
SUBDIVISION REPORT - 

CONCEPT/DEVELOPMENT PLAN

SUBDIVISION: EMORY GREEN TOWNHOMES

APPLICANT/DEVELOPER:

TAX IDENTIFICATION:

NUMBER OF LOTS: 30

ZONING: PR (Planned Residential) up to 5 du/ac

VARIANCES:

1. Reduce the K value from 25 to 20 on Road D STA 4+14.66. 

2. Reduce the minimum length for the tangent connecting broken back 

horizontal curves from 150 ft to 29 ft on Road D from STA 5+54.26 to 

5+83.41. 

3. Reduce the lot depth for double frontage lots 85-88 from 150 ft to 110 

ft. 

ALTERNATIVE DESIGN STANDARDS REQUIRING KNOXVILLE-KNOX 

77   08304

REQUIRED:

EXISTING LAND USE: Rural Residential

SURROUNDING LAND North: Single family residential, rural residential - RA (Low Density 
Residential)
South: Single family residential (under construction) - PR (Planned 
Residential) up to 5 du/ac
East: Single family residential (under construction) - PR (Planned 
Residential) up to 5 du/ac
West: Single family residential, agriculture/forestry/vacant land - A 
(Agricultural)

USE AND ZONING:

LOCATION: West side of Keenberg Ln, south side of Emory Rd, east side of Old 

Cobbs Ferry Rd

JURISDICTION: County Commission District 6

APPROXIMATE ACREAGE: 5.42 acres

SURVEYOR/ENGINEER:

ACCESSIBILITY: Access is via Road D, a local street with proposed 26 ft of pavement width 
within a proposed 40-ft right-of-way.

PROPOSED USE:

3-F-26-DP

FILE #: 3-SB-26-C

Townhouse and single family residential subdivision

SUBDIVISION VARIANCES

GROWTH POLICY PLAN: Planned Growth Area

AGENDA DATE: 3/5/2026

AGENDA ITEM #: 29

OWNER(S):

WATERSHED: Beaver Creek

STREET ADDRESS:

View map on KGIS

BALL HOMES, LLC 

8930 KEENBERG LN

FIRE DISTRICT: Karns Fire Department

PLACE TYPE: TN (Traditional Neighborhood), HP (Hillside Ridgetop Protection)

Brian Stephens

Christopher H. Golliher, Ardurra
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COUNTY PLANNING COMMISSION APPROVAL

1. Reduce the minimum lot frontage from 25 ft to 20 ft for lots 61-90.

2. Reduce the minimum horizontal curve radius from 250 ft to 100 ft for 

Road D from STA 4+31.80 to 5+54.26.

3. Reduce the minimum horizontal curve radius from 250 ft to 200 ft for 

Road D from STA 5+83.41 to 8+17.14. 

ALTERNATIVE DESIGN STANDARDS REQUIRING KNOX COUNTY 

ENGINEERING APPROVAL (PLANNING COMMISSION APPROVAL NOT 

REQUIRED):

1. Reduce the private right-of-way width from 50 ft to 40 ft for Road D 

from station 0+00.00 to station 6+82.77.

STAFF RECOMMENDATION:

1. Connection to sanitary sewer and meeting other relevant utility provider requirements.
2. Providing street names consistent with the Uniform Street Naming and Addressing System within Knox 
County (County Ord. 91-1-102).
3. Before certification of the final plat for the subdivision, establishing 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.
4. Meeting all applicable requirements of the Knox County Department of Engineering and Public Works. 
5. Meeting all applicable requirements of the Knox County Zoning Ordinance.
6. 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.

Approve the variance to reduce the K value from 25 to 20 on Road D STA 4+14.66. 

A. Due to the existing steeper topography along Road D, a reduction of the vertical 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. This is a road with low traffic volumes, and the variation is not great enough to cause detriment to 

public safety, health, or welfare, nor would it be injurious to other properties in the neighborhood. 

Knox County EPW recommends approval of this variance based on the justifications provided by the 

applicant.

Approve the variance to reduce the minimum length for the tangent connecting broken back horizontal 

curves from 150 ft to 29 ft on Road D from STA 5+54.26 to 5+83.41. 

A. Due to the existing steeper topography along Road D and the TVA transmission tower, a reduction 

in tangent length is needed to construct the road.

B. The existing topography, shape of property, and TVA tower 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 detriment to 

public safety, health, or welfare, nor would it be injurious to other properties in the neighborhood. 

Knox County EPW recommends approval of this variance based on the justifications provided by the 

applicant.

Approve the variance to reduce the lot depth for double frontage lots 85-88 from 150 ft to 110 ft. 

A. A 30-ft right-of-way easement is required by County Engineering in the rear of lots 85-88. This 

easement cannot be within common area. Without a common area buffer, a variance is required for the 

reduction in lot depth.

