
Meeting: 5/15/2024

Applicant:

New construction, five-story multi-family building.

Downtown Design Guidelines

SUMMARY: Proposed new 5-story residential construction. The building is proposed for a rectangular site at the 
intersection of W. Vine Ave. and Locust St., currently featuring the Carpenter’s Union Building and a surface parking 
lot. The building is L shaped, extending the full length of the parcels along W. Vine Ave and Locust Street, and 
features a surface parking lot recessed behind the building. 

SITE LAYOUT AND ACCESS: The parking lot is accessible via a 22’ wide drive extending north off Cafego Place. 
Mechanical and service fixtures, including access to a trash room, are also located on this elevation. The primary 
pedestrian access point to the building is located to the rear of the building, in the north, as a storefront entry 
system located on the south elevation of the massing fronting W. Vine Ave. There are no ground-level entries or 
amenities fronting W. Vine Ave or Locust St. 

DESIGN ELEMENTS [Revised for May DRB submission]: The flat-roof building features first and second stories clad in 
brick veneer. The third through fifth stories are clad in painted cement board, arranged in alternating bands of 
horizontal shiplap and vertical panels. On the elevations facing the parking lot, a section of the building features just 
one story of brick veneer cladding. Units feature paired double-hung windows and full-light sliding doors, which 
provide access to balconies on the second through fifth stories. A large red metal panel accent encloses interior 
bays on the north and south elevations and extends above the roofline.

Level III

A. Public Realm
1. Pedestrian and Bicycle Safety
1g. Consolidate curb-cuts and locate driveways near mid-block, when necessary; alley access should be provided for 
service and parking, if feasible.

3. Parking Facilities
3c. Locate surface parking lots to the side or rear of buildings. No surface parking lots should be created in front of 
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buildings. 
3d. Screen surface lots, where they abut a public sidewalk, with decorative walls, fencing, and landscaping. 
3e. Distribute shade trees within surface lots at a ratio of 1 tree per 8 parking spaces. Trees may be planted in wells 
between spaces.

4. Downtown Beautification
4a. Foster downtown beautification with landscaping and plantings, public art, and public open space.
4c. Plant street trees where possible. Choose tree planting locations that will not significantly alter the setting of or 
harm the materials of historic buildings.

B. Private Realm
1. Building Mass, Scale and Form
1a. Maintain a pedestrian-scaled environment from block to block. 
1b. Foster air circulation and sunlight penetration around new buildings. Buildings may be designed with open 
space, as allowed under existing DK zoning; or buildings may be ‘stepped back’ on upper floors with lower floors 
meeting the sidewalk edge. 
1c. Use building materials, cornice lines, signs, and awnings of a human scale in order to reduce the mass of 
buildings as experienced at the street level. 
1d. Divide larger buildings into ‘modules’ that are similar in scale to traditional downtown buildings. Buildings should 
be designed with a recognizable base, middle, and top on all exposed elevations. 
1e. Avoid blank walls along street-facing elevations.

2. Building Location
2a. Set buildings back five feet in order to provide wider sidewalk space when new construction in non-historic 
areas is to be more than half the length of the block. 
2b. Consider using landscape elements to define the sidewalk edge where a building is to be set back from the 
sidewalk.
2d. Limit grade separations above or below the sidewalk, generally no more than 3 feet. Allow for clear sightlines 
into and out of buildings and plazas.
2e. Design private plazas to be pedestrian-friendly. Provide human-scale amenities and include landscaping.

3. Building Materials
3a. Use complimentary materials and elements, especially next to historic buildings.

4. Architectural Character
4a. Encourage first floor uses that draw walk-in traffic; businesses that do not require pedestrian traffic should be 
located on other floors.
4b. Enhance pedestrian interest in commercial and office buildings by creating a largely transparent and consistent 
rhythm of entrances and windows.
4c. Scale first floor signs to pedestrians. 
4d. Differentiate the architectural features of ground floors from upper floors with traditional considerations such 
as show-windows, transoms, friezes, and sign boards. 
4e. Design top floors to enhance the skyline of the block through cornices and details that are harmonious with 
adjacent architecture. 4f. Encourage the use of ‘green roofs’ and other sustainable practices, while minimizing the 
visual impact from the street.

