
PLAN AMENDMENT/ 
REZONING REPORT

APPLICANT:

TAX ID NUMBER:

EXISTING LAND USE: Single Family Residential, Agriculture/Forestry/Vacant Land

EXTENSION OF PLAN This would not be an extension of the plan designation or the zoning, though 
PR up to 18 du/ac is adjacent to the southwest.

HISTORY OF ZONING None noted.

North: Single family residential, rural residential, agriculture/forestry/vacant 
land, public/quasi-public land (church) - RC (Rural Conservation) - 
A (Agricultural), Ra (Low Density Residential)

South: Single family residential, rural residential, agriculture/forestry/vacant 
land, multi-family residential - SMR (Suburban Mixed Residential) - 
PR (Planned Residential) up to 18 du/ac, OB (Office, Medical, and 
Related Services)

East: Single family residential, rural residential - RC (Rural 
Conservation) - A (Agriculture), PR (Planned Residential) up to 3.5 
du/ac

SURROUNDING LAND USE, 
PLAN DESIGNATION,

DESIGNATION/ZONING:

PRESENT PLAN

PROPOSED PLAN

RC (Rural Conservation), HP (Hillside Protection) / A (Agricultural)

SR (Suburban Residential), HP (Hillside Protection) / PR (Planned 

Residential)

DESIGNATION/ZONING:

DESIGNATION/ZONING:

REQUESTS:

LOCATION:

ACCESSIBILITY: Access is via Snyder Road, a minor collector with a pavement width of 17 ft 
within a 50-ft right-of-way.
Water Source: First Knox Utility District

Sewer Source: First Knox Utility District

UTILITIES:

JURISDICTION:

TRACT INFORMATION:

FILE #:

5-F-25-PA

5-N-25-RZ

DENSITY PROPOSED: 12 du/ac

GROWTH POLICY PLAN:

AGENDA DATE: 5/8/2025

AGENDA ITEM #: 39

ZONING

OWNER(S):

WATERSHED: Turkey Creek

STREET ADDRESS:

View map on KGIS

BENJAMIN C. MULLINS 

130   170, 171

Commission District 6

11538 SNYDER RD  (11546 SNYDER RD) 

West side of Snyder Rd, north of Outlet Dr 

18.48 acres

Planned Growth Area

FIRE DISTRICT: Rural Metro Fire

Joe Ann Sims
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West: Single family residential, public/quasi-public land (school) - RC 
(Rural Conservation), Civic/Institutional, Open Space Cluster 
Residential in the Town of Farragut - A (Agricultural) in the County, 
R-2 (General Single-family Residential) in Farragut

NEIGHBORHOOD CONTEXT: This area is characterized by residential, rural, quasi-public uses, and 
commercial. Residential uses are a mix of single family residential dwelliings 
on a range of lot sizes and multi-family dwellings. Rural uses are cleared and 
forested lots situated between developed areas. Quasi-public uses are a 
church adjacent to the subject site and a private education complex directly 
to the west. Commercial uses are auto-oriented larege scale retail, service, 
and entertainment located between Outlet Drive & Snyder Road and I-40.

1. This request for the SR (Suburban Residential) place type is not the result of an error in the Comprehensive
Plan. The description of the property’s current RC (Rural Conservation) place type contemplates properties
within the Planned Growth Area, as is the case with the subject property. In these circumstances, the RC
designation is intended to maintain more compact and low impact site design that is similar in character to
surrounding properties.
2. The subject property is part of a cohesive region of the RC place type designation where there are areas
within the HP (Hillside Protection) designation, and residential density is generally no greater than 4 du/ac. The
maximum density that can be considered in the RC place type in the Planned Growth Area is 5 du/ac, so
existing development is consistent with permissible uses. The SR place type permits consideration of up to 12
du/ac, which is much more intensive than the surrounding RC designated areas.

IF THERE ARE NO ERRORS OR OMMISSIONS, TWO OF THE FOLLOWING CRITIERIA MUST BE MET: 

CHANGES OF CONDITIONS (SUCH AS SURROUNDING LAND USES, ZONING, UNCONTROLLED 
NATURAL FORCES/DISASTERS, ETC.):
1. The most significant changes of conditions in this area pertain to two large lots abutting the subject property
to the south. The property at 810 Tapestry Way was rezoned to PR (Planned Residential) up to 18 du/ac in
2015 on the condition that access be limited to Outlet Drive. A 220-unit multifamily development was approved
there in 2016. In 2024, the property at 11471 Outlet Drive was rezoned to OB (Office, Medical, and Related
Services) and a 320-unit multifamily development was approved in 2025.
2. While there has been intensive residential development next to the subject property, these abutting lots only
access Outlet Drive, a major collector street that is relatively new in its construction with a 48-ft pavement
width, sidewalks and a center turn lane. The subject property’s access is on Snyder Road, which is a minor
collector street with a 17-ft pavement width and no shoulders. The access conditions on Snyder Road do not
support the residential density that is permissible in the requested SR (Suburban Residential) place type.

INTRODUCTION OF SIGNIFICANT NEW UTILITIES OR LOCAL/STATE/FEDERAL ROAD PROJECTS 
THAT WERE NOT ANTICIPATED IN THE PLAN AND MAKE DEVELOPMENT MORE FEASIBLE:
1. There are no capital improvements planned to widen Snyder Road beyond its current 17-ft width. Where the
subject property accesses this road, there is a crest to the south and a curve to the north that limits sight
distance. These conditions do not support more intensive residential development under the SR place type.

STAFF RECOMMENDATION:

Deny the SR (Suburban Residential) place type because it does not meet the criteria for a plan 

amendment.

