
SUBDIVISION REPORT - CONCEPT/USE ON REVIEW

SUBDIVISION: VISTA DEI MONTE (FKA: HARDIN VALLEY TOWN CENTER)

APPLICANT/DEVELOPER: HARDIN VALLEY LAND PARTNERS 

TAX IDENTIFICATION:

NUMBER OF LOTS: 19

ZONING: PC (Planned Commercial) / TO (Technology Overlay) Pending

1.  Reduction of required right-of-way on Hardin Valley Rd., from 44' to 
40' to centerline.

103   117, 118, 119.06 & 120

REQUIRED:

EXISTING LAND USE: Residence and vacant land

SURROUNDING LAND North:  Businesses and residences /  BP (Business and Technology) / TO 
(Technology Overlay) & PC (Planned Commercial) / TO (Technology 
Overlay)
South:  Vacant land / BP (Business and Technology) / TO (Technology 
Overlay) 
East:  Pellissippi Parkway / A (Agricultural) / TO (Technology Overlay) 
West:   Vacant land and residences / A (Agricultural) / TO (Technology 
Overlay)

USE AND ZONING:

LOCATION: Southeast side of Hardin Valley Rd., southwest side of Pellissippi 
Parkway.

JURISDICTION: County Commission District 6

SECTOR PLAN: Northwest County

APPROXIMATE ACREAGE: 69.8 acres

Site, Inc.SURVEYOR/ENGINEER:

ACCESSIBILITY: Access is via Hardin Valley Rd., a three lane minor arterial street with center 
median within 75' of right-of-way.

STAFF RECOMMENDATION:

1.  Connection to sanitary sewer and meeting all other applicable requirements of the Knox County Health 
Department.

PROPOSED USE:

POSTPONEMENT(S): 10/12/2006

10-W-06-UR

FILE #: 10-SH-06-C (REVISED)

Commercial subdivision

APPROVE variance 1 because the existing road improvements restrict compliance with the 
Subdivision Regulations, and the proposed variance will not create a traffic hazard. 

APPROVE the Concept Plan subject to 7 conditions:

SUBDIVISION VARIANCES

GROWTH POLICY PLAN: Planned Growth Area

KNOXVILLE/KNOX COUNTY METROPOLITAN PLANNING COMMISSION

AGENDA DATE: 11/9/2006

AGENDA ITEM #: 14

OWNER(S): HARDIN VALLEY LAND PARTNERS
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2.  Provision of street names which are consistent with the Uniform Street Naming and Addressing System in 
Knox county (Ord. 91-1-102)
3.  Revising the typical street cross section to show the asphalt binder course as 2.5".
4.  Meeting all applicable requirements of the Knox County Department of Engineering and Public Works.
5.  Including the notation on the final plat that all lots shall have access only to the internal street with no direct 
access to Pellissippi Parkway or Hardin Valley Rd.
6.  A final plat application based on this concept plan will not be accepted for review by MPC until certification 
of design plan approval has been submitted to the MPC staff
7.  Meeting all requirements of the approved use-on-review.

COMMENTS:

The applicant is proposing to subdivide this 69.8 acre tract into 19 lots for development under the PC (Planned 
Commercial) / TO (Technology Overlay) zoning designations.  The Planning Commission recommended 
approval of both sector plan amendments and rezoning requests (7-B-06-SP/7-K-06-RZ & 8-C-06-SP/8-M-06-
RZ) for this property on August 10, 2006.  The recommended zoning change was to PC (Planned Commercial) 
/ TO (Technology Overlay) with conditions.  The Knox County Commission approved these requests on 
September 25, 2006. 

Access to the proposed lots will be via a new public street off of Hardin Valley Road that will meet commercial 
street design standards. The southern terminus of the street will stub-out to the adjacent tract allowing for 
future connection to Carmichael Rd.  A temporary turnaround will be provided until the connection is made to 
Carmichael Rd.  The Northwest County Sector Plan includes a section referencing the Pellissippi Parkway 
Access Control Plan.  This plan calls for the creation of new service roads running parallel to Pellissippi 
Parkway to eliminate at-grade access points.  The proposed road serving this subdivision provides a major part 
in the implementation of that plan.  When the rezoning requests were presented to the Planning Commission a 
Conceptual Master Plan for development of the property was provided.  While this site has over 1500' of 
frontage along Pellissippi Parkway, the Conceptual Master Plan showed no access to the Parkway.  There will 
be no direct access from the lots to Pellissippi Parkway or Hardin Valley Rd.

