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DEVELOPMENT PLAN REPORT

Planning
» FILE#: 4-F-26-DP AGENDA ITEM #: 45
POSTPONEMENT(S): 4/9/2026 AGENDA DATE: 5/14/2026
» APPLICANT: NATIVE SUN LLC, CARL LANSDEN
OWNER(S): Carl Lansden
TAX ID NUMBER: 105 O C 023, 02401 View map on KGIS

JURISDICTION:
STREET ADDRESS:

» LOCATION:

» APPX. SIZE OF TRACT:

GROWTH POLICY PLAN:
ACCESSIBILITY:

County Commission District 3
1155 COPPERWOOD LN (1161 COPPERWOOD LN)
South side of Middlebrook Pike and Copperwood Ln intersection

3.63 acres

Planned Growth Area

Access is via Copperwood Lane, a private cul-de-sac with a pavement width
of 30 ft within a 115-ft right-of-way, and Middlebrook Pike, a median-divided
minor arterial with a pavement width of 24 ft.

UTILITIES: Water Source:  West Knox Utility District
Sewer Source:  West Knox Utility District
FIRE DISTRICT: Rural Metro Fire
WATERSHED: Ten Mile Creek
» ZONING: PR(k) (Planned Residential) up to 11 du/ac, F (Floodway)
PLACE TYPE: CMU (Corridor Mixed-use), SMR (Suburban Mixed Residential), SP (Stream

» EXISTING LAND USE:

*» PROPOSED USE:
DENSITY PROPOSED:
HISTORY OF ZONING:

SURROUNDING LAND
USE AND ZONING:

NEIGHBORHOOD CONTEXT:

Protection), HP (Hillside Ridgetop Protection)
Agriculture/Forestry/Vacant Land

39-unit townhouse development

10.74 du/ac

The property was rezoned from A (Agricultural), RB (General Residential), |
(Industrial), and F (Floodway) zones to PR (Planned Residential) at 11 du/ac
and F (Floodway) zones in 2025 (11-J-25-RZ).

North:  Office, Commercial, single family residential - CA (General
Business)

South:  Single family residential - RA (Low Density Residential), F
(Floodway)

East:  Multifamily residential, agriculture/forestry/vacant land - RB
(General Residential), CA (General Business)

West: Transportation/communications/utilities, commercial,
agriculture/forestry/vacant land - PR (Planned Residential) up to 6
du/ac, CA (General Business), F (Floodway)

This area is comprised of residential and commercial uses. Residential uses
are a mix of single family detached, attached, and multifamily dwellings.
Commercial uses include retail, service, and office operations along
Middlebrook Pike.

AGENDA ITEM #: 45 FILE #: 4-F-26-DP

5/13/2026 10:15 AM SAMIUL HAQUE PAGE #: 45-1



https://www.kgis.org/maps/planningcases.html?run=SearchCases&casenumber=4-F-26-DP

STAFF RECOMMENDATION:

» Approve the request for an attached dwelling development of up to 39 dwelling units as shown in the
development plan, and a reduction of the minimum required peripheral setback along the western and
eastern property boundaries from 35 ft to 20 ft for principal structures, subject to 11 conditions.

1. Before building permits are issued, verifying the acreage of the property via a final plat or a survey by a
licensed surveyor to ensure that the density of the development shall not exceed 11 du/ac.

2. Installing a Type ‘C’ landscape screen along the southern boundary of the development and posting a bond
to ensure the landscaping remains healthy for at least one year, as required by the condition of the PR(k) zone
(file 11-d-23-RZ). The plants must be native evergreen trees suitable for planting within the stream buffer. The
plant species and the installation spacing must be approved by the Knox County Engineering and Public Works
Department before grading permits are issued.

3. The healthy, mature trees to be retained along the southern peripheral boundary must be located and
labeled on the landscape plan, including their size (diameter at breast height) and species. Install high-visibility
tree protection fencing before clearing and grading activities begin and maintain it until site and building
construction are complete.

4. Providing necessary stream buffering as required by the Knox County Department of Engineering and Public
Works during the permitting phase.

5. Conducting additional environmental studies for each building pad, as recommended in the Phase 2
Environmental Site Assessment, subject to review by the Knox County Department of Engineering and Public
Works, prior to obtaining a building permit. All recommendations of the study shall be implemented prior to
permit issuance.

6. Connecting to sanitary sewer and meeting other relevant utility provider requirements.

7. The maximum height of the attached dwellings shall be 2 stories.

8. Providing architectural blocks, not plain face CMU blocks, on any retaining walls facing adjacent properties.
Elevation drawings of the retaining walls, including height measurements and proposed materials, shall be
submitted to Planning staff for review and approval during the permitting phase.

9. Meeting all applicable requirements of the Knox County Zoning Ordinance.

10. Meeting all requirements of the Knox County Department of Engineering and Public Works.

11. If during plat approval or construction of the development, it is discovered that unforeseen off-site
improvements within the right-of-way are necessary, the developer will either enter into a Memorandum of
Understanding with the County for these improvements or reimburse the County for their direct expenses (if
completed by County crews) to make corrections deemed necessary.