5. Ground Floor Doors and Windows
5a. Use consistent rhythm of openings, windows, doorways, and entries. 
5b. Orient primary front entrances to the main street; secondary entrances should be clearly defined and oriented 
to streets or alleys, as appropriate. 
5c. Design entrances according to the proportions of the building’s height and width. 
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5d. Consider corner entrances at the ends of blocks. 
5e. All windows at the pedestrian level should be clear 
5f. Recess ground floor window frames and doors from the exterior building face to provide depth to the facade.

6. Residential Buildings
6a. Elevate the first floor of townhouses and apartment buildings so that pedestrians cannot look directly into the 
residence from the sidewalk level. 
6b. Design entrances to residential buildings so that access is separated from pedestrian flow on the sidewalk. 
6c. Encourage the development of mixed-use buildings with apartments over lower story commercial uses.

7. Mechanical Equipment and Service Utilities
7a. Minimize the visual impact of mechanical equipment through screens or recessed/ low-profile equipment. 
7b. Do not locate units on a primary façade. 
7c. Screen rooftop vents, heating/ cooling units and related utilities with parapet walls or other screens. Consider 
sound-buffering of the units as part of the design. 
7d. Locate utility connections and service boxes on secondary walls. 
7e. Reduce the visual impacts of trash storage and service areas by locating them at the rear of a building or off an 
alley, when possible. 
7f. Screen dumpsters from view. 
7g. Locate satellite dishes out of public view, where possible. 
7h. Allow solar panels and other technological advances on rooftops and other unobtrusive locations. Solar panels 
should not be considered on the elevations of historic buildings.

The Boulevard District: 
2a. Design building entrances to be clearly oriented to the street. 
2b. Encourage building forms that are complimentary to the mass of adjacent buildings. 
2c. Design building elevations to compliment the buildings along the side or back streets when buildings are to face 
more than one street. 
2d. Screen service facilities or incorporate them into the design of new buildings so that they are not obtrusive.

Comments

1.  The building is proposed for a parcel currently containing a c.1940 building (to be demolished) and surface 
parking. The site is surrounded by multi-family construction, including contemporary townhouse style units to the 
north and a tall multi-family building to the west, with a historic brick masonry church further to the east. The 
blocks feature a limited amount of pedestrian activity, as it is somewhat disconnected from Jackson Ave by 
topography and the rest of downtown by Summit Hill Drive. 

2.  The property was previously zoned DK-G, but rezoned by the applicant in DK-B in 2022. The DK-B subdistrict 
permits buildings with residential uses on the ground floor. 

3.  The application includes approximately 18 spaces on a new surface parking lot, accessed from Cafego Place. 
Overall, the access point meets the design guidelines as it creates only one curb cut on the sidewalk (where there 
are currently multiple) and will not create additional safety issues for pedestrians. The parking lot meets the 
guidelines as it’s located to the rear of the building. The final site plan should meet City Engineering standards. 

4.  Guidelines encourage maintaining a pedestrian-scaled environment from block to block, and avoiding blank walls 
along street-facing elevations. The application avoids blank walls via a series of double-hung and fixed windows on 
the Vine elevation, with windows and sliding glass doors along the Locust St elevation. The guidelines also 
recommend dividing buildings into "modules" similar in scale to traditional downtown buildings with a recognizable 
base, middle, and top. The design includes details typical to contemporary multi-family buildings, using vertical 
bands to break up the massing along a brick foundation base and a parapet-topped roofline. The revised design 
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Recommendation

The Board should discuss whether the revised materials meet the guideline to relate to the scale, durability, color, 
and texture of the predominate building materials in the area. The Board should also discuss the building’s 
ground-level pedestrian engagement within the neighborhood context. 

