
ZONING: C-N (Neighborhood Commercial), RN-5 (General Residential 

Neighborhood), HP (Hillside Protection Overlay)

EXISTING LAND USE: Agriculture/Forestry/Vacant Land

PROPOSED USE: Eating and drinking establishment in C-N

HISTORY OF ZONING: In 2021 the property was rezoned from RN-5 (General Residential 
Neighborhood)/HP (Hillside Protection Overlay) to C-N (Neighborhood 
Commercial)/HP (Hillside Protection Overlay) (10-H-23-RZ).
North: Agriculture/forestry/vacant land - C-N (Neighborhood Commercial), 

HP (Hillside Protection Overlay)
South: Multifamily residential - RN-5 (General Residential Neighborhood)

East: Public/quasi public land (Head Start childcare) - RN-5 (General 
Residential Neighborhood)

West: Multifamily residential - C-N (Neighborhood Commercial)

NEIGHBORHOOD CONTEXT: This property is part of the Transforming Western Heights project, which 
features a large multifamily residential neighborhood. The neighborhood 
surrounding this development is predominantly composed of single family 
homes in a grid pattern. Beaumont Magnet Academy lies to the east, and 
Dayspring Christian Acamdemy lies to the northeast.

SURROUNDING LAND
USE AND ZONING:

APPLICANT: JIM HATFIELD 

TAX ID NUMBER: 94 B C 00405

LOCATION: Northeast side of Reed St, northwest side of W Oldham Ave, southeast 

side of W Oak Hill Ave

SECTOR PLAN: Central City

ACCESSIBILITY: Access is via Reed Street, an unstriped local street with a pavement width 
that varies from 20 ft to 37 ft within a 64-ft right-of-way.
Water Source: Knoxville Utilities Board

Sewer Source: Knoxville Utilities Board

UTILITIES:

JURISDICTION: City Council District 6

APPX. SIZE OF TRACT: 3.98 acres

FILE #: 3-G-25-SU

GROWTH POLICY PLAN: N/A (Within City Limits)

AGENDA DATE: 3/13/2025

AGENDA ITEM #: 21

OWNER(S):

WATERSHED: East Fork, Second Creek

STREET ADDRESS: 0 REED ST

View map on KGIS

SPECIAL USE REPORT

FIRE DISTRICT: Knoxville Fire Department

Jim Hatfield Knoxville's Community Development Corporation
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STAFF RECOMMENDATION:

1) Meeting all applicable requirements of the City of Knoxville Zoning Ordinance.
2) Meeting all applicable requirements of the City of Knoxville Engineering Department.
3) Meeting all applicable requirements of the City of Knoxville Plans Review and Inspections Department.

With the conditions noted, this plan meets the requirements for approval in the C-N District and the criteria for 
approval of a special use.

COMMENTS:

This proposal is for an eating and drinking establishment within the Western Heights Connections Building, 
located at the intersection of W. Oak Hill Avenue and Reed Street, in the core of the Western Heights 
development. There will be a public open space and park to the south and east of the building. The eating and 
drinking establishment is located on the entire second floor (ground level access is from W. Oak Hill Avenue). 
The building's first floor will have a community non-profit space and will have loading for the second-floor 
restaurants.

The restaurant’s operation is not yet determined, but the plan assumes part of the space will be utilized for 
eating and drinking in a casual setting similar to a café or food hall. Another part of the space will likely 
incorporate a full-service bar that may also include food options from the adjacent café eating space. The 
kitchen will also likely be used to prepare to-go/delivery food that would be consumed off-site. 

The subject building is located in the KCDC (Knoxville's Community Development Corporation) Western 
Heights community and is part of the Transforming Western Heights redevelopment project. The new internal 
transportation network is under construction, including two-way roads with on-street parking, planting strips, 
and sidewalks on both sides of the street. 

STANDARDS FOR EVALUATING A SPECIAL USE (ARTICLE 16.2.F.2.)

