
ZONING REQUESTED:

EXISTING LAND USE:

EXTENSION OF ZONE:

HISTORY OF ZONING:

North: Single family residential - A (Agricultural) and RA (Low Density 
Residential)

South: Single family residential - A (Agricultural)

East: Agriculture/forestry/vacant - A (Agricultural) and PR (Planned 
Residential)

West: Single family residential - RA (Low Density Residential)

NEIGHBORHOOD CONTEXT: This area consists primarily of single family residential neighborhoods 
developed as a mix of RA and PR zone districts. Several remaining tracts of 
large lot agricultural zoned lands are also interspersed throughout.

SURROUNDING LAND
USE AND ZONING:

REZONING REPORT

APPLICANT: SCOTT DAVIS / MESANA INVESTMENTS, LLC 

TAX ID NUMBER: 144   114, 115, 116 AND 111.01

LOCATION: West of Ebenezer Rd, east of Pine Springs Rd, off of Bluegrass Rd

SECTOR PLAN: Southwest County

ACCESSIBILITY: The applicant has noted that the preferred access is to Bluegrass Road, a 
minor collector with a pavement width of 20.1 feet within a right-of-way width 
of 70 feet.
Water Source: First Knox Utility District

Sewer Source: First Knox Utility District

UTILITIES:

JURISDICTION: County Commission District 5

APPX. SIZE OF TRACT: 12.3 acres

STAFF RECOMMENDATION:

COMMENTS:

AGENDA DATE: 4/9/2020POSTPONEMENT(S): 2/13/2020, 3/12/2020

FILE #: 2-E-20-RZ

DENSITY PROPOSED:

Approve PR (Planned Residential) up to 3.45 du/ac because it is consistent with the LDR sector plan 
classification for the Southwest County. (Applicant requested PR up to 5 du/ac)

GROWTH POLICY PLAN: Planned Growth Area

AGENDA ITEM #: 7

OWNER(S):

A (Agricultural)

PR  (Planned Residential)

Rural residential

5 du/ac
PR zoning is adjacent to the east up to 3 du/ac 

None noted.

PRESENT ZONING:

WATERSHED: Tennessee River

STREET ADDRESS: 9127 , 9137, 9141, and 0 Bluegrass Rd.

View map on KGIS

The Biggs Estate
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https://www.kgis.org/maps/planningcases.html?run=SearchCases&casenumber=2-E-20-RZ


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.	  The Southwest County Sector continues to remain one of the fastest growing sectors of Knox County.

THE PROPOSED AMENDMENT SHALL BE CONSISTENT WITH THE INTENT AND PURPOSE OF THE 
APPLICABLE ZONING ORDINANCE:
1.	  The proposed amendment to 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.	  Each planned unit development shall be compatible with the surrounding or adjacent zones. Such 
compatibility shall be determined by the planning commission by review of the development plans. 

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.  	If rezoned with the maximum density allowed, the development could hold up to 104.5 dwelling units and 
generate approximately 1519 trips per day, so a traffic impact analysis would be required with the development 
review. 
2.	  Staff noted access concerns regarding the rezoning because there is a seperation between the applicant's 
proposed access onto Bluegrass Road and the majority of the acreage proposed for rezoning. However, the 
applicant provided a notarized declaration of right-of-way access between the owner of parcel 144NA003 and 
Eagle Bend Development, LLC (see Exhibit C). An existing recorded access easement exists between the 
owners of parcel 144 111 (owners: Hopson) and the owners of the parcels 14411101, 144 114, 144 115, 144 
116 (owners: Biggs), (see Exhibit B).
3. Knox County Engineering noted possible concerns regarding sight distance at this location on Bluegrass 
Road, but also noted these will be addressed during the subsequent development plan review process with the 
applicant. 

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 recommended zoning amendment is not in conflict with any other adopted plans in Knox County.

If approved, this item will be forwarded to Knox County Commission for action on 3/30/2020.  If denied, 
Knoxville-Knox County Planning Commission'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 a Planning Commission decision in the County.