B. The right-of-way easement at this location is unique to this property. 

C. The right-of-way easement is necessary for public safety, health, or welfare. Knox County EPW 

recommends approval of this variance based on the justifications provided by the applicant.

Approve the alternative design standards 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 8 conditions.
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7. Implementing the recommendations of the Hatmaker (Emory Green) Subdivision Transportation Impact 
Study (Fulghum MacIndoe, 10/26/2020), as revised and approved by Planning Commission staff and Knox 
County Engineering and Public Works (see Exhibit A).
8. All double frontage lots must meet the requirements of Section 3.02.A.4 of the Subdivision Regulations.

COMMENTS:

This proposal is a second revision to the Emory Green Subdivision west side of the townhomes (12-SD-20-
C/12-F-20-UR). The Emory Green Subdivision is a newly constructed residential development with townhomes 
and single family homes at W Emory Road and Old Cobbs Ferry Road. The townhomes were constructed on 
one lot. This proposal is to subdivide the existing 30 townhomes on individual lots and create a private road 
that is 26 ft wide within a 40 ft right-of-way.

Approve the Development Plan for up to 30 townhomes on individual lots and a peripheral setback 

reduction from 35 ft to 15 ft along Emory Road, 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.

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

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
A. The property is zoned PR (Planned Residential) with a density of up to 5 du/ac. The applicant is proposing 
120 dwelling units on this 28.06-acre property. The development will yield a density of 4.28 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. Where there is no established road line, the setback line shall be 20 ft from the centerline of the road plus 
the setback requirements of the zone in which it is located (Knox County Zoning Ordinance 3.30.03.). The 
additional setback requirements include the peripheral boundary along W Emory Road. The Planning 
Commission may reduce the setback to 15 ft along all property lines when a development is adjacent to 
residential zones, which is the case here. The peripheral boundaries for lots 85-90 are 35 ft from the centerline 
of the road. 
D. The PR zone established a maximum height for single family houses, but all other uses have a maximum 
height established by the Planning Commission. Staff recommends a maximum height of 35 ft for the 
townhomes, consistent with the other residential houses in the subdivision and the general area.

2) KNOX COUNTY COMPREHENSIVE PLAN – FUTURE LAND USE MAP
A. The property’s place type is TN (Traditional Neighborhood) and it is within the HP (Hillside Protection) area 
on the Future Land Use Map. Townhomes are considered a primary use in the TN place type. The townhome 
lots are similar to the townhome lots in the area. The previous approval implemented some reforestation on the 
property. 

3) KNOX COMPREHENSIVE PLAN - IMPLEMENTATION POLICIES
A. The 2-story townhomes with a 35-ft building height maximum are consistent with Policy 2 to ensure that 
development is sensitive to existing community character.
B. The development consists of single family and townhome dwellings. This development is consistent with 
implementation policy 5, which creates neighborhoods with a variety of housing types and amenities in close 
proximity.

4) KNOXVILLE - FARRAGUT - KNOX COUNTY GROWTH POLICY PLAN
A. The property is within the Planned Growth Area. The purposes of the Planned Growth Area 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. This development is in alignment with these goals.
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Not applicable.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:  Mill Creek Elementary, Karns Middle, and Karns High.
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DEVELOPMENT REQUEST APPLICATION Staff - Slope Analysis

Case: 3-SB-26-C

CATEGORY ACRES
RECOMMENDED 

DISTURBANCE BUDGET                  

(Percent)

DISTURBANCE AREA

(Acres)

Total Area of Site 5.13

Non-Hillside 4.30 N/A

0-15% Slope 0.56 100% 0.56

15-25% Slope 0.27 50% 0.14

25-40% Slope 0.00 20% 0.00

Greater than 40% Slope 0.00 10% 0.00

Ridgetops

Hillside Protection (HP) Area 0.83

Recommended 

disturbance budget within 

HP Area (acres)

0.70

Percent of HP Area 83.6%

Slope Analysis
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6 Turn Lane Warrant Analysis 

The intersection of W Emory Road at the main driveway connection was evaluated to 
determine if a right turn lane or a left turn lane are warranted. The Knox County 
Department of Engineering and Public Works handbook, “Access Control and 
Driveway Design Policy,” was used to analyze the information.  Neither an eastbound 
right turn lane nor a westbound left turn lane on W Emory Road is warranted.  The 
turn lane warrant worksheets and analysis are included in Attachment 8. 
 

7 Conclusions and Recommendations 

7.1 W Emory Road @ Henderson Road 

The existing, background and full buildout conditions at the unsignalized intersection 
of W Emory Road at Henderson Road were analyzed using the Highway Capacity 
Software (HCS7).   

The existing and background traffic conditions for the eastbound left turn movement 
(W Emory Road) operate at a LOS A during both the AM and PM peak hours and the 
southbound approach (Henderson Road) operates at a LOS A during both the AM and 
PM peak hours.  

