
ZONING: C-R-2 (Regional Commercial); pending C-G-3 (General Commercial) / 
Previously approved planned district designation (C) that is requested 
to be removed.

EXISTING LAND USE: Vacant
PROPOSED USE: Removal of previously approved planned district designation (C) per 

Article 1.4 and Article 16.2.

HISTORY OF ZONING: A rezoning request from RA (Low Density Residential) and A (Agricultural) to 
CA (General Business) was denied in 1989 (2-I-89-RZ); the property was 
zoned R-1 upon its annexation in 2000 (6-AA-00-RZ), and rezoned from R-1 
to TC-1 in 2001 (4-Q-01-RZ).
North: Vacant land - C-R-2 (Regional Commercial) District with a 

previously approved planned district (C) overlay on part of the 
property

South: Pond and a bank - OS (Open Space) and C-R-2 (Regional 
Commercial) District with a previously approved planned district (C) 
overlay

East: Commercial - C-R-2 (Regional Commercial) District

West: Multifamily - RN-6 (Multifamily Residential) District with a previously 

SURROUNDING LAND
USE AND ZONING:

APPLICANT: TAYLOR D. FORRESTER OBO NORTHSHORE MARKET INVESTOR 
LLC 

TAX ID NUMBER: 154   09813

LOCATION: East side of Thunderhead Rd., West side of Town Center Blvd., South 
side of Boardwalk Blvd.

SECTOR PLAN: Southwest County

ACCESSIBILITY: Access would be off of Town Center Boulevard or Broadway Boulevard. 
Town Center Boulevard is a local road with a pavement width of 
approximately 22 feet in each direction of travel inside a 105-foot right-of-
way. Broadway Boulevard is a local road and has a pavement width of 11 
feet in each direction of travel inside an 80-foot right-of-way.
Water Source: Knoxville Utilities Board

Sewer Source: Knoxville Utilities Board

UTILITIES:

JURISDICTION: City Council District 2

APPX. SIZE OF TRACT: 9.53 acres

FILE #: 12-C-20-SU

POSTPONEMENT(S): 12/10/2020, 1/14/2021, 2/11/2021

GROWTH POLICY PLAN: Within City limits

AGENDA DATE: 3/11/2021

AGENDA ITEM #: 30

OWNER(S):

WATERSHED: Tennessee River

STREET ADDRESS: 2002 Thunderhead Rd.

View map on KGIS

SPECIAL USE REPORT

Northshore Market Investors LLC
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approved planned district (C) overlay
NEIGHBORHOOD CONTEXT: This area is a mixed use node near the intersection of S. Northshore and 

Pellissippi Parkway featuring single family residential, multifamily residential, 
big box retail and commercial, and small-scale retail and commercial.

STAFF RECOMMENDATION:

1. Any future development of this site should retain the boardwalk design and location along the pond per the 
approved master plan and connect to the existing portion of boardwalk that has been constructed. 
2. Installing any road improvements that were required by traffic impact study for the Northshore Town Center 
development that will be triggered by the additional traffic generated by development on this site, as required 
by the City of Knoxville Department of Engineering.

With the conditions noted, staff recommends approval of the request to remove the a previously approved 
planned district (C) Overlay with the exception of the boardwalk along the perimeter of the pond.

COMMENTS:
Prior to adoption of the new zoning ordinance, this parcel was zoned TC-1 (Town Center District 1), a former 
planned district. There are no zoning equivalents in the new zoning ordinance for any of the planned districts, 
including TC-1, and the property was designated C-R-2 (Regional Commercial) with the adoption of the new 
zoning ordinance and map. 

Since TC-1 was a planned district, development plans were required to meet the District’s standards and 
obtain Planning Commission approval. Per Article 1.4.G., all previously approved planned districts remain in 
effect and are subject to all plans, regulations, and/or conditions of their approval.

Per Article 1.4.G., plans that were approved under previous planned district requirements remain in place and 
those properties need to be developed according to their approved master plans. However, compliance would 
be difficult in this case since the existing development pattern does not follow the master plan. 

Approved changes to the Northshore Town Center road network resulted in inconsistencies between the road 
configuration and parcel boundaries on the master plan and the actual build-out of these components since the 
master plan was not updated with subsequent approved changes. As a result of these modifications to the 
road network, the location and boundaries of "Core" and "Peripheral" Areas (areas containing a sub-set of 
residential land uses and densities allowed within their boundaries ) as identified on the master plan no longer 
align with existing roadways or parcel boundaries (see Exhibit A, Image 2).  

The original developer’s master plan was approved in 2004 (see Exhibit A, Images 3 and 4). That plan called 
for medium density residential use around a mixed use core at this location on the site. A later concept plan 
was approved for the area surrounding the pond (including 2002 Thunderhead Road) that proposed individual 
lots around the pond (Exhibit A, Image 9). The current request is more aligned with the original master plan 
than with the later plan approved for individual lots. 

The applicant is also requesting to rezone the property (case # 12-B-20-RZ) from its current C-R-2 District to C-
G-3 (General Commercial). 

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

1. Because the uses approved in the master plan (small and large-scale commercial, office, mixed residential) 
are similar to those of the underlying zoning district, removal of the previously approved planned district 
designation for this property is not expected to generate negative impacts for the surrounding community. 

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

1. Removal of the previously approved plan district designation would not cause nonconformance with the City 
of Knoxville Zoning Ordinance. 

Approve the request to remove the previously approved planned district designation from this parcel, 
subject to 2 conditions.
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2. Proposed plans would be submitted to the City of Knoxville for permitting, and those plans would be required
to be in compliance with the City’s zoning ordinance and with the standards utilized by each individual
department during the plans review process.

