
SUBDIVISION REPORT - 
CONCEPT/DEVELOPMENT PLAN

SUBDIVISION: 7716 STRAWBERRY PLAINS PIKE

APPLICANT/DEVELOPER:

TAX IDENTIFICATION:

NUMBER OF LOTS: 111

ZONING: PR(k) (Planned Residential, with conditions) up to 8 du/ac

VARIANCES
1. Reduce the K value from 25 to 20 at station 4+00.13 on Road B.
2. Reduce the tangent distance between reverse curves from 50 ft to 
17.24 at station 3+50.16 on Road A.

ALTERNATIVE DESIGN STANDARDS REQUIRING KNOXVILLE-KNOX 
COUNTY PLANNING COMMISSION APPROVAL
1. Reduce the required frontage from 25 ft to 24 ft to accommodate 
townhomes.

ALTERNATIVE DESIGN STANDARDS REQUIRING KNOX COUNTY 

73   01401

REQUIRED:

EXISTING LAND USE: Agriculture/Forestry/Vacant Land

SURROUNDING LAND North: Recreation (pickleball court), rural residential - A (Agricultural)
South: Agriculture/forestry/vacant land - A (Agricultural)
East: Agriculture/forestry/vacant land, single family residential - A 
(Agricultural)
West: Public/quasi-public land (church), single family residential - A 
(Agricultural), CA (General Business)

USE AND ZONING:

LOCATION: Southeast side of Strawberry Plains Pike, northeast of Wooddale 
Church Rd

JURISDICTION: County Commission District 8

APPROXIMATE ACREAGE: 13.91 acres

SURVEYOR/ENGINEER:

ACCESSIBILITY: Access is via Strawberry Plains Pike, a minor arterial with 23 ft of pavement 
width within a right-of-way width that varies from 80-100 ft.

PROPOSED USE:

7-D-26-DP

FILE #: 7-SD-26-C

Attached houses

SUBDIVISION VARIANCES

GROWTH POLICY PLAN: Urban Growth Area (Outside City Limits)

AGENDA DATE: 7/9/2026

AGENDA ITEM #: 41

OWNER(S):

WATERSHED: Sinking Creek East

STREET ADDRESS:

View map on KGIS

7716 STRAWBERRY PLAINS PIKE 

7716 STRAWBERRY PLAINS PIKE

FIRE DISTRICT: Rural Metro Fire

PLACE TYPE: SR (Suburban Residential)

Amy Elizabeth Naill

Chris Sharp, P.E. Urban Engineering, Inc.
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ENGINEERING AND PUBLIC WORKS APPROVAL (PLANNING 
COMMISSION APPROVAL NOT REQUIRED
1. Increase the centerline grade from 1% to 2% at all intersections to 
create a defined drainage path.
2. Decrease the required right of way width from 50 ft to 40 ft (private 
streets).

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. If during design plan approval or construction of the development, it is discovered that unforeseen off-site 
improvements within the right-of-way are necessary as caused by the development, the developer will either 
enter into a memorandum of understanding (MOU) with the County for these improvements or reimburse the 
County for their direct expenses (if completed by County crews) to make corrections deemed necessary.  
4. Implementing the recommendations of the Transportation Impact Letter, 7716 Strawberry Plains Pike 
Subdivision (TIL) (Ajax Engineering, 4/14/2026), as required by Knox County Engineering and Public Works, 
during the design plan phase. If the TIL is further revised, it must be submitted to Planning staff for review and 
approval by all applicable agencies. 
5. Certifying that the required sight distance is available along Strawberry Plains Pike in both directions at the 
Road 'A' intersection, with documentation provided to Knox County Engineering and Public Works for review 
and approval during the design plan phase.  
6. Maintaining a non-disturbance buffer with 35 ft of depth along the perimeter of the development, excluding 
the Strawberry Plains Pike frontage, as required by zoning condition #2. High-visibility fencing must be installed 
before clearing and grading activities begin and must be maintained until site and building construction are 
complete.  
7. Establishing an easement on all lots that intersects with the required 35-ft non-disturbance buffer outlined in 
condition #6. This does not preclude the removal of any tree that is sick, dying, or poses a safety hazard. 
8. The single, one-acre lot that is centrally located and accessible to the residents of the property must be 
platted and noted as an open space/common area for use by the residents, as required by zoning condition #3. 
The level area in this open space shall be no less than shown on the concept plan. Access shall be provided 
from Road A as shown on the plan.   
9. Per zoning condition #3, the open space/common area outlined in condition #8 must have a minimum of 8 
native trees of the following species: bald cypress, red maple, and pin oak. 
10. Meeting all applicable requirements of the Knox County Zoning Ordinance.  
11. Meeting all applicable requirements of the Knox County Department of Engineering and Public Works. 

