
ZONING: PC (Planned Commercial), TO (Technology Overlay), PR(k) (Planned 

Residential) up to 6.5 du/ac, OB(k) (Office, Medical, and Related 

Services)

EXISTING LAND USE: Agriculture/Forestry/Vacant Land

PROPOSED USE: Multi-dwelling development

HISTORY OF ZONING: The PR portion of the property was rezoned in 2014 (5-C-14-RZ). The 
Technology Overlay was added in 1983 (12-V-83-RZ).

North: Commercial - CA/TO (General Business) / (Techonology Overlay)

South: Single family residential - PR/TO (Planned Residential) up to 5 
du/ac / (Techonology Overlay)

East: Agricultural/forestry/vacant, rural residential - A/TO A (Agricultural) / 
(Techonology Overlay)

West: Office, agricultural/forestry/vacant, commercial, rural residential, 
single family residential - PC (Planned Commercial), OB (Office, 
Medical and Related Services), PR (Planned Residential up to 3 
du/ac), TO (Technology Overlay)

NEIGHBORHOOD CONTEXT: Hardin Valley Rd at Pellissippi Parkway is a major commerical area. 
Schaeffer Rd heading south turns into single family residential subdivisions.

SURROUNDING LAND

USE AND ZONING:

APPLICANT: RETREAT AT HARDIN VALLEY 

TAX ID NUMBER: 104   093 (PART OF)

LOCATION: South & east sides of Schaeffer Rd, south of Hardin Valley Rd, east of 

Pellissippi Pkwy

SECTOR PLAN: Northwest County

ACCESSIBILITY: Access is via Schaeffer Rd, a major collector with a pavement width of 40-ft 
within a 55-ft right-of-way.

Water Source: West Knox Utility District

Sewer Source: West Knox Utility District

UTILITIES:

JURISDICTION: County Commission District 3

APPX. SIZE OF TRACT: 12 acres

STAFF RECOMMENDATION:

FILE #: 11-E-23-DP

DENSITY PROPOSED: 6.33 du/ac

GROWTH POLICY PLAN: Planned Growth Area

AGENDA DATE: 11/9/2023

AGENDA ITEM #: 34

OWNER(S):

WATERSHED: Beaver Creek

DEVELOPMENT PLAN REPORT

STREET ADDRESS: 2122 SCHAEFFER RD

View map on KGIS
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1) Adhering to all conditions of the rezoning (5-C-14-RZ), there shall be no clearing or grading until 
development plan is approved and 100 ft setback and 40 ft non-disturbance buffer where abutting the 
residential subdivision (Harrison Springs).
2) Implementing the roadway improvements required by Knox County Engineering and Public Works during 
permitting, as outlined in the Schaeffer Road Apartments Traffic Impact Study prepared by Cannon & Cannon, 
Inc. (June 19, 2023). A Memorandum of Understanding with Knox County Engineering and Public Works is 
required for all road improvements per Chapter 54, Article V of the Knox County Code (Ord. O-23-4-102).  
3) The maximum height of the multi-dwelling structures shall be 40 ft.
4) Meeting all other applicable requirements of the Knox County Zoning Ordinance.
5) Meeting all requirements of the Knox County Department of Engineering and Public Works.
6) Obtaining TTCDA approval of the development plans (Case 11-A-23-TOB).

With the conditions noted, this plan meets the requirements for approval in the PR and PC districts and the 
criteria for approval of a development plan.

COMMENTS:

The applicant is seeking approval to construct a 220-unit multi-dwelling (apartment), including 2 duplexes on 
the subject property. The property has 3 different zones, PC (Planned Commercial), OB (Office, Medical, and 
Related Services), and PR (Planned Residential) up to 6.5 du/ac, and is also in the TO (Technology Overlay) 
zone. 

The PC and PR zones require development plan approval. The PR portion of the property will consist of 3 
(three) 3-story multi-dwelling structures (72 units) and 2 duplexes (4 units), a 4-bay garage, trash compactor, 
and maintenance building. The are no proposed structures within the PC zone, but the single driveway 
entrance off of Schaeffer Rd goes through the PC zone. The remaining units are in the OB zone and are not 
subject to use on review approval. However, the entire parcel is in the TO zone, subject to TTCDA Design 
Guidelines. This development was reviewed as part of the TTCDA process.

