
ZONING: RN-1 (Single-Family Residential Neighborhood), RN-4 (General 
Residential Neighborhood), HP (Hillside Protection Overlay)

EXISTING LAND USE: Agriculture/Forestry/Vacant Land, Rural Residential

PROPOSED USE: Preliminary plan for a residential development

HISTORY OF ZONING: A rezoning to the RN-4 district was approved for most of the subject property 
in response to a request for the RN-6 district in March of 2024 (1-I-24-RZ). A 
rezoning request for RP-1 (Planned Residential) with a proposed density of 
12 du/ac was denied per staff recommendation in 2003 (4-J-03-RZ).
North: Single family residential, agriculture/forestry/vacant land - RN-2 

(Single-Family Residential Neighorhood), RN-1 (Single Family 
Residential Neighborhood)

South: Single family residential, agriculture/forestry/vacant land, 
publicquasi public land - RN-1 (Single-Family Residential 
Neighborhood), OS (Parks and Open Space)

East: Rural residential, office, single family residential - RN-1 (Single-
Family Residential Neighborhood), CN (Neighborhood 
Commercial), HP (Hillside Protection Overlay)

West: Public-quasi public land, public parks - RN-1 (Single-Family 
Residential Neighborhood), OS (Parks and Open Space)

SURROUNDING LAND
USE AND ZONING:

APPLICANT:

TAX ID NUMBER: 82 M C 02603,037

LOCATION: North side of Delrose Dr, south side of Brooks Ave, west side of 
Riverside Rd

SECTOR PLAN: East City

ACCESSIBILITY: Access is via Delrose Drive, a major collector street with a 23-ft pavement 
width within a 40-ft right-of-way. Access is also via Brooks Avenue, a minor 
arterial street with a 21-ft pavement width within a 42-ft right-of-way.
Water Source: Knoxville Utilities Board

Sewer Source: Knoxville Utilities Board

UTILITIES:

JURISDICTION: City Council District 6

APPX. SIZE OF TRACT: 31.34 acres

FILE #: 12-A-24-PD

POSTPONEMENT(S): 12/12/2024, 2/13/2025

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

AGENDA DATE: 2/13/2025

AGENDA ITEM #: 40

OWNER(S):

WATERSHED: Williams Creek

STREET ADDRESS:

View map on KGIS

PLANNED DEVELOPMENT
PRELIMINARY PLAN

HEYOH DESIGN & DEVELOPMENT 

2805 DELROSE DR  (0 RIVERSIDE RD)

FIRE DISTRICT: Knoxville Fire Department

Brian Conley / Cardinal Place LLC

1/24/2025 11:16 AM12-A-24-PDFILE #:AGENDA ITEM #: 40 40-1PAGE #:JESSIE HILLMAN



NEIGHBORHOOD CONTEXT: This area of East Knoxville is predominantly comprised of single family 
homes. There is a small multifamily community nearby to the southeast. 
Williams Creek Golf Course is located to the west and a landfill is located to 
the southeast. Sarah Moore Greene Elementary School and the Knoxville 
Botanical Gardens and Arboretum are nearby to the north.

STAFF RECOMMENDATION:

Postpone for 30 days to the March 13, 2025 Planning Commission meeting per the applicant's request.

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

If approved, this item will be forwarded to Knoxville City Council for action on 4/1/2025 and 4/15/2025.  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.

4970 (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:  Sarah Moore Greene Magnet, Vine Middle Magnet, and Austin East High.
•  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.

