
ZONING: PR  (Planned Residential) - pending

EXISTING LAND USE: Single Family Residential / Vacant Land

PROPOSED USE: Assisted living facility and independent living patio homes

HISTORY OF ZONING: The Planning Commission recommended PR < 3 du/ac at the March 2020 
meeting (3-C-20-RZ).
North: Gov. John Sevier Hwy, Single family residential / PR (Planned 

Residential)
South: Tipton Station Rd, Rural residential, Agricultural, / A (Agricultural)

East: Vacant land, Single family residential / A (Agricultural)

West: Vacant land, Single family residential, Church / A (Agricultural)

NEIGHBORHOOD CONTEXT: This area is a mix of agricultural, forested, vacant lands and single family 
residential with some multifamily residential across the street along the 
Governor John Sevier Highway corridor.

SURROUNDING LAND
USE AND ZONING:

USE ON REVIEW REPORT

APPLICANT: FREEDOM SENIOR LIVING 

TAX ID NUMBER: 137   053

LOCATION: South side of W. Governor John Sevier Hwy., north side of Tipton 

Station Rd., west of Winkle Ln.

SECTOR PLAN: South County

ACCESSIBILITY: Access is via W. Governor John Sevier Highway (State Route 168), a major 
arterial with a pavement width of 45.3 feet within a right-of-way width of 112 
feet and access is via Tipton station Road, a major collector with a pavement 
width of 19 feet and a right-of-way width of 60 feet.
Water Source: Knox-Chapman Utility District

Sewer Source: Knox-Chapman Utility District

UTILITIES:

JURISDICTION: County Commission District 9

APPX. SIZE OF TRACT: 28.46 acres

STAFF RECOMMENDATION:

FILE #: 4-F-20-UR

less than 1 du/ac

APPROVE the development plan for an assisted living/memory care facility with up to 71 bedrooms in a 

building with approximately 56,613 square feet and 16 dwelling units within 8 duplex structures, 

subject to the following 9 conditions.

GROWTH POLICY PLAN: Planned Growth Area

AGENDA DATE: 4/9/2020

AGENDA ITEM #: 29

OWNER(S):

WATERSHED: Stock Creek

STREET ADDRESS: 1413 Tipton Station Rd.

View map on KGIS

Alvin Gene Hagaman, Sr. Family Trust
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1.  Connection to sanitary sewer and meeting any other relevant requirements of the utility provider.
2.  Meeting all applicable requirements of the Knox County Department of Engineering and Public Works.
3.  Meeting all applicable requirements of the Knox County Zoning Ordinance, including but not limited to 
signage.
4.  Meeting all applicable requirements of the Tennessee Department of Transportation.
5.  Meeting all applicable requirements and obtaining all required permits from the Tennessee Department of 
Health.
6.  Installation of all landscaping as shown on development plan within six months of the issuance of an 
occupancy permit, or posting a bond with the Knox County Department of Engineering and Public Works to 
guarantee such installation.
7.  Obtaining approval from the Knox County Commission to rezone the property to PR (Planned Residential) 
zoning at a density to allow the number of requested duplex dwelling units. 
8.  Providing a 20-foot greenway easement along the Tipton Station Road frontage.
9.  Removing vehicular access to Tipton Station Road no later than the issuance of the occupancy permit for 
the assisted living/memory care facility.

With the conditions noted, this plan meets the requirements for approval of an assisted living/memory care 
facility and duplexes in the PR district and the other criteria for approval of a use on review.

COMMENTS:

This request is a for 71 bed assisted living and memory care facility, and 8 duplex structures for senior 
independent living. The full development will be managed by the same company, the duplex units will not be 
sold and owned separately. The property is located between W. Governor John Sevier Highway and Tipton 
Station Road, with access being provided from W. Governor John Sevier Highway. 

The property is currently zone A (Agricultural), however, in March the Planning Commission recommended 
rezoning the property to PR (Planned Residential) up to 3 dwelling units per acre and Knox County 
Commission will consider approval of the rezoning at their April meeting. The beds within the assisted 
living/memory care facility do not count against the total number of dwellings allowed on the site (density), 
however, the land area necessary to accommodate the assisted living/memory care facility (building, parking, 
courtyards, service areas, etc.) must be removed from the total land area when calculating the density. This is 
necessary because the duplexes, which include 16 dwelling units, are considered residential dwellings just the 
same as any other standalone duplex. If the PR zoning is approved as recommended, the land area that can 
be considered for residential density should be sufficient to accommodate the proposed 16 dwelling units.

The site is approximately .5 miles east of the Marble Springs State Historic Site and Governor John Sevier 
Highway is a state-designated scenic highway. The majority of the development will occur where the trees have 
been cleared for farming. The existing trees on the northwest portion of the site will remain mostly untouched 
and will provide some screening to the assisted living/memory care facility.  The scenic highway regulations 
require all buildings within 1000 feet of the roadway to be no greater than 35 feet tall and reduces the size and 
height of signs within 2000 feet of the roadway. Being that all the structures are only 1-story tall and the sign 
regulations for residential zones don’t allow large signs, the scenic highway regulations should not impact this 
proposal. The structures that will be most visible from the scenic highway are the four duplexes on the northern 
portion of the property.

To reduce the impact of the existing residences east of the site, the applicant has proposed evergreen 
landscape screening based on the Type ‘A’ and Type ‘B’ screening guidelines. The Type ‘A’ screening, which is 
more densely planted than Type ‘B’, will be used near the closest adjacent residences to provide additional 
buffering. 

This site is within a school parental responsibility zone (PRZ) along the Tipton Station Road frontage of the 
property which would require a sidewalk to be installed according to the recently adopted Knox County sidewalk 
policy. However, the Knox County Greenway Corridor Study which nearing completion and adoption, 
recommends Tipton Station Road as a greenway corridor and the development will provide a 20-foot greenway 
easement along their frontage for future construction of the greenway. 

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

1.  The proposed use will have no impact on schools. 
2.  No significant traffic will be added to the surrounding roads with the approval of this request since access is 
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from W. Governor John Sevier Highway and the access to Tipton Station Road will be removed.
3.  To reduce the impact on adjacent properties, the applicant is proposing evergreen landscape screening 
along the east property boundary. 

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

1. The proposed assisted living/memory care and duplexes in the PR zone district is consistent with 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 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 will not significantly injure the value of adjacent property. The use will not draw additional 
traffic through residential areas since the site has access to a major arterial street.

CONFORMITY OF THE PROPOSAL TO ADOPTED PLANS

1. The South County Sector Plan designates this property for Low Density Residential (LDR) uses. In the PR 
zoned, duplexes are a permitted use with development plan approval by the Planning Commission and an 
assisted living facility is a use permitted on review. Memory care facilities are considered to be the same use 
classification as an assisted living facility.
2. The 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.

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

368 (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:  Bonny Kate Elementary, South Doyle Middle, and South Doyle 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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