
ZONING: RN-1 (Single-Family Residential Neighborhood)
EXISTING LAND USE: Vacant building
PROPOSED USE: Adaptive reuse of the Galbraith School building

HISTORY OF ZONING: None noted.

North: Public-Quasi public / INST (Institutional)

South: Houses / RN-1 (Single-Family Residential Neighborhood)

East: Public-Quasi public / INST (Institutional)

West: Houses / RN-1 (Single-Family Residential Neighborhood) & RN-2 
(Single-Family Residential Neighborhood)

NEIGHBORHOOD CONTEXT: This area is developed with single-family houses in the RN-1 & RN-2 zones, 
and adjacent to South-Doyle Middle School in the INST zone.

SURROUNDING LAND
USE AND ZONING:

APPLICANT: LOGAN HIGGINS 

TAX ID NUMBER: 109 K G 023

LOCATION: Northeast side  of Galbraith School Rd., east of Scarlett Ln.

SECTOR PLAN: South City

ACCESSIBILITY: Access is via Galbraith School Rd., a local street with a 25' pavement width 
within a 50' right-of-way.
Water Source: Knoxville Utilities Board

Sewer Source: Knoxville Utilities Board

UTILITIES:

JURISDICTION: City Council District 1

APPX. SIZE OF TRACT: 2.6 acres

STAFF RECOMMENDATION:

1.  Upon approval of the preliminary plan by City Council, a final plan shall be submitted for review and 
approval by the Planning Commission. The final plan shall be in substantial compliance with the approved 
preliminary plan.
2.  The Principal Use Standards of section 9.3 of the City of Knoxville zoning ordinance apply to all applicable 

FILE #: 5-A-20-PD

Approve the preliminary plan for the Galbraith School Adaptive Reuse planned development, 
including approval of the requested exceptions to the underlying zoning’s dimensional and use 
standards, subject to 3 conditions:

GROWTH POLICY PLAN: N/A

AGENDA DATE: 5/14/2020

AGENDA ITEM #: 44

OWNER(S):

WATERSHED: Baker Creek

STREET ADDRESS: 4333 Galbraith School Rd.

View map on KGIS

PLANNED DEVELOPMENT
PRELIMINARY PLAN

Jim English
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uses unless otherwise specified within the Galbraith School Adaptive Reuse document.
3.  No signs shall be internally illuminated and the permitted detached sign shall be no taller than 6 feet and 
no greater than 36 square feet in area.

COMMENTS:

Project Description

This proposal is for an adaptive reuse of the former Galbraith School building with a mix of residential, office, 
commercial, and small-scale industrial uses. The goals for this Planned Development are to become a key 
part of commerce in South Knoxville by becoming a satellite to the existing commercial corridor of Chapman 
Hwy and to the proposed site of Baker Creek Bottoms; to serve the community by promoting spaces for key 
tenants such as artist studios, art galleries, a community center, and/or a day care; and to preserve and grow 
the natural landscape and become a Wildlife Habitat Certified member of the South Woodlawn Neighborhood 
Association.

Zoning Exception Requests

Exceptions to the underlying zoning’s dimensional and use standards may be recommended by the Planning 
Commissions and approved by the City Council as part of the Planned Development approval process. The 
existing (underlying) zoning for this property is RN-1 (Single-Family Residential Neighborhood) and in order 
to allow the proposed use of the site, the applicant is requesting exceptions to the RN-1 district regulations as 
outlined in detail in the attached Galbraith School Adaptive Reuse document. 

A summary of the requested exceptions from the City of Knoxville Zoning Code is listed below:
1.  Modification of the allowed uses based on the C-N district uses. 
2.  Modification of the dimensional standards based on the C-N district standards (see page 5 of the 
Preliminary Plan).
3.  Modification of the design standards based on the C-N district standards (see page 6 of the Preliminary 
Plan).
4.  Modification of the building material restrictions based on the C-N district standards (see page 6 of the 
Preliminary Plan).
5.  Modification of the sign standards based on the C-N sign standards (see page 7 of the Preliminary Plan).

The community benefits identified by the applicant to justify the requested exceptions from the City’s Zoning 
Code are:
1.  Preservation of historic features and adaptive reuse of existing buildings.
2.  Community gathering spaces and amenities including plazas, public art, formal gardens, places to 
congregate, and pedestrian and transit facilities.

The applicant describes the community benefits in the project overview and their response for how the 
Planned Development meets the seven intent statements of the planned development regulations. The 
proposed uses and development regulations are primarily based on the C-N (Neighborhood Commercial) 
zone district which is intended to be used in and adjacent to existing residential neighborhoods. The proposal 
will allow the reuse of the former school building in a flexible manor that is complimentary to the surrounding 
neighborhood.

