
ZONING REQUESTED: PR (Planned Residential)

EXISTING LAND USE: Vacant land

PROPOSED USE: Residential development

EXTENSION OF ZONE: Yes, adjacent to PR to the south and west

HISTORY OF ZONING: None noted

North: Railroad right-of-way / Farragut Town Limits

South: Lake and residential subdivision / PR (Planned Residential) @ 1-2.4 
du/ac

East: Houses and lake / A (Agricultural)

West: Commercial development, Harvey Rd., residential subdivision / PR 
(Planned Residential) @ 1-3 du/ac

NEIGHBORHOOD CONTEXT: With the exception of the small commercial node to the west of the subject 
property, developed under PR zoning, the surrounding area is developed 
entirely with agricultural and rural to low density residential development 
under A, PR and RA zoning in Knox County and various residential zones 
applicable in the Town of Farragut to the north.

SURROUNDING LAND

USE AND ZONING:

KNOXVILLE/KNOX COUNTY METROPOLITAN PLANNING COMMISSION

REZONING REPORT

APPLICANT: HUBER PROPERTIES 

TAX ID NUMBER: 162   04701,04706,04707 & 04708     AREA ZONED A 
ONLY

LOCATION: Northeast side Harvey Rd., north of Mallard Bay Dr.

SECTOR PLAN: Southwest County

ACCESSIBILITY: Access is via Harvey Rd., a major collector street with 21' of pavement width 
within 50' of right-of-way.

Water Source: First Knox Utility District

Sewer Source: First Knox Utility District

UTILITIES:

JURISDICTION: County Commission District 5

APPX. SIZE OF TRACT: 9.8 acres

STAFF RECOMMENDATION:

Condition:  Prior to Knox County Commission’s consideration of this matter on July 27, 2015, the applicant 
must provide adequate documentation from First Knox Utility District (FUD) to provide a minimum 40 foot wide 

AGENDA DATE: 6/11/2015

FILE #: 6-F-15-RZ

DENSITY PROPOSED: 4 du/ac

RECOMMEND that County Commission APPROVE PR (Planned Residential) zoning at a density of up 

to 3.5 du/ac. (Applicant requested 4 du/ac).

GROWTH POLICY PLAN: Planned Growth Area

AGENDA ITEM #: 25

OWNER(S):

A (Agricultural)PRESENT ZONING:

WATERSHED: Turkey Creek

STREET ADDRESS:

View map on KGIS

John Huber
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easement through their property to the applicant to access the proposed development, as shown on the 
concept/use on review plan (7-SC-15-C/7-H-15-UR).  MPC and Knox County Engineering staff will have to 
determine whether this condition is met prior to the Knox County Commission meeting.  If it is determined that 
it is adequately addressed, then this condition may be removed by Knox County Commission before final 
approval of the rezoning request.  If the condition is not met, the request should be either postponed or denied.

PR is an appropriate zone for residential development of this site and is consistent with the sector plan 
proposal for the property.  Staff is recommending a lower density than requested for better compatibility with 
the surrounding development pattern and zoning.  The recommended density, although slighter higher than 
prevailing zoning densities in the area, is appropriate because the site is somewhat isolated from surrounding 
residential subdivisions by the lake to the south and east, railroad tracks to the north and the commercial 
development to the west.  The recommended and proposed density is still below the maximum density of 5 
du/ac that can be considered under the LDR (Low Density Residential) sector plan designation.

COMMENTS:

Staff is recommending the condition because, currently, the applicant does not have the ability to provide legal 
access for the proposed development.  Staff is of the opinion that the property should not be rezoned unless it 
is certain that sufficient legal access to the site can be provided.  The applicant has been involved in 
negotiations with FUD, and has stated that a verbal agreement has been reached for FUD to provide the 
additional land needed (see attached email from John Huber), but the FUD Board must officially approve the 
land transfer before it is official.  This process should be completed prior to the Knox County Commission 
hearing on July 27, but is not likely to be accomplished before the MPC meeting on June 11.

REZONING REQUIREMENTS FROM ZONING ORDINANCES (must meet all of these):

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.  PR is the most appropriate residential zone that can be considered for this site. The proposed density is 
compatible with the surrounding development and zoning pattern.
2.  The requested PR zoning and density is consistent with the sector plan proposal for the site and the site is 
designated as Planned Growth Area on the Knoxville-Knox County-Farragut Growth Policy Plan map.
3.  PR zoning will require MPC approval of a development plan as a use on review prior to construction on the 
site. 

