
ZONING REQUESTED: PR  (Planned Residential)

EXISTING LAND USE: Agriculture/forestry/vacant

EXTENSION OF ZONE: No

HISTORY OF ZONING: None noted.

North: Agriculture/forestry/vacant, single family residential, rural 
residential - A (Agricultural)

South: Agriculture/forestry/vacant -  A (Agricultural)

East: Agriculture/forestry/vacant, single family residential, rural 
residential -  A (Agricultural)

West: Agriculture/forestry/vacant -  A (Agricultural)

NEIGHBORHOOD CONTEXT: This area is primarily large agricultural lots with some single family homes.

SURROUNDING LAND
USE AND ZONING:

REZONING REPORT

APPLICANT:

TAX ID NUMBER: 117   8 (PART OF)

LOCATION: South side of Couch Mill Road, east of E. Gallaher Ferry Road

SECTOR PLAN: Northwest County

ACCESSIBILITY: Access is via Couch Mill Rd, a major collector, with a pavement width of 18-
ft within a right-of-way width of 60-ft.
Water Source: West Knox Utility District

Sewer Source: West Knox Utility District

UTILITIES:

JURISDICTION: County Commission District 6

APPX. SIZE OF TRACT: 131.7 acres

AGENDA DATE: 12/9/2021

FILE #: 12-I-21-RZ

DENSITY PROPOSED: up to 3 du/ac

STAFF RECOMMENDATION:

Approve PR (Planned Residential) zoning up to 2 du/ac because it is consistent with Northwest 

County Sector Plan and the Growth Policy Plan.

COMMENTS:

PURSUANT TO THE KNOX COUNTY ZONING ORDINANCE, ARTICLE 6.30.01, THE FOLLOWING 
CONDITIONS MUST BE MET FOR ALL REZONINGS (must meet all of these):

GROWTH POLICY PLAN: Rural Area

AGENDA ITEM #: 16

OWNER(S):

A (Agricultural)PRESENT ZONING:

WATERSHED: Conner Creek

STREET ADDRESS:

View map on KGIS

SAFE HARBOR RESIDENTIAL 

11636 Hardin Valley Rd.

Hardin Valley Farms, LLC
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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 West Knox Utility District has recently added a new wastewater treatment facility to expand capacity in 
the Northwest County Sector.
2. New electrical transmission lines are being planned for this area by TVA to accommodate the growth and 
development in the Hardin Valley community.

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 PR up to 2 du/ac is approved a possible total build-out of 263 single family residential dwelling units may 
be accommodated on the site meeting all other standards. 
2. A Transportation Impact Letter was submitted on behalf of the applicant demonstrating a proposed build out 
of 279 single family dwellings and 114 townhomes. 
3. The property appears to be agricultural, pasture land with several closed depressions noted on the 
topographical maps that could indicate the presence of sinkholes.
4. At the time of Use on Review, a traffic impact study will also be required if the Average Daily Traffic (ADT) 
for the proposed development exceeds 750.

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 staff recommended rezoning to PR up to 2 du/ac is consistent with RR (Rural Residential) for the 
Northwest County Sector Plan at this location and the Growth Policy Plan.

If approved, this item will be forwarded to Knox County Commission for action on 1/24/2022.  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.

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

3746 (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 Hardin Valley 
Academy.
•  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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DEVELOPMENT REQUEST APPLICATION Staff - Slope Analysis
Case: 12-I-21-RZ

CATEGORY ACRES
RECOMMENDED 

DISTURBANCE BUDGET 
(Percent)

DISTURBANCE 
AREA
(Acres)

Non-Hillside 93.57 100% 93.6
0-15% Slope 13.67 100% 13.7
15-25% Slope 15.44 50% 7.7
25-40% Slope 7.92 20% 1.6
Greater than 40% Slope 0.45 10% 0.0
Ridgetops 0

Subtotal: Sloped Land 37.48 23.0
Total Acreage 131.05 116.6

CATEGORY ACRES
RECOMMENDED 

DENSITY 
(Dwelling Units / Acre)

NUMBER OF 
UNITS

Non-Hillside 93.57 2.00 187.1
0-15% Slope 13.67 2.00 27.3
15-25% Slope 15.44 2.00 30.9
25-40% Slope 7.92 0.50 4.0
Greater than 40% Slope 0.45 0.20 0.1
Ridgetops 0 0.00 0.0
Subtotal: Sloped Land 37.48 62.3
Maximum Density Guideline                        
(Hillside & Ridgetop Protection Plan) 131.05 1.90 249.4
Proposed Density 
(Applicant)

131.05 4.00 524.2

Recommended disturbance budget within 
Hillside Protection Area (acres)

Slope Analysis





Exhibit A. 12-I-21-RZ Contextual Images 
 

 

 

Sector Plan Map  

Zoning Map 



Exhibit A. 12-I-21-RZ Contextual Images 
 

 

Parcel Map w/ Major Road Plan and PRZs 

Aerial Map 2020 



Exhibit A. 12-I-21-RZ Contextual Images 
 

 

Topography – 4ft Contours 
















	12-I-21-RZ_app.pdf
	20211122082020929.pdf
	Untitled


	12-I-21-RZ_slope calcs and map.pdf
	Density & Disturbance Recomm.


