
SPECIAL USE REPORT

FILE #: 8-A-25-SU AGENDA ITEM #: 20

AGENDA DATE: 8/14/2025

APPLICANT: MAINLAND MCA KNOXVILLE 

OWNER(S):

TAX ID NUMBER: 106 P A 037 View map on KGIS

JURISDICTION: City Council District 2

STREET ADDRESS: 962 N GALLAHER VIEW RD

LOCATION: East side of N Gallaher View Rd, south side of Middlebrook Pike.

APPX. SIZE OF TRACT: 4.1 acres

SECTOR PLAN: Northwest City

GROWTH POLICY PLAN: N/A (Within City Limits)

ACCESSIBILITY: Access is via N Gallaher View Road, a minor arterial with a pavement width 
of 60 ft within a right-of-way which varies in width from 35 ft to 150 ft.

UTILITIES: Water Source: Knoxville Utilities Board

Sewer Source: Knoxville Utilities Board

FIRE DISTRICT: Knoxville Fire Department

WATERSHED: Ten Mile Creek

ZONING: RN-4 (General Residential Neighborhood), HP (Hillside Protection 

Overlay), C (Former Planned District)

EXISTING LAND USE: Rural Residential

PROPOSED USE: Removal of Planned District designation (C).

HISTORY OF ZONING: In July 2004, a request to rezone from R-1E (Low Density Exclusive 
Residential) to O-1 (Office, Medical, and Related Services) was denied (7-U-
04-RZ). In October 2013, a request to rezone from R1-E to C-G (General 
Commercial Park) was withdrawn following staff recommendation to deny 
(10-F-13-RZ). In February 2016, the property was rezoned from R-1E to RP-
1 (Planned Residential) up to 1 du/ac (1-D-16-RZ). The property was then 
rezoned in September 2024 from RN-1 (Single-Family Residential 
Neighborhood), HP (Hillside Protection Overlay), and (C) (Former Planned 
District) to RN-4 (General Residential Neighborhood), HP, and (C) (7-I-24-
RZ).

SURROUNDING LAND North: Single family residential, Public/quasi public land (church) - RN-1 
(Single-Family Residential Neighborhood), HP (Hillside Protection 
Overlay)

USE AND ZONING:

South: Agriculture/forestry/vacant land - RN-4 (General Residential 
Neighborhood), RN-2 (Single-Family Residential Neighborhood), 
HP (Hillside Protection Overlay)

East: Single family residential, agriculture/forestry/vacant land - RN-1 
(Single-Family Residential Neighborhood), HP (Hillside Protection 

Mainland MCA Knoxville
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Overlay)

West: Commercial, multifamily residential - C-G-1 (General Commercial), 
RN-5 (General Residential Neighborhood) in the City of Knoxville, 
RB (General Residential) in Knox County

NEIGHBORHOOD CONTEXT: This area is comprised of a mix of single family residential dwellings on 
suburban style lots and multifamily residential dwellings in a large apartment 
complex. There is a small commercial node at the intersection of 
Middlebrook Pike and N Gallaher View Road. Public uses in the area are 
churches.

Approve the request to remove the previously approved planned district (C) designation from this 

parcel because it will enable development that is consistent with the current zoning and the 

surrounding area.

STAFF RECOMMENDATION:

COMMENTS:

Prior to the adoption of the current zoning ordinance, the subject property was zoned RP-1 (Planned 
Residential) with up to 1 du/ac (1-D-16-RZ). The former RP-1 zoning provided optional methods of land 
development to encourage more imaginative solutions to environmental design problems and was intended to 
establish a unified building and site development program. The RP-1 zoning district required a use-on-review 
development plan prior to the permitting process to establish a new use on the site. 

A use on review was approved for this parcel that consisted of a 38,000 sq ft memory care facility with 62 
bedrooms (5-I-16-UR). Per Article 1.4.G (Previously Approved Planned Districts) of the City of Knoxville Zoning 
Ordinance, all previously approved planned districts remained in effect and are subject to all plans, regulations, 
and/or conditions of their approval. 

Under the adoption of the City Zoning Ordinance on January 1, 2020, this property was assigned the RN-1 
(Single-Family Residential Neighborhood) zoning district and HP (Hillside Protection Overlay), but retained the 
previously approved planned district (C) designation. The property was later rezoned in September 2024 from 
RN-1 to RN-4 (General Residential Neighborhood) and retained the HP and (C) designations (7-I-24-RZ). 

If the former RP-1 zoning is removed from the site, the existing RN-4 and HP standards would apply to any 
proposed development. Before plans can be approved for a change to the site or use, the “C” designation must 
be removed via a special use.  

