
ZONING:

EXISTING LAND USE:

PROPOSED USE:

HISTORY OF ZONING:

RN-2 (Single-Family Residential Neighborhood) / PD (Planned 

Development) / HP (Hillside Protection Overlay)

Vacant

Pocket neighborhood with passive recreational amenities

These parcels were rezoned from R-1A (Low Density Residential) to RP-1 
(Planned Residential) in March, 2019 (# 11-C-18-RZ); they were also part 
of a larger rezoning from R-2 (General Residential) to R-1A in 1983 (# 11-
H-83-RZ).
North: Transportation/communications/utilities and 

agricultural/forestry/vacant - INST (Institutional), OS (Open Space), 
and HP (Hillside Protection Overlay) Districts

South: Public/quasi-public land and single family residential - RN-1 (Single 
Family Residential Neighborhood), OS (Open Space), and HP 
(Hillside Protection Overlay) Districts

East: Agricultural/forestry/vacant - RN-1 (Single Family Residential 
Neighborhood) and HP (Hillside Protection Overlay) Districts

West: Public/quasi-public land - OS (Open Space) and HP (Hillside 
Protection Overlay) Districts

NEIGHBORHOOD CONTEXT: Richmond Avenue is populated with small-lot, single-family detached houses 
and vacant land. There is a cemetery to the south and a utility facility to the 
north. Richmond Orchard, a small-home community similar in concept to this 

SURROUNDING LAND
USE AND ZONING:

APPLICANT: CHRIS FORTUNE 

TAX ID NUMBER:

LOCATION: South side of Richmond Ave., east of Richmond Hill and north of Keith 

Ave.

SECTOR PLAN: Central City

ACCESSIBILITY: Richmond Avenue is a local road with a pavement width of approximately 
18.5 ft and a right-of-way width of approximately 38.5 ft.
Water Source: Knoxville Utilities Board

Sewer Source: Knoxville Utilities Board

UTILITIES:

JURISDICTION:

APPX. SIZE OF TRACT: 7 acres

FILE #: 6-A-20-PD

GROWTH POLICY PLAN: Within City limits

AGENDA DATE: 6/11/2020

AGENDA ITEM #: 27

OWNER(S):

WATERSHED: Third Creek

STREET ADDRESS:

94 H Q 003, 002, & 02601 

City Council District 3

600, 512 & 0 Richmond Ave.

View map on KGIS

PLANNED DEVELOPMENT

PRELIMINARY PLAN

Kathleen Christine
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proposal, is located off Richmond Avenue to the east.

1. An increase in the number of primary structures allowed on a lot
2. An increase in density allowed in the HP district

STAFF RECOMMENDATION:

This plan is being submitted under the Optional Concept Plan section of the Planned Development 

procedures. The Commission will not vote on this project but should provide feedback and comments 

for the applicant to use in further developing his plan.

Article 16, Section 16.7 (E) (2) Optional Concept Plan: 

Before submitting a formal application for a planned development, the applicant may present a concept plan 
before the Knoxville-Knox County Planning Commission, at his/her option, for the purpose of obtaining 
information and guidance prior to formal application.

The Knoxville-Knox County Planning Commission will review the concept plan, and provide such information 
and guidance it deems appropriate. Any opinions or advice provided by the Knoxville-Knox County Planning 
Commission is in no way binding with respect to any official action the Knoxville-Knox County Planning 
Commission or City Council may take on the subsequent formal application. The review of the concept plan is 
not a public hearing. No decision will be made on the application.

The concept plan will be presented at a public meeting. Mailed and posted notice in accordance with Section 
15.2 is required for the public meeting at which the concept plan is to be presented.

COMMENTS:

Site Description

The site consists of 6.66 acres on the south side of Richmond Avenue. There are some site constraints due to 
steep topography on the site, which is located in the Hillside Protection Overlay District. The steepest portion of 
the site will remain forested and would not be developed beyond the addition of walking trails. 