THE PROPOSED AMENDMENT SHALL BE CONSISTENT WITH THE INTENT AND PURPOSE OF THE 
APPLICABLE ZONING ORDINANCE:
1.  PR zoning is intended to provide optional methods of land development which encourage more imaginative 
solutions to environmental design problems.  Residential areas thus established would be characterized by a 
unified building and site development program, open space for recreation and provision for commercial, 
religious, educational and cultural facilities which are integrated with the total project by unified architectural 
and open space treatment.
2.  Additionally, the zoning states that each development shall be compatible with the surrounding or adjacent 
zones.  Such compatibility shall be determined by the Planning Commission by review of development plans.  
Staff maintains that PR is the most appropriate zone for proposed development of this site.

THE PROPOSED AMENDMENT SHALL NOT ADVERSELY AFFECT ANY OTHER PART OF THE COUNTY, 
NOR SHALL ANY DIRECT OR INDIRECT ADVERSE EFFECTS RESULT FROM SUCH AMENDMENT: 
1.  PR zoning at the recommended density will allow reasonable use of the property for residential 
development, while maintaining compatibility with surrounding development and zoning. 
2.  The applicant has submitted the attached concept/use on review development plan (7-SC-15-C/7-H-15-UR) 
for MPC’s consideration at the July 9 meeting.  This plan shows 34 single family detached lots on a total of 
16.36 acres.  However, only acreage above the 820 contour may be counted toward density because of the 
development constraints on land below it.  The development plan indicates that 10.17 acres are above the 820 
contour, which results in a proposed density of 3.34 du/ac. 
3.  The following approximations are based on the concept plan's reported acreage of 10.17 acres above the 
820 contour, which is the land that may be counted toward density.  At the recommended density up to 3.5 
du/ac, up to 35 dwelling units could be proposed for the site.  That number of detached units would add 
approximately 395 vehicle trips per day to the street system and would add approximately 22 children under the 
age of 18 to the school system.   The requested density of up to 4 du/ac would allow for a maximum of 40 
dwelling units to be proposed for the site.  That number of detached units, would add approximately 436 vehicle 
trips per day to the street system and would add approximately 25 children under the age of 18 to the school 
system.   
4.  PR zoning at the recommended density is compatible with surrounding development and should have a 
minimal impact on adjacent properties.
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5.  Harvey Rd. is classified as a major collector street and has adequate pavement width of more than 20 feet 
to accommodate the proposed residential development.  Access to the development is proposed to Harvey 
Rd., south of the commercial development, partly within an FUD-owned property containing a pump station.  A 
close-up of the development plan is also attached showing the proposed access drive.  The applicant's 
engineer has also provided the attached letter verifying that adequate sight distance on Harvey Rd. is available 
from the proposed entrance to the development.  Harvey Rd. has a posted speed limit of 30 mph, meaning that 
300 feet of clear sight distance is required.  The engineer attests that more than 400 feet of clear sight distance 
in both directions. 
5.  Public water and sanitary sewer utilities are available in the area, but may need to be extended to serve the 
site.   
6.  Staff has concerns about the proposed proximity of residential structures to a heavily-used rail line (30 plus 
trains per day).  In the unlikely event that a derailment, chemical spill or other catastrophe occurred in the area, 
these units and the persons living in them would be especially susceptible to harm.  Care should be taken to 
locate the units as far from the rail line as possible.  The stretch of railroad right-of-way adjacent to the subject 
property also has two parallel rail lines within it, where trains stop to allow trains heading in the opposite 
direction to pass before proceeding.   Therefore, trains will frequently stop and idle in this area, causing longer 
periods of time with noise impact generated by adjacent train operations.

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 Southwest County Sector Plan designates this site for low density residential uses, consistent with PR 
zoning at up to 5 du/ac.  
2.  The site is located within the Planned Growth Area on the Knoxville-Knox County-Farragut Growth Policy 
Plan map.  
3.  This request may lead to future requests for PR zoning in the future on other A-zoned properties in the area, 
consistent with the sector plan proposal.

Upon final approval of the rezoning, the developer will be required to submit a concept plan/use on review 
development plan prior to the property's development.  The plan will show the property's proposed lot pattern 
and street network and will also identify the types of residential units that may be constructed.  Grading and 
drainage plans may also be required at this stage, if deemed necessary by Knox County Engineering and MPC 
staff.

