
ZONING: PR  (Planned Residential)

EXISTING LAND USE: Residence

PROPOSED USE: Detached Residential Subdivision

HISTORY OF ZONING: Property was rezoned to PR (Planned Residential) at a density of up to 4 
du/ac by Knox County Commission on August 23, 2004.

North: Residences - PR (Planned Residential)

South: Vacant land - A (Agricultural) and F (Floodway)

East: Residences - PR (Planned Residential)

West: Residences and Church - PR (Planned Residential) and A 
(Agricultural)

NEIGHBORHOOD CONTEXT: The site is located in an area of low density residential subdivisions along the 
north side of  S. Northshore Dr. that have developed under PR (Planned 
Residential) and RA (Low Density Residential) zoning.

SURROUNDING LAND

USE AND ZONING:

USE ON REVIEW REPORT

APPLICANT: MICHAEL BRADY INC. 

TAX ID NUMBER: 145 P M 025

LOCATION: Northwest side of S. Northshore Dr., southwest side of Cottington Ln.

SECTOR PLAN: Southwest County

ACCESSIBILITY: Access is via Cottington Ln., and British Station Ln., local streets with a 26' 
pavement width within a 50' right-of-way.

Water Source: First Knox Utility District

Sewer Source: First Knox Utility District

UTILITIES:

JURISDICTION: County Commission District 4

APPX. SIZE OF TRACT: 2 acres

STAFF RECOMMENDATION:

1.  The  letter from S&ME Inc. to Jim Snowden, Senior Director for the Knox County Department of 
Engineering and Public Works stated that it was their professional opinion that "this closed depression is 
related to sinkhole activity".  It is also the opinion of S&ME Inc. that "development of the site not only places 
risk on the subject property but also has the potential to increase risk to the properties immediately adjacent if 

FILE #: 12-E-18-UR

POSTPONEMENT(S): 12/13/2018 - 2/14/2019

2 du/ac

DENY the Use on Review request and proposed development plan for the reasons identified below.

GROWTH POLICY PLAN: Planned Growth Area

AGENDA DATE: 3/14/2019

AGENDA ITEM #: 34

OWNER(S):

WATERSHED: Tennessee River

STREET ADDRESS: 1933 Cottington Ln

View map on KGIS

Hartson Construction LLC
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storm water is not properly managed".
2.  It has been the practice of Planning staff to require all closed contours to be identified as sinkholes on a 
final plat and to not allow any building construction within the identified sinkhole.  The northern portion of Lot 25 
includes an area that was designated as a sinkhole on the recorded plat for the Cottington Court Subdivision.
3.  The Subdivision Regulations under Section 3.02.A.1.c includes a lot standard that "Lots shall contain 
adequate building sites outside of required riparian buffer zones and sinkholes and shall meet the required 
minimum building setbacks."  The applicant has not provide clear documentation that this provision is met for 
the additional lots. It is staff's position that the three proposed new lots will not have adequate building sites 
outside of the sinkhole (includes a 5 foot easement outside of the closed contour) and required building 
setbacks.

COMMENTS:

UPDATE:

The Knox County Department of Engineering and Public Works had requested their on call geotechnical 
experts at S&ME, Inc. to review all the geotechnical documentation that has been generated regarding the 
closed contour/sinkhole that was identified on the recorded plat for Cottington Court Subdivision in the area of 
Lot 25, and to make a recommendation to Knox County regarding what is in the best interest of the public’s 
health, safety, and welfare regarding the proposed resubdivision of Lot 25.  The letter from S&ME Inc. to Jim 
Snowden, Senior Director for the Knox County Department of Engineering and Public Works (dated January 
17, 2019), included the following Opinion:  

"Based on the information provided, the history of the site, the boring data provided, and the karst geology of 
the site, it is our professional opinion this closed depression is related to sinkhole activity. Borings performed in 
and around the closed depression have material indicative of prior sinkhole activity and in general have a lower 
material consistency with depth. We understand there has been sinkhole remediation in and around the 
Cottington Court neighborhood. Based on this previous sinkhole activity in the immediate area, it our opinion 
the risk of additional sinkhole activity at this site is greater than other similar areas without known sinkhole 
remediation or closed depressions in the immediate area. Development of the site not only places risk on the 
subject property but also has the potential to increase risk to the properties immediately adjacent if storm water 
is not properly managed."  (The letter from S&ME to Jim Snowden is attached.)

