
APPLICANT:

TAX ID NUMBER: 107 L A 017, 01801

EXISTING LAND USE: Public/Quasi Public Land (school), Single Family Residential

EXTENSION OF PLAN No, this is not an extension.

HISTORY OF REQUESTS: None noted.

North: Single family residential - LDR (Low Density Residential), HP 
(Hillside Ridgetop Protection)

South: Agriculture/forestry/vacant land, single family residential - LDR (Low 
Density Residential)

East: Single family residential - LDR (Low Density Residential), HP 
(Hillside Ridgetop Protection)

West: Commercial - MU-SD MU-WC-1 (Mixed Use Special District, 
Bearden Village), HP (Hillside
Ridgetop Protection)

NEIGHBORHOOD CONTEXT The subject property is at the western edge of the single family residential 
section of the Kingston Pike and abuts Western Plaza on the east. West 

SURROUNDING LAND USE

AND PLAN DESIGNATION:

PROPOSED PLAN MDR (Medium Density Residential), HP (Hillside Protection)

DESIGNATION:

POSTPONEMENT(S): 4/10/2025

LOCATION: North side of Kingston Pike, west of Towanda Trl terminus

SECTOR PLAN: West City

ACCESSIBILITY: Access is via Kingston Pike, a state-owned major arterial street with four 
lanes within a right-of-way width that varies from 70-91 ft.

Water Source: Knoxville Utilities Board

Sewer Source: Knoxville Utilities Board

UTILITIES:

JURISDICTION: Council District 2

APPX. SIZE OF TRACT: 1.46 acres

FILE #: 4-D-25-SP

PRESENT PLAN AND LDR (Low Density Residential), HP (Hillside Protection) / RN-1 (Single-

Family Residential Neighborhood), HP (Hillside Protection Overlay)ZONING DESIGNATION:

GROWTH POLICY PLAN: N/A

PLAN AMENDMENT REPORT

AGENDA DATE: 5/8/2025

AGENDA ITEM #: 11

DESIGNATION:

OWNER(S):

WATERSHED: Third Creek, Tennessee River

STREET ADDRESS:

View map on KGIS

AMY SHERRILL 

4301 KINGSTON PIKE  (4311 KINGSTON PIKE)

FIRE DISTRICT: Knoxville Fire Department

Jennifer Woodruff Knoxville Montessori School
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High, the Third Creek Greenway, and Everly Brothers Park are all nearby. 
The subject property is directly across from the Sequoyah Hills National 
Register Historic District.

STAFF RECOMMENDATION:

The HP (Hillside Protection) designation would be retained.

COMMENTS:

PURSUANT TO THE GENERAL PLAN, PLANNING FRAMEWORK CHAPTER, THE PLANNING 
COMMISSION RESERVES THE AUTHORITY TO RECOMMEND LAND USE PLAN CHANGES BASED ON 
SUBSTANTIALLY CHANGED CONDITIONS. SUBSTANTIALLY CHANGED CONDITIONS INCLUDE (may 
meet any of these):

INTRODUCTION OF SIGNIFICANT NEW ROADS OR UTILITIES THAT WERE NOT ANTICIPATED IN THE 
PLAN AND MAKE DEVELOPMENT MORE FEASIBLE:
1. There have been no apparent changes to the roads or utilities in this area since the adoption of the 2007 
West City Sector Plan.

AN OBVIOUS OR SIGNIFICANT ERROR OR OMISSION IN THE PLAN:
1. There are no apparent errors or omissions in the sector plan with regard to the subject property. However, 
the requested MDR classification will provide a buffer between the MU-SD MU-WC-1 (Mixed Use - Special 
District, Bearden Village) classification to the west that allows intense commercial uses within the Western 
Plaza strip mall and the LDR (Low Density Residential) classification to the east that is characterized by a 
single-family residential neighborhood. 

CHANGES IN GOVERNMENT POLICY, SUCH AS A DECISION TO CONCENTRATE DEVELOPMENT IN 
CERTAIN AREAS.
1. There are no known changes in government policy pertaining to this area.

TRENDS IN DEVELOPMENT, POPULATION OR TRAFFIC THAT WARRANT RECONSIDERATION OF THE 
ORIGINAL PLAN PROPOSAL:
1. The subject parcels are located within the northwest side of the Kingston Pike-Sequoyah Hills Association 
where the LDR and MU-SD MU-WC-1 land use classifications establish the edge between a commercial 
development and a residential neighborhood. While the neighborhood has retained its low-density residential 
character over the years, there have been several commercial developments along the Kingston Pike corridor 
within the Bearden Village Mixed Use Special District. For example, the Western Plaza has experienced major 
redevelopments between 2016-2019 that included construction of a three-story commercial and office building 
on the west side of the subject parcel. The MDR classification will work as a transitional area between the 
intense commercial uses and the residential uses.