Approval of Certificate 4-E-24-DT should be subject to the following conditions:
1) Final site plan and parking lot to meet City Engineering standards;
2) Final landscaping plan to meet standards of City zoning code (12.2) and design guidelines;
3) Any mechanical equipment or service utilities not shown on plans to be placed on secondary elevations and
receive screening as necessary;
4) Signage to return to Design Review Board as a separate application.

incorporates additional masonry to define a base. 

5. The project does not include any public uses on the first story. Many guidelines encourage incorporating first-
floor uses that engage pedestrians and draw walk-in traffic. Other fully residential buildings approved by the Board
recently include 701 E. Hill Avenue (8-F-22-DT), which noted that the building was proposed for a largely residential
area which didn’t contain other commercial or retail spaces. At 121 Union Ave (7-C-23-DT), the multi-family building
included a retail use at the corner and engaged the street via a series of townhouse-style stoops and entries.

Guidelines recommend creating a "consistent rhythm of entrances and windows" along the ground-level elevations. 
The Vine Avenue elevation has a consistent rhythm of windows but only one door accessing the sidewalk, which is a 
secondary single-light door. There are no entrances on the Locust Street elevation. The primary building entrance is 
located on the rear of the building by the parking lot. The Board should discuss the proposed ground-level design 
and engagement with the street within the neighborhood context. 

6. Guidelines recommend the use of building materials that "relate to the scale, durability, color, and texture of the
predominate building materials in the area." The surrounding area is characterized by the use of brick masonry,
from the c.1970s and 1980s multi-family buildings to the north and west, to the contemporary townhouses to the
northwest, to the Fraternal Order of the Eagles Building and the historic church nearby. Fiber cement siding panels
do not demonstrate the same durability or detail as historic masonry. The revised proposal includes two levels of
brick masonry on the primary elevations, incorporating additional masonry in response to the guidelines and
previous staff recommendations. The Board should discuss the proposed materials.

7. The proposal meets the guidelines for residential buildings, with residential accesses "elevated so that
pedestrians cannot look directly into the residence from street level."

8. All mechanical and service utilities indicated on the plans meet the guidelines as located on secondary elevations;
any not shown should receive screening as necessary. Lighting should meet City standards for exterior lighting.

9. The signs depicted on the elevation drawings do not contain sufficient information for Board review at this time;
a separate signage application should be submitted to the DRB for further review.
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This drawing is the property of Hedstrom Design, LLC and
is not to be reproduced or copied in whole or in part
without the authorization from Hedstrom Design, LLC. It is
to be used for the project specifically identified herein
and is not to be used on any other project. The
Contractor is responsible for verifying all field
measurements, quantities, dimensions, and related field
construction criteria.

Any discrepancies, inconsistencies or ambiguities found
between the drawings, specifications, and site conditions
shall be immediately reported to the Landscape Architect
in writing. The Landscape Architect will promptly correct
the same in writing. Work done by the Contractor after
discovery of such discrepancies, inconsistencies, or
ambiguities shall be done at the Contractor's risk.

Date: 05.02.24

DD Plans

Not for

Construction

Scale: 1" = 10'-0"

Landscape Requirements per City of Knoxville Zoning Code
Article 12
12.5 Parking Lot Perimeter Landscape Yard
     A. Parking lots less than 10,000 square feet in area are exempt from parking lot perimeter
          landscape yard.
          -Proposed Parking Lot Area: 4,920 sf

12.6 Interior Parking Lot Landscape
     A minimum of one shade tree must be provided in every parking lot island or landscape area
     for single row parking lot islands and two shade trees for double row parking lot islands In
     addition to the required shade trees, a minimum of 60% of the area of every parking lot island
     must be planted in shrubs, live groundcover, perennials, or ornamental grasses, unless the
     parking lot island or landscape area is designated to facilitate pedestrian access through the
     parking lot as approved in landscape plan review.