1) THE USE IS CONSISTENT WITH ADOPTED PLANS AND POLICIES, INCLUDING THE GENERAL PLAN 
AND THE ONE-YEAR PLAN.
A. The One Year Plan and Central City Sector Plan designation for this site are MU-NC (Mixed Use 
Neighborhood Center), which is intended for medium density mixed use development with housing densities of 
6 to 12 dwelling units per acre. The buildings of these centers should be designed with a residential character 
and scale to serve as a complement to the surrounding neighborhoods. The subject 2-story, non-residential, 
mixed-use building has a commercial design character, which is common for non-residential uses in 
neighborhood settings. While the building is two stories, it is only one full story along the W. Oak Hill Avenue 
street elevation.  
B. The restaurant (eating and drinking establishment) is envisioned to have multiple smaller users and different 
business hours. This will extend the hours of operation while not significantly impacting any single time of the 
day. 

2) THE USE IS IN HARMONY WITH THE GENERAL PURPOSE AND INTENT OF THIS ZONING CODE.
A. The C-N (Neighborhood Commercial) District is intended to provide for an environment of integrated 
residential development and small-scale commercial and service uses, predominantly serving nearby 
residential neighborhoods. Low-intensity mixed-use is encouraged within the C-N District, with dwellings 
permitted above the ground floor, as well as multi-family and townhouse development located alongside select 
commercial uses.
B. The proposed eating and drinking establishment, by providing space for multiple small-scale restaurants, is 
compatible with the intent of the C-N zone. 

3) THE USE IS COMPATIBLE WITH THE CHARACTER OF THE NEIGHBORHOOD WHERE IT IS 
PROPOSED, AND WITH THE SIZE AND LOCATION OF BUILDINGS IN THE VICINITY.
A. The small-scale eating and drinking establishments are compatible with the character and size of location of 
proposed buildings in the vicinity. The proposed structure on the north side of W. Oak Hill Avenue is a 4-story, 
mixed-use structure with non-residential uses on the ground floor and residential above.

4) THE USE WILL NOT SIGNIFICANTLY INJURE THE VALUE OF ADJACENT PROPERTY OR BY NOISE, 
LIGHTS, FUMES, ODORS, VIBRATION, TRAFFIC, CONGESTION, OR OTHER IMPACTS DETRACT FROM 

Approve the request for an eating and drinking establishment with approximately 13,500 sqft of floor 

area in the C-N (Neighborhood Commercial) district, subject to 3 conditions.

3/3/2025 05:28 PM3-G-25-SUFILE #:AGENDA ITEM #: 21 21-2PAGE #:MIKE REYNOLDS



THE IMMEDIATE ENVIRONMENT.
A. No adverse impacts are expected on adjacent properties resulting from this approval.

5) THE USE IS NOT OF A NATURE OR SO LOCATED AS TO DRAW SUBSTANTIAL ADDITIONAL 
TRAFFIC THROUGH RESIDENTIAL STREETS.
A. The proposed eating and drinking establishment is within the master planned, mixed-use Western Heights 
redevelopment project known as Transforming Western Heights. The anticipated impacts of the proposed non-
residential uses have been taken into consideration with the new street design, which includes on-street 
parking, sidewalks on both sides of the street, planting strips, and speed humps to control traffic speed.  

6) THE NATURE OF DEVELOPMENT IN THE SURROUNDING AREA IS NOT SUCH AS TO POSE A 
POTENTIAL HAZARD TO THE PROPOSED USE OR TO CREATE AN UNDESIRABLE ENVIRONMENT 
FOR THE PROPOSED USE.
A. There are no known uses in the area that could be a potential hazard or create an undesirable environment 
for the proposed uses within the development.

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.