Project Description 

The applicant is proposing a pocket neighborhood containing 26 dwelling units and passive recreational 
amenities. The proposed development will consist of three sets of small houses arranged in double-rows with 
common space between them, placed perpendicularly to Richmond Avenue. Each set of dwelling units faces 
inward towards each other with a common open space area inside the arrangement at the front of the units. 
The common areas are like small parks, with trees and a walking trail that traverses throughout the 
development. Each set of dwelling units has a shared parking lot. These are centrally located on the site and 
positioned between each set of units. Each unit is provided 2 spaces separated from the others by a planted 
parking island; these spaces are accessible from the rear of the units. Cumulatively, there are sixty-two (62) 
surface vehicular parking spaces proposed. 

The dwellings would be small, two-story houses with a large front porch and a swing in the “Modern 
Farmhouse” style. Each unit has a path at the front and rear of the unit connecting it to the walking trail, which 
meanders through the site. Other community amenities would include a small dog park and a large fire pit 
gathering area. 

The current site plan is conceptual but must show that the development meets the standards of the Planned 
Development and other applicable City zoning and land development regulations. The plans will provide more 
detail during the Preliminary Plan review process. 

Zoning Exception Requests

Exceptions to the zoning’s design and development standards may be recommended by the Planning 
Commissions and approved by the City Council as part of the Planned Development approval process. The 
existing zoning for this property is RN-2 (Single-Family Residential Neighborhood) and HP (Hillside Protection 
Overlay) and in order to allow the proposed use of the site, the applicant is requesting exceptions to the RN-2 
and HP district regulations.

The applicant is requesting the following exceptions from the City of Knoxville Zoning Code:
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3. An increase in the permitted land disturbance area within the HP district

The applicant is also working with the City of Knoxville Engineering Department on the following requirements 
(these are not within the purview of the Planning Commission):
1. Allowed driveway surface materials
2. Increase in the slope allowance for the access drives to allow a slope within a range of 15-17%

Community Benefits:

The community benefits identified by the applicant to justify the requested exceptions from the City’s Zoning 
Code are:
1. The development meets the currently unfulfilled needs of buyers looking for smaller, unique, affordable
homes.
2. The development maintains the natural beauty of the setting.
3. The development respects the topography and will only develop the flatter portions of the site.
4. The development proposes to retain as much of the trees and wooded areas as possible so that the houses
are situated within.
5. The development is pedestrian-centric, and through the various passive recreational amenities, provides a
unique experience for home owners within the development.
6. The development offers customizable homes (within aesthetic constraints) and avoids creating a
monotonous neighborhood where all homes look the same.

The applicant describes the community benefits, as defined above, in the Project Overview document as a 
means to explain how the proposal meets the intent statements of the planned development regulations. 
Regulations regarding the number of primary structures allowed on a lot are based on the RN-2 (Single Family 
Residential Neighborhood) district, which is intended to accommodate low density residential development on 
relatively small lots with smaller setbacks. The HP (Hillside Protection) Overlay District regulates density and 
land disturbance in designated sloped areas. The HP Overlay zone is a new zone that was not in effect at the 
time of the applicant’s original proposal. 

Staff Analysis of Requested Exceptions

The project appears to provide community benefits warranting the requested exceptions to the development 
standards of the underlying zoning. The project provides an opportunity to meet the current demand of 
smaller, more affordable homes. 

1. RN-2 zoning exception: The provision requiring one primary structure per lot is intended for traditional
subdivisions consisting of detached single family homes. The proposed development is in keeping with the
zone’s stated intent of providing for small lots and setbacks as the proposal mimics a small lot subdivision.
2. HP Overlay zoning exception for density: Since the property is in the Hillside Protection Overlay, a slope
analysis was performed to determine the appropriate level of density and land disturbance as recommended by
the Hillside and Ridgetop Protection Area Plan. The slope analysis recommended a density of up to 2.52 du/ac,
which would yield 16 dwellings. The applicant is proposing 26 dwellings, which is a density of 3.94 du/ac. The
proposed density is roughly comparable to the surrounding area (density of 3.46 du/ac) but is more than the
slope analysis recommendation.  Comparatively, the base zone of RN-2 zone allows a minimum lot size of
5,000 square feet per dwelling, which equates to approximately 8.7 dwelling units per acre. The proposed
density is significantly lower than that.
3. HP Overlay zoning exception for land disturbance: The slope analysis recommended 3.5 of the 6.6 acres be
disturbed, with the remaining land to be retained as is. As proposed, the development will disturb 4.1 acres.
However, the development would be constrained to the flatter areas of the site as no structures are proposed
on the heavily sloped areas. The sloped areas are not to be disturbed beyond the addition of walking trails,
minimizing erosion and providing similar stormwater percolation to the pre-development state of the site at
these specific areas.