If approved, this item will be forwarded to Knox County Commission for action on 7/27/2015.  If denied, MPC's 
action is final, unless the action to deny is appealed to Knox County Commission.  The date of the appeal 
hearing will depend on when the appeal application is filed.  Appellants have 30 days to appeal an MPC 
decision in the County.

25 (public and private school children, ages 5-18 years)ESTIMATED STUDENT YIELD:

446 (average daily vehicle trips)

Average Daily Vehicle Trips are computed using national average trip rates reported in the latest edition of "Trip 
Generation," published by the Institute of Transportation Engineers.  Average Daily Vehicle Trips represent the 
total number of trips that a particular land use can be expected to generate during a 24-hour day (Monday 
through Friday), with a "trip" counted each time a vehicle enters or exits a proposed development.

ESTIMATED TRAFFIC IMPACT:

Schools affected by this proposal:  Farragut Primary/Intermediate, Farragut Middle, and Farragut High.

•  School-age population (ages 5–18) is estimated by MPC using data from a variety of sources.  
•  While most children will attend public schools, the estimate includes population that may be home-schooled, 
attend private schools at various stages of enrollment, or drop out of the public system.
•  Students are assigned to schools based on current attendance zones as determined by Knox County 
Schools.  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.
•  School capacities are subject to change by Knox County Schools through building additions, curriculum or 
scheduling changes, or amendments to attendance zone boundaries.
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Michael Brusseau <mike.brusseau@knoxmpc.org>

Huber Properties 6F15RZ

David B. Harbin <harbin@bhnp.com> Wed, Jun 3, 2015 at 2:09 PM
To: Mike Brusseau <mike.brusseau@knoxmpc.org>
Cc: John Huber <john@southernsignature.net>

Mr. Brusseau:

 

John Huber of Huber properties has requested to rezone property on Harvey Road (MPC File #6F15RZ).  Mr.
Huber desires to develop this site as a single family detached development.  Access for the proposed
development will be a private road that connects to Harvey Road through property currently owned by First Utility
District. A question has arisen as to whether adequate sight distance is available at this connection point to
Harvey Road.

 

Harvey Road is classified as a major collector with approximately 20 feet of pavement width.  The posted speed
limit is 30 mph.  The required sight distance is 300 feet.

 

I have inspected the site of the proposed intersection and have determined that sight distance in both directions,
as defined by the Minimum Subdivision Regulations is at least 400 feet, which far exceeds the 300 foot
requirement.

 

David Harbin PE, RLS

 

Batson, Himes, Norvell & Poe

4334 Papermill Drive

Knoxville, TN 37909

 

(865)5886472

 

NOTICE OF CONFIDENTIALITY AND NONDISCLOSURE:  This electronic message, also referred to herein as Email, which includes
any attachments and other documents referred to herein and in the attachments, contains information from Batson, Himes,Norvell & Poe
that may be legally privileged and confidential.  The information is intended for the use of the addressee(s) only.  If you are not the
addressee, note that any disclosure, copying, distribution, or use of the contents of this message is prohibited.  If you received this
message in error, please advise the sender by replying and delete this electronic message and any attachments

 

MPC June 11, 2015 Agenda Item # 25

tel:%28865%29588-6472


MPC June 11, 2015 Agenda Item # 25



MPC June 11, 2015 Agenda Item # 25



MPC June 11, 2015 Agenda Item # 25



MPC June 11, 2015 Agenda Item # 25



MPC June 11, 2015 Agenda Item # 25



MPC June 11, 2015 Agenda Item # 25



MPC June 11, 2015 Agenda Item # 25



MPC June 11, 2015 Agenda Item # 25



MPC June 11, 2015 Agenda Item # 25



MPC June 11, 2015 Agenda Item # 25



MPC June 11, 2015 Agenda Item # 25



    
 

   

MPC June 11, 2015 Agenda Item # 25



     

MPC June 11, 2015 Agenda Item # 25



    
 

 

MPC June 11, 2015 Agenda Item # 25



         
 

     

MPC June 11, 2015 Agenda Item # 25



MPC June 11, 2015 Agenda Item # 25



MPC June 11, 2015 Agenda Item # 25



MPC June 11, 2015 Agenda Item # 25



MPC June 11, 2015 Agenda Item # 25



 
 
   