BACKGROUND:

The applicant is proposing to develop this 2 acre lot (Lot 25) within Cottington Court Subdivision into 4 lots for 
detached residences at a density of 2 du/ac. With this proposed subdivision, the overall density for Cottington 
Court would be 2.69 du/ac which is within the zoning limitation of 4.0 du/ac.

The three additional lots proposed for subdivision are located on the northern portion of Lot 25 in an area that 
was designated as a sinkhole on the recorded plat for the Subdivision.  The property owner has submitted to 
the Knox County Department of Engineering and Public Works a "Report of Limited Geotechnical Exploration" 
that was prepared by Geoservices, LLC and dated  July 30, 2018 that explored the sites subsurface conditions 
and provided geotechnical recommendations regarding the potential risk of sinkhole development and for 
development of the site.  Additional documentation has been provided to staff by residents within Cottington 
Court Subdivision regarding the geotechnical analysis and sinkhole activity within the Subdivision.

The Subdivision Regulations under Section 3.02.A.1.c includes a lot standard that "Lots shall contain adequate 
building sites outside of required riparian buffer zones and sinkholes and shall meet the required minimum 
building setbacks."  The applicant must provide clear documentation that this provision is met for the additional 
lots.

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

1.  The proposed development will have minimal impact on local services since utilities are available to serve 
this site.
2.  The proposed low density residential development is compatible with other development that has occurred 
in this area.
3.  The proposed development of the site in the area of the identified sinkhole has the potential of placing risk 
on the subject property and increasing the risk to the properties immediately adjacent to it if storm water is not 
properly managed.
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CONFORMITY OF THE PROPOSAL TO CRITERIA ESTABLISHED BY THE KNOX COUNTY ZONING 
ORDINANCE

1. The proposed development does not meet the standards for development within a PR (Planned Residential) 
zone since the three proposed new lots do not have an adequate building site outside of the sinkhole and 
required building setbacks.
2.  The proposed subdivision is not consistent with all of 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 not in harmony with the general purpose and intent of the Zoning Ordinance.  The use is 
compatible with the character of the neighborhood where it is proposed.  The use as proposed has the 
potential to significantly injure the value of adjacent property.  The use will draw minimal traffic through 
residential areas.

CONFORMITY OF THE PROPOSAL TO ADOPTED PLANS

1.  The Northwest County Sector Plan identifies this property as low density residential use.  At a proposed 
density of 2 du/ac, the development is consistent with the approved zoning and Sector Plan.
2.  The site is located within the Planned Growth Area on the Knoxville-Knox County-Farragut Growth Policy 
Plan

CONFORMITY OF THE PROPOSAL TO ADOPTED PLANS

1.  The Southwest County Sector Plan as amended, identifies the property for general commercial  use.  The 
proposed use and development plan are in compliance with the Sector Plan.
2.  This site is located within the Planned Growth Area on the Knoxville-Knox County-Farragut Growth Policy 
Plan map.

The Planning Commission's approval or denial of this 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.  Appellants have 30 days to appeal a Planning Commission decision in 
the County.

2 (public school children, grades K-12)ESTIMATED STUDENT YIELD:

54 (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:  Blue Grass Elementary, West Valley Middle, and Bearden 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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Detached Residential Subdivision in PR  (Planned Residential)
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S&ME, Inc. | 1413 Topside Road | Louisville, TN 37777 | p 865.970.0003 | www.smeinc.com

January 17, 2019

Knox County Public Works

205 West Baxter Avenue

Knoxville, Tennessee 37917

Attention: Mr. Jim Snowden, P.E., Chief Engineer

Reference: Letter Discussing Potential Sinkhole

Cottington Court Development

Cottington Lane

Knoxville, Tennessee

S&ME Project No. 1243-19-002

Dear Mr. Snowden:

S&ME, Inc. (S&ME) is pleased to provide our Letter Discussing Potential Sinkhole for the above referenced project.

