Southwest side of Knoxville Center Dr., north side of North Mall Rd.

SECTOR PLAN: North City

ACCESSIBILITY: Access is via Knoxville Center Dr., a private street that loops around the 
adjacent mall, and North Mall Rd., a one-way west major collector street with 
50' of pavement width within the large I-640 right-of-way.

Water Source: Knoxville Utilities Board

Sewer Source: Knoxville Utilities Board

UTILITIES:

JURISDICTION: City Council District 4

APPX. SIZE OF TRACT: 5.92 acres

STAFF RECOMMENDATION:

1. Meeting all applicable requirements of the City of Knoxville Zoning Ordinance.
2. Meeting all applicable requirements of the City of Knoxville Department of Engineering.

FILE #: 1-H-19-UR

APPROVE the use of the existing building (approximately 46,000 square feet) for a warehouse / 

distribution business, and the associated development plan, subject to 8 conditions.

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

AGENDA DATE: 1/10/2019

AGENDA ITEM #: 40

OWNER(S):

WATERSHED: Love Creek

STREET ADDRESS: 3200 Knoxville Center Dr

View map on KGIS

Bill Bernardo
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3. Meeting all requirements of the Knox County Health Department.
4. Maintaining the existing trees in the yards so as to be in compliance with the landscaping requirements of 
the PC-2 (Retail and Distribution Park) standards.
5. Installing the landscaping along East Towne Rd. and in the southwest corner of the property, as shown on 
the development plan, within six months of issuance of the occupancy permit.
6. Installing all signs win accordance with Article 8 (Signs, billboards, and other advertising structures) of the 
City of Knoxville Zoning Ordinance.
7. No outdoor storage of product or materials, or outdoor display, is allowed without review and approval by 
Planning Commission staff to determine the location and screening meet the PC-2 (Retail and Distribution 
Park) standards, or any new standards that have been adopted as of the date of the request.
8. Any further development of the site shall be in compliance with the adopted zoning standards at the time of 
application for permits or Planning Commission review, whichever is applicable. 

With the conditions noted above, this request meets all requirements for approval in the PC-2 zone, as well as 
other criteria for use-on-review approval.

COMMENTS:

This proposal is to reuse a retail building (former Toys R Us) for a warehouse / distribution business that 
specialized in rubber products. This property was rezoned from SC-3 (Regional Shopping Center) to PC-2 
(Retail and Distribution Park) in June 2018 (5-B-18-RZ) with a condition that the Planning Commission approve 
a use-on-review development plan prior to permitting to establish a new use on the site. This condition was a 
recommendation by staff because of the potential impact that uses permitted in the PC-2 zone could have on 
the established retail shopping center, and the nearby single- and multi-family residential, and office uses.

While large shopping centers and retail buildings are designed to accommodate large trucks for deliveries, the 
truck traffic is infrequent and usually during the off hours of when most customers are present. The proposed 
warehouse / distribution will have more large trucks entering and leaving the site during the day, estimated to 
be approximately five 18-wheelers per day. The business owner does not propose any outdoor storage or semi-
trailer parking on the site.

The development plan does not propose any external changes to the building or the site at this time, so the 
Planning Commission is primarily reviewing whether the proposed use is appropriate for this site. The property 
is located on the southwest corner of the Knoxville Center Mall shopping center and the only access to the site 
is via Knoxville Center Dr, which is the private road that loops around the mall. There is an existing apartment 
complex to the north that has its only driveway access to Knoxville Center Dr. about 40' away from the northern 
access point to the warehouse / distribution facility. In addition, the mall parking lot to the north of the subject 
site was rezoned to RP-2 < 35 du/ac in June 2017 (7-E-17-RZ), which, if developed, will add up to 315 more 
nearby dwellings that use Knoxville Center Dr. in this area. 

The PC-2 zone has landscaping and screening standards that staff is recommending and which the applicant 
has shown on the development site plan. Along the Knoxville Center Dr. frontage there are 8 existing trees that 
have been identified and will be maintained. The property owner has begun clearing the undergrowth along this 
frontage and trimming the trees. Ten new white pine trees will be planted to screen portions of the site; three 
trees to the East Towne Rd. frontage to screen the large parking lot, and three trees along the southwest 
property line to screen the service area of the building. 

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

1. The proposed warehouse/distribution facility will have little impact on the surrounding commercial and 
residential development. All storage is to be maintained within the building.
2. With the additional landscaping proposed, the property will meet the landscaping and screening standards of 
the PC-2 zone. 
3. The facility will access a major collector street via the private roadways within the Knoxville Center Mall 
development, so there should be minimal impact on the road system.

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

1. The proposed church 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 One Year Plan. The 
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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.
2. The proposal meets all relevant requirements of the PC-2 zoning district, as well as other criteria for 
approval of a use-on-review.

CONFORMITY OF THE PROPOSAL TO ADOPTED MPC PLANS

1. The use is in conformity with the One Year Plan and the North City Sector Plan, which propose MU-RC 
(Regional Mixed Use Center) uses for the site. Warehousing and distribution centers are a permitted use within 
the PC-2 zone.

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:

169 (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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