MPC June 11, 2015 Agenda Item # 25



MPC June 11, 2015 Agenda Item # 25



MPC June 11, 2015 Agenda Item # 25



MPC June 11, 2015 Agenda Item # 25



6/5/2015 KnoxMPC Mail  [MPC Comment] MPC Filing Number 6F15RZ

https://mail.google.com/mail/u/0/?ui=2&ik=c822ec2964&view=pt&search=inbox&type=14dc13e3b69753f0&th=14dc13e3b69753f0&siml=14dc13e3b69753f0&si… 1/6

Betty Jo Mahan <bettyjo.mahan@knoxmpc.org>

[MPC Comment] MPC Filing Number 6F15RZ
2 messages

dlargent@gmail.com <dlargent@gmail.com> Thu, Jun 4, 2015 at 8:48 PM
ReplyTo: dlargent@gmail.com
To: "commission@knoxmpc.org" <commission@knoxmpc.org>

June 4, 2015

MPC File Number: 6F15RZ
Huber Properties
 
Dear Planning Commissioners,
 
I write you to revise our objection to the property at 0 Harvey Road, Knoxville TN. 37922, the
property regarding MPC filing number 6F15RZ being rezoned from A (agricultural) to PR
(Planned Residential).  I request that if this file number is on the consent list for the June 11, 2015
Planning Commission meeting agenda that it be taken off the consent list.  We are not necessarily
against development but we do feel that allowing the property become PR opens up the door to
development and housing that is not in keeping with the surroundings.  Current zoning codes require
a development must be designed to produce an environment of stable and desirable character not out
of harmony with its surrounding neighborhoods.   We understand from the developer the preliminary
plans for the new development on this property is for 34 lots about ¼ one quarter in size and houses
will be sold for as little as $350,000.  The size of those lots and quality and price of those homes
would certainly not be in keeping with homes anywhere on the entire cove and lake front in the area. 
Furthermore the lake front houses would not be of size, quality and value of any of the lake front
homes in the entire area.  He is proposing a zero lot community and that is certainly not in keeping
with the surroundings.   He will be selling the lots to individual builders which does not allow for any
consistency of quality or size and further ensures a lack of consistency with the surroundings.  A lack
of C and R’s would detract from the quality of our surroundings. We also object to putting in 9
private boat docks and a community dock of 18 slips.  Our cove is narrow and it would be dangerous
with that much boat traffic.  Boat slips would be within 50 feet of our community gazebo.  The
community dock would be within 300 feet of our shore line.   For the same reason a community dock
was not built for Mallard bay should apply to this proposed development.  Also, a boat launch would
invite people from all over the area to access the lake from that ramp. 
 
 Attached are maps and photos of the area around the land that is up for rezoning.  As you can see,
the development would be right across a small cove from million dollar homes.  In the immediate
area lies the neighborhoods of Mallard Bay, Montgomery Cove, The woods at Montgomery Cove,
Jefferson Park and many other neighborhoods that are zoned low density and with average Dwelling
units/Acre of 1 to 2.4.  The propose development is for 4 dwelling unit per acre.  That level of
development would certainly lead to intrusion of nonhome owners onto common areas of Mallard
subdivision. 
 
 We believe access to and from the road would create a dangerous situation off of Harvey Road.  Cars
tend to speed along that stretch of road and to the stop sign at Boyd Road. Any new development
would add additional traffic to an already stressed road way and intersection at Boyd road and
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Harvey Road. The closeness of their entrance to our entrance also causes a dangerous situation.
 
Current zoning maps shows the Floodway zone in the area.  The 820 line is very high up on the
property up for rezoning.  We believe further study should be required regarding the 820 line,
Floodway Zone, and potential water runoff from drainage pipes entering on to the property.  Since
the area is subject to flooding, some level of EPA study should also be conducted.  Consideration to
not allow the rezoning should also be given as to the impact on the water front usage of the
property.  TVA should be involved in determining if waterfront usage could be allowed.  There is not
much room between the Mallard Bay Gazebo and the shoreline of the property.  Additional water
traffic would overcrowd a very small cove.   Allowing for development of that property would put
housing right on top of railroad tracks which could lead to children and young adults playing on the
tracks and become injured or killed.  Lastly, the proposed development would certainly have a
negative impact on property values in the immediate areas.  I request that you deny the rezoning of
this property to PR or significantly reduce the density and require the development be in keeping with
developments in the immediate area as that is in the best interest of hundreds of citizens and
taxpayers in the area.  Perhaps he should develop a few homes in keeping with what is across the
cove as that would be in keeping with the souroundings. 
 