S&ME performed these services in accordance with the S&ME Work Authorization, dated January 15, 2019.

♦ Project Information

Knox County has been provided two separate opinions regarding the development of Lot 25 on Cottington Lane

in Knoxville, Tennessee. GEO Services, LLC (GEOS) has provided a professional opinion that Lot 25 is developable

in accordance with Knox County Building Code within the closed depression located on the lot because the closed

depression is not related to sinkhole activity. Shield Engineering (Shield) has provided a professional opinion that

Lot 25 is not developable in accordance with Knox County Building Code within the closed depression because

the depression is related to sinkhole activity. Knox County has been provide two separate opinions and has asked

S&ME to review the data and provide a recommendation regarding the risk of development within the closed

depression. It should be noted the depression has since been filled with soil and is no longer readily visible. The

discussion is centered on the identification of a closed depression/sinkhole labeled on the Benchmark Associates,

Inc. survey dated September 27, 2005 and the Fulghum MacIndoe & Associates Concept Plan dated August 30,

2004.

S&ME was provided the following documents by Knox County, Cottington Court Homeowners Association, Shield,

and GEOS for review:

• Case Summary, dated July 12, 2004 to the Knoxville/Knox County Metropolitan Planning Commission from

Applicant, Travis Fuller and Owner, Fuller-Sims Development.

• Use on Review Report, dated December 13, 2018 to the Knoxville/Knox County Metropolitan Planning

Commission from Applicant, Michael Brady, Inc. and Owner Hartson Construction, LLC.

• Letter from Shield Engineering, Meeting with Knox County Engineering, Review of Geotechnical Explorations

at Cottington Court, dated January 3, 2019.



Letter Discussing Potential Sinkhole

Cottington Court Development

Knoxville, Tennessee

S&ME Project No. 1243-19-002

January 17, 2019 2

• A packet of information and documentation titled Knox County Engineering& Public Works Jim Snowden,

Senior Director and Cottington Court HOA Ron German and William Jenkins, dated January 2, 2019,

containing past explorations by numerous different engineering firms, meeting minute, depositions,

boring logs, and drawings.

• Report of Geotechnical Exploration Closed Depressions at Northshore Subdivision, dated August 9, 2004, by

S&ME, Inc. to Fuller-Sims Development.

• Report of Limited Geotechnical Exploration, dated November 11, 2004 by S&ME, Inc. to Fuller-Sims

Development.

• Several photographs of sinkhole repair with no date were provided by the Cottington Court HOA during a

January 3, 2019 meeting with Knox County Public Works.

• A series of USGS topographic maps and aerial photographs of Lot 25.

In addition, Mr. Dan Boles of S&ME and Mr. Jim Snowden of Knox County met with the Cottington Court

Homeowners Associate and their engineering representative on January 3, 2019 to listen their position regarding

the development of Lot 25. Subsequently, on January 10, 2018, Mr. Boles and Mr. Snowden met with Mr. Dennis

Huckaba with GEOS to listen to their position regarding the development of Lot 25.

♦ Opinion

Based on the information provided, the history of the site, the boring data provided, and the karst geology of the

site, it is our professional opinion this closed depression is related to sinkhole activity. Borings performed in and

around the closed depression have material indicative of prior sinkhole activity and in general have a lower

material consistency with depth. We understand there has been sinkhole remediation in and around the

Cottington Court neighborhood. Based on this previous sinkhole activity in the immediate area, it our opinion the

risk of additional sinkhole activity at this site is greater than other similar areas without known sinkhole

remediation or closed depressions in the immediate area. Development of the site not only places risk on the

subject property but also has the potential to increase risk to the properties immediately adjacent if storm water is

not properly managed.
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