The full buildout traffic condtions for the eastbound left turn movement (W Emory 
Road) operate at a LOS A during both the AM and PM peak hours and the southbound 
approach (Henderson Road) operates at a LOS B during both the AM and PM peak 
hours. 

7.2 W Emory Road @ Driveway Connections 

The full buildout conditions at the unsignalized intersections of W Emory Road at the 
main driveway connection, townhome driveway (north) and townhome driveway 
(south) were analyzed using the Highway Capacity Software (HCS7).   

At the intersection of W Emory Road at the main driveway connection the westbound 
left turn movement (W Emory Road) operates at a LOS A during both the AM and PM 
peak hour and the northbound approach (driveway) operates at a LOS A during both 
the AM and PM peak hours after the completion of the Hatmaker Subdivision.   
 
Neither an eastbound right turn lane nor a westbound left turn lane are warranted at 
the intersection of W Emory Road at the main driveway connection.    
 



Hatmaker Subdivision 
Transportation Impact Analysis 

 October 26, 2020 
 

21 
 

At the intersection of W Emory Road at the townhome driveway (north) the eastbound 
approach (driveway) operates at a LOS A during both the AM and PM peak hour and 
the northbound left turn movement (W Emory Road) operates at a LOS A during both 
the AM and PM peak hours after the completion of the Hatmaker Subdivision.   
 
At the intersection of W Emory Road at the townhome driveway (south) the eastbound 
approach (driveway) operates at a LOS A during both the AM and PM peak hour and 
the northbound left turn movement (W Emory Road) operates at a LOS A during both 
the AM and PM peak hours after the completion of the Hatmaker Subdivision.   
 
W Emory Road is classified as a Minor Collector per the Major Road Plan. The 
minimum intersection spacing required on a collector is 300 feet per the “Knoxville-
Knox County Subdivision Regulations” amended through February 13, 2020.  The 
proposed main driveway connection is located approximately 425 feet east of the 
intersection with Old Cobbs Ferry Road. The townhome driveway (north) is located 
315 feet south of the intersection of W Emory Road and the townhome driveway 
(south) is located 510 feet south of the townhome driveway (north).  All three 
driveway connections exceed the typical minimum separation on a collector; 
therefore, no change is necessary.   
 
The minimum required sight distance for a road with a posted speed limit of 30 mph 
is 300 feet in each direction in accordance with the “Knoxville-Knox County 
Subdivision Regulations” amended through February 13, 2020.  FMA measured the 
sight distance at the proposed driveway intersections at W Emory Road in September 
2020.   For the intersection of W Emory Road at the main driveway connection at 15 
feet from the edge of pavement the sight distance is greater than 450 feet eastbound 
and westbound.  For the intersection of W Emory Road at the townhome driveway 
(north) at 15 feet from the edge of pavement the sight distance is greater than 450 feet 
eastbound and westbound.  For the intersection of W Emory Road at the townhome 
driveway (south) at 15 feet from the edge of pavement the sight distance is greater 
than 450 feet eastbound and westbound.       
 

7.3 Subdivision Roads 

Road “A”, Road “B”, Road “C”, Road “D”, Road “E” and Road “F” will have a width 
of 26 feet in accordance with the “Knoxville-Knox County Subdivision Regulations” 
amended through February 13, 2020.    
 
Any required sight distance easements for the internal subdivision intersections of 
Road “A”, Road “B”, Road “C”, Road “D”, Road “E” and Road “F” should be 
coordinated with Knox County Engineering and Public Works and included on the 
final design drawings prior to construction of the subdivision.   















For each alternative design standard requested, identify how the proposed alternative design either 

meets the intent of the standard in the Subdivision Regulations or meets an alternative, nationally 

recognized engineering standard such as The American Association of State Highway and Transportation 

Officials (AASHTO) or Public Right-of-Way Accessibility Guidelines (PROWAG). 

1. ALTERNATIVE DESIGN STANDARD REQUESTED:

Reduce Private ROW from 50' to 40' for Road D station 0+00.00 to station 6+82.77 due to topographic constraints. 

Approval required by: Planning Commission D Engineering Iii 

Engineering supports the alternative design standard requested 

(to be completed during review process): YES □ NO □

Engineering Comments: 

2. ALTERNATIVE DESIGN STANDARD REQUESTED:

Reduce lot frontage minimum from 25' to 20' for lots 61 through 90. 

Approval required by: Planning Commission Iii Engineering D 

Engineering supports the alternative design standard requested 

(to be completed during review process): YES □ NO □

Engineering Comments: 

3. ALTERNATIVE DESIGN STANDARD REQUESTED:

Reduce minimum horizontal curve radius from 250' to 100' for Road "D" from STA 4+31.80 to 5+54.26. 

Approval required by: Planning Commission Iii Engineering D 

Engineering supports the alternative design standard requested 

(to be completed during review process): YES □ NO □

Engineering Comments: 

Updated: January 10, 2024 
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