Approve the variance to reduce the K value from 25 to 20 at STA 4+00.13 on Roa d B. 
A. Due to the existing steeper topography along Road B, a reduction of the verti cal curve length is 
needed to keep site grading balanced. 
B. The topography and shape of the property are unique and have not been created by any person 
having an interest in the property.  
C. The proposed K value meets the American Association of State Highway and Transportation 
Officials requirements. Knox County Engineering and Public Works recommends approval of this 
variance based on the justifications provided by the applicant. 
 
Approve the variance to reduce the tangent length between reverse curves on Roa d A from 50 ft to 
17.23 ft from STA 3+50.16 to 3+67.39. 
A. Due to the steeper topography along Road A, the shortened tangent will allow the roa d to more 
effectively follow existing topography. 
B. The topography and shape of the property are unique and have not been created by any person 
having an interest in the property. 
C. This is a road with low traffic volumes, and the variation is not great enough to cause detr iment to 
public safety, health, or welfare, nor would it be injurious to other properties in the neighborhood. 
Knox County Engineering and Public Works recommends approval of this variance based on th e 
justifications provided by the applicant. 
 
Approve the alternative design standard based on the justification provided by the applicant and 
recommendations of the Knox County Department of Engineering and Public Works. 
 
Approve the Concept Plan subject to 12 conditions.
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12. Before certification of the final plat for the subdivision, establish a property owners association or other 
legal entity responsible for maintaining common facilities, such as common areas, amenities, private roads, 
and/or stormwater drainage systems.

COMMENTS:

In February 2026, the property was rezoned from A (Agricultural) to PR(k) (Planned Residential) up to 8 du/ac, 
subject to the 3 conditions listed below (1-G-26-RZ).

ZONING CONDITIONS PR (Planned Residential) up to 8 du/ac, subject to 3 conditions: 
1) A traffic impact study is to be completed by the applicant. 
2) A 35-foot non-disturbed buffer to be preserved around the perimeter of the property, excluding the frontage. 
3) One level, single-acre lot with a minimum area of one acre must be created, which shall be centrally located 
and accessible to the residents of the property; with a minimum of 8 native trees of the following species: bald 
cypress, red maple, and pin oak. 

The previous request was for a 109 townhome lot subdivision on 13.91 acres at a density of 7.84 du/ac (5-SB-
26-C/5-F-26-DP). In May, the staff recommendation was to deny the application because the park was not 
centrally located and accessible to residents, or on level ground, as required by zoning condition #3. The 
request was subsequently denied by the Planning Commission because the park was not centrally located.

The proposed concept plan increased the number of lots from 109 to 111 lots for a density of 7.98 du/ac. The 
park area increased from 1 to 1.12 acres and has been moved to the center of the property, which is accessed 
off the entrance road, Road A. While the park area does vary in grade, the middle of the park remains fairly 
level, with the grade increasing in steepness from west to east.

Approve the development plan for up to 111 attached residential lots, subject to 2 conditions.

1. Meeting all applicable requirements of the Knox County Zoning Ordinance. 
2. The maximum height of the attached dwellings shall be 35 feet.

In February 2026, the property was rezoned from A (Agricultural) to PR(k) (Planned Residential) up to 8 du/ac, 
subject to the 3 conditions listed below (1-G-26-RZ).

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 (k) (Planned Residential) up to 8 du/ac, subject to 3 conditions. All 3 conditions 
have been met. 
A. The property is zoned PR (Planned Residential) with a density of up to 8 du/ac. The total site contains 
approximately 13.91 acres. The applicant is proposing to subdivide 111 lots, yielding a density of 7.98 du/ac, 
which is consistent with the maximum allowed density of 8 du/ac. 
B. The PR zone allows townhomes 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 (Knox County Zoning 
Ordinance Article 5, Section 5.13.15). 
C. The height of attached houses shall be determined by the Planning Commission. The elevations provided 
show the units are 2 stories, which is consistent with the maximum height allowed in the adjacent zone 
districts. 

�������.�1�2�;���&�2�8�1�7�<���&�2�0�3�5�(�+�(�1�6�,�9�(���3�/�$�1���±���)�8�7�8�5�(���/�$�1�'���8�6�(���0�$�3��
A. The property is within the SR (Suburban Residential) place type on the Future Land Use Map. Suburban 
Residential areas are appropriate for primarily single family residential development with lot sizes generally less 
than one acre. These areas may feature a range of lot sizes and housing sizes and styles, including some 
small-scale attached dwellings. 
B. The scale of the 2-story townhomes is consistent with the SR place type and other residential houses in the 
general area. 