Items in question requiring discussion before the Preliminary Plan submission:

1. The applicant would like the access drives to allow a slope of 15-17%.
a. This is higher than the standard allowance. One of the reasons for the maximum slope required is for fire

truck access to and from the site.
2. The parking spaces and drive aisles are not planned at the same slope.

a. The parking spaces will be almost flat; the slope is proposed to transition from the edge of the main
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driveway slope down to the lowest space. This situation creates an awkward transition for drivers 
maneuvering their vehicles from the drive aisle into the parking space, with the drive aisle being higher on the 
uphill side of the space and lower on the downhill side of the space. 

b. This needs further review as the spaces and the drive aisles should have the same slope. This could
impact the number of spaces they can accommodate if a longer strip of driveway is needed to transition 
vehicles from the grade at the roadway to where the parking area slope can meet the Zoning Ordinance 
requirement of 10%. Or, it could impact the amount of land disturbance if more land is required to 
accommodate the number of units and spaces proposed.
3. The applicant would like to use a gravel grid system in lieu of concrete or asphalt.
4. The preliminary plan will need to show the number of one- and two-bedroom units in order to determine
project’s compliance with the required number of parking spaces.

ESTIMATED TRAFFIC IMPACT:  Not required.

ESTIMATED STUDENT YIELD: Not applicable.
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For Planned Development Application Slope / Density Analysis
Case: 6-A-20-PD

Generated by Planning Staff on 5/12/2020

CATEGORY ACRES
RECOMMENDED 

DENSITY 
(Dwelling Units / Acre)

NUMBER OF 
UNITS

Non-Hillside 0.001 6.00 0.0

0-15% Slope 1.48 6.00 8.9
15-25% Slope 3.51 2.00 7.0
25-40% Slope 1.46 0.50 0.7
Greater than 40% Slope 0.15 0.20 0.0
Ridgetops 0 0.0
Subtotal: Sloped Land 6.6 16.7

Maximum Density Guideline                        
(Hillside & Ridgetop Protection Plan) 6.601 2.52 16.7
Proposed Density 
(Applicant)

6.601 2.73 18.0

From Hillside & Ridgetop Protection Plan, page 33

Generated on 5/12/2020 Slope Analysis - Planned Development Case Case: 6-A-20-PD
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March 2012

This project is in association with West View Community, 311 Ramona Road, Ellen Adcock

1 2 3

The West View Community requested design 
assistance from the CDC to create a plan for use 
and linkage of the historic cemeteries in their 
neighborhood. The design team was comprised 
of the CDC staff and volunteer Landscape 
Architect Sara Hedstrom Pinnell, Principal with 
Hedstrom Designs.  We first studied linkages 
between all of the historic cemeteries including 
Lonas, Jewish Cemetery, Middlebrook, 
Crestview,  Longview, and Southern Chain 
Cemeteries. We then focused our design 
efforts on improving Crestview,  Longview, 
and Southern Chain Cemeteries.  We studied 
security, defining edges, and entrances.  

WEST VIEW HISTORIC CEMETERY DISTRICT

ETCDC #1919

This project is in association with West View Community, 311 Ramona Road, Ellen Adcock

1 2 3
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space per house as opposed to overcompensating the lot sizes, which 
would give us that same flexibility but use more of the land. 

 
2. Encourage a creative approach to the use of land that results in a better 

development and design that might otherwise be accomplished under the 
strict application of other sections of this code. 

A stricter application of the zoning would require more land disturbance, 
which would be detrimental to the look and usability of the property. 

 
3. Allow for the design of developments that are architecturally and 

environmentally innovative, and that achieve better utilization of land than 
is possible through strict application of standard zoning controls. 
Architecturally, we are proposing a Modern Farmhouse look that is very 

sought after in today's market, but not to be found in most of the residential 
developments around Knoxville. This is not a typical “Knox Box” development. 
Instead of large, indistinguishable homes on small lots, all of our residents will be 
allowed to customize the exterior of their homes, within aesthetic constraints. 
Residents will be able to step out of their front doors into open, grass-covered 
quads with no asphalt in site, aside from small walkways to each front porch. 