STANDARDS FOR EVALUATING A SPECIAL USE (ARTICLE 16.2.F.2) 

1) THE USE IS CONSISTENT WITH ADOPTED PLANS AND POLICIES, INCLUDING THE GENERAL PLAN 
AND THE ONE-YEAR PLAN. 
A. Removal of the previous planned district does not establish a use. Once the property is developed,  the use 
and its consistency with the One Year Plan and the Northwest City Sector Plan would be applicable at that 
time. 
B. The RN-4 district is more consistent with the One Year Plan and Northwest City Sector Plan designation of 
MDR than the previous RP-1 at 1 du/ac. 1 du/ac is more consistent with rural areas, and this property is at the 
intersection of two arterial streets, Middlebrook Pike and N Gallaher View Rd.

2) THE USE IS IN HARMONY WITH THE GENERAL PURPOSE AND INTENT OF THIS ZONING CODE.
A. The RN-4 zoning district is intended to accommodate mixed medium-density residential development within 
the City of Knoxville. It is intended to be applied to neighborhoods characterized by such mixed residential 
development. Limited nonresidential uses that are compatible with the district's character may also be 
permitted. The RN-4 district is compatible with development in the surrounding area, which features a mix of 
housing types, including single-family, two-family, and multi-family developments. 
B. Removal of the previously approved planned district designation would not cause nonconformance with the 
City of Knoxville’s Zoning Ordinance. The memory care facility was never constructed, and the current single-
family dwelling on the site is a permitted use in the RN-4 zoning district. 
C. Any proposed development will be required to be consistent with the general purpose and intent of the RN-4 
district and the City’s Zoning Code.  
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3) THE USE IS COMPATIBLE WITH THE CHARACTER OF THE NEIGHBORHOOD WHERE IT IS 
PROPOSED, AND WITH THE SIZE AND LOCATION OF BUILDINGS IN THE VICINITY.
A. This special use request is to remove a former planned district designation on a parcel that was part of a 
development plan approved in 2016, which is no longer vested. Since this request is not for a specific use, it is 
not out of compliance with this section of the zoning ordinance. 
B. Removal of the “C” designation will enable uses permitted in the RN-4 zoning district, which is intended to 
support mixed-residential development. The suitability of an intended use will be determined when a use is 
proposed. 
C. The RN-4 district requires special use approval of limited nonresidential uses and residential developments 
based on form and number of dwelling units proposed, such as townhouse developments of 9 or more units 
and multi-family developments of 5 or more units if in a single structure. 

4) THE USE WILL NOT SIGNIFICANTLY INJURE THE VALUE OF ADJACENT PROPERTY OR BY NOISE, 
LIGHTS, FUMES, ODORS, VIBRATION, TRAFFIC, CONGESTION, OR OTHER IMPACTS DETRACT FROM 
THE IMMEDIATE ENVIRONMENT.
A. Removal of the previous planned district is not a specific use and its removal will not significantly injure the 
value of adjacent property. 
B. All properties are required to comply with Article 10 of the City of Knoxville Zoning Ordinance, which 
regulates the aforementioned impacts. 

5) THE USE IS NOT OF A NATURE OR SO LOCATED AS TO DRAW SUBSTANTIAL ADDITIONAL 
TRAFFIC THROUGH RESIDENTIAL STREETS.
A. Since the removal of the previous planned district is not a specific use, its removal will not draw traffic. 

6) THE NATURE OF DEVELOPMENT IN THE SURROUNDING AREA IS NOT SUCH AS TO POSE A 
POTENTIAL HAZARD TO THE PROPOSED USE OR TO CREATE AN UNDESIRABLE ENVIRONMENT 
FOR THE PROPOSED USE.
A. There are no known uses in the area that could be a potential hazard or create an undesirable environment 
for future development that is anticipated to occur at this site.

ESTIMATED TRAFFIC IMPACT:  Not required.

ESTIMATED STUDENT YIELD: Not applicable.

If approved, this item will be forwarded to Knoxville City Council for action on 9/2/2025 and 9/16/2025. If 
denied, Knoxville-Knox County Planning Commission's action is final, unless the action to deny is appealed to 
Knoxville City Council. The date of the appeal hearing will depend on when the appeal application is filed. 
Appellants have 15 days to appeal a Planning Commission decision in the City.

Schools affected by this proposal:  West Hills Elementary, Bearden Middle, and Bearden High.
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DEVELOPMENT REQUEST APPLICATION Staff - Slope Analysis

Case: 8-A-25-SU

CATEGORY SQFT ACRES

RECOMMENDED 

DISTURBANCE 

BUDGET                  

(Percent)

DISTURBANCE AREA 

(Sqft)

DISTURBANCE 

AREA

(Acres)

Total Area of Site 178,387.5 4.10

Non-Hillside 131,140.6 3.01 N/A

0-15% Slope 5,077.8 0.12 100% 5,077.8 0.12

15-25% Slope 27,378.1 0.63 50% 13,689.0 0.31

25-40% Slope 14,592.5 0.33 20% 2,918.5 0.07

Greater than 40% Slope 198.5 0.00 10% 19.9 0.00

Ridgetops

Hillside Protection (HP) Area 47,246.9 1.08

Recommended 

disturbance budget 

within HP Area

21,705.1 0.50

Percent of HP Area 45.9%

Slope Analysis