Deny the PR (Planned Residential) zone up to 12 du/ac because it is incompatible with the 

Comprehensive Plan and infrastructure conditions.

COMMENTS:

PURSUANT TO THE COMPREHENSIVE PLAN, CHAPTER 3 IMPLEMENTATION, A PLAN AMENDMENT 
MAY BE APPROPRIATE IF THERE IS AN OBVIOUS OR SIGNIFICANT ERROR OR OMISSION IN THE 
PLAN, OR IF TWO OR MORE OF THE OTHER CRITERIA APPLY.

OBVIOUS OR SIGNIFICANT ERROR OR OMMISSION IN THE PLAN:

4/30/2025 02:06 PM5-F-25-PAFILE #:AGENDA ITEM #: 39 39-2PAGE #:JESSIE HILLMAN



NEW DATA REGARDING TRENDS OR PROJECTIONS, POPULATION, HOUSING CONDITIONS, OR 
TRAFFIC GROWTH THAT WARRANT RECONSIDERATION OF THE ORIGINAL PLAN:
1. There is no new information that warrants reconsideration of the Comprehensive Plan, adopted in 2024, as it
pertains to the SR place type on the subject property.

THE PROPOSED CHANGES SUPPORT THE POLICIES AND ACTIONS, GOALS, OBJECTIVES, AND 
CRITERIA OF THE PLAN:
1. Amending the plan from the RC to the SR place type would be inconsistent with the Comprehensive Plan’s
Implementation Policy 9, to coordinate infrastructure improvements with development. It would specifically be
misaligned with Policy 9.3, to focus growth in areas already served by adequate infrastructure. Snyder Road is
not adequately sized and graded to accommodate the level of residential development that the SR place type
considers.

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):

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. While there is notable multifamily development constructed or approved for construction south of the subject
property, those lots have exclusive access to Outlet Drive. The subject lot has access on Snyder Road, which
is a much narrower and curving minor collector street where the PR (Planned Residential) zone at a density of
12 du/ac is inadvisable.
2. The rezoning of the abutting lot south of the subject property at the corner of Snyder Road and Outlet Drive
to PR up to 18 du/ac in 2015 (case# 5-E-15-RZ) was informed by anticipated Tennessee Department of
Transportation capital improvements that would connect Outlet Drive to Parkside Drive across I-40 (see Exhibit
B). This transportation project has not come to fruition, and it is not anticipated to begin in the near future.
There are not changing conditions that support an expansion of intensive residential development north along
Snyder Road, where the context is more rural.

THE PROPOSED AMENDMENT SHALL BE CONSISTENT WITH THE INTENT AND PURPOSE OF THE 
APPLICABLE ZONING ORDINANCE
1. The purpose of the PR zone is to enable development that is responsive to environmental challenges on a 
site, such as streams or steep slopes. It is also intended to be compatible with surrounding or adjacent zones.
2. There is a stream and a swath of HP (Hillside Protection) area on this property, which aligns with the 
purpose of the PR zone. However, the requested density of 12 du/ac is inconsistent with the intent that 
development be compatible with adjacent zones. While there is PR zoning at a higher density to the south, that 
property only accesses Outlet Drive, a much larger street. The other abutting properties that have the same 
access on Snyder Road as the subject property are all zoned A (Agricultural), and have sparse residential 
development that is more aligned with the conditions of that relatively narrow collector street.

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. The proposed rezoning could adversely affect traffic safety and congestion on Snyder Road. The road has
no shoulders, and is across from a private school driveway. There is a crest to the south and a sloped curve to
the north of the property’s access points, which could be vulnerable to traffic conflicts with the 221-unit
development potential on this site with the requested density.

THE PROPOSED AMENDMENT SHALL BE CONSISTENT WITH AND NOT IN CONFLICT WITH THE 
COMPREHENSIVE PLAN OF KNOX COUNTY, INCLUDING ANY OF ITS ELEMENTS, MAJOR ROAD PLAN, 
LAND USE PLAN, COMMUNITY FACILITIES PLAN, AND OTHERS:
1. PR zoning at a density of 12 du/ac cannot be considered in the RC (Rural Conservation) place type
designation for this property, and a plan amendment to the SR (Suburban Residential) place type is not
recommended by staff.
2. The requested rezoning is inconsistent with the Comprehensive Plan’s Implementation Policy 9, to
coordinate infrastructure improvements with development. The potential development of 221 dwellings on the
subject property is not supported by the relatively narrow and curving conditions of Snyder Road. It is also
incompatible with Policy 2, to ensure that development is sensitive to existing community character. While
there is intensive residential development fronting Outlet Drive to the south, the residential character along
Snyder Road remains low density and rural, in accordance with the RC place type.
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If approved, this item will be forwarded to Knox County Commission for action on 6/16/2025.  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.

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

1946 (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:  Farragut Primary/Intermediate, 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: 5-N-25-RZ

CATEGORY ACRES
RECOMMENDED 

DISTURBANCE BUDGET                  

(Percent)

DISTURBANCE AREA

(Acres)

Total Area of Site 18.48

Non-Hillside 9.64 N/A

0-15% Slope 5.98 100% 5.98

15-25% Slope 2.23 50% 1.11

25-40% Slope 0.47 20% 0.09

Greater than 40% Slope 0.16 10% 0.02

Ridgetops

Hillside Protection (HP) Area 8.84

Recommended 

disturbance budget within 

HP Area (acres)

7.21

Percent of HP Area 81.5%

Slope Analysis



Exhibit B: Previously Anticipated Capital Improvements
