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

1519 (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:  A. L. Lotts 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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Original Print Date: Revised:
Knoxville - Knox County Planning Commission * City / County Building * Knoxville, TN  37902

1/13/2020      

Petitioner:

Map No:

Jurisdiction:

±0 250

Feet

144
County

From:

To:

Davis / Mesana Investments,
LLC, Scott

A (Agricultural)

PR  (Planned Residential)

Parental Responsibility
Zone (PRZ)



2-E-20-RZ, 2-F-20-RZ & 3-H-20-RZ: Exhibit A – Contextual Images 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



2-E-20-RZ, 2-F-20-RZ and 3-H-20-RZ: Conceptual Maps 



2-E-20-RZ, 2-F-20-RZ and 3-H-20-RZ: Conceptual Maps 



2-E-20-RZ, 2-F-20-RZ & 3-H-20-RZ: Exhibit B



2-E-20-RZ, 2-F-20-RZ & 3-H-20-RZ: Exhibit B



2-E-20-RZ, 2-F-20-RZ & 3-H-20-RZ: Exhibit B



2-E-20-RZ, 2-F-20-RZ, 3-H-20-RZ_Exhibit B-Access Easement



2-E-20-RZ, 2-F-20-RZ  & 3-H-20-RZ: Exhibit C - Declaration of Right of Way Access



2-E-20-RZ, 2-F-20-RZ  & 3-H-20-RZ: Exhibit C - Declaration of Right of Way Access



2-E-20-RZ, 2-F-20-RZ  & 3-H-20-RZ: Exhibit C - Declaration of Right of Way Access



2-E-20-RZ, 2-F-20-RZ & 3-H-20-RZ: Exhibit C - Declaration of Right of Way Access



3/13/2020 Knoxville - Knox County Planning Mail - [Planning Commission Comment] Postponement request: 3-H-20-RZ, 2-E-20-RZ, 2-F-20-RZ

https://mail.google.com/mail/u/0?ik=47d0ea6428&view=pt&search=all&permmsgid=msg-f%3A1660968731019273375&simpl=msg-f%3A16609687310… 1/4

Dori Caron <dori.caron@knoxplanning.org>

[Planning Commission Comment] Postponement request: 3-H-20-RZ, 2-E-20-RZ, 2-F-
20-RZ
Liz Albertson <liz.albertson@knoxplanning.org> Thu, Mar 12, 2020 at 10:26 AM
Reply-To: liz.albertson@knoxplanning.org
To: Knoxville-Knox County Planning Commission <commission@knoxplanning.org>

FYI - Mr. Davis is also requesting a 30-day postponement of  3-H-20-RZ 2-E-20-RZ 2-F-20-RZ 

---------- Forwarded message ---------
From: Scott Davis <swd444@gmail.com>
Date: Thu, Mar 12, 2020 at 10:12 AM
Subject: Re: Please call - March Rezonings
To: Liz Albertson <liz.albertson@knoxplanning.org>
Cc: Amy Brooks <amy.brooks@knoxplanning.org>, Drew Staten <drew.staten2019@gmail.com>, Gerald Green
<gerald.green@knoxplanning.org>

Liz,

As a follow up to our recent conversation, I spoke with Mrs. Hopson and we respectfully request a postponement to the
April meeting for the Bluegrass Road rezoning, as well as the Coile Lane rezoning. I am meeting with Mrs. Hopson again
this Sunday to go over their issues and/or concerns. 

Thank you, 

On Tue, Feb 25, 2020 at 2:31 PM Liz Albertson <liz.albertson@knoxplanning.org> wrote:
Hi Scott -

The general provisions of the Knox County Zoning Ordinance reference the Knoxville-Knox County Minimum
Subdivision Regulations related to access to a public road (3.40.02). Recommending an amendment to the zoning map
for a zone district to increase the residential building potential of a piece of property that does not have access to a
public road/street does not appear to conform with the intent and purpose of the Planned Residential zone district (See
sections: 6.30.01.B and 5.13.01).

If you could provide documentation that demonstrates compliance with the access standards of the Knoxville-Knox
County Minimum Subdivisions Regulations (See section 3.03.D.3.) for the areas requested to be rezoned from
Agricultural to Planned Residential it would be greatly appreciated and would help staff document accessibility of the
tracts for increased residential development.

Please feel free to contact me if you have any questions.