1/24/2025 11:16 AM12-A-24-PDFILE #:AGENDA ITEM #: 40 40-2PAGE #:JESSIE HILLMAN
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~583 APARTMENTS
· 10% FOR WORKFORCE
· 4% TYPE A ACCESSIBLE UNITS
76 TOWNHOUSES
TOTAL PARKING SPACES PROVIDED = 850
· 2.25 SPACES/TOWNHOUSE = 171
· 1.2-2.2 SPACES PER APARTMENT (1.45 AVERAGE BASED ON MAJORITY 2BR UNITS) = 845

0.33 SPACES PER PERSON PER DESIGN CAPACITY SWIMMING POOL (1980/20)*0.33 = 33
· 0.33 SPACES PER PERSON PER DESIGN CAPACITY PICKLE BALL COURT (4*0.33) = 1.32 =1
· 0.33 SPACES PER PERSON PER DESIGN CAPACITY TENNIS COURT (4*0.33) = 1.32= 1
· RECEPTION FACILITY = 8 per 1,000 sf GFA = (4500*8)/1000 = 36
· ART AND FITNESS STUDIO = 4 X 1000 SF GFA = (1300*4)/1000 = 5.2 = 5
· RETAIL GOOD ESTABLISHMENT = 3 per 1,000 sf GFA = (1200*3)/1000 = 3.6 = 4
· MAIL PACKAGE DELIVERY OFFICE = 3 per 1,000 sf GFA = (385*3)/1000 = 1.16 = 1
· BUSINESS STUDY ROOMS OFFICE = 3 per 1,000 sf GFA = (400*3)/1000 = 1.2 = 1
MINIMUM REQUIRED NUMBER OF SPACES BASED ON PRELIMINARY PLAN= 1,098
30% REDUCTION FOR BEING LOCATED WITHIN 1/4 OF A MILE OF A TRANSIT ROUTE) = 330
MINIMUM REQUIRED SPACES = 768
82 PARKING SPACES PROVIDED OVER THE REQUIRED MINIMUM
1 MILE PERIMETER WALKING PATH
*NATURAL PARK, DOG PARK AND PLAYGROUND AREA = ~127500 SF (PARKING REQUIREMENTS
TBD BY DEPT. OF ENGINEERING
TOTAL VAN+CAR ADA PARKING SPACES REQUIRED = 2% OF TOTAL= 16 (13 CAR + 3 VAN)
TOTAL COMPACT VEHICLES PARKING SPACES = 20% OF TOTAL = 170
MIN. REQUIRED BICYCLE PARKING = 0.25 per TOWNHOUSE & APARTMENT UNIT = 0.25*669 = 167
TOTAL BICYCLE PARKING PROVIDED = 200

BUILDING A,B,C & D
· BUILDING FOOTPRINT = 22,000 SF
· STORIES = 4
· APPROX. UNITS PER BUILDING = ~82
BUILDING E & F
· BUILDING FOOTPRINT = 20,000 SF
· STORIES = 4
· APPROX. UNITS PER BUILDING = ~75
BUILDING G
· BUILDING FOOTPRINT = 30,500 SF
· STORIES = 4
· APPROX. UNITS PER BUILDING =

~105
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POINTS OF INTEREST

OVERVIEW + PROPOSED USE

DIMENSIONAL STANDARDS

BENEFITS OF DELROSE PLAN DEVELOPMENT 

DEVELOPMENT SCENARIO UNDER RN-4 ZONING REGULATIONS

SITE MAP + COMMUNITY BENEFITS

ARCHITECTURAL CONCEPT IMAGES

AMENITIES CONCEPT IMAGES

APPENDIX A - SITE PLAN

APPENDIX B - UTILITY MAP

This application has been prepared to seek approval from Knox County under the Planned Development 

Process. Furthermore, this application will serve to inform and to explain to Knox County residents, elected 

officials, and staff why “Delrose Development Plan“ should be approved, how the project will move forward if 

approved and a timeline of project.
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OVERVIEW + PROPOSED USE

2805 Delrose Drive in East Knoxville is a 30.43-acre site 
set for residential development. This land, located 3 miles 
from downtown Knoxville, features diverse vegetation 
and rock outcroppings. It was rezoned in 2024 from 
RN-1 to RN-4 to accommodate changing conditions 
and surrounding developments. However, due to the 
maximum lot size limitations under the current zoning, 
a Planned Development (PD) is the most suitable 
approach to achieve the intended vision for the site. 
 
