
SUBDIVISION REPORT - CONCEPT

SUBDIVISION: COWARD MILL

APPLICANT/DEVELOPER: MESANA INVESTMENTS, LLC 

TAX IDENTIFICATION:

NUMBER OF LOTS: 115

ZONING: PR  (Planned Residential)

None

103   09102

LOCATION: Northwest side of Coward Mill Road, East side of Pellissippi Parkway

JURISDICTION: County Commission District 6

SECTOR PLAN: South County

APPROXIMATE ACREAGE: 33.84 acres

SURVEYOR/ENGINEER:

STAFF RECOMMENDATION:

1.  Connection to sanitary sewer and meeting any other relevant requirements of the Knox County Health 
Department.
2.  Provision of street names which are consistent with the Uniform Street Naming and Addressing System 
within Knox County (Ord 91-1-102).
3.  Revise the concept plan to add sidewalks on one side of all streets as had previously been approved for this 

EXISTING LAND USE: Vacant land

SURROUNDING LAND North:  Vacant land - BP (Business & Technology Park) / TO (Technology 
Overlay)
South: Coward Mill Rd. and Pellissippi Parkway, Caris Healthcare, utilities - 
BP (Business & Technology Park) / TO  (Technology Overlay)
East:  Residences and vacant land - BP (Business & Technology Park) / TO 
(Technology Overlay)
West:  Pellissippi Parkway and Faith Promise Church - BP (Business & 
Technology Park) / TO (Technology Overlay)

USE AND ZONING:

PROPOSED USE:

ACCESSIBILITY: Access is via Coward Mill Rd., a minor collector street with an 18' pavement 
width within a 50' right-of-way.

SUBDIVISION VARIANCES

REQUIRED:

FILE #: 6-SG-19-C

Detached Residential Subdivision

APPROVE the Concept Plan for 115 detached residential units on individual lots subject to 12 

conditions

GROWTH POLICY PLAN: Planned Growth Area

AGENDA DATE: 6/13/2019

AGENDA ITEM #: 13

OWNER(S):

WATERSHED: Beaver Creek

STREET ADDRESS: 0 Coward Mill Rd

View map on KGIS

Mesana Investments, LLC

Jim Sullivan
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https://www.kgis.org/maps/planningcases.html?run=SearchCases&casenumber=6-SG-19-C


subdivision.  Please refer to staff comments below for the justification for this condition.
4.  Installation of sidewalks as identified on the revised concept plan.  Sidewalks shall meet all applicable 
requirements of the Americans with Disabilities Act (ADA) and the Knox County Department of Engineering 
and Public Works.  A bond shall be provided to the Knox County Department of Engineering and Public Works 
by the developer in an amount sufficient to guarantee the installation of the sidewalks.
5.  After obtaining design plan approval for the subdivision, any final plat for the subdivision that includes the 
lots (Lots 44-52) that would front on the future Cherahala Boulevard Extension must wait until Knox County has 
acquired the required right-of-way and any construction and slope easements that would be needed for the 
road project.
6.  In order to reduce the traffic impact from this project on the Coward Mill Road intersection with Pellissippi 
Parkway, building permits for the subdivision will be limited to a maximum of 35 permits until 180 days out from 
Knox County's projected completion date for the Cherahala Boulevard Extension to Coward Mill Rd.
7.  Meeting all applicable requirements of the Knox County Department of Engineering and Public Works.
8.  Meeting all applicable requirements and obtaining all required permits from the Tennessee Department of 
Environment and Conservation and the U.S. Army Corps of Engineers.
9.  Identify any required stream and wetland buffers on the final plat.
10.  Prior to certification of the final plat for the subdivision, establishing a property owners association that will 
be responsible for maintenance of the common area and stormwater system.
11.  Placing a note on the final plat that all lots will have access only to the internal street system.  
12.  Submitting to Planning Commission staff prior to final plat review by the Planning Commission, the 
certification of design plan approval form as required by the Knoxville-Knox County Subdivision Regulations.

With the conditions noted, this plan meets the requirements for approval of a Concept Plan in the PR zone.

COMMENTS:

The applicant is proposing to subdivide this 33.84 acre tract into 115 detached residential lots at a density of 
3.4 du/ac.  This property is located on the northwest side of Coward Mill Rd. and the northeast side of 
Pellissippi Parkway.  The proposed access for the subdivision will be off of Coward Mill Rd., a minor collector 
street.

The Knox County Commission approved the sector plan amendment to Low Density Residential and the 
rezoning to PR (Planned Residential) at a density of up to 3.5 du/ac for this property on December 18, 2017.  
The rezoning approval included a condition requiring the applicant to dedicate a 30' right-of-way on the east or 
west boundary of the property to Knox County within 4 years if requested, and then within 30 days of the 
request by the County.  This right-of-way dedication would be used for the Cherahala Boulevard Extension 
project that is presently in Knox County's Capital Improvements Program.  The project is presently in the 
design plan stage.

The Planning Commission had approved a concept plan for this property on April 12, 2018 for 118 detached 
residential units on individual lots.  The previous approval included initial street access to Coward Mill Rd. with 
an access connection to the Cherahala Boulevard Extension when completed.  The original applicant for the 
subdivision was Hardin Valley Land Partners.  The property was sold to Mesana Investments, LLC on January 
29, 2019.  A Traffic Impact Study (TIS) was prepared for the previous concept plan approval.  It was 
determined that an update of the TIS was not needed for the revised concept plan.

The previous concept plan approval had included sidewalks on one side of all streets. The concept plan that is 
now before the Planning Commission does not include the sidewalks.  Staff is recommending a condition that 
sidewalks be provided on one side of all streets.  One of the general provisions for the PR zoning district is that 
it encourages open space for recreational use. While the proposed concept plan includes common area, there 
is no amenity area identified.  The majority of the common area is used for stormwater or includes a blueline 
stream and wetland area with required buffers. The addition of sidewalks within the subdivision would in part 
meet the PR objective by providing an amenity for the residents to safely walk to neighbor's homes and for use 
for exercise.  In addition, the sidewalks that will be installed as part of the Cherahala Boulevard Extension 
project will provide for a pedestrian connection from the homes within the subdivision to the restaurant and 
retail development down along Hardin Valley Rd.  The applicant can also request that the County allow a 
reduction in the street pavement width. This will allow for a multimodal use of the public right-of-way while 
providing a safe separation of pedestrians and vehicles.

38 (public school children, grades K-12)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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Knoxville-Knox County Planning Commission's approval or denial of this request is final, unless the action is 
appealed to Knox County Chancery Court.  The date of the Knox County Chancery Court appeal hearing will 
depend on when the appeal application is filed.

Schools affected by this proposal:  Hardin Valley Elementary, Hardin Valley Middle, and Karns High.
•  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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