Thanks,
-Liz

On Mon, Feb 24, 2020 at 2:12 PM Scott Davis <swd444@gmail.com> wrote:
To my knowledge, this would not need to be rezoned or advertised due to the fact there will not be any homes on this
portion of property.  You can have a road or ROW in RA connecting to PR.

Thank you.

Scott Davis
865-806-8008

On Mon, Feb 24, 2020 at 12:14 PM Liz Albertson <liz.albertson@knoxplanning.org> wrote:
Hi Scott -

30

2-E-20-RZ
3/12/2020

mailto:swd444@gmail.com
mailto:liz.albertson@knoxplanning.org
mailto:amy.brooks@knoxplanning.org
mailto:drew.staten2019@gmail.com
mailto:gerald.green@knoxplanning.org
mailto:liz.albertson@knoxplanning.org
mailto:swd444@gmail.com
mailto:liz.albertson@knoxplanning.org
dcaron
Postpone Request



3/13/2020 Knoxville - Knox County Planning Mail - [Planning Commission Comment] Postponement request: 3-H-20-RZ, 2-E-20-RZ, 2-F-20-RZ

https://mail.google.com/mail/u/0?ik=47d0ea6428&view=pt&search=all&permmsgid=msg-f%3A1660968731019273375&simpl=msg-f%3A16609687310… 2/4

Thanks for messaging back so quickly. I've circled in red the area that I assume you may be seeking access
through in some capacity since you mentioned a Bluegrass Road access (see below) -- however, this area hasn't
been publically noticed as part of the land area with any of the rezoning applications. 

See March agenda cases: https://www.kgis.org/Maps/PlanningCases.html?layerTheme=0&scale=2400&
basemap=em9uaW5n&center=2538997.6844500224%2C567160.4717551452&layers=
1Pocd12MGXNV27EbB02Vu%2F69

If you want to modify any of your applications to include this additional area, please let me know by close of
business on Thursday (2/27/20). Also since this area hasn't been advertised you'll need to request a
postponement, modify your application(s) and we'll need to readvertise to include this area. If you have any
questions or if I can help in any way, please let me know.

Thanks!

On Mon, Feb 24, 2020 at 11:04 AM Scott Davis <swd444@gmail.com> wrote:

Thank you.  We intend to access via Bluegrass Road.  We are working with the neighbors there.

Scott Davis
865-806-8008

https://www.kgis.org/Maps/PlanningCases.html?layerTheme=0&scale=2400&basemap=em9uaW5n&center=2538997.6844500224%2C567160.4717551452&layers=1Pocd12MGXNV27EbB02Vu%2F69
mailto:swd444@gmail.com
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On Mon, Feb 24, 2020 at 10:53 AM Liz Albertson <liz.albertson@knoxplanning.org> wrote:
Hi Scott -

I have some questions regarding access for the upcoming rezonings:

3-H-20-RZ
2-E-20-RZ
2-F-20-RZ

We met as a staff to review these and still have concerns about where the access is going to be since there
isn't adequate frontage for any of the property currently shown in the rezonings, except for the one along
Bluegrass Rd at 9145 (2-F-20-RZ), but 3-H and 2-E still don't have adequate frontage for access.

Hope to hear from you soon.

Thanks,
-Liz

-- 

Liz Albertson, AICP
Senior Planner
865.215.3804

Knoxville-Knox County Planning  |  KnoxPlanning.org 
400 Main Street, Suite 403  |  Knoxville, TN 37902-H and 

-- 

Liz Albertson, AICP
Senior Planner
865.215.3804

Knoxville-Knox County Planning  |  KnoxPlanning.org 
400 Main Street, Suite 403  |  Knoxville, TN 37902

mailto:liz.albertson@knoxplanning.org
https://knoxplanning.org/
https://knoxplanning.org/
https://www.google.com/maps/search/400+Main+Street,+Suite+403%C2%A0+%7C%C2%A0%C2%A0+Knoxville,+TN+37902?entry=gmail&source=g
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-- 

Liz Albertson, AICP
Senior Planner
865.215.3804

Knoxville-Knox County Planning  |  KnoxPlanning.org 
400 Main Street, Suite 403  |  Knoxville, TN 37902

-- 
Thank you.