The Planned Development we are requesting would create a 
number of community benefits and adjust zoning exceptions 
to a small number of items that are specific to this plan. 
Proposed development includes 550 apartments distributed 
in four-story buildings at the center and 77 townhouses on 
the perimeter. It will provide 832 vehicle parking spaces, 
bike parking, bike repair stations, and EV charging stations. 
 
Planned amenities include a community garden, natural 
park, dog park, pool house, greenways, and playgrounds. 
The development plans to preserve the historic Williams-
Masterson Cemetery and existing trees while maintaining the 
Hillside Protection Overlay. Infrastructure improvements will 
focus on water quality mitigation, green spaces, and elevated 
walking paths. Additionally, a variety of housing options will 
promote a diverse and sustainable residential community. 
 
In the following pages, this packet will explain the benefits 
of this plan and why the new use is appropriate for this site.

PROJECT SCHEDULE

February 2025 Preliminary Plan to be Heard at 
Knoxville Knox-County Planning 
Commission.

Summer 2025 Submit Final Plan and 
construction drawings for 
approval

Fall 2025 Finalize construction drawings

Spring 2026 Break ground on new work

HEYOH   
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REQUESTED CHANGES TO ZONING + DIMENSIONAL STANDARDS
Standard/Zoning 
Ordinance

2805 
Delrose Dr

USES

Dwelling, Multi-Family P

Dwelling, Townhouse P

RN-4 DIMENSIONAL STANDARDS (current zone)
(Exception adapted from other zones as applicable)

Adapted 
From

Minimum Lot Area TH 3,000 SF/DU; MF 2,000 SF/DU; TH: 
2,000 SF/DU

RN-5

Maximum Lot Area 40,000 SF; N/A RN-5, 
RN-6 & 
RN-7

Maximum Building 
Height

TH: 35’; MF: 45’, unless adjacent to a 
single family dwelling, then 35’; 

RN-4

SETBACKS

Minimum Interior Side 
Setback

TH 5’; no less than 15’ combined
MF 12’ or 15% of lot width whichever 
is greater; MF: 12’, plus 1’ additional 
setback for each 2 feet of building 
height over 35’

RN-5

Regarding section 4.2.B and Table 4-1, we would request the exemption 
from the requirement for Special Use on review since the development plan 
exceeds “9 or more units total on lot.”

Regarding Table 4-2: Residential Districts Dimensional Standards,  we would 
request the following exceptions:

1. The minimum lot area permitted in RN-4 is 3,000 SF/DU for Townhouses 
and 2,000 SF/DU for Multi-family. We would request that this requirement 
be partially based on RN-5: 2,000 SF/DU for Townhouses. The MF 
requirement can remain from RN-4 (2000 SF/DU). 

REQUESTED ZONING EXCEPTIONS:

2. The maximum lot area permitted is 40,000 SF. We would request 
for this requirement to be Not Applicable (N/A)

3. The maximum building height is 45’ for multi-family unless 
adjacent to a single-family dwelling, then 35’. We would request 
the removal of this restriction. It is important to note that we 
plan to establish a transition buffer between the development 
and the surrounding neighborhood. This buffer will include 
townhouses at the perimeter of the property that conform to 
the specified height requirements, as well as the preservation 
of as many trees as possible to minimize any negative visual 
impact on the neighborhood.

4. The minimum interior side setback for Multi-family 12’ or 15% of 
lot width whichever is greater. Due to the large dimensions of 
the lot, we request that this requirement be based on RN-5, 
which stipulates 12’, plus 1’ additional setback for each 2 feet of 
building height over 35’

Regarding Table 12-2, we would request a partial allowance to not 
require Class A Buffer when a parking lot of a multi-family dwelling 
abuts a residential district, applying these on the baptist church lot 
on the left and the residence adjacent to the access to Riverside Road 
on the right.