The Site Plan (page 9) and Floor Plan (page 10) are conceptual and will be presented in more detail during 
the Final Plan review process. These plans must show that the development meets the standards of the 
Planned Development and other applicable City zoning and land development regulations.

Because this site is located within an established residential neighborhood, staff is recommending that all 
signage have no internal illumination and that the permitted detached (monument) sign be no more than 6 
feet tall and 36 square feet in area. This is more consistent with the standards for other non-residential uses 
in residential zones, however, does allow for additional attached (wall, hanging, etc.) signs that the C-N zone 
allows but would not be permitted in the RN-1 zone. 

The project appears to provide community benefits warranting the requested exceptions to the development 
standards of the underlying zoning.
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ESTIMATED TRAFFIC IMPACT:  Not required.

Not applicable.ESTIMATED STUDENT YIELD:

If approved, this item will be forwarded to Knoxville City Council for action on .  If denied, Knoxville-Knox 
County Planning Commission's action is final, unless the action to deny is appealed to Knoxville City 
Council.  The date of the appeal hearing will depend on when the appeal application is filed.  Appellants have 
15 days to appeal a Planning Commission decision in the City.
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Overview
The plan is to redevelop the old Galbraith School at 4333 Galbraith School Road into a multi-use 

building that benefits the neighborhood by strengthening the economy with key tenant spaces 

such as office space, artist studios, day care facility, restaurant, brewery, art galleries, and/or 

retail. Providing space for businesses like these creates a space for the community of South 

Knoxville/South Woodlawn to come together. This building currently sits vacant, and though 

the owners have worked to maintain it, an empty building of this size does not provide to its 

community in the way that it truly can. 

Because the building is currently zoned as Single-Family Residential Neighborhood (RN-1), it 

cannot become what it needs to be. In fact, the owners have not been able to get commitments 

from any realtors or tenants and have received comments such as “come talk to us when you 

have the zoning in place”. To take care of this, we are submitting the Galbraith School as a 

Planned Development (PD), which allows for more creative and flexible development.

Our steps to achieve the Planned Development will be:

Step 1 - Achieve approval of the Preliminary Plan by both the Knox County Planning Commission 

and the City Council

Step 2 - Find tenants or partners who agree to sign on to move in

Step 3 - Adjust plan to fit the needs of these tenants/partners, while maintaining alignment with 

the Preliminary Plan and conditions provided by the Planning Commission and City Council

Step 4 - Achieve approval of the Final Plan with the Knox County Planning Commission

Step 5 - Complete the necessary updates to the Galbraith School and have tenants move in

In the next section, we will demonstrate the benefits of Planned Development for the Galbraith 

School Building.

2

G

A

L

B

R

A

I

T

H

S

C

H

O

O

L

A

D

A

P

T

I

V

E

R

E

U

S

E

Planned Development
The following seven statements (in black) are the intentions of Planned Developments according 

to the Knoxville City Zoning Code. Our comments on how we plan to achieve each of these are 

below each line (in blue). 

1. Encourage flexibility in the development of land and in the design of structures.

• Because this is an older building, we are mostly proposing to keep the building footprint 

as is and to allow for flexibility within the walls of the building and on the grounds.

2. Encourage a creative approach to the use of land that results in better development and 

design than might otherwise be accomplished under the strict application of other sections of 

this Code.

mreynolds
Typewritten Text
5-A-20-PDRevised: 5/7/2020



3

G

A

L

B

R

A

I

T

H

S

C

H

O

O

L

A

D

A

P

T

I

V

E

R

E

U

S

E

• The existing Commercial Districts we could seek to rezone to either provide too many or 

not enough restrictions. Because this building is in a residential area, we want to tailor the 

uses to this neighborhood while prohibiting use that would be disturbing to neighbors.

3. Allow for the design of developments that are architecturally and environmentally innovative, 

and that achieve better utilization of land than is possible through strict application of 

standard zoning controls. 

• Architecturally, we are proposing to work with the existing architecture and enhance it’s 

charm. Environmentally, reviving this old building and its grounds will save cost, material, 

and environmental harm. 

4. Combine and coordinate architectural styles, building forms, and structural/visual 

relationships within an environment that allows mixing of different uses in an innovative and 

functionally efficient manner.

• Because this building is of such a size and has many different entrances and exits, it 

is already in a great place to allow mixing of different uses. The revitalization will come 

through enhancing materials, and provided comfortable, sustainable spaces for tenants.

5. Provide for the efficient use of land to facilitate a more effective arrangement of land uses, 

structures, circulation patterns, and utilities.