The traffic study recommends extending the storage length of the westbound left turn lane at the intersection of 
Hardin Valley Road at Schaeffer Road / Cherahala Boulevard. The storage should be extended by 100 ft and 
should include a bay taper with a length of 160 ft. A Memorandum of Understanding with Knox County 
Engineering and Public Works is required for all road improvements per Chapter 54, Article V of the Knox 
County Code (Ord. O-23-4-102).  

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
PC (Planned Commercial) and PR (Planned Residential) up to 6.5 du/ac / TO (Technology Overlay):
A. The PR zone allows multi-dwelling structures and duplexes as permitted uses. 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 6.5 du/ac. The proposed density is 6.33 du/ac on 12 
acres zoned PR.
C. The proposed buildings are 3 stories and 38 ft tall. The OB zone has a maximum height of 45 ft. The 
Planning Commission determines the maximum height for any use other than houses and duplexes in the PR 
zone. Staff recommends a maximum height of 40 ft for the multi-dwelling structures for the PR zone. 
Additionally, this site sits below the abutting subdivision and there is already a 40 ft non disturbance buffer than 
includes tall mature trees. 
D. There were conditions placed on the rezoning of the PR (Planned Residential) zoned portion of the property 
(5-C-14-RZ): there shall be no clearing or grading until development plan is approved, and there shall be a 100 
ft setback along the peripheral boundary and a 40 ft no disturb buffer along the southern and southwestern lot 
lines abutting the single-family subdivision (Harrison Springs).
E. The TO zone requires design guideline review by the TTCDA (Tennessee Technology Corridor 
Development Authority) for all residential developments besides single-family residences and duplexes. The 
building setbacks adhere to either the zoning district or the TTCDA guidelines, whichever is more stringent. In 
this case, a 100 ft setback will be required along the peripheral boundary where the subject property abuts 

Approve the development plan for a 72-unit multifamily development and 2 duplexes (4 units), on the 

PR (Planned Residential) portion of the site, as depicted on the site plan, subject to 6 conditions.
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residential uses. 

2) GENERAL PLAN - DEVELOPMENT POLICIES
A. (2.13) Review development plans to ensure pedestrian needs are being met and that the sidewalk network’s 
continuity is being achieved, especially in the school parental responsibility zones. - There is a sidewalk along 
the frontage of Schaeffer Rd that was installed during the realignment of Schaeffer Rd in 2018. An internal 
sidewalk system runs throughout the entire development and connects all the way to Schaeffer Rd.
B. (4.3) Develop and use guidelines to foster good architectural design, landscaping, and aesthetically-pleasing 
streetscapes. - This property is in the TO zone, subject to TTCDA Design Guideline requirements. The TTCDA 
Design Guidelines have standards for site design, building design, and landscaping.

3) NORTHWEST COUNTY SECTOR PLAN
A. The property is classified MDR/O (Medium Density Residential/Office), which allows medium density 
residential uses at densities up 5-12 du/ac. The proposed development within the PR zone has a density of 6.5 
du/ac.
B. This property is in the Hillside Protection Area. Approximately 20.3 acres will be disturbed over the total 27.1 
acres.  However, this property has been previously disturbed, first with the road improvements on Schaeffer 
Road, then on the subject property in 2013. Some of the steep slopes at the front of the property are a result of 
the grading that was done with the Schaeffer Road improvements. 

4) KNOXVILLE - FARRAGUT - KNOX COUNTY GROWTH POLICY PLAN
A. The property is within the Planned Growth Boundary. The purposes of the Planned Growth Boundary 
designation are to encourage a reasonably compact pattern of development, promote the expansion of the 
Knox County economy, offer a wide range of housing choices, and coordinate the actions of the public and 
private sectors, particularly with regard to the provision of adequate roads, utilities, schools, drainage and other 
public facilities and services. The proposed development meets the relevant standards of the Growth Policy 
Plan.

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

The Planning Commission's approval or denial of this development plan request is final, unless the action is 
appealed either to the Board of Zoning Appeals or to a court of competent jurisdiction within thirty (30) days of 
the decision being appealed (Knox County, Tennessee Code of Ordinances, Appendix A, Zoning, 6.50.08).