NUMBER OF UNITS PROPOSED
~593 Apartments
77 Townhouses

NUMBER OF PARKING SPACES PROPOSED
812 total parking spaces provided
• 2.25 spaces/townhouse = 174
• 1.2-2.2 spaces per apartment (1.4 average based on majority 1BR 

units) = 830
• Minimum required number of spaces based on preliminary plan 

= 1004
• 30% Reduction for being located within 1/4 of a mile of a transit 

route = 302 
Minimum required spaces = 702
112 parking provided over the required minimum



COMMUNITY BENEFITS

BENEFITS OF DELROSE PLANNED 
DEVELOPMENT

a. Recreational Facilities:
• Creation of a community playground, community 

garden, and accessible pool available to the community.
• Development of interconnected sidewalks and walking  

and bike path connecting Delrose Drive, Brooks Avenue, 
Riverside Road and future greenway.

b. Sustainable Building Practices:
• By not subdividing and limiting lot sizes, the structures 

can have the flexibility to allow for greenspace and better 
preservation of natural grade

c. Preservation of Natural Features:
• By not subdividing and limiting lot or building sizes, 

the structures built can have more units under one 
roof, preventing the use of hundreds of tons of building 
material that would be needed for the same number of 
units if limited by the RN-4 maximum lot size. 

• Furthermore, utilizing the parking in a grid pattern 
instead of a series of small parking lots will prevent 
many tons of paving and impervious area

d. Heritage Conservation:
• Commitment to the clean-up and preservation of the 

Historic Williams-Masterson Cemetery.

e. Community Parks and Recreation:
• Proposal of a park and dog park for the community.
• Creation of greenspaces and extended connection to 

future East Knoxville greenways

f. Transportation and Accessibility:
• Provision of bike parking and storage for residents and 

community members.
• Parking for community use of public spaces.
• Installation of a bike repair station and electric vehicle 

charging stations throughout the development.
• Multiple connection points to arterial and collector 

streets.
• Improvement of existing sidewalks and infrastructure.
• *Complete widening of Riverside Road to 18’ and 

building of a sidewalk from Riverside Road entrance to  
Brooks Ave.

g. Inclusive Design:
• Commitment to a more inclusive community by 

providing more than the legally required number of 
accessible units.

• Use of Middle Housing Types to create a transition 
buffer between the development and the surrounding 
neighborhood.

• Townhouse units will be Owner-occupied residences.

*Subject to recommendation by CoK Engineering

The following list outlines how the proposed development 
adheres to the key characteristics required for a Planned 
Development. Each element has been designed to meet or 
exceed the standards necessary to justify exceptions to the 
zoning district’s dimensional, design, and use regulations. 

These features ensure that the project aligns with 
the broader goals of sustainable growth, community 
enhancement, and responsible land use, while preserving 
the unique qualities of the site
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ARCHITECTURE CONCEPT IMAGES
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AMENITIES CONCEPT IMAGES
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~583 APARTMENTS
· 10% FOR WORKFORCE
· 4% TYPE A ACCESSIBLE UNITS
76 TOWNHOUSES
TOTAL PARKING SPACES PROVIDED = 850
· 2.25 SPACES/TOWNHOUSE = 171
· 1.2-2.2 SPACES PER APARTMENT (1.45 AVERAGE BASED ON MAJORITY 2BR UNITS) = 845

