
SUBDIVISION: BUTTERMILK RD. SUBDIVISION

APPLICANT/DEVELOPER:

TAX IDENTIFICATION:

NUMBER OF LOTS: 102

ZONING: PR  (Planned Residential)

VARIANCES

1. REDUCE THE MINIMUM VERTICAL CURVE FROM STATION 1+00 TO 
2+11, FROM K=25.00 TO K=22.34 ON ROAD "A"
2. REDUCE THE MINIMUM VERTICAL CURVE FROM STATION 6+31 TO 
7+94, FROM K=25.00 TO K=15.01  ON ROAD "A"
3. REDUCE THE MINIMUM VERTICAL CURVE FROM STATION 7+94 TO 
9+18, FROM K=25.00 TO K=15.11 ON ROAD "A"
4. REDUCE THE MINIMUM VERTICAL CURVE FROM STATION 7+94 TO 
9+18, FROM K=25.00 TO K=15.11 ON ROAD "A"
5. REDUCE THE MINIMUM VERTICAL CURVE FROM STATION 9+18 
TO11+01, FROM K=25.00 TO K=20.06 ON ROAD "A"

129   142 & 142.13

REQUIRED:

EXISTING LAND USE: Agricultural/forestry/vacant

SURROUNDING LAND North: Single family residential -- PR (Planned Residential)
South: Agricultural/forestry/vacant -- PR (Planned Residential)
East: Rural residential, Agricultural/forestry/vacant -- A (Agricultural), RA 
(Low Density Residential)
West: Single family residential, Agricultural/forestry/vacant -- A (Agricultural)

USE AND ZONING:

LOCATION: South side of Buttermil Rd., east of Graybeal Rd., north side of Pittman 
Dr.

JURISDICTION: County Commission District 6

SECTOR PLAN: Northwest County

APPROXIMATE ACREAGE: 25 acres

SURVEYOR/ENGINEER:

ACCESSIBILITY: Access is via Buttermilk Rd., a minor collector street with an 18' pavement 
width within a 50' right-of-way.

PROPOSED USE:

7-G-22-UR

FILE #: 7-SC-22-C

Detached residential subdivision

SUBDIVISION VARIANCES

GROWTH POLICY PLAN: Rural Area

AGENDA DATE: 7/14/2022

AGENDA ITEM #: 35

OWNER(S):

WATERSHED: Hickory Creek

SUBDIVISION REPORT - 
CONCEPT/USE ON REVIEW

STREET ADDRESS:

View map on KGIS

SCOTT DAVIS / EAGLE BEND 

0 Buttermilk Rd.  (0 Pittman Dr.)

Scott Davis Mesana Investments, LLC

Wanis A. Rghebi, PE SEC, LLC
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ALTERNATIVE DESIGN STANDARDS REQUIRING KNOXVILLE-KNOX 
COUNTY PLANNING COMMISSION APPROVAL

1. REDUCE THE MINIMUM HORIZONTAL CURVE FROM STATIONS 
4+69 TO STA. 5+88 FROM 250' TO 200' ON ROAD "A"
2. REDUCE THE MINIMUM HORIZONTAL CURVE FROM STATIONS 
6+65 TO STA7+86 FROM 250' TO 200' ON ROAD "A"
3. REDUCE THE MINIMUM HORIZONTAL CURVE FROM STATIONS 
15+55 TO STA.18+78 FROM 250' TO 200' ON ROAD "A"
4. REDUCE THE MINIMUM HORIZONTAL CURVE FROM STATIONS 
20+47 TO STA.24+09 FROM 250' TO 200' ON ROAD "A"
5. REDUCE THE MINIMUM HORIZONTAL CURVE FROM STATIONS 
30+98 TO STA.33+49 FROM 250' TO 200' ON ROAD "A"
6. INCREASE THE MAXIMUM ROAD GRADE FROM -12% TO -15% ON 
ROAD “A”
7. REDUCE THE MINIMUM RIGHT-OF-WAY RADII FROM 25' TO 10' AT 
THE INTERSECTION OF ROAD “A” AND BUTTERMILK ROAD

ALTERNATIVE DESIGN STANDARDS REQUIRING KNOX COUNTY 
ENGINEERING AND PUBLIC WORKS APPROVAL

1. INCREASE THE MAXIMUM INTERSECTION GRADE FROM 1% TO 
3.65% AT THE INTERSECTION OF RD. "A" AND BUTTERMILK RD
2. INCREASE THE MAXIMUM INTERSECTION GRADE FROM 1% TO 3% 
AT THE INTERSECTION OF ROAD "A" AND ROAD "A"
3. INCREASE THE MAXIMUM INTERSECTION GRADE FROM 1% TO 3% 
AT THE INTERSECTION OF RD. "A" AND ROAD "B"