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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DEVELOPMENT REQUEST APPLICATION Staff - Slope Analysis

Case: 3-G-25-SU

CATEGORY SQFT ACRES

RECOMMENDED 

DISTURBANCE 

BUDGET                  

(Percent)

DISTURBANCE AREA 

(Sqft)

DISTURBANCE 

AREA

(Acres)

Total Area of Site 173,415.8 3.98

Non-Hillside 168,795.8 3.88 N/A

0-15% Slope 1,683.4 0.04 100% 1,683.4 0.04

15-25% Slope 1,195.7 0.03 50% 597.9 0.01

25-40% Slope 1,730.1 0.04 20% 346.0 0.01

Greater than 40% Slope 10.7 0.00 10% 1.1 0.00

Ridgetops

Hillside Protection (HP) Area 4,620.0 0.11

Recommended 

disturbance budget 

within HP Area

2,628.4 0.06

Percent of HP Area 56.9%

Slope Analysis



SITE, ZONING & BUILDING CODE REQUIREMENTS 

SCALE: N.T.S.

LEVEL 01
0' - 0"

LEVEL 02
14' - 0"

T.O. STEEL
28' - 0"

    t  865 329 0316  f  865 546 2348  514 W Jackson Ave  Knoxville, Tennessee 37902 #2346 - KCDC Western Heights Anchor Building - Pre-development Conference | January 13, 2024

C-N ZONING DESIGN STANDARDS

A

B

C

D

E

D

D

C C B B B B B B B BA

ARTICLE 5; 5.4B C-N DISTRICT DESIGN STANDARDS

NORTH ELEVATION AT W. OAK HILL AVE.

Building facades that abut a public right-of-way must not contain blank wall areas that 
exceed 30 linear feet, measured per story parallel to the street.

Building facades in excess of 100 linear feet that abut a public right-of-way must 
include a repeating pattern with no less that two of the following elements: texture 
change, material module, or a wall articulation change of no less than 2 feet in depth.

All buildings must have a public entrance from the sidewalk along the primary building 
frontage. Public entrances must be visually distinctive from the remaining portions of 
the facade along which they are located.

Building materials and visual elements used on the primary building frontage must 
continue on all building facades that are visible from a public right-of-way.

The ground floor of the front facade must maintain a minimum transparency of 30% 
measured between two and ten feet in height from grade.

ENTRY FROM W. OAK HILL

ENTRY FROM W. OAK HILL ENTRY FROM 
REED ST.

E

MECHANICAL SCREENING

3-G-25-SU
Revised: 2/19/2025



SITE, ZONING & BUILDING CODE REQUIREMENTS 

SCALE: N.T.S.

LEVEL 01
0' - 0"

LEVEL 02
14' - 0"

    t  865 329 0316  f  865 546 2348  514 W Jackson Ave  Knoxville, Tennessee 37902 #2346 - KCDC Western Heights Anchor Building - Pre-development Conference | January 13, 2024

ARTICLE 5; 5.4B C-N DISTRICT DESIGN STANDARDS

A

A

B

C

D

E

Building facades that abut a public right-of-way must not contain blank wall areas that 
exceed 30 linear feet, measured per story parallel to the street.

Building facades in excess of 100 linear feet that abut a public right-of-way must 
include a repeating pattern with no less that two of the following elements: texture 
change, material module, or a wall articulation change of no less than 2 feet in depth.

All buildings must have a public entrance from the sidewalk along the primary building 
frontage. Public entrances must be visually distinctive from the remaining portions of 
the facade along which they are located.

Building materials and visual elements used on the primary building frontage must 
continue on all building facades that are visible from a public right-of-way.

The ground floor of the front facade must maintain a minimum transparency of 30% 
measured between two and ten feet in height from grade.

B B B B B

CDE

C-N ZONING DESIGN STANDARDS

ENTRY FROM 
REED ST.

WEST ELEVATION AT REED STREET

SECOND FLOOR COVERED TERRACE

3-G-25-SU
Revised: 2/19/2025



SEE LANDSCAPE DWGS 
FOR SITE DETAILS

WEST OAK HILL AVENUE

R
E

E
D

 S
T
R

E
E

T

DUMPSTER LOCATION 
& ENCLOSURE

CURB CUB 
AT REED 
STREET

CURB CUB AT 
REED STREET

LOADING ZONE

SURFACE PARKING (13 SPACES) SURFACE PARKING (14 SPACES) SURFACE PARKING (12 SPACES)

COMMUNITY 
GARDEN

ENTRY FROM 
WEST OAK 
HILL AVE.