Dave Largent
Board of Director for Mallard Bay Neighborhood HOA
Representing the HOA Members
 

 
___________________________________________________
This message was directed to commission@knoxmpc.org
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Tamara Lyons <tamara6@gmail.com> Fri, Jun 5, 2015 at 9:07 AM
ReplyTo: tamara6@gmail.com
To: commission@knoxmpc.org

June 5, 2015

MPC File Number: 6F15RZ
Huber Properties
 
Dear Planning Commissioners,
 
I want you to note our objection to what is being done at 0 Harvey Road, Knoxville TN. 37922, the
property regarding MPC filing number 6F15RZ is being rezoned from agricultural to Planned
Residential.  IS this in the agenda for the consent for the June 11, 2015 Planning Commission
meeting agenda?  Please remove this from the consent list.  This will create a problem for housing
development that is not in keeping with the surrounding area.   The surrounding area has zoning
codes that require that the development should be to produce a stable and desirable character that go
along with all of our surrounding neighborhoods. 

The developer says that the preliminary plans for his development is for about 34 lots.  These parcels
are one fourth  the size of surrounding neighborhoods and will be sold for as little as $300,000.  

This will not be in keeping with the size and price anywhere in this area including surrounding
neighborhoods .  Let alone with he houses in the cove and lake front area.  Those houses will never
have the quality, and value of already existing houses in the entire area. 

This would be a zero lot community not in keeping with the surrounding houses.  Each
individual builder that buys the lots can create inconsistent homes of lesser quality, size and
a lack of covenants and restrictions that will diminish the quality of our surroundings. 

 We also object to putting in nine private boat docks and a community dock of 18 slips.  Our cove is
very narrow and it would be dangerous with that much boat traffic.  Boat slips would be within 50
feet of our community gazebo.  The community dock would be within 300 feet of our shore line.
  For the same reason a community dock was not built for Mallard bay should apply to this proposed
development.  Also, a boat launch would invite people from all over the area to access the lake from
that ramp. This cove is very narrow, small and this would definitively create problems. 
 
 I have attached maps and photos of the area around the land that is up for rezoning.  As you can see,
the development of $300,00 homes will be right across a small cove from million dollar homes .  In
the immediate area lies the neighborhoods of Mallard Bay,Jefferson Park, Montgomery Cove, The
woods at Montgomery Cove, and many other neighborhoods that are low density zoned and with an
average Dwelling units/Acre of 1 to 2.4.  The propose development is for 4 dwelling unit per acre. 
That level of development would certainly lead to intrusion of nonhome owners onto common areas
of Mallard subdivision which is very open. 
 
 The road access would create a very dangerous situation off of Harvey Road.  Cars tend to speed
along that stretch of road and to the stop sign at Boyd Road. Any new development would add
additional traffic to an already stressed road way and intersection at Boyd road and Harvey
Road. The closeness of their entrance to our entrance also causes a dangerous situation.  They are
practically on top of our entrance.
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Current zoning maps shows the Floodway zone in the area.  The 820 line is very high up on the
property up for rezoning.  We believe further study should be required regarding the 820 line,
Floodway Zone, and potential water runoff from drainage pipes entering on to the property.  Since
the area is subject to flooding, some level of EPA study should also be conducted.  Consideration to
not allow the rezoning should also be given as to the impact on the water front usage of the
property.  TVA should be involved in determining if waterfront usage could be allowed.  There is not
much room between the Mallard Bay Gazebo and the shoreline of the property.  Additional water
traffic would overcrowd a very small cove.   Allowing for development of that property would put
housing right on top of railroad tracks which could lead to children and young adults playing on the
tracks and become injured or killed.  Lastly, the proposed development would certainly have a
negative impact on property values in the immediate areas.  I request that you deny the rezoning of
this property to PR or significantly reduce the density and require the development be in keeping with
developments in the immediate area as that is in the best interest of hundreds of citizens and
taxpayers in the area.  Perhaps he should develop a few homes in keeping with what is across the
cove as that would be in keeping with the souroundings. 
 
Tamara Lyons
Board of Director for Mallard Bay Neighborhood HOA
Representing the HOA Members
 

[Quoted text hidden]
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