Scott Davis
865-806-8008

-- 

Liz Albertson, AICP
Senior Planner
865.215.3804

Knoxville-Knox County Planning  |  KnoxPlanning.org 
400 Main Street, Suite 403  |  Knoxville, TN 37902

-- 
___________________________________________________
This message was directed to commission@knoxplanning.org

https://knoxplanning.org/
https://knoxplanning.org/
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mailto:commission@knoxplanning.org


2/4/2020 Knoxville - Knox County Planning Mail - [Planning Commission Comment] Fwd: Case 2-E-20-RZ

https://mail.google.com/mail/u/0?ik=47d0ea6428&view=pt&search=all&permmsgid=msg-f%3A1657528751081538193&simpl=msg-f%3A16575287510… 1/1

Dori Caron <dori.caron@knoxplanning.org>

[Planning Commission Comment] Fwd: Case 2-E-20-RZ
Liz Albertson <liz.albertson@knoxplanning.org> Mon, Feb 3, 2020 at 10:09 AM
Reply-To: liz.albertson@knoxplanning.org
To: Knoxville-Knox County Planning Commission <commission@knoxplanning.org>
Cc: Sherry Michienzi <sherry.michienzi@knoxplanning.org>, Gerald Green <gerald.green@knoxplanning.org>, Amy Brooks
<amy.brooks@knoxplanning.org>

Please see the request for postponement below for cases: 2-E-20-RZ and 2-F-20-RZ

Thanks!
-Liz

---------- Forwarded message ---------
From: Scott Davis <swd444@gmail.com>
Date: Mon, Feb 3, 2020 at 9:56 AM
Subject: Re: Case 2-E-20-RZ
To: Liz Albertson <liz.albertson@knoxplanning.org>, Drew Staten <drew.staten2019@gmail.com>

Liz,

I hope you are doing well.  I respectfully request the rezoning request for Case 2-E-20-RZ and 2-F-20-RZ be postponed
until the March 12th meeting.

Thank you.

Scott Davis
865-806-8008

[Quoted text hidden]
[Quoted text hidden]
[Quoted text hidden]

2-E-20-RZ

2-13-2020

mailto:swd444@gmail.com
mailto:liz.albertson@knoxplanning.org
mailto:drew.staten2019@gmail.com
dcaron
Auto Postpone
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2-E-20-RZ
REZONING - SLOPE ANALYSIS

Original Print Date: Revised:
Metropolitan Planning Commission * City / County Building * Knoxville, TN  37902

1/16/2020      

Petitioner:

Map No:

Jurisdiction:

±0 500

Feet

144
County

From:

To:

Davis / Mesana Investments,
LLC, Scott

A (Agricultural)

PR  (Planned Residential)

Percent Slope
0% - 15%

15% - 25%

25% - 40%

>40%

Hillside & Ridgetop
Protection Area



2-E-20-RZ Slope Analysis

Acres
Non-Hillside Portions 8.96

Hillside and Ridgetop Protection Area
Value Percent Slope Count Acres
1 0%-15% 661 0.38

2 15%-25% 2677 1.54

3 25%-40% 2350 1.35

4 >40% 114 0.07

3.33

Ridgetop Area 0

Site Total 12.29



For Rezoning Plan Amendment  Application Staff - Slope / Density Analysis
Case: 2-E-20-RZ

Generated by Knox Planning Staff on 1/16/2020

CATEGORY ACRES
RECOMMENDED 

DENSITY 
(Dwelling Units / Acre)

NUMBER 
OF UNITS

Non-Hillside 8.96 4.00 35.8

0-15% Slope 0.38 3.00 1.1
15-25% Slope 1.54 2.00 3.1
25-40% Slope 1.35 0.50 0.7
Greater than 40% Slope 0.07 0.20 0.0
Ridgetops 0 3.00 0.0
Subtotal: Sloped Land 3.34 4.9

Maximum Density Guideline                        
(Hillside & Ridgetop Protection Plan) 12.3 3.31 40.7
Proposed Density 
(Applicant)

12.3 5.00 61.5

From Hillside & Ridgetop Protection Plan, page 33

Generated on 1/16/2020 Slope Analysis - Rezoning Case Case: 2-E-20-RZ
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