City of Knoxville Landscape Ordinance
Chapter 14: Forestry
14-36 Planting of Trees
     A. Where trees cannot be retained pursuant to this article, or do not exist on the site, they
          shall be provided on the site, within twelve (12) months of construction completion, at the
          rate of eight (8) trees per acre, with at least one-half of the required number being species
          capable of attaining a height of fifty (50) feet or more at maturity. Such trees shall have a
          minimum trunk diameter of two (2) inches at six (6) inches above ground at planting. Trees
          shall be planted and spaced accordingly to meet the purpose and intent of this article.

          Total project site: 28,725 sf (.66 acres) x 8 trees per acre = 5.28 trees
          Trees Required: 6
          Trees Provided: 10 (8 Canopy) (2 Ornamental)

1. The Contractor shall make all necessary construction notifications and apply for and
obtain all necessary construction permits.

2. The Contractor shall be solely responsible for job safety and all construction means and
methods.

3. Prior to beginning construction, the contractor shall walk the site with the Owner to gain a
thorough understanding of the project, including any special considerations and
constraints.

4. Prior to beginning any excavation work, the contractor shall notify all utility companies in
accordance with the "dig safe" notification procedures promoted by respective utility
companies. The telephone number for Tennessee One Call is 1800-351-1111.

5. It is the Contractor's responsibility to locate all utility lines. Care should be taken during
all excavations near utility lines.

6. It is the Contractor's responsibility to verify all conditions in the field and report
discrepancies between plans and actual conditions to the Landscape Architect or Owner
immediately.

7. All areas outside the limit of work disturbed during construction to be restored to their
original condition at no cost to the Owner.

8. All items requiring removal shall be removed to full depth to include base material and
footings or foundations as applicable, and legally disposed of off-site by the Contractor.

9. Before any plant material is removed, the contractor shall arrange an on-site meeting
with the Owner to determine those plants that are to be removed, protected, or
re-located. All existing trees and shrubs to remain shall be protected throughout the time
of construction, as specified and directed by the Owner.

10. At all locations where new pavement meets concrete or bituminous concrete pavement,
the edge of the existing pavement shall be saw cut to a clean, smooth edge.

11. Protect existing concrete sidewalk surfaces. No heavy vehicles to be stored or driven on
the pavement without protection. Contractor is responsible for any and all damage during
construction. Any damage that occurs during construction must be fixed according to
plans. Coordinate with Landscape Architect or Owner regarding a record of existing
conditions.

12. The Contractor shall be responsible to coordinate his efforts of this project with all trades,
as applicable.

13. Consult all of the drawings and specifications for coordination requirements before
commencing construction.

Site Preparation Notes

TENNESSEE
ONE-CALL SYSTEM
BEFORE YOU DIG

CALL
1-800-351-1111

See Sheet L200 for full Plant
Schedule, Planting Notes, & Details.

Product Images: Landscape Forms

Emerson Bike Rack

Note: Landscape Contractor to attend
site visit with Landscape Architect prior
to purchase of plants to confirm plant
selections and existing conditions.

Plant Key

Stop Bollard-removable
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May 3rd, 2024 
 
Knoxville-Knox County Planning  
Lindsay Crockett 
400 Main Street, Suite 403 
Knoxville, TN 37902 
 
Re: Description of Design Revisions for: City Summit   DIA Project Number: 21011  File: I01 
 
Dear Lindsay, 
 
Please see attached for the revised Design Review Board submission package for City Summit Apartments. The revised design 
addresses the Downtown Design Review Guidelines in the following ways: 
 

Private Realm 
 

1. Building Mass, Scale, and Form 

“Building form should be consistent with the character of downtown as an urban setting and should reinforce 
the pedestrian activity at the street level.” 
 

a. Maintain a pedestrian-scaled environment from block to block. 
i. Architect Response: Guideline is incorporated. 

b. Foster air circulation and sunlight penetration around new buildings. Buildings may be designed with open 
space, as allowed under existing DK zoning; or buildings may be stepped back on upper floors with lower floors 
meeting the sidewalk edge.  

i. Architect Response: Guideline is incorporated. 

c. Use building materials, cornice lines, signs, and awnings of a human scale in order to reduce the mass of 
buildings as experienced at the street level.  

i. Architect Response: Guideline is incorporated. 

d. Divide larger buildings into “modules” that are similar in scale to traditional downtown buildings. Buildings should 
be designed with a recognizable base, middle and top on all exposed elevations.  

i. Architect Response: Guideline is incorporated. 