1939 (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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CONCLUSIONS & RECOMMENDATIONS  

 SECTION 7  

SCHAEFFER ROAD APARTMENTS TIS 
CCI PROJECT NO. 01681-0000.001   JUNE 2023 

 

CONCLUSIONS & RECOMMENDATIONS 

The primary conclusion of this study is that the traffic generated from the proposed development will 

have minimal impacts at the study intersections. Major congestion issues during peak hours do 

currently exist at the intersection of Hardin Valley at Solway Road / Pellissippi Parkway Southbound 

Ramps, but the additional development impacts to this intersection would be marginal. The largest 

operational impacts would occur at the intersection of Hardin Valley Road at Schaeffer Road / 

Cherahala Boulevard. Sufficient capacity exists at this intersection to easily handle the additional traffic 

from the proposed development, but moderate increases queue lengths for certain movements are 

likely. These queue lengths can be mitigated by updated signal timing, and extension of some turn 

lane storages would also provide a benefit. 

 

Based on the above conclusions and other discussions throughout the report, the following is a list of 

recommendations developed with this traffic impact study: 

 

1) Upon full buildout of the development, update the traffic signal timing at the intersections 

within the coordinated signal system adjacent to the development. Currently, this system 

consists of the three study intersections presented in this report. 

2) Extend the westbound left turn lane storage length at the intersection of Hardin Valley Road at 

Schaeffer Road / Cherahala Boulevard. The storage should be extended by 100 feet and 

should include a bay taper with a length of 160 feet. 

3) Ensure that grading, landscaping, signing, and other site features do not restrict lines of sight 

exiting the development along Schaeffer Road. 
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136 DDM-A Cont.
136 JCB Cont.
108 LMB Liriope muscari 'Big Blue' Cont. 4" Pots Full Plants @ 18" O.C.

52 MCA Pink Muhly Grass Muhlenbergia capillaris Cont. 3 Gal. Full Plants, 36" O.C.

408 DDM-B Daylily/ Daffodil Mix (Equally mixed) Narcissus 'Dutch Master' Bulbs DN2 3 bulbs/group @ 18" O.C. - See Detail

44 PVH Heavy Metal Switchgrass Panicum virgatum 'Heavy Metal' Cont. 3 Gal. Full Plants @ +/-48" O.C.

137 PAH Hameln Pennisetum Pennisetum allopecuroides 'Hameln' Cont. 1 Gal. Full Plants @ 30" O.C.

100 RFA Black-Eyed Susan Rudbeckia fulgida Cont. 1 Gal. Full Plants, 24" O.C.

22 SSM Li�le Bluestem Schizachyrium scoparium Cont. 1 Gal. Full Plants @ 24" O.C.

LAWNS
507,000 Seeded Lawns - Fescue Blend Seed SF See Notes and Specifica�ons
66,000 Sodded Lawns - Fescue Blend Sod SF See Notes and Specifica�ons

REVISED 10/23/2023
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Date Filed

9/27/2023

Applicant Name

File Number(s)

11-E-23-DP

Meeting Date (if applicable)

11/9/2023

104   093 

Parcel ID

2122 SCHAEFFER RD

Property Address

Development Request

  CORRESPONDENCE

  CURRENT PROPERTY INFO

  STAFF USE ONLY

All correspondence related to this application should be directed to the approved contact listed below.

General Location

Zoning District

PC (Planned Commercial), TO (Technology Overlay), PR(k) 
(Planned Residential), OB(k) (Office, Medical, and Related 
Services)

Owner Name (if different) Owner Address Owner Phone / Email

Name / Company

Address

Phone / Email

Retreat at Hardin Valley

South & east sides of Schaeffer Rd, south of Hardin Valley Rd, east of Pellissippi Pkwy

12 acres

Tract Size

Commission District 3

District

City

County

Planning Sector Sector Plan Land Use Classification Growth Policy Plan Designation

Existing Land Use

Septic (Y/N)Sewer Provider Water Provider

Northwest County MDR/O (Medium Density Residential/Office), HP (Hillside Planned Growth Area

West Knox Utility DistrictWest Knox Utility District

Agriculture/Forestry/Vacant Land

Development Plan

Planned Development

Use on Review / Special Use

Hillside Protection COA

Concept Plan

Final Plat

Plan Amendment

Sector Plan

One Year Plan

Rezoning

DEVELOPMENT SUBDIVISION ZONING

Jason Hunt Cannon & Cannon

8550 Kingston Park Knoxville TN 37919

865-670-8555

P.O. Box 1609 Phenix City AL 37868The Grand Preserve Columbus, LLC

Affiliation

Part of Parcel (Y/N)?