CONFORMITY OF THE PROPOSAL TO ADOPTED PLANS

1. The Southwest County Sector Plan designates this property for MU-CC (Mixed Use-Community Center)
uses, the intent of which is moderate intensity development with a variety of housing types and with office and
commercial development at the core.
2. The requested C-G and existing C-R zones are recommended zones in the MU-CC land use classification.

ESTIMATED TRAFFIC IMPACT:  Not required.

ESTIMATED STUDENT YIELD: Not applicable.

If approved, this item will be forwarded to Knoxville City Council for action on 4/6/2021 and 4/20/2021.  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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Michelle Portier <michelle.portier@knoxplanning.org>

Agenda Items: 11 & 24 

Taylor Forrester <tforrester@lrwlaw.com> Tue, Dec 8, 2020 at 4:43 PM
To: Michelle Portier <michelle.portier@knoxplanning.org>

Michelle,

 

We met with several NTC residents last night via Zoom to discuss. The residents asked for 30 days to discuss the
proposed development in further detail, and the applicant is agreeable.  A� ached is the le� er I uploaded to the
Planning Commission website.  I am emailing a copy to Debbie Stevens (who par� cipated in the mee� ng last night).

 

TAYLOR D. FORRESTER

1111 N. Northshore Drive, Suite S-700

Knoxville, Tennessee  37919

(865) 584-4040

(865) 584-6084 fax

www.lrwlaw.com

 

2020.12.8 - Ltr to MPC - 30 day postponement.pdf 
58K

https://www.google.com/maps/search/1111+N.+Northshore+Drive,+Suite+S-700+%0D%0A+Knoxville,+Tennessee+%0D%0A+37919?entry=gmail&source=g
https://www.google.com/maps/search/1111+N.+Northshore+Drive,+Suite+S-700+%0D%0A+Knoxville,+Tennessee+%0D%0A+37919?entry=gmail&source=g
https://www.google.com/maps/search/1111+N.+Northshore+Drive,+Suite+S-700+%0D%0A+Knoxville,+Tennessee+%0D%0A+37919?entry=gmail&source=g
http://www.lrwlaw.com/
https://mail.google.com/mail/u/0?ui=2&ik=7ed4683e14&view=att&th=176444f28c483579&attid=0.1&disp=attd&safe=1&zw




12-C-20-SU 
Exhibit A. Conceptual Images 

Timeline of Events. 

2001, May:  Original, smaller scale mixed use development is approved as part of a rezoning of 
property to TC-1 (Case 4-Q-01-RZ). Plans not available. 

2004, March:  Master Plan for larger mixed use Northshore Town Center is approved (Case # 3-C-04-
UR). 

2004, December: Single family residential site plan approved for property at rear of Town Center 
development (Case # 12-SF-04-C and 12-J-04/UR). 

2011, March: Phase II Concept plan (Case # 3-SB-11-C) shifting road configuration and ensuring 
interior roads meet City’s right-of-way standards is approved. This plan revised the 
street and pedestrian network of the master plan but did not revise the general 
concept or land use map components of the master plan. 

2014, April: Concept plan approved for individual lots on the land surrounding the pond and 
including what is now 2002 Thunderhead Rd. (Case # 4-SC-14-C).  

2014, June: Plat showing subdivision of property surrounding the pond and creating the parcel at 
2002 Thunderhead Rd. (Plat # 51008-H2). 

Note: The above list does not include all development plans or plats that have been reviewed or approved 
by the Planning Commission. The cases listed above either pertain to the Northshore Town Center site as a 
whole or include 2002 Thunderhead Rd. specifically. 
 
  



12-C-20-SU 
Exhibit A. Conceptual Images 

Image 1. Aerial view showing 2002 Thunderhead Rd. within overall Northshore Town Center site. 

 
 
Image 2. Map showing difference between original core and peripheral areas and existing road network. 

 
Core Area  Peripheral Area 



12-C-20-SU 
Exhibit A. Conceptual Images 

Overall Site Plan from plans approved in early 2004. 
 
Image 3. Illustrative Master Plan, approved early 2004. 

 
 
 
Image 4. Planned land use classifications, clipped from original Master Plan, approved early 2004. 

 



12-C-20-SU 
Exhibit A. Conceptual Images 

Cropped Site Plan depicting area in question. 

Image 5. Illustrated Site Plan, zoomed in on 2002 Thunderhead Road and surrounding area. 

 
Above image shows site amenities in this area, the boardwalk around the pond and the greenway 

Image 6. Land Use Plan, zoomed in on 2002 Thunderhead Road and surrounding area. 

 
Above image shows medium density residential around a mixed use core planned for 2002 Thunderhead Rd. 

Legend 

Boardwalk 

Greenway 

2002 Thunderhead Rd. 

2002 Thunderhead Rd. 

North 



12-C-20-SU 
Exhibit A. Conceptual Images 

Image 7. 2004 Site plan of single family residential area at rear of Northshore Town Center development. 

 
 
Image 8. 2011 Phase II Pedestrian Site Plan (site plan showing buildings more clearly was not a part of the 
package). 

 

Boardwalk 



12-C-20-SU 
Exhibit A. Conceptual Images 

Image 9. April 2014 site plan showing individual lots planned for area surrounding pond; specific land 
use not identified at that time. 

 
 
 

 

Image 10. June 2014 plat showing subdivision of land around the pond creating 2002 Thunderhead Rd. 



12-C-20-SU 
Exhibit A. Conceptual Images 

Eagle view showing build out to date. 

 
 
Street view of Thunderhead Rd. 

 
Note: Sidewalks terminate at the roundabout 
  



12-C-20-SU 
Exhibit A. Conceptual Images 

Eagle view showing the portion of the boardwalk that has been constructed. 

 
 
Street view of the portion of the boardwalk that has been constructed. 

 





Michelle Portier 10/26/2020








