
SUBDIVISION: TERRA VISTA TOWNHOMES

APPLICANT/DEVELOPER: MESANA INVESTMENTS, LLC 

TAX IDENTIFICATION:

NUMBER OF LOTS: 87

ZONING: PR  (Planned Residential)

1. Reduction of the minimum lot width for access from 25' to 20'.

90 H A 001-072

REQUIRED:

EXISTING LAND USE: Vacant land

SURROUNDING LAND North:  Business, residence and vacant land - CA (General Business) & A 
(Agricultural)
South:  Railroad and vacant land - A (Agricultural)
East:  Residences and vacant land - A (Agricultural)
West:  Residences and vacant land - RA (Low Density Residential) & PR 
(Planned Residential)

USE AND ZONING:

LOCATION: Southeast of Higdon Road, South of Oak Ridge Highway, West of 

Byington Solway Road, off Terra Vista Way

JURISDICTION: County Commission District 6

SECTOR PLAN: Northwest County

APPROXIMATE ACREAGE: 43.36 acres

SURVEYOR/ENGINEER:

ACCESSIBILITY: Access is via Higdon Rd., a local street with a 20' pavement width within a 
50' right of way.

STAFF RECOMMENDATION:

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

PROPOSED USE:

5-H-19-UR

FILE #: 5-SE-19-C

Attached Residential Subdivision

APPROVE variance 1 because the width restriction would limit the proposed clustering on the site and 

the proposed variance will not create a safety hazard.

APPROVE the Concept Plan subject to 5 conditions

SUBDIVISION VARIANCES

GROWTH POLICY PLAN: Planned Growth Area

AGENDA DATE: 5/9/2019

AGENDA ITEM #: 11

OWNER(S):

WATERSHED: Beaver Creek

SUBDIVISION REPORT - 

CONCEPT/USE ON REVIEW

STREET ADDRESS: 9915 Terra Vista Way

View map on KGIS

Scott Davis / Mesana Investments

Garrett Tucker / Robert Campbell & Associates
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2.  Prior to submitting a new final plat for approval of this subdivision, an updated soil erosion and stabilization 
plan shall be submitted to the Knox County Department of Engineering and Public Works for review and 
approval. 
3.  Meeting all other applicable requirements of the Knox County Department of Engineering and Public Works.
4.  Either prior to or as a part of the final plat for the proposed attached residential lots, submitting a final plat 
that would eliminate the existing 71 recorded lots for this subdivision.
5  Prior to certification of the final plat for the subdivision, establishing a homeowners association for the 
purpose of maintaining the private streets, storm water system, common area and any other commonly held 
assets.

COMMENTS:

The applicant is proposing to resubdivide this existing subdivision into 87 attached residential lots. The 
applicant's engineer has previously stated that the site contains 43.36 acres of which 35.54 acres is zoned PR 
(Planned Residential) at 2 du/ac. The remaining acreage for the site is zoned A (Agricultural) and F 
(Floodway).  Since the applicant is proposing to maximize the development density on this site, staff's 
recommendation regarding this concept plan will be based on the idea that the site actually contains 35.54 
acres.  Should the final plat for this site show the PR (Planned Residential) portion of the property contains less 
than 35.54 acres, the total number of dwelling units will have to be reduced in order to not exceed the 
maximum permitted by the zoning of the site.

A final plat was recorded for this subdivision in September 2008 for a total of 71 lots. The subdivision is served 
by private streets. The proposed attached residential lots will be clustered throughout the subdivision with 
approximately 24 acres being within common area.  Staff has added a condition that the applicant submit to 
Planning staff for review and approval an amenity plan for improvements to the common area that will 
incorporate both active and passive recreational uses.  This was a condition of the previous approval.

A Traffic Impact Study prepared by Wilbur Smith Associates was submitted with the original application for this 
site in 2007.  The study recommendations were based on a proposed development with 118 condominium 
units.  When the concept plan (6-SH-07-C / 6-J-07-UR) was approved on June 14, 2007, the applicant was 
required to widen Higdon Dr. from the development entrance eastwardly to Oak Ridge Hwy. to a minimum 
width of 20' or as required by the Knox County Department of Engineering and Public Works. The required 
improvements also included the relocation and improvement to the Higdon Dr. intersection with Oak Ridge 
Hwy. per the requirements of the Knox County Department of Engineering and Public Works and the 
Tennessee Department of Transportation.  Those improvements were completed in 2008-2009.

APPROVE the development plan for up to 71 attached residential units on individual lots, subject  to 3 

conditions

1.  Meeting all applicable requirements of the Knox County Zoning Ordinance
2.  Reducing the number of proposed lots to 71 in order to meet the density limitation of 1-2 du/ac established 
for this site under the PR zoning for the property.
3.  Prior to approval of a final plat, submit to Planning staff for review and approval an amenity plan for 
improvements to the common area that will incorporate both active and passive recreational uses.

With the conditions noted, this plan meets the requirements for approval in the PR zone and the other criteria 
for approval of a Use on Review.

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

1.  The proposed subdivision will have minimal impact on local services since water and sewer will be provided 
to this site.
2.  The proposed attached residential subdivision (with 71 lots) at a density of 1.99 du/ac, is consistent in use 
and density with the approved zoning of the property.