OTHER CONSIDERATIONS:
1. The property meets the location criteria of the MDR classification. It is located on a major arterial street 
served by sidewalks with a nearby transit route, has less than 15% slope for almost its entirety, works as 
transitional areas between more intensive non-residential uses and low density residential neighborhoods, and 
is within a mile of public activity centers, including West High and Sequoyah Elementary schools, Third Creek 
Greenway, Third Creek Greenway Park, UT RecSports Complex, and numerous community-serving 
commercial amenities.

Approve the MDR (Medium Density Residential) land use classification because it will provide a buffer 

between more intensive commercial uses and low-density residential uses.

ESTIMATED TRAFFIC IMPACT:  Not required.

Not applicable.ESTIMATED STUDENT YIELD:

Schools affected by this proposal:  Sequoyah Elementary, Bearden Middle, and West High.
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If approved, this item will be forwarded to Knoxville City Council for action on 6/10/2025 and 6/24/2025.  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.

•  Potential new school population is estimated using locally-derived data on public school student yield 
generated by new housing.  
•  Students are assigned to schools based on current attendance zones as determined by Knox County 
Schools. Students may request transfers to different zones, and zone boundaries are subject to change.
•  Estimates presume full build-out of the proposed development. Build-out is subject to market forces, and 
timing varies widely from proposal to proposal.
•  Student yields from new development do not reflect a net addition of children in schools. Additions occur 
incrementally over the build-out period. New students may replace current population that ages through the 
system or moves from the attendance zone.
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PLAN AMENDMENT/ 

REZONING REPORT

APPLICANT:

TAX ID NUMBER: 107 L A 017, 01801

EXISTING LAND USE: Public/Quasi Public Land (school), Single Family Residential

EXTENSION OF PLAN No, this is not an extension.

HISTORY OF ZONING None noted.

North: Single family residential - LDR (Low Density Residential), HP 
(Hillside Ridgetop Protection) - RN-1 (Single-Family Residential 
Neighborhood), HP (Hillside Protection Overlay)

South: Agriculture/forestry/vacant land, single family residential - LDR (Low 
Density Residential) - RN-1 (Single-Family Residential 
Neighborhood)

East: Single family residential - LDR (Low Density Residential), HP 
(Hillside Ridgetop Protection) - RN-1 (Single-Family Residential 

SURROUNDING LAND USE, 

PLAN DESIGNATION,

DESIGNATION/ZONING:

PRESENT PLAN

PROPOSED PLAN

LDR (Low Density Residential), HP (Hillside Protection) / RN-1 (Single-

Family Residential Neighborhood), HP (Hillside Protection Overlay)

MDR (Medium Density Residential), HP (Hillside Protection) / RN-3 

(General Residential Neighborhood), HP (Hillside Protection Overlay)

DESIGNATION/ZONING:

DESIGNATION/ZONING:

REQUESTS:

LOCATION: North side of Kingston Pike, west of Towanda Trl terminus

SECTOR PLAN: West City

ACCESSIBILITY: Access is via Kingston Pike, a state-owned major arterial street with four 
lanes within a right-of-way width that varies from 70-91 ft.

Water Source: Knoxville Utilities Board

Sewer Source: Knoxville Utilities Board

UTILITIES:

JURISDICTION: Council District 2

TRACT INFORMATION: 1.46 acres.

POSTPONEMENT(S): 4/10/2025

FILE #:

4-D-25-PA (REVISED)

4-R-25-RZ

GROWTH POLICY PLAN: N/A

AGENDA DATE: 5/8/2025

AGENDA ITEM #: 11

ZONING

OWNER(S):

WATERSHED: Third Creek, Tennessee River

STREET ADDRESS:

View map on KGIS

AMY SHERRILL 

4301 KINGSTON PIKE  (4311 KINGSTON PIKE)

FIRE DISTRICT: Knoxville Fire Department

Jennifer Woodruff Knoxville Montessori School
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Neighborhood), HP (Hillside Protection Overlay)

West: Commercial - MU-SD MU-WC-1 (Mixed Use Special District, 
Bearden Village), HP (Hillside Ridgetop Protection) - C-G-3 
(General Commercial), HP (Hillside Protection Overlay)

NEIGHBORHOOD CONTEXT: The subject property is at the western edge of the single family residential 
section of the Kingston Pike and abuts Western Plaza on the east. West 
High, the Third Creek Greenway, and Everly Brothers Park are all nearby. 
The subject property is directly across from the Sequoyah Hills National 
Register Historic District.