 
2. Building Location  

“It is important to establish a strong relationship among buildings, sidewalks, and streets. This is typically 
accomplished through consistent setbacks that locate buildings on the same line.”  
 

a. Set buildings back five feet in order to provide wider sidewalk space when new construction in non-historic 
areas is to be more than half the length of the block.  

i. Architect Response: Guideline is incorporated. 

b. Consider using landscape elements to define the sidewalk edge where a building is to be set back from the 
sidewalk.  

i. Architect Response: Guideline is incorporated. 

c. Limit grade separations above or below the sidewalk, generally no more than 3 feet. Allow for clear sightlines 
into and out of buildings and plazas.  

i. Architect Response: Guideline is incorporated. 

d. Design private plazas to be pedestrian-friendly. Provide human-scale amenities and include landscaping.  
i. Architect Response: Guideline is incorporated. 
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3. Building Materials 

“New building materials should relate to the scale, durability, color, and texture of the predominate building 
materials in the area.” 
 

a. Use complimentary materials and elements, especially next to historic buildings.  
i. Architect Response: Guideline is incorporated. 

 
4. Ground Floor Doors and Windows 

a. Use consistent rhythm of openings, windows, doorways, and entries.  
i. Architect Response: Guideline is incorporated. 

b. Orient primary front entrances to the main street; secondary entrances should be clearly defined and oriented 
to streets or alleys, as appropriate.  

i. Architect Response: Guideline is incorporated. 

c. Design entrances according to the proportions of the building’s height and width.  
i. Architect Response: Guideline is incorporated. 

 
5. Residential Buildings 

a. Elevate the first floor of townhouses and apartment buildings so that pedestrians cannot look directly into the 
residence from the sidewalk level.  

i. Architect Response: Guideline is incorporated. 

b. Design entrances to residential buildings so that access is separated from pedestrian flow on the sidewalk.  
i. Architect Response: Guideline is incorporated. 

c. Provide yard space for apartment buildings in the Boulevard District.  
i. Architect Response: Guideline is incorporated. 

 

DK-B Boulevard District Guidelines  
 

1. Yards/Setbacks 

a. Separate new buildings from the sidewalk with lawn or other landscaped area.  
i. Architect Response: Guideline is incorporated. 

b. Plant native or naturalized trees and other landscape materials in the open spaces.  
i. Architect Response: Guideline is incorporated.  

c. Compliment the architecture and landscaping of adjoining property.  
i. Architect Response: Guideline is incorporated.  

d. Allow for plazas or similar quasi-public spaces in a portion of these private open spaces.  
i. Architect Response: Guideline is incorporated.  

 
2. Building Considerations 

a. Design building entrances to be clearly oriented to the street.  
i. Architect Response: Guideline is incorporated. 

b. Encourage building forms that are complimentary to the mass of adjacent buildings.  
i. Architect Response: Guideline is incorporated.  

c. Design building elevations to compliment the buildings along the side or back streets when buildings are to face 
more than one street.  

i. Architect Response: Guideline is incorporated.  

d. Screen service facilities or incorporate them into the design of new buildings so that they are not obtrusive.  
i. Architect Response: Guideline is incorporated.  

 
3. Recommended Signs **Signage to be submitted at a future date for review and approval.** 

 
Sincerely, 
Design Innovation 

 

(Signature)    
Name 

Title                  Oren Yarbrough, Project Architect 

OYarbrough
Stamp
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