• The proposition of new uses for the courtyard, ground gardens, and parking area provide 

for a more efficient site, as seen on the plan and site plan.

6. Encourage land development that, to the greatest extent possible, preserves natural 

vegetation, respects natural topographic and geologic conditions, and refrains from adversely 

affective flooding, soil, drainage, and other natural ecologic conditions.

• The South Woodlawn Neighborhood Association (SWNA) already has a thriving wildlife 

habitat program and the Galbraith School is proposing to become a part of that by 

revitalizing the gardens and complying with the criteria provided by SWNA.

7. Facilitate the implementation of the adopted Knoxville-Knox County General Plan and its 

component parts, including adopted sector plans, corridor plans, and related documents, 

particularly with respect to areas planned for potential redevelopment. 

• We believe the revitalization of the Galbraith School to provide space for community, 

local retail, artist exposure, and respite to local hikers/mountain bikers is in keeping with 

the General Plan’s Vision Statement that “Knoxville and Knox County are attractive places 

to live, work and play”!

To concisely reiterate, our main goals for this Planned Development are:

• To become a key part of commerce in South Knoxville by becoming a satellite to the existing 

commercial corridor of Chapman Hwy and to the proposed site of Baker Creek Bottoms. 

• To serve the community by promoting spaces for key tenants such as artist studios, art 

galleries, a community center, and/or a day care (the possibilities are endless!). 

• To preserve and grow the natural landscape and become a Wildlife Habitat Certified member 

of the South Woodlawn Neighborhood Association.

In order to accomplish the above goals, we are proposing that the Zoning Uses and Dimensional 

Standards be altered as part of this Planned Development. Under the current zoning of RN-

1, the Galbraith School Building is limited to a single-family residence, a duplex, and a few 

community uses. Because of the size of the existing building and lot, this use is unrealistic. We 

are very aware that the Galbraith School building is neighbored by many single-family residences 

and we would like to be cognizant of that. The most strict commercial zoning would be C-N or 

Neighborhood Commercial. This prohibits many uses that would be disturbing to residential 

areas. However, the maximum gross floor area restriction of 5,000 SF does not allow the Galbraith 

School to accommodate the commercial uses it has potential for. For this reason, we are using 

the C-N zone as a “precedent”. On the next two pages, you can see the Use and Dimensional 

Standard charts of the existing zone (RN-1), the precedent zone (C-N), and of our proposed 

Planned Development zone (PD). The maps and plans on the remaining pages help to narrate 

the potential the Galbraith School Building has. 
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Uses

Key:

RN-1 = Current Zone

C-N = Precedent Zone

PD = Proposed Planned            

Development

P = Permitted Use

S = Special Use

PD

P

P

P

S

P

P

P

P

P*

P

P

P

P

P

P

P

PD

S

P

P
P

P

S

P

S*

P
P

S

P

P

P

P

P

P

P

P

PD

*Exceptions/Additions:

Dwelling - Above the Ground 

Floor:  to be changed to Dwell-

ing - On Any Floor

Live Entertainment - Secondary 

Use:  Live Entertainment shall 

not be permitted outdoors after 8 

PM. Live Entertainment, (Indoors 

or Outdoors, Amplified or Non-

Amplified), shall not be audible 

for a distance of 50 ft or more 

from the property line from which 

the noise emanates between the 

hours of 8 PM and 8 AM.

Temporary Uses Allowed in 

Planned Development:

Farmer’s Market

Farmstand

Mobile Food Units (MFUs) and 

Mobile Food Vendors

Tents

P

P

P

P

mreynolds
Typewritten Text
5-A-20-PDRevised: 5/7/2020



5

G

A

L

B

R

A

I

T

H

S

C

H

O

O

L

A

D

A

P

T

I

V

E

R

E

U

S

E

Dimensional Standards

Existing (RN-1, Zoning Code Table 4-1) Precedent (C-N, Zoning Code Table 5-1)

Proposed (Planned Development)

Minimum Lot Area  none

Minimum Lot Width  none 

Maximum Gross Floor Area 

(non-residential uses only)  30,000 sf

Maximum Building Height  45’

Minimum Front Setback  20’

Minimum Build-to Percentage N/A

Minimum Interior Side Setback None, unless abutting a   

    residential district, then 20’

Minimum Corner Side Setback  15’

Minimum Rear Setback  20’, unless abutting a   

    residential district, then 30’ or  

    20% of lot depth, whichever  

    is less

Buffer Yard   10’ Class A Buffer required  

    at interior property lines abutting  

    a residential district
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Design Standards & Building Material Restrictions

C-N Design Standards, Zoning Code Table 5-2 

PD
Key:

C-N = Precedent Zone

PD = Proposed Planned            

Development

• = Standard is Applicable
•

•

•

•

•

*Do not believe that this standard is 

conducive to creating harmony with the 

existing architecture of the Galbraith 

School Building.