STAFF RECOMMENDATION:

1)  Connection to sanitary sewer and meeting other relevant utility provider requirements.
2)  Provision of street names consistent with the Uniform Street Naming and Addressing System within Knox 
County (County Ord. 91-1-102).
3)  Certifying that the Road “A” intersection with Buttermilk Road has the required sight distance, with review 
and approval by Knox County Engineering and Public Works during the design plan phase. Any sight distance 
easement across an adjoining property required to maintain the minimum sight distance requirements shall be 
obtained and recorded prior to the approval of a final plat for this subdivision.
4)  Implementing the recommendations of the Buttermilk Road Residential Development Transportation Impact 
Study (Cannon and Cannon, 7/6/2022), as revised and approved by Planning staff and Knox County 
Engineering and Public Works (see Exhibit A).
5)  If any building construction is proposed within the 50' buffer area around the designated 
sinkholes/depressions (including the depressions), a geotechnical report must be prepared by a registered 
engineer to determine soil stability and that report must be submitted to the Knox County Department of 
Engineering and Public Works for consideration. Any construction in these areas is subject to approval by the 
County following a review of the report. Engineered footings must be designed for these areas. For those lots 
that do not have a building site outside of the 50' buffer, approval by Knox County will be required prior to final 
plat approval. The sinkholes/depressions and 50' buffer shall be designated on the final plat even if they are 
approved to be filled.
6)  Meeting all applicable requirements of the Knox County Department of Engineering and Public Works.
7)  Prior to certification of the final plat for the subdivision, establish a property owners association responsible 
for the maintenance of the common areas, amenities, and drainage system.

Approve the development plan for a detached residential subdivision with up to 102 lots and reduction 
of the peripheral setback to 25 ft, subject to 1 condition.
1)  Meeting all applicable requirements of the Knox County Zoning Ordinance.

Approve the requested variances and alternative design standards based on the justifications 
provided by the applicant, the recommendations of the Knox County Department of Engineering and 
Public Works, and the proposal will not create a safety hazard.

Approve the Concept Plan subject to 7 conditions.
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COMMENTS:
This proposal is for a 102-lot detached residential subdivision on 25 acres. The subject property was part of a 
73-acre site rezoned to PR (Planned Residential) 1-2.5 du/ac in 2005 that was all under the same ownership 
as the current applicant (11-B-05-RZ). Over time, the applicant sold off approximately 47 acres. In 2020, a 
concept plan was approved for this same property and it was determined that the applicant still retains the 
development rights to the density on the acreage that was sold (1-SE-20-C / 1-I-20-UR). Because of this, the 
gross density for entire PR district is approximately 1.5 du/ac (110 lots on approx. 73 acres). The net density 
for the subject site is approximately 4.08 du/ac (102 lots on approx. 25 acres). 

The applicant is requesting several variances and alternative design standards. Many of these are needed 
because of the steep grade of the entrance road (15 percent) and the narrow strip of landarea to locate the 
road which limits the ability to grade. Knox County Engineering and Public Works met with the applicant to 
determine options which resulted in this version of the plan designed by the applicant's engineer.
DEVELOPMENT PLAN ANALYSIS PER ARTICLE 6, SECTION 6.50.06 (APPROVAL OR DENIAL)
In the exercise of its administrative judgment, the Planning Commission shall determine if the proposed plan is 
in harmony with the general purpose and intent of the zoning ordinance and adopted plans.

1) ZONING ORDINANCE
PR (Planned Residential) up to 2.5 du/ac:
a) The PR zone allows detached dwellings (houses) as a permitted use. The administrative procedures for the 
PR zone require the Planning Commission to approve the development plan before permits can be issued 
(Article 5, Section 5.13.15). 
b) This PR zone district is approved for a maximum of 2.5 du/ac. The proposed density for the overall PR zone 
district is approximately 1.5 du/ac (see the comments section for more detail). 
c) The peripheral setback is 35 feet, however, the planning commission may reduce it to 15 feet when the 
adjacent property is zoned agricultural or residential. The applicant is requesting a 25 ft peripheral setback 
around the entire external boundary, which was approved with the 2020 concept plan and use on review 
development plan. 