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

1.  With the recommended conditions, the proposed residential development is consistent with all relevant 
requirements of the PR zoning, as well as other criteria for approval of a use on review.
2.  The development is consistent with the following general standards for uses permitted on review:  The 
proposal is consistent with the adopted plans and policies of the General Plan and Sector Plan.  The use in is 
harmony with the general purpose and intent of the Zoning Ordinance.  The use will not significantly injure the 
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value of adjacent property.  The use will not draw additional traffic through residential areas since the 
development has access to a major arterial street.
3.  The proposed residential development with 71 lots at a density of 1.99 du/ac, is consistent in use and 
density with the PR zoning approved for this property.

CONFORMITY OF THE PROPOSAL TO ADOPTED PLANS

1.  The Northwest County Sector Plan designates this property for low density residential use.  The PR zoning 
approved for the property allows consideration of up to 2.0 du/ac .  The proposed subdivision with 71 lots and a 
density of 1.99 du/ac is consistent with the Sector Plan and the proposed zoning designation.
2.  The site is located within the Planned Growth Area on the Knoxville-Knox County-Farragut Growth Policy 
Plan map.

Knoxville-Knox County Planning Commission'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.

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

Knoxville-Knox County Planning Commission'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.

701 (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:  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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TO BE PROVIDED AS NEEDED.

REPAIRS TO BE MADE AND  ADDITIONAL SERVICE LINES 

IN COORDINATION WITH THE UTILITY PROVIDERS.  

20) EXISTING UTILITIES TO BE BROUGHT INTO SERVICE 

AMENITIES WITH PRIMITIVE HIKING TRAILS.

19) LARGE OPEN SPACE COMMON AREAS PROVIDED FOR 

PREVIOUS SITE DEVELOPMENT TO BE ADDRESSED.

18) EXISTING STORMWATER ISSUES AND EROSION FROM 

   INSTRUMENT NUMBER 200809080017209

17) HOMEOWNERS ASSOCIATION AGREEMENT RECORDED IN

   NUMBER 200809080017207 & 200809080017208

   MAINTENANCE AGREEMENT RECORDED IN INSTRUMENT

16) DECLARATION OF JOINT PERMANENT EASEMENT AND

6-J-07-UR.

PLANNING COMMISSIONS FILES 6-SH-07-F AND 

PLAN AND USE-ON-REVIEW, REFER TO THE METROPOLITAN 

CONDITIONS OF APPROVAL OF THE PREVIOUS CONCEPT 

15) FOR APPROVED SUBDIVISION VARIANCES AND 

   SUBDIVISION REGULATIONS.

   ROAD IS HEREBY CERTIFIED TO MEET THE MINIMUM

14) THE SIGHT DISTANCE ON THE INTERSECTING PUBLIC

ALONG BOTH SIDES OF ALL INTERIOR LOT LINES.

IN WIDTH ALONG ALL OTHER EXTERIOR LOT LINES AND 

UTILITY AND DRAINAGE EASEMENT EXISTS FIVE (5) FEET 

ADJOINING STREETS AND PRIVATE RIGHTS-OF-WAY.  A 

(10) FEET IN WIDTH INSIDE ALL EXTERIOR LOT LINES 

13) A UTILITY AND DRAINAGE EASEMENT  EXISTS TEN 

   CENTERLINE OF SANITARY SEWER AS INSTALLED.

OF 

12) A 15’ UTILITY EASEMENT EXISTS, 7.5’ EACH SIDE 

SHOWN.

PERIPHERAL SETBACK FROM 35 FEET TO 25 FEET AS 

11) WAIVER TO BE APPROVED FOR REDUCTION OF 

REDUCTION OF LOT WIDTHS FROM 25 FEET TO 20 FEET.

10) SUBDIVISION VARIANCE TO BE APPROVED FOR 

DEVELOPMENT (PUD).

LOTS TO 86 TOWNHOME LOTS AS A PLANNED UNIT 

CHANGE THE EXISTING 71 SINGLE FAMILY RESIDENTIAL 

9) NEW FINAL PLAT OF SUBDIVISION TO BE RECORDED TO 

ONLY.

8) ALL LOTS TO HAVE ACCESS TO INTERNAL ROAD SYSTEM 

RESIDENTS.

VARY OVER TIME BASED ON NEEDS AND PREFERENCES OF 

UNUSED PORTION OF STREETS.  THESE LOCATIONS MAY 

DESIGNATE LOCATIONS FOR OVERFLOW PARKING ALONG 

7) HOA TO MONITOR OFF-STREET PARKING NEEDS AND 

AND STORM WATER FACILITIES.  

MAINTENANCE OF THE COMMON AREAS, PRIVATE ROADS, 

6) HOMEOWNERS ASSOCIATION TO BE RESPONSIBLE FOR 

DEPTHS.

UTILITY AUTHORITIES FOR EXACT LOCATIONS AND 

CONTRACTOR IS RESPONSIBLE FOR CONTACTING THE LOCAL 

SHOWN.  PRIOR TO ANY EXCAVATION, THE OWNER AND/OR 

APPROXIMATE. THERE MAY BE OTHER UTILITIES NOT 

5) LOCATIONS OF UNDERGROUND UTILITIES SHOWN ARE 

DEVELOPER WITH APPROVAL FROM KNOX COUNTY AND TDOT.

OAK RIDGE HWY PREVIOUSLY COMPLETED BY ORIGINAL 

4) INTERSECTION IMPROVEMENTS AT HIGDON DRIVE AND 

STREETS AS PREVIOUSLY APPROVED AND CONTRUCTED.

3) EXISTING PAVED ROADWAYS TO REMAIN PRIVATE 

1988.

2) EXISTING CONTOURS FROM TOPOGRAPHIC SURVEY, NAVD 

CONSTRUCTED.

1) EXISTING STORMWATER PONDS PREVIOUSLY 
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