ADA PARKING

ENTRY FROM PARKING

SEE LANDSCAPE DWGS 
FOR SITE DETAILS

PROPOSED MID BLOCK 
CROSSING. SEE CIVIL DRAWINGS. 

ENTRY FROM 
REED STREET

ENTRY TO MARKET. 

SEE LANDSCAPE DWGS 
FOR SITE DETAILS

SEE LANDSCAPE DWGS 
FOR SITE DETAILS

OPEN-AIR PARK 
PAVILION

OPEN-AIR PARK 
PAVILION

GARDEN SHED
OPEN-AIR STAGE 
PAVILION

PROPERTY 
LINE

SHARED PARKING LOT
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CORNER SIDE SETBACK

15' - 0"

INT. SIDE SETBACK

20' - 0"

FRONT SETBACK: NONE REQUIRED

1.  PROVIDE FIRE TREATED WOOD BLOCKING AND UTILITIES NECESSARY FOR ITEMS NOT IN CONTRACT 
(N.I.C.).  COORDINATE WITH OWNER FOR EXACT LOCATIONS OF OWNER-FURNISHED ITEMS.

2.  PROVIDE BLOCKING AS REQ'D FOR ALL CASEWORK AND EQUIPMENT.

3.  DIMENSIONS ARE FROM FACE OF STUD, CENTERLINE OF STRUCTURAL STEEL, AND FACE OF CMU 
BLOCK/CONCRETE, U.N.O.

4.  THE DESIGN ADEQUACY AND SAFETY OF ERECTION BRACING, SHORING, ETC., IS THE SOLE 
RESPONSIBILITY OF THE CONTRACTOR.  (WALLS WHICH SUPPORT JOISTS, RAFTERS, ETC., AND ARE 
LATERALLY SUPPORTED BY SAME SHALL BE BRACED UNTIL ALL CONSTRUCTION IS COMPLETED.)

5.  AT PENETRATIONS BY DUCTWORK, PIPING, OR OTHER OPENINGS PROVIDE APPROPRIATE LOAD-
CARRYING LINTELS OR HEADERS INSTALLED OVER THE OPENINGS.

6.  THE CONTRACTOR SHALL VERIFY ALL DIMENSIONS AND SITE CONDITIONS BEFORE STARTING WORK.  
THE ARCHITECT SHALL BE NOTIFIED OF ANY DISCREPANCY.

7.  THE CONTRACTOR SHALL COORDINATE THE ARCHITECTURAL, MECHANICAL, ELECTRICAL WITH THE 
STRUCTURAL DRAWINGS.

8.  THE CONTRACTOR SHALL COORDINATE THE PLACEMENT OF THE FOOTINGS, COLUMNS, SLABS, WALLS, 
SHAFTS, ETC. WITH ALL SUBCONTRACTORS INVOLVED.

9.  THE CONTRACTOR SHALL COORDINATE TOP OF FOOTING ELEVATIONS WITH PLUMBING, MECHANICAL, 
ELECTRICAL, ETC.

10.  SEE ARCHITECTURAL DRAWINGS FOR LOCATIONS OF CONTROL JOINTS IN FLOOR SLABS.

11.  PROVIDE ACOUSTIC INSULATION BATTS IN WALLS WHERE INDICATED ON PLAN.  PROVIDE ACOUSTIC 
INSULATION BATTS AROUND ALL MECHANICAL ROOMS AND BATHROOMS.

12.  HANDLE AND DISPOSE OF DEBRIS, MATERIALS AND TRASH IN ACCORDANCE WITH ALL APPLICABLE 
CODES, STANDARDS AND REGULATIONS.

13.  SEE ENLARGED PLANS FOR ADDITIONAL DIMENSIONS.

14.  CONTRACTOR SHALL COMPLETE ALL INSULATION WORK AND CONTACT ARCHITECT TO RECEIVE FIELD 
APPROVAL PRIOR TO INSTALLATION OF INTERIOR FINISHES.