COMMENTS:

This request is for a 39-unit attached dwelling development on a 3.63-acre parcel. The units are distributed
among eleven 2-story buildings: seven 4-unit townhouses, three 3-unit townhouses, and one duplex. The
property was recently rezoned to PR(k) with a density of up to 11 du/ac with the following conditions (file 11-J-
25-R2).

1. Submitting a Phase 1 Environmental Assessment to the Tennessee Department of Environment and
Conservation (TDEC) for review and adhering to all TDEC requirements stemming from that assessment
before a development plan is reviewed by the Planning Commission.

2. Conducting a stream assessment for review by the Knox County Department of Engineering and Public
Works (EPW) to determine whether stream buffering is required before a development plan is reviewed by the
Planning Commission.

3. Installation of a Type C landscape screen to include evergreen trees on the southern border of the property.
4. The developer must post a bond to ensure the landscaping is healthy for one year so as not to disturb the
grading and homebuilding.

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, with conditions) with up to 11 du/ac:

A. The PR zone allows attached dwellings 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 (Article 5,
Section 5.13.15).

B. With an approximate acreage of 3.63 acres, 39 dwelling units will result in a density of 10.83 du/ac, which is
consistent with the maximum allowed density of 11 du/ac. Staff recommends a condition to verify the density
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via a survey.

C. The applicant has conducted Phase 1 and Phase 2 Environmental Site Assessments, and submitted a
stream assessment to EPW and TDEC, satisfying rezoning conditions 1 and 2. The site plan shows a 60’
stream buffer; however, this is subject to change and shall be reviewed during the design plan phase.

D. A Type C landscape screen of native evergreen trees shall be installed along the southern boundary, and a
bond shall be posted to ensure the landscaping remains healthy for at least one year, as required by conditions
3 and 4 of the rezoning.

E. The proposed site plan meets the applicable setback requirements for attached dwelling units. The applicant
is requesting a peripheral setback of 20 ft along the eastern and western boundaries. Staff recommends
approval of the reduction, as the property is narrow in shape and townhouses would be compatible with the
adjacent existing developments. The proposed porches may extend into the yard areas in accordance with
Article 3.20.02.

F. Article 5.13.12 stipulates that the height of multi-dwelling structures shall be determined by the Planning
Commission. Staff recommends a maximum building height of 2 stories, consistent with the surrounding
residential structures.

2) KNOX COUNTY COMPREHENSIVE PLAN - FUTURE LAND USE MAP[]

A. The property is mostly designated with the SMR (Suburban Mixed Residential) place type, except for a
section along Middlebrook Pike, which is classified as CMU (Corridor Mixed-Use). Ten of the eleven buildings
are proposed within the SMR place type, which lists attached dwellings as a primary use. The CMU place type
also recommends attached residential developments as a secondary use.

B. The SMR place type calls for a mix of housing types, including small-scale multifamily housing. The place
type specifies a building height maximum of 3 stories and a front setback of 20-30 ft, and stipulates that
multiplexes and townhouses have the scale of a single-family home. The proposed 2-story attached dwellings
have approximate footprints of 1,650 sq ft for the duplex, 2,475 sq ft for the 3-unit townhouse, and 3,300 sq ft
for the 4-unit townhouse. The proposal is compatible with the range of housing forms in the area.

C. The property also includes SP (Stream Protection) and HP (Hillside Ridgetop Protection) areas. The SP
area aligns with the 500-ft FEMA Floodplain. Required stream buffering for the floodplain shall be reviewed
during the permitting phase, as stipulated in condition 4. Approximately 1.39 acres of the property fall within the
HP area. The slope analysis (Exhibit B) recommends a maximum disturbance budget of 0.66 acres (47.3% of
the HP area). Although the development disturbs most of the HP area, a significant portion of land outside the
HP area will remain undisturbed, primarily along the front of the property near Middlebrook Pike and along the
rear boundary line.

3) KNOX COUNTY COMPREHENSIVE PLAN - IMPLEMENTATION POLICIES

A. Ensure that development is sensitive to existing community character. (Implementation Policy 2) — Attached
dwellings would be compatible with the range of housing forms in the area, including the multifamily
development to the east. Per the condition of rezoning, the applicant shall provide a Type C landscape
screening along the southern boundary to provide a visual buffer for the abutting single-family subdivision.

B. Create neighborhoods with a variety of housing types and amenities in close proximity. (Policy 5) — The
proposed development is consistent with the variety of housing types in the area and is supported by a
community-serving commercial node 0.50 miles to the west and sidewalk connections to the Cedar Bluff
elementary and middle schools.

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.

ESTIMATED TRAFFIC IMPACT: 258 (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 STUDENT YIELD: 3 (public school children, grades K-12)

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.
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