2) GENERAL PLAN – DEVELOPMENT POLICIES
a) Ensure that the context of new development, including scale and compatibility, does not impact existing 
neighborhoods and communities (Policy 9.3) – The proposed peripheral setback reduction should have 
minimal impact on adjacent properties. The large property to the west is owned by Vulcan Lands Inc., the 
quarry operator on the west side of Graybeal Road. The properties to the north and south are in the same PR 
zone district, so the peripheral setbacks do not apply to them. The property to the east is currently used for 
agricultural purposes. 

3) NORTHWEST COUNTY SECTOR PLAN
a) The property is classified AG (Agricultural), which allows consideration of up to 1 du/ac. The gross density of 
the entire PR district is approximately 1.5 du/ac. When the property was rezoned to PR 1-2.5 du/ac, the sector 
plan allowed consideration of that density, and in 2020 the subject site was approved for 70 lots. 
b) There is a small HP (Hillside Protection) area on the northern portion of the site, however, it has already 
been disturbed, as seen on aerials. The steepest portion in the HP area is the thin portion of the property that 
extends to Buttermilk Road where the entrance road will be located. 

4) KNOXVILLE – FARRAGUT – KNOX COUNTY GROWTH POLICY PLAN
a) The property is within the Rural Area. The rural area allows consideration of residential densities up to 2 
du/ac if the property is zoned PR and public utilities are available. The gross density of this PR district is 1.5 
du/ac, which is compliant with the rural area.

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

ESTIMATED TRAFFIC IMPACT:  A traffic impact study was prepared by the applicant. The findings of that 
study were used in formulating the recommendations of this staff report.

Schools affected by this proposal:  Hardin Valley Elementary, Hardin Valley Middle, and Hardin Valley 
Academy.
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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.

Knoxville- Knox County Planning Commission's approval or denial of this development plan request is final, 
unless the action is appealed to a court of competent jurisdiction. The date of the court hearing will depend 
on when the appeal application is filed.

• 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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NOTES:
1.  ALL DIMENSIONS AND ACREAGE ARE SCALED AND SUBJECT TO CHANGE ON THE FINAL PLAT.
2.  THERE SHALL BE TEN (10)  FEET IN WIDTH UTILITY AND DRAINAGE EASEMENTS INSIDE ALL EXTERIOR LOT LINES

ADJOINING STREETS AND PRIVATE RIGHT-OF-WAYS AND FIVE (5') IN WIDTH SHALL BE PROVIDED ALONG BOTH SIDES OF
ALL INTERIOR LOT LINES AND ON THE INSIDE OF ALL OTHER EXTERIOR LOT LINES. UTILITY AND DRAINAGE EASEMENTS
TO BE CENTERED ABOUT DRAINAGE STRUCTURE AS INSTALLED.

3.  SANITARY SEWER EASEMENT OF 15', 7.5' EACH SIDE OF SEWER AS INSTALLED (WHERE APPLICABLE.
4.  THIS PROPERTY CONTAINS APPROXIMATELY 25.0± ACRES AND IS SUBDIVIDED INTO 102 SINGLE FAMILY LOTS, AND

COMMON AREA.
5.  PR ZONING  (>2.5 DU/AC).
6.  CONTOURS PROVIDED BY KNOXVILLE, KNOX COUNTY KGIS AND ROAD PROFILES ARE BASED ON KGIS.
7.  UTILITIES:

WATER: WEST KNOX UTILITY DISTRICT
SEWER: WEST KNOX UTILITY DISTRICT
ELECTRIC: LCUB
GAS: KNOXVILLE UTILITIES BOARD
TELEPHONE: CHARTER

8.  THIS SUBDIVISION WILL HAVE A HOME OWNERS ASSOCIATION.
9.  BUILDING SETBACK LINES WILL BE AS FOLLOWS:

FRONT...20'
SIDES......5'
REAR.....15' (UNLESS CONTROLLED BY 35' PERIPHERAL SET BACK)
REDUCE THE PERIPHERAL SETBACK FROM 35' TO 25' ALONG THE NORTHERN AND SOUTHERN PROPERTY LINES.