15.  REFER TO SCHEDULES AND SPECIFICATIONS FOR ALL INTERIOR FINISHES.

16.  ALL DIMENSIONS MARKED "V.I.F." SHALL BE VERIFIED WITH ARCHITECT PRIOR TO COMMENCEMENT OF 
WORK. REPORT ALL DISCREPANCIES TO ARCHITECT.

17.  CONTRACTORS AND SUBCONTRACTORS SHALL BE RESPONSIBLE FOR COORDINATION WITH OTHER 
TRADES. FAILURE TO FAMILIARIZE THEMSELVES WITH OTHER TRADES IN THE CONTRACT DOCUMENTS 
SHALL RESULT IN CORRECTING AND/OR PROVIDING THESE SERVICES AT NO ADDITIONAL COST TO THE 
OWNER.

18.  IN CASE OF DIMENSIONAL DISCREPANCIES BETWEEN ARCHITECTURAL AND ENGINEERING DRAWINGS, 
ARCHITECTURAL DIMENSIONS SHALL GOVERN.

19.  ALL DOORS TO BE HINGED 4" FROM ANY ADJOINING WALL U.N.O.

20.  CONTRACTOR SHALL NOT SCALE THIS OR ANY OTHER DRAWING IN CONTRACT DOCUMENTS.  
DIMENSIONS SHALL ALWAYS BE USED FOR REFERENCE.  CONTACT ARCHITECT FOR ADDITIONAL 
DIMENSIONAL INFORMATION OR FOR CLARIFICATION CONCERNING ANY DISCREPANCIES.

21.  CONTRACTOR SHALL VERIFY ALL CONDITIONS AND DIMENSIONS CONCERNING FIXTURE AND 
EQUIPMENT LOCATIONS ON-SITE.  IN THE EVENT DIMENSIONS ARE IN QUESTION OR IF ANY 
DISCREPANCIES ARE ENCOUNTERED DURING CONSTRUCTION, THE CONTRACTOR SHALL BE REQUIRED 
TO NOTIFY THE ARCHITECT FOR CLARIFICATION PRIOR TO PROCEEDING WITH THE WORK.

22.  CONTRACTOR SHALL LIMIT DISTURBANCE TO EXISTING LANDSCAPING THROUGHOUT CONSTRUCTION.

23.  SOUND WRAP ALL SOILINES AND DOWNSPOUTS IN OCCUPIED SPACES.

24.  PROVIDE MOISTURE RESISTANT GWB @ ALL WET AREAS.

25. ALL WOOD IN CONTACT WITH, OR EXPOSED TO, SOIL, WEATHER, CONCRETE, OR MASONRY SHALL BE 
PRESSURE TREATED. 

26.  PROVIDE SMOKE AND CARBON MONOXIDE DETECTORS AS REQ'D BY LOCAL CODES AND 
REGULATIONS. COORDINATE LOCATIONS W/ ARCHITECT.

27.  FIRESTOP ALL OPENINGS AND PENETRATIONS AROUND PIPES, CONDUITS, AND FLOORS WITH 
APPROVED NON-COMBUSTIBLE MATERIALS. INSTALLED MATERIAL SHALL PREVENT THE PASSAGE OF 
FLAMES AND HOT GASES WHEN SUBJECTED TO ASTM E-199 TIME-TEMPERATURE FIRE CONDITIONS.
28.  FLASH ALL OPENINGS TO ACCEPTABLE INDUSTRY STANDARDS.

29. AT ALL FIRE-RATED WALLS, PROVIDE LABELS ABOVE CEILING LINES AND IN CONCEALED SPACES AT 
APPROX. 20' O.C., IN 3" MIN. HIGH RED LETTERS, THE FOLLOWING:  "FIRE AND SMOKE BARRIER - PROTECT 
ALL OPENINGS"

30.  EXTEND GYPSUM BOARD ON BOTH SIDES OF WALLS AND PARTITIONS UP TO TOP PLATE/RUNNER TO 
PROVIDE FIRE STOP.  FIRESTOP ALL PENETRATIONS.