STAFF RECOMMENDATION:

The HP (Hillside Protection) designation would be retained.

PURSUANT TO THE CITY OF KNOXVILLE ONE YEAR PLAN, CHAPTER 1, PLAN AMENDMENT, ONE OF 
THE FOLLOWING CRITERIA MUST BE MET FOR ALL ONE YEAR PLAN AMENDMENTS (may meet any of 
these): 

AN ERROR IN THE PLAN:
1. There are no apparent errors or omissions in the sector plan with regard to the subject property. However, 
the requested MDR classification will provide a buffer between the MU-SD MU-WC-1 (Mixed Use Special 
District, Bearden Village) classification to the west that allows intense commercial uses within the Western 
Plaza strip mall and the LDR (Low Density Residential) classification to the east that is characterized by a 
single-family residential neighborhood. 

A SIGNIFICANT CHANGE IN THE DEVELOPMENT PATTERN, OR THE COMPLETION OF A PUBLIC 
IMPROVEMENT (ROAD, PARK, SEWER), WHICH CHANGES THE BASIS ON WHICH THE PLAN WAS 
DEVELOPED FOR AN AREA:
1. The subjects parcels are located within the northwest side of the Kingston Pike-Sequoyah Hills Association 
where the LDR and MU-SD MU-WC-1 land use classifications establish the edge between a commercial 
development and a residential neighborhood. While the neighborhood has retained its low-density residential 
character over the years, there have been several commercial developments along the Kingston Pike corridor 
within the Bearden Village Mixed Use Special District. For example, the Western Plaza has experienced major 
redevelopments between 2016-2019 that included construction of a three-story commercial and office building 
on the west side of the subject parcel. The MDR classification will work as a transitional area between the 
intense commercial uses and the residential uses.

CHANGE IN PUBLIC POLICY, UNANTICIPATED BY THE PLAN:
1. There has been no change in public policy pertaining to this area.

NEW INFORMATION (INCLUDING NEW PLANS AND STUDIES PRODUCED BY KNOXVILLE-KNOX 
COUNTY PLANNING) BECOMING AVAILABLE, WHICH REVEALS THE NEED FOR A PLAN AMENDMENT:
1. There are no new studies or plans specific to this area or the MDR land use classification that apply to this 
request.

OTHER CONSIDERATIONS:
1. The property meets the location criteria of the MDR classification. It is located on a major arterial street 
served by sidewalks with a nearby transit route, has less than 15% slope for almost its entirety, works as 
transitional areas between more intensive non-residential uses and low density residential neighborhoods, and 
is within a mile of public activity centers, including West High and Sequoyah Elementary schools, Third Creek 
Greenway, Third Creek Greenway Park, UT RecSports Complex, and numerous community-serving 
commercial amenities.

Approve the MDR (Medium Density Residential) land use classification because it will provide a buffer 

between more intensive commercial uses and low-density residential uses.

Approve the RN-3 (General Residential Neighborhood) district because it is consistent with the 

recommended MDR land use classification.

The HP (Hillside Protection Overlay) district would be retained.

COMMENTS:
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PURSUANT TO THE CITY OF KNOXVILLE ZONING ORDINANCE, SECTION 16.1.E, ALL OF THE 
FOLLOWING CONDITIONS MUST BE MET FOR ALL REZONINGS:

THE PROPOSED AMENDMENT SHALL BE NECESSARY BECAUSE OF SUBSTANTIALLY CHANGED OR 
CHANGING CONDITIONS IN THE AREA AND DISTRICTS AFFECTED, OR IN THE CITY/COUNTY 
GENERALLY:
1. The abutting Western Plaza experienced major redevelopments between 2016-2019 that included 
construction of a three-story commercial and office building on the west side of the subject parcel.
2. The western subject parcel has been used by the Knoxville Montessori School since 1981 while the eastern 
parcel accommodates a house as well as a parking area for the school. The proposed rezoning would allow an 
expansion of the school that provides a buffer between the intense commercial use and the residential 
neighborhood on the northwest part of Kingston Pike-Sequoyah Hills Association.

THE PROPOSED AMENDMENT SHALL BE CONSISTENT WITH THE INTENT AND PURPOSE OF THE 
APPLICABLE ZONING ORDINANCE:
1. The RN-3 district is intended to accommodate medium density residential neighborhoods characterized by 
one- and two-family homes. Townhouse dwellings may be allowed via special use approval and limited 
nonresidential uses that are compatible with the character of the district may also be permitted.
2. The requested RN-3 district allows more than one principal structure on a parcel that is not allowed under 
the present RN-2 district. The proposed rezoning is consistent with the existing non-residential use of the 
property, and it meets the intent of the zoning district.
3. Rezonings should be based on the entire range of uses allowed within a zone to ensure that any 
development brought forth at a future time would be compatible with the surrounding land uses.