 
4. Combine and coordinate architectural styles, building forms, and 

structural/visual relationships within an environment that allows mixing of 
different uses in an innovative and functionally efficient manner. 
Our different uses comes from the large variety of onsite activities which 

will encourage a vibrant and active constituency. We’ll offer walking trails winding 
through old growth trees, a plethora of fauna and flora, relaxing open spaces to 
enjoy a sunny day or starry night, a large fire pit area for community 
marshmallow roasts or outdoor movie nights, all while being surrounded by 
wooded lands to create an unique lifestyle that cannot be found elsewhere in 
Knoxville. 

 
5. Provide for the efficient use of land to facilitate a more effective 

arrangement of land uses, structures, circulation patterns, and utilities 
There is no wasted space in our development plan. Typical subdivision 

regulations create too much space designed for travel needs within the 



subdivision. Our design is outdoor pedestrian-centric without requiring the 
creation of open recreation areas with flow-through traffic. 

 
6. Encourage land development that , to the greatest extent possible, 

preserves natural vegetation, respects natural topographic and geologic 
conditions, and refrains from adversely affecting flooding, soil, drainage, 
and other natural ecological conditions. 
Our design is focused on minimizing land disturbance. The site is heavily 
wooded and we want to keep as much of that undisturbed as possible. We 
are going to propose several options that allow for us to have minimal 
storm water production beyond the natural state, which allows us to disturb 
even less land for detention. Our grading plan will follow the existing 
topography, with the individual houses stepping down to match the existing 
terrain. 

 
7. Facilitate the implementation of the adopted Knoxville-Knox County 

General Plan and its component parts, including adopted sector plans, 
corridor plans, and related documents, particularly with respect to areas 
planned for potential redevelopment. 
This project is directly in line with creating “attractive places to live, work, 
and play!” Very few neighborhoods in Knoxville offer the amenities that will 
be a part of this development. All contained within an HOA to manage the 
grounds and make sure design standards and upkeep are maintained. 
This will be a model development Knoxville will be happy to call our own. 

 
 

Our main goal for this Planned Development is to become a vibrant, 
close-to-downtown, residential pocket community that has the best of all 
worlds. Beautiful, modern architecture combined with outdoor living areas 
that promote neighbor interactions and activity contained within a managed 
subdivision. These affordable houses are exactly what a sizeable 
population of Knoxville has been looking for, but can’t find. We will ensure 
appreciating values and long lasting memories of living in a one of a kind 
neighborhood in Knoxville. 



In order to accomplish our development goals, we are proposing that the 
standards within the RN-2 be altered to allow for: 

1) Increase the number of primary structures on a lot since there will
be no lot lines in this project. All land is common area. The site will
be developed like a true condo complex. All the grounds would be
maintained by the HOA to ensure a well maintained development.

2) The total acreage disturbed would be 4.1 acres which is above the
3.6 maximum so we would like a variance on that. We are building
only in the areas that are less steep in order to preserve the slopes
and we are preserving all of the wooded areas outside of the
housing area for the benefit of the residents only improving with
walking trails.

3) The recommended total density is 2.52 du/ac and our proposal is
3.9 du/ac. Our proposed density is comparable to the surrounding
area of 3.46 du/ac. We are building smaller footprint homes with no
lot lines which allows us to stay away from the steeper sections of
the property.

Regarding Engineering standards: 
1) We are also asking for the driveways to be a gravel grid system

similar to Richmond Orchard, which gives us less impermeable
surface allowing for less land disturbance/clearing for storm water
detention.

2) The access drives will also need a slight variance to a maximum
slope of 17% from 15%. Our calculations are actually a max of
15.8% on first review but we would like a little buffer just in case. We
are trying to prevent any excess grading/land disturbance needed to
build up the access drives to meet the currently allowed slope.

Hammerhead turn arounds will meet standards for emergency vehicles 
required by the City of Knoxville. 
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