3) KNOX COMPREHENSIVE PLAN - IMPLEMENTATION POLICIES 
A. Implementation Policy 2, ensuring that development is sensitive to existing community character. The intent 
of the 35-ft non-disturbance buffer is to retain mature trees around the perimeter of the forested property. 
B. The East County Community Plan considers Strawberry Plains Pike a development corridor appropriate for 
a more intense development pattern. 
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4) KNOXVILLE - FARRAGUT - KNOX COUNTY GROWTH POLICY PLAN 
A. The property is within the Urban Growth Boundary. The purposes of the Urban Growth Boundary 
designation are to encourage a reasonably compact pattern of development, promote the expansion of the 
Knoxville and 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. This development is in alignment with these goals.

7 (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.

The Planning Commission's approval or denial of this request is final, unless the action is appealed. For more 
information on the appeal process, contact Knoxville-Knox County Planning.

Schools affected by this proposal:  Carter Elementary, Carter Middle, and Carter High.

�‡�����3�R�W�H�Q�W�L�D�O���Q�H�Z���V�F�K�R�R�O���S�R�S�X�O�D�W�L�R�Q���L�V���H�V�W�L�P�D�W�H�G���X�V�L�Q�J���O�R�F�D�O�O�\���G�H�U�L�Y�H�G���G�D�W�D���R�Q���S�X�E�O�L�F���V�F�K�R�R�O���V�W�X�G�H�Q�W���\�L�H�O�G��
generated by new housing.  
�‡�����6�W�X�G�H�Q�W�V���D�U�H���D�V�V�L�J�Q�H�G���W�R���V�F�K�R�R�O�V���E�D�V�H�G���R�Q���F�X�U�U�H�Q�W���D�W�W�H�Q�G�D�Q�F�H���]�R�Q�H�V���D�V���G�H�W�H�U�P�L�Q�H�G���E�\���.�Q�R�[���&�R�X�Q�W�\��
Schools. Students may request transfers to different zones, and zone boundaries are subject to change.
�‡�����(�V�W�L�P�D�W�H�V���S�U�H�V�X�P�H���I�X�O�O���E�X�L�O�G���R�X�W���R�I���W�K�H���S�U�R�S�R�V�H�G���G�H�Y�H�O�R�S�P�H�Q�W�����%�X�L�O�G���R�X�W���L�V���V�X�E�M�H�F�W���W�R���P�D�U�N�H�W���I�R�U�F�H�V�����D�Q�G��
timing varies widely from proposal to proposal.
�‡�����6�W�X�G�H�Q�W���\�L�H�O�G�V���I�U�R�P���Q�H�Z���G�H�Y�H�O�R�S�P�H�Q�W���G�R���Q�R�W���U�H�I�O�H�F�W���D���Q�H�W���D�G�G�L�W�L�R�Q���R�I���F�K�L�O�G�U�H�Q���L�Q���V�F�K�R�R�O�V�����$�G�G�L�W�L�R�Q�V���R�F�F�X�U��
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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Transportation Impact Letter   
7716 Strawberry Plains Pike Subdivision   
 

 1 Revised April 14, 2026 

�ƒ�� EXECUTIVE SUMMARY  

 

Preface: 

Mesana Investments, LLC proposes a residential subdivision at 7716 Strawberry Plains Pike in 

East Knox County, TN.  The proposed development will include the construction of 110 single-

family attached townhouses on 13.91 +/- acres.  The development is referred to in this report as 

“7716 Strawberry Plains Pike Subdivision” because a formal name has not yet been chosen.  The 

development proposes a single entrance to Strawberry Plains Pike, 725 feet northeast of the 

existing unsignalized T-intersection with Wooddale Church Road.  The subdivision is anticipated 

to be fully built and occupied by 2029. 

 

Report Results: 

The significant findings of this  report include the following: 

€�� The proposed 7716 Strawberry Plains Pike Subdivision, with 110 single-family 

attached townhouses, is estimated to generate 722 vehicle trips at full build-out 

and occupancy on an average weekday.  Of these daily trips, 50 are estimated to 

occur during the AM peak hour and 55 in the PM peak hour in 2029. 

€�� The Proposed Entrance intersection at Strawberry Plains Pike is calculated to 

operate with low vehicle delays and shor t vehicle queues in the projected 2029 

conditions.  

€�� The available intersection sight distance at the Proposed Entrance location is 

adequate to the south but currently slight ly less than the required distance looking 

to the north due to the combination of the horizontal curvature of Strawberry 

Plains Pike, the existing vegetation on the south side of the road along the 

development site’s road frontage, and existing rock outcroppings on the property 

edge.  It is assumed that the necessary sight distance to the north will be available 

at this location if vegetation and possibly some of the outcroppings are removed 

during construction.  However, it will need to be verified by a land surveyor or 

estimated by the civil site engineer in th eir design to make a final determination. 

€�� The need for separate left- and right-turn  lanes at the Proposed Entrance on 

Strawberry Plains Pike is not expected to meet Knox County thresholds, based on 

the calculated intersection volumes for the projected 2029 conditions. 