THE PROPOSED AMENDMENT SHALL NOT ADVERSELY AFFECT ANY OTHER PART OF THE CITY, 
NOR SHALL ANY DIRECT OR INDIRECT ADVERSE EFFECTS RESULT FROM SUCH AMENDMENT.
1. There are no significant adverse impacts anticipated with this rezoning. The RN-3 district has the same 
height restriction and side setback requirements as the RN-2 district standards. A Class A landscape buffer is 
required for nonresidential use located within residential district. If any townhouse development is pursued in 
future, it will require special use approval by the Planning Commission that involves a public hearing process.
2. Both parcels have been disturbed previously, so these would be exempt from the HP regulations.

THE PROPOSED AMENDMENT SHALL BE CONSISTENT WITH AND NOT IN CONFLICT WITH THE 
GENERAL PLAN OF KNOXVILLE AND KNOX COUNTY, INCLUDING ANY OF ITS ELEMENTS, MAJOR 
ROAD PLAN, LAND USE PLAN, COMMUNITY FACILITIES PLAN, AND OTHERS:
1. The proposed rezoning will provide a buffer between intense commercial uses and a residential 
neighborhood that is consistent with the General Plan’s Development Policy 8.4, which recommends protecting 
residential areas from encroaching commercial development and other incompatible uses.
2. The RN-3 district is consistent with the recommended MDR land use classification of the West City Sector 
Plan and One Year Plan. 
3. The Bearden Village Opportunities Plan’s (2001) recommended low density residential land use for this 
property. While the RN-3 district intends to accommodate medium density residential uses, the Montessori 
school has been located at this property for approximately 44 years. The proposed rezoning is in harmony with 
the community goal of enhancing the sense of place and community (p.6 of the small area plan). 

ADEQUATE PUBLIC FACILITIES ARE AVAILABLE INCLUDING, BUT NOT LIMITED TO, SCHOOLS, 
PARKS, POLICE AND FIRE PROTECTION, ROADS, SANITARY SEWERS, AND WATER LINES, OR ARE 
REASONABLY CAPABLE OF BEING PROVIDED PRIOR TO THE DEVELOPMENT OF THE SUBJECT 
PROPERTY IF THE AMENDMENT WERE ADOPTED:
1. Public facilities are not of any concern with regard to the requested rezoning. This is an urbanized area with 
adequate utility infrastructure and public amenities including the West High School, Third Creek Greenway, 
and Third Creek Greenway Park, and the property has sidewalk connection to a transit route within 0.35 miles.

ESTIMATED TRAFFIC IMPACT:  Not required.

Not applicable.ESTIMATED STUDENT YIELD:

Schools affected by this proposal:  Sequoyah Elementary, Bearden Middle, and West High.
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If approved, this item will be forwarded to Knoxville City Council for action on 6/10/2025 and 6/24/2025.  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.

•  Potential new school population is estimated using locally-derived data on public school student yield 
generated by new housing.  
•  Students are assigned to schools based on current attendance zones as determined by Knox County 
Schools. Students may request transfers to different zones, and zone boundaries are subject to change.
•  Estimates presume full build-out of the proposed development. Build-out is subject to market forces, and 
timing varies widely from proposal to proposal.
•  Student yields from new development do not reflect a net addition of children in schools. Additions occur 
incrementally over the build-out period. New students may replace current population that ages through the 
system or moves from the attendance zone.

4/30/2025 09:11 AM4-D-25-PAFILE #:AGENDA ITEM #: 11 11-4PAGE #:SAMIUL HAQUE









DEVELOPMENT REQUEST APPLICATION Staff - Slope Analysis

Case: 4-R-25-RZ

CATEGORY SQFT ACRES

RECOMMENDED 

DISTURBANCE 

BUDGET                  

(Percent)

DISTURBANCE AREA 

(Sqft)

DISTURBANCE 

AREA

(Acres)

Total Area of Site 63,800.1 1.46

Non-Hillside 2,042.0 0.05 N/A

0-15% Slope 54,700.3 1.26 100% 54,700.3 1.26

15-25% Slope 6,096.9 0.14 50% 3,048.4 0.07

25-40% Slope 945.2 0.02 20% 189.0 0.00

Greater than 40% Slope 15.6 0.00 10% 1.6 0.00

Ridgetops

Hillside Protection (HP) Area 61,758.1 1.42

Recommended 

disturbance budget 

within HP Area

57,939.4 1.33

Percent of HP Area 93.8%

Slope Analysis