*Because the main floor of the Galbraith Building is not 

at ground level, this standard shall apply to the floor 

plan labeled “Main Level” on pg 9 of this document.

•

•

The Planned Development shall comply with the commercial Building Material Restrictions listed below:
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Sign Standards
Existing (RN-1, Zoning Code 13.9D)

Precedent (C-N, Zoning Code 13.9F)

Proposed (Planned Development)

Planned Development signs to comply with standards in Zoning Code Article 13. Specific sign requirements for the 

Planned Development shall comply with those for the C-N district in Zoning Code 13.9F. 

Additional signs permitted in courtyard of Galbraith School Building: 1 sign limited to 4 square feet per tenant that abuts 

the courtyard. 

*see code for continued information...
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Galbraith 

School

Chapman Hwy, 

main commercial 

corridor

Baker Creek Bottoms, 

future mixed use 

development (C-G-

2 Zoning: proposed 

hotel, food & beverage, 

retail), adjacent to 

Baker Creek Preserve 

(mountain biking area)

South 

Doyle 

Middle 

School

Ijams Nature 

Center

To 

downtown

Vicinity Map
N

not to scale

* map taken from KGIS
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Site Plan

ACCESSIBLE

VEHICLE

SPACE

ACCESSIBLE

VEHICLE

SPACE

ACCESSIBLE

VAN

SPACE

NO

PARKING

NO

PARKING

N

Property Line

Neighboring Property: 

South Doyle Middle 

School

Neighboring 

Property: South 

Doyle Middle 

School

Decatur Dr

G
a
lb

ra
it
h

 S
c
h

o
o

l 
R

d

Parking Lot, Per Zoning Code 11.4C:

Required: 63 spaces, including 2 

accessible, 1 van accessible

Proposed:  63 spaces, including 2 

accessible, 1 van accessible

Galbraith School Building
Neighboring 

Properties: 

Residential

Neighboring 

Properties: 

Residential

Courtyard

Lot Size:  120,817 sf

Building Footprint:  19,025 sf

Building Percentage:  16%

Impervious Surfaces (Parking Lot, 

Sidewalks):  37,621 sf

Impervious Surfaces Percentage:  31%

not to scale

Landscaped Nature 

Path to achieve 

Wildlife Habitat 

certification with the 

South Woodlawn 

Neighborhood 

Association

10 ft Class A 

Landscape Buffer per 

Zoning Code 12.8.B.1

Driveway to 

comply with 

Zoning Code 

11.7
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Floor Plan

DN

ACCESSIBLE

VEHICLE

SPACE

ACCESSIBLE

VEHICLE

SPACE

ACCESSIBLE

VAN

SPACE

NO

PARKING

NO

PARKING

DN

1

3 4

5

6

2

Main Level

Lower Level

Courtyard

Decatur Dr
G

a
lb

ra
it
h

 S
c
h

o
o

l 
R

d

N

not to scale

Existing Plan:

The floor plan shown here is the floor plan as it exists today. Because this project 

is a mixed use project that will be rented to individual tenants, we can currently 

only speculate the types of tenants that may best occupy this space based on 

our proposed zoning of C-N (Neighborhood Commercial). The color overlays 

on the plan help to break the building into easily rentable sections (1-6). Our 

Proposed Tenant Scenario (below) is only one of the configurations of how this 

building may be brought back to life.

Proposed Tenant Scenario: 

1&2 Day care - 6,153 gross sf - 29% of building

These first and second story areas combined would make a great child care facility as there is 

ample space and direct access to the back portion of the courtyard for outdoor play. Direct entry 

into the lower level from the parking lot also makes for easy drop-off & pick-up.

Artist Studios - 7,312 gross sf - 35% of building

The 6 large classrooms seen on plan could be easily broken up into smaller studio spaces for 

artists to rent out.

Office Space - 2,046 gross sf - 10% of building

The two large classrooms here could provide space for open work stations and meeting areas.

Restaurant Space - gross 5,485 sf - 26% of building

The existing gymnasium of the school features high ceilings and tall windows for ample natural 

light and ambiance. Entry from the courtyard creates accessibility for outdoor seating.

3&4

5

6
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� is document is copyrighted by aplos home llc. � e ideas and information in this document were developed with the 
help of aplos, aplos does not own the property mentioned in this document nor the rights to the included images. � e 

ideas expressed in this document have been developed with the approval and assistance of the property owners and 
implementation of these ideas are not within the reasonable power of aplos home llc.
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