Printed 10/16/2023 10:38:08 AM11-E-23-DP



Please Print

Date

9/27/2023

Property Owner Signature

Applicant Signature

ATTACHMENTS

ADDITIONAL REQUIREMENTS

Fee 1

Fee 2

Fee 3

Total

$1,600.00

  DEVELOPMENT REQUEST

  SUBDIVSION REQUEST

  ZONING REQUEST

  STAFF USE ONLY

  AUTHORIZATION

Development Plan Use on Review / Special Use

Hillside Protection COA

Related City Permit Number(s)

Related Rezoning File Number

Pending Plat File Number

Planned Development

Proposed Subdivision Name

Total Number of Lots CreatedUnit / Phase Number

Attachments / Additional Requirements

OB (Office, Medical, and Related Services)

Proposed Density (units/acre)

6.33 du/ac

Previous Zoning Requests

Additional Information

Proposed Zoning

Proposed Plan Designation(s)

PLAT TYPE
Staff Review Planning Commission

Variance RequestProperty Owners / Option Holders

Design Plan Certification (Final Plat)

Use on Review / Special Use (Concept Plan)

Traffic Impact Study

COA Checklist (Hillside Protection)

Phone  / Email

Other (specify)

Additional Information

Zoning Change

Plan 
Amendment 

Residential Non-residential

Site Plan (Development Request)

Home Occupation (specify)

Retreat at Hardin Valley

Please Print

Date

9/27/2023The Grand Preserve Columbus, LLC

I declare under penalty of perjury the foregoing is true and correct: 1) He/she/it is the owner of the property, AND 2) the application and 
all associated materials are being submitted with his/her/its consent.

Printed 10/16/2023 10:38:08 AM11-E-23-DP



Sign Posting & 
Removal Requirement

Revised April 2021

Knoxville-Knox County Planning  |  KnoxPlanning.org  
400 Main Street, Suite 403  |  Knoxville, TN 37902  |  865.215.2500

The Administrative Rules and Procedures of the 
Knoxville-Knox County Planning Commission require 
a sign to be posted on the property for each 
application subject to consideration by the Planning 
Commission, including the following applications: 
rezoning, plan amendment, concept plan, use on 
review/special use, planned development, right-of-
way closure, and name change.  

The required public notice sign(s) will be provided by Planning to the applicant when an application is 
submitted. If an application is submitted electronically, Planning staff will post the required sign.  If a 
replacement sign(s) is needed, the applicant is responsible for picking up the new sign(s) from Planning 
and will be charged $10 for each replacement.

LOCATION AND VISIBILITY
The sign must be posted on the nearest adjacent/frontage street and in a location clearly visible to vehicles 
traveling in either direction. If the property has more than one street frontage, the sign should be placed 
along the street that carries more traffic. Planning staff may recommend a preferred location for the sign 
to be posted at the time of application.

TIMING
The sign(s) must be posted not less than 12 days prior to the scheduled Planning Commission public 
hearing and must remain in place until the day after the meeting. In the case of a postponement, the sign 
can either remain in place or be removed and reposted not less than 12 days prior to the next Planning 
Commission meeting. The applicant is responsible for removing the sign after the application has been 
acted upon by the Planning Commission.

The individual below is responsible for posting and removing the sign(s) provided consistent with the 
above guidelines and between the dates of:  

________________________________________ and _________________________________________

Applicant Name: _________________________________

Date: __________________________________________

File Number: ____________________________________

________________________________________
(applicant or staff to post sign)

___________________________________
(applicant to remove sign)

Sign posted by Staff

Sign posted by Applicant

Retreat At Hardin Valley

9/26/2023

11-E-23-DP

■

October 28, 2023 November 10, 2023
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