10.  VARIANCE REQUESTED:
a. ROAD "A", REQUEST REDUCTION OF VERTICAL CURVE FROM STATION  1+00 TO 2+11,  FROM K=25.00 TO K=22.34

BECAUSE OF TOPOGRAPHY.
b. ROAD "A", REQUEST REDUCTION OF VERTICAL CURVE FROM STATION  6+31 TO 7+94,  FROM K=25.00 TO K=15.01

BECAUSE OF TOPOGRAPHY AND TWO ROAD INTERSECTION.
c. ROAD "A", REQUEST REDUCTION OF VERTICAL CURVE FROM STATION  7+94 TO 9+18,  FROM K=25.00 TO K=15.11

BECAUSE OF TOPOGRAPHY AND TWO ROAD INTERSECTION.
c. ROAD "A", REQUEST REDUCTION OF VERTICAL CURVE FROM STATION  7+94 TO 9+18,  FROM K=25.00 TO K=15.11

BECAUSE OF TOPOGRAPHY AND TWO ROAD INTERSECTION.
d. ROAD "A", REQUEST REDUCTION OF VERTICAL CURVE FROM STATION  9+18 TO11+01,  FROM K=25.00 TO K=20.06

BECAUSE OF TOPOGRAPHY AND TWO ROAD INTERSECTION.
11. "ALTERNATIVE DESIGN STANDARDS"

a. ROAD "A", REQUEST REDUCTION OF HORIZONTAL CURVE FROM STATIONS 4+69 TO STA. 5+88 FROM 250' TO 200'
BECAUSE OF NARROW BOUNDARY & TOPOGRAPHY.

b. ROAD "A", REQUEST REDUCTION OF HORIZONTAL CURVE FROM STATIONS 6+65 TO STA7+86 FROM 250' TO 200'
BECAUSE OF NARROW BOUNDARY & TOPOGRAPHY.

c. ROAD "A", REQUEST REDUCTION OF HORIZONTAL CURVE FROM STATIONS 15+55 TO STA.18+78 FROM 250' TO 200'
BECAUSE OF NARROW BOUNDARY & TOPOGRAPHY.

d. ROAD "A", REQUEST REDUCTION OF HORIZONTAL CURVE FROM STATIONS 20+47 TO STA.24+09 FROM 250' TO 200'
BECAUSE OF NARROW BOUNDARY & TOPOGRAPHY.

e. ROAD "A", REQUEST REDUCTION OF HORIZONTAL CURVE FROM STATIONS 30+98 TO STA.33+49 FROM 250' TO 200'
f. REQUEST INCREASE GRADE FROM -12% TO 15.00  BECAUSE OF TOPOGRAPHY AND THE NARROW OF THE

RIGHT-OF-WAY (65 FEET WIDE STRIP) .
g. REDUCE R-O-W RADIUS FROM 25' TO 10' BECAUSE OF THE WIDTH OF THE PROPERTY FROM STA. 0+00 TO 5+50 ALONG

ROAD "A".
h. INCREASE THE MAX. INTERSECTION GRADE FROM 1% TO 3.65% AT THE INTERSECTION OF RD. "A" AND BUTTERMILK

RD.
i. INCREASE THE MAX. INTERSECTION GRADE FROM 1% TO 3% AT THE INTERSECTION OF ROAD "A" AND ROAD "A".
j. INCREASE THE MAX. INTERSECTION GRADE FROM 1% TO 3% AT THE INTERSECTION OF RD. "A" AND ROAD "B".

12. ALL ROADS IN THIS SUBDIVISION ARE PUBLIC ROAD WITH 50' RIGHT-OF-WAY AND 26' WIDE PAVEMENT.
13. VEHICULAR ACCESS FOR ALL LOTS IS LIMITED TO INTERIOR ROAD SYSTEM ONLY.
14. ALL FIRE HYDRANTS WILL BE LOCATED IN THE WATER PLAN.
15. IF ANY FOUNDATION IS DESIRED WITHIN 50' OF THE TOP HATCHED LINE OF ANY DEPRESSION, A GEOTECHNICAL

INVESTIGATION MUST BE APPROVED BY KNOX COUNTY DEPT. OF ENGINEERING & PUBLIC WORKS. AT A MINIMUM  LOTS
84-86 WILL HAVE THIS STUDY. NO BUILDING OR FILL IS ALLOWED INSIDE THE HATCHERED CONTOUR OF ANY SINKHOLE.

16.  BOUNDARY IS BASED ON KGIS.
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South side of Buttermilk Road, east of Graybeal Road 26.84 acres

6th PR (Planned Residential) Vacant land

Northwest County AG & HP Rural Area

7-SC-22-C
7-G-22-UR



Detached residential subdivision

Scott Davis Development on Buttermilk Road

102

406 Use on Review

MR$3,984

MWR 6/6/2022
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