 

Recommendations: 

The following recommendations are offered based on the analyses to minimize the impacts of the 

proposed development on the adjacent transportation system while attempting to achieve an 
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acceptable traffic flow and improved safety.  The recommendations marked with an asterisk 

indicate an existing transportation need and are not associated with the proposed development’s 

projected impacts.   

 

Strawberry Plains Pike at Proposed Entrance : 

€�� The intersection sight distance to the north will need to be verified by a land 

surveyor or estimated by the civil site engineer during design to determine 

whether it will meet the 450-foot requireme nt in the constructed conditions.  The 

intersection sight distances from the Proposed Entrance at Strawberry Plains Pike 

must not be impacted by future landsc aping, signage, grading, or existing 

vegetation at the entrance. 

€�� It is recommended that a Stop Sign (R1-1) be installed and a 24” white stop bar be 

applied at the Proposed Entrance approach at Strawberry Plains Pike.  The stop 

bar should be applied at least 4 feet from the edge of the travel lane on Strawberry 

Plains Pike, and placed at the desired stopping point that maximizes sight 

distance. 

€�� The curb radii at the Proposed Entrance on Strawberry Plains Pike should be a 

minimum of 40 feet to facilitate turns and increase the speed at which vehicles can 

be removed from the thru movements on Strawberry Plains Pike.  A 35-foot radius 

is recommended for exiting vehicles to enter the Strawberry Plains Pike traffic 

stream from the proposed development entrance.   

 

7716 Strawberry Plains Pike Subdivision Internal Roads : 

€�� A 25-mph Speed Limit Sign (R2-1) with additional plaque signage, as 

shown adjacent, is recommended to be posted near the beginning of the 

Proposed Entrance road off Strawberry Plains Pike.  It is also 

recommended that a “No Outlet” Sign (W14-2a) be posted at the front of 

the subdivision.  This sign can be posted above or below the street name 

sign, or posted separately (W14-2).    

€�� Stop Signs (R1-1) with 24” white stop bars are recommended to be installed on the 

internal roadway intersections for the minor approaches of Road “A” at Road “B” 

and Road “C” at Road “D”, and all four approaches at the intersection of Road “B” 

at Road “C”.  

€�� Dual end-of-roadway object markers (OM4-1 ) should be installed at both ends of 

Roads “B” and “D” and at the northern end of Road “C”. 

EXHIBIT B



Transportation Impact Letter   
7716 Strawberry Plains Pike Subdivision   
 

 3 Revised April 14, 2026 

€�� Sight distance at the new internal intersections must not be impacted by new 

signage, parked cars, or future landscaping.  With a proposed speed limit of 25 

mph in the development, the required inters ection sight distances are 250 feet.  The 

civil site engineer should ensure in ternal sight distances are provided. 

€�� The civil site engineer should provide a centralized mail delive ry center location 

within the development for th e subdivision residents.   

€�� All drainage grates and covers for the residential development must be pedestrian 

and bicycle-safe. 

€�� All road and intersection elements should  be designed in accordance with the 

American Association of State Highway and Transportation Officials (AASHTO) 

and the Manual on Uniform Traffic Control Devices (MUTCD), as well as Knox 

County's specifications and guidelines, to ensure proper roadway operations. 

 

Other Transportation Needs : 

• Along the proposed development site’s  road frontage, two knocked down and 

abandoned traffic signs with posts are lying on the south side of Strawberry Plains 

Pike.  These include a Side Road Sign (W2-2L) and a “Utility Work 500 FT” 

construction sign.  These signs should be removed.  The Side Road Sign (W2-2L) 

is shown standing (but leanin g) in Google Street View from January 2025, but it is 

currently lying on the ground.  It is not fully understood why this sign was posted 

at this location since another Side Road Sign (W2-2L) is posted in advance of S 

Wooddale Road, slightly further to the northeast. 

 

 

 

 

 

 

 

 

 

 

 

• It is recommended that Knox County install a Speed Limit Sign (R2-1) for 

eastbound traffic on Strawberry Plains Pike.  Currently, a 40 mph speed limit sign 

is posted for eastbound traffic near the Interstate 40 entrance/exit ramps. In 

Knocked Down Side Road Sign on 
Strawberry Plains Pike 

Knocked Down Construction Sign on 
Strawberry Plains Pike 

*

*
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contrast, a 45 mph speed limit sign is posted for westbound traffic, beginning at 

the end of the Carter Elementary school zone (located to the northeast).  To provide 

consistency with the posted limit in th e opposite direction of travel, it is 

recommended to install a 45 mph Speed Limit Sign (R2-1) for eastbound traffic. 

The sign should be placed in an appropriate location northeast of the existing 40 

mph sign, beyond the commercial development near the Interstate.
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