31.  PROVIDE SMOKETIGHT AND FIRE-RATED CONSTRUCTION AS NOTED ON DRAWINGS.

32. PROVIDE FIRE EXTINGUISHERS (SIZE & NUMBER) AS REQUIRED BY A.H.J. COORDINATE LOCATIONS W/ 
ARCH. PROVIDE RECESSED CABINETS U.N.O.

33. PROVIDE EXTERIOR GRADE SEALANT ON EXTERIOR AT THE INTERSECTION OF ALL DISSIMILAR 
MATERIALS. COLOR TO MATCH THE COLOR OF THE PRIMARY ADJACENT SURFACE. 

34. PROVIDE ISOLATION COATING BETWEEN ALL DISSIMILAR METALS (I.E. AL TO STL)

514 W JACKSON AVENUE
SUITE 102
KNOXVILLE, TN  37902
T (865) 329-0316
C BRANDON PACE, FAIA
E bpace@sanderspace.com

800 S GAY STREET
SUITE 2021
KNOXVILLE, TN  37929
T (865) 346-3400
C MICHAEL NEWTON, P.E.
E mnewton@icthomasson.com

800 S GAY STREET
SUITE 2021
KNOXVILLE, TN  37929
T (865) 346-3400
C STEPHANIE McKENZIE, P.E.
E smckenzie@icthomasson.com

800 S GAY STREET
SUITE 1750
KNOXVILLE, TN  37929
T (865) 329-9920
C BOBBY HAINES, P.E., S.E.
E bhaines@haines-sg.com

215 45TH STREET #2
PITTSBURGH, PA  15201
T (412) 254-6040
C NINA CHASE, PLA, ASLA
E nina@merrittchase.com

2704 CHEROKEE FARM WAY
SUITE 101
KNOXVILLE, TN  37920
T (865) 977-9997
C JAMES SMITH, P.E.
E jismith@cecinc.com

901 N BROADWAY
KNOXVILLE, TN  37917
T (865) 403-1100
C JAMES HATFIELD
E jhatfield@kcdc.org
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ANCHOR BUILDING &
DESTINATION PARK

ADDRESS TBD
KNOXVILLE, TN  37921
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01/06/2025

1" = 20'-0"

A1 SITE PLAN

GENERAL NOTES

N.T.S.

L1 PARKING REQUIREMENTS

N.T.S.

L14

COK CODE-REQUIRED OFF-STREET PARKING (KNOXVILLE MUNICODE ARTICLE 11.4)

MINIMUM REQUIRED OFF-STREET PARKING:

MIXED-USE MULTI-TENANT STRUCTURE:
MINIMUM PARKING: 3 PER 1,000 SF
MAXIMUM PARKING: 8 PER 1,000 SF

24,414 SF / 1000 = 24.414
24.414 X 3 =73.242

74 SPACES X (60%) = 44.4 = 45 SPACES REQUIRED 

SUBTOTAL= 74 PARKING SPACES x 0.6*

TOTAL= 44.4 = 45 PARKING SPACES REQUIRED

MINIMUM REQUIRED ACCESSIBLE PARKING SPACES:

26-50 PARKING SPACES: TOTAL (VAN + CAR)= 2 SPACES

MINIMUM REQUIRED BICYCLE PARKING:

MIN. REQUIRED MOTOR VEHICLE PARKING <50: 4 BICYCLE PARKING SPACES REQUIRED (XX PROVIDED)

*ARTICLE  11.4; B; 2A. REQUIRED MINIMUM VEHICLE PARKING MAY BE REDUCED BY 40% IN THE C-N DISTRICT

FRONT SETBACK

TRUE NORTH

0' 4' 8' 16'

PROJECT NORTH NO. DESCRIPTION DATE

3-G-25-SU
Revised: 2/19/2025



LOT 1
1.000 ACRES

LOT 2
3.96 ACRES

LOT 3
3.66 ACRES

LOT 4
1.02 ACRES

LOT 7
1.21 ACRES

LOT 8
7.53 ACRES

LOT 5
2.53 ACRES

LOT 6
3.98 ACRES
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