0.33 SPACES PER PERSON PER DESIGN CAPACITY SWIMMING POOL (1980/20)*0.33 = 33
· 0.33 SPACES PER PERSON PER DESIGN CAPACITY PICKLE BALL COURT (4*0.33) = 1.32 =1
· 0.33 SPACES PER PERSON PER DESIGN CAPACITY TENNIS COURT (4*0.33) = 1.32= 1
· RECEPTION FACILITY = 8 per 1,000 sf GFA = (4500*8)/1000 = 36
· ART AND FITNESS STUDIO = 4 X 1000 SF GFA = (1300*4)/1000 = 5.2 = 5
· RETAIL GOOD ESTABLISHMENT = 3 per 1,000 sf GFA = (1200*3)/1000 = 3.6 = 4
· MAIL PACKAGE DELIVERY OFFICE = 3 per 1,000 sf GFA = (385*3)/1000 = 1.16 = 1
· BUSINESS STUDY ROOMS OFFICE = 3 per 1,000 sf GFA = (400*3)/1000 = 1.2 = 1
MINIMUM REQUIRED NUMBER OF SPACES BASED ON PRELIMINARY PLAN= 1,098
30% REDUCTION FOR BEING LOCATED WITHIN 1/4 OF A MILE OF A TRANSIT ROUTE) = 330
MINIMUM REQUIRED SPACES = 768
82 PARKING SPACES PROVIDED OVER THE REQUIRED MINIMUM
1 MILE PERIMETER WALKING PATH
*NATURAL PARK, DOG PARK AND PLAYGROUND AREA = ~127500 SF (PARKING REQUIREMENTS
TBD BY DEPT. OF ENGINEERING
TOTAL VAN+CAR ADA PARKING SPACES REQUIRED = 2% OF TOTAL= 16 (13 CAR + 3 VAN)
TOTAL COMPACT VEHICLES PARKING SPACES = 20% OF TOTAL = 170
MIN. REQUIRED BICYCLE PARKING = 0.25 per TOWNHOUSE & APARTMENT UNIT = 0.25*669 = 167
TOTAL BICYCLE PARKING PROVIDED = 200

BUILDING A,B,C & D
· BUILDING FOOTPRINT = 22,000 SF
· STORIES = 4
· APPROX. UNITS PER BUILDING = ~82
BUILDING E & F
· BUILDING FOOTPRINT = 20,000 SF
· STORIES = 4
· APPROX. UNITS PER BUILDING = ~75
BUILDING G
· BUILDING FOOTPRINT = 30,500 SF
· STORIES = 4
· APPROX. UNITS PER BUILDING =

~105
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WITHDRAW: Applica�ons may be withdrawn automa�cally if the request is received in wri�ng no later than 3:30pm on Thursday the 
week prior to the Planning Commission mee�ng. Requests made a�er this deadline must be acted on by the Planning Commission. 
Applicants are eligible for a refund only if a wri�en request for withdrawal is received no later than close of business 2 business days 
a�er the applica�on submi�al deadline and the request is approved by the Execu�ve Director or Planning Services Manager.

Staff Signature

Applicant Signature Please Print

Approved by:

Payee Phone

Date:

Payee Name Payee Address

Please Print

Phone Number

By signing below, I certify I am the property owner, and/or the owners authorized representative.

*The refund check will be mailed to the original payee.

AUTHORIZATION

STAFF ONLY

Email

POSTPONE: All applica�ons are eligible for postponement if the request is received in wri�ng and paid for by noon on Thursday 
the week prior  to the Planning Commission mee�ng.  All requests must be acted upon by the Planning Commission, except new 
applica�ons which are eligible for one 30-day automa�c postponement.  If payment is not received by the deadline, the item will 
be tabled. 

Request to
Postpone   Table   Withdraw

Date of Request

October 2022

Scheduled Mee�ng Date

File Number(s)

Applicant Name (as it appears on the current Planning Commission agenda)

TABLE: Any item requested for tabling must be acted upon by the Planning Commission before it can be officially tabled.  There is 
no fee to table or untable an item. 

Postpone the above applica�on(s) un�l the Planning Commission Mee�ng.

SELECT ONE: 30 days

Eligible for Fee Refund? Amount:

Date Paid

Yes No

No Fee

60 days 90 days

TABLE

POSTPONE

WITHDRAW

Heyoh Design & Development 12/3/2024

12/12/2024
12-A-24-PD

■

■
2/13/2025

Logan Higgins

865.236.0430 logan@heyohdesign.com

Jessie Hillman

(3) Print the completed form and bring it to the 
Knoxville-Knox County Planning offices OR email it to 
applications@knoxplanning.org

(1) Download and fill out this form at your convenience. 
(2) Sign the application digitally (or print, sign, and scan).

Reset Form