A copy of the Executive Summary from the Traffic Impact Study that was prepared for this commercial 
subdivision is attached.  The street improvements recommended by the study are reflected in the revised 
concept plan.

The preliminary grading plan for the proposed street shows grades from the road at a 2:1 slope in some areas. 
Traversable access to some of the lots is questionable.  Access to individual lots will be addressed through the 
Use-on-Review application for each development site at which time site grading, location of other access 
drives and having adequate sight distance will be considered.  Shared access drives shall be provided when 
feasible.

A preliminary site grading (for the public street) and drainage plan has been submitted with the revised concept 
plan.  The site grading plan is scheduled for review by the Tennessee Technology Corridor Development 
Authority on November 6, 2006.

The applicant has also submitted a draft copy of the Declaration of Protective Covenants, Conditions and 

APPROVE the request for up to 19 commercial lots within the PC zone subject to 7 conditions.

1.  Obtaining the required Certificate of Appropriateness from the Tennessee Technology Corridor 
Development Authority (TTCDA) prior to commencing any grading on this site.
2.  Finalizing and recording of the restrictive covenants as required by the PC zoning regulations and the 
TTCDA.
3.  A separate use-on-review request will be required for each development within the subdivision.
4.  The 5' wide sidewalks designated on the typical cross section for the subdivision street and the required 
sidewalks within each development site will be implemented as a part of each development project.  While the 
sidewalks are not required to be installed with the construction of the street, the right-of-way shall be graded 
with construction of the street to accommodate the future sidewalks.
5.  This application does not include approval of any signage for the subdivision/development.
6.  Meeting all applicable requirements of the Knox County Zoning Ordinance.
7.  Meeting all requirements of the approved concept plan.

With the conditions noted above, this request meets the requirements for approval of a concept plan and use-
on-review in the PC (Planned Commercial ) zone.
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Restrictions which is a requirement for developments within the PC (Planned Commercial) zoning district.

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

1.  Public water and sewer utilities are available to serve the site.  
2.  With the recent improvements to Hardin Valley Rd. and the proposed improvements recommended by the 
traffic study, there will be adequate road capacity to handle the traffic generated by this development.
3.  The proposed  commercial subdivision is consistent in use with the zoning and development in the area.  
4.  This request will have no impact on schools.

CONFORMITY OF THE PROPOSAL TO CRITERIA ESTABLISHED BY THE KNOX COUNTY ZONING 
ORDINANCE

1. With the recommended conditions, the proposed  commercial subdivision meets the standards for 
development within the PC (Planned Commercial) Zone and all other requirements of the Zoning Ordinance.
2.  With the recommended conditions, the proposed use is consistent with the general standards for uses 
permitted on review:  The proposed development is consistent with the adopted plans and policies of the 
General Plan and Sector Plan.  The use is in harmony with the general purpose and intent of the Zoning 
Ordinance. The use should not significantly injure the value of adjacent property.  The use will not draw 
substantial additional traffic through residential areas.  Hardin Valley Rd. is classified as a minor arterial street.  
With that classification, it is expected to move traffic to and through the area.  No surrounding land uses will 
pose a hazard or create an unsuitable environment for the proposed use. 
    
CONFORMITY OF THE PROPOSAL TO ADOPTED MPC PLANS

1.  The amended Northwest County Sector Plan proposes mixed uses for this property, The proposed 
commercial subdivision is consistent with the sector plan.
2.  The Northwest County Sector Plan also includes a Pellissippi Parkway Access Control Plan.  This plan calls 
for the creation of new service roads running parallel to Pellissippi Parkway to eliminate at-grade access 
points.   The proposed road serving this subdivision provides a major part in the implementation of that plan.
3.  The Northwest County Sector Plan recommends incorporating sidewalks, bicycle lanes and other 
pedestrian facilities as a part of the transportation system.  The Knoxville Regional Bicycle Plan also 
recommends that arterial and collector roadways provide on-street bicycle facilities.  Based on the Plan 
recommendations, the typical cross section for the subdivision street has been revised to include 5 wide 
sidewalks and bicycle lanes on each side of the road.
4.  The site is located within the Planned Growth Area on the Knoxville-Knox County-Farragut Growth Policy 
Plan.

MPC's approval or denial of this concept plan request is final, unless the action is appealed to Knox County 
Chancery Court.  The date of the Knox County Chancery Court hearing will depend on when the appeal 
application is filed.

MPC's approval or denial of this use on review request is final, unless the action is appealed to the Knox 
County Board of Zoning Appeals.  The date of the Knox County Board of Zoning Appeals hearing will depend 
on when the appeal application is filed.
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