
SUBDIVISION REPORT - 
CONCEPT/DEVELOPMENT PLAN

SUBDIVISION: VALIARIANO PROPERTY ON ANDREW JOHNSON HWY

APPLICANT/DEVELOPER:

TAX IDENTIFICATION:

NUMBER OF LOTS: 114

ZONING: PR(k) (Planned Residential, with conditions) up to 5 du/ac

VARIANCES

1. Reduce the K value from 25 to 15 at STA 1+25 on Road A.

2. Reduce the K value from 25 to 17.1 at STA 1+00 on Road C. 

ALTERNATIVE DESIGN STANDARDS REQUIRING PLANNING 

COMMISSION APPROVAL

1. Reduce the horizontal curve radius from 250' to 200' for Road "A" at 

STA 1+80.

2. Reduce the horizontal curve radius from 250' to 150' for Road "A" at 

62   097, 04904, 04908

REQUIRED:

EXISTING LAND USE: Agriculture/Forestry/Vacant Land

SURROUNDING LAND North: Agriculture/forestry/vacant land, Andrew Johnson Hwy right-of-way - 
A (Agricultural), CA (General Business)
South: Single family residential, agriculture/forestry/vacant land - A 
(Agricultural), RA (Low Density Residential) 
East: Agriculture/forestry/vacant land, rural residential - A (Agricultural), RA 
(Low Density Residential) 
West: Agriculture/forestry/vacant land, rural residential, commercial - CA 
(General Business), A (Agricultural), RA (Low Density Residential)

USE AND ZONING:

LOCATION: Southeast side of Andrew Johnson Hwy, northeast of Pleasant Hill Rd

JURISDICTION: County Commission District 8

APPROXIMATE ACREAGE: 28.3 acres

SURVEYOR/ENGINEER:

ACCESSIBILITY: Access is via Andrew Johnson Highway, a state-owned, 4-lane median 
divided major arterial within a 170-ft right-of-way.

PROPOSED USE:

11-F-26-DP

FILE #: 11-SC-26-C

Detached residential subdivision

SUBDIVISION VARIANCES

GROWTH POLICY PLAN: Planned Growth Area

AGENDA DATE: 11/12/2026

AGENDA ITEM #: 41

OWNER(S):

WATERSHED: Lyon Creek

STREET ADDRESS:

View map on KGIS

REECE VALIARINO 

0 SHERROD DR  (0 SHERROD DR; 0 ANDREW JOHNSON HWY)

FIRE DISTRICT: Rural Metro Fire

PLACE TYPE: TN (Traditional Neighborhood), SP (Stream Protection)

Oscar Stiles, Dale R Vineyard, Debbie R Roach, Denise R Shoun, Diana R 
Keeling, Sherry Lynn, Abdalla

Daivd Harbin Batson Himes Norvell & Poe
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STA 8+25.

3. Reduce the horizontal curve radius from 250' to 105' for Road "E" at 

STA 11+75.

ALTERNATIVE DESIGN STANDARDS REQUIRING KNOX COUNTY 

ENGINEERING AND PUBLIC WORKS APPROVAL (PLANNING 

COMMISSION APPROVAL NOT REQUIRED)

1. Increase the intersection grade from 1% to 2% at Road A and Road E.

2. Increase the intersection grade from 1% to 2% at Road E and Road 

B.

3. Increase the intersection grade from 1% to 2% at Road A and Road B.

4. Increase the intersection grade from 1% to 2% at Road E and Road 

C.

5. Increase the intersection grade from 1% to 2% at Road E and Road 

D.

6. Increase the intersection grade from 1% to 2% at Road C and Road 

A.

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. Meeting all applicable requirements of the Tennessee Department of Transportation (TDOT).
7. 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.
8. Implementing the recommendations of the Valeriano Property Subdivision – Traffic Impact Study (Ardurra 
Group Inc, Sept 5, 2026) as required by Knox County Engineering and Public Works and TDOT during the 
design plan phase. If the TIA is further revised, it must be submitted to the Planning staff for review and 

Approve the variance to reduce the K value from 25 to 15 at STA 1+25 on Road A. 

A. Due to the existing steeper topography along Road A, 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. 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 K value from 25 to 17.1 at STA 1+00 on Road C. 

A. Due to the existing steeper topography along Road B, 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. 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 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 16 conditions.
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approval by all applicable agencies.
9. Providing a sight distance easement through the horizontal curve radius less than 250 ft per the 
requirements of Knox County Engineering and Public Works during the design plan phase. Any driveway that 
cannot be located outside the sight distance easement must have a 20-ft depth outside the sight distance 
easement.
10. Installing a 6-ft opaque privacy fence at the cul-de-sac end of Road E as shown on the plan.
11. Providing a pedestrian connection to Sherrod Drive. The path shall extend to the paved terminus of 
Sherrod Dr and meet ADA standards. 
12. Install sidewalks per Chapter 54, Article IV of the Knox County Code, including but not limited to all internal 
road segments with 1,000 average daily trips (ADT) or more. The location of the sidewalks will be determined 
by Knox County Engineering and Public Works during the design plan phase. Any sidewalks installed that are 
not required must be maintained by the homeowners association.
13. Locating driveways on lots less than 40 ft wide to allow for on-street parking, as shown on the plan. 
14. Adding a note on the final plat for principal and accessory structures on corners lots not adjacent to a key 
lot, the minimum width of the side yard next to the side road shall be one-half (½) the minimum width of the 
front yard. (Lots 45, 79, 88, 89, 97, 106, and 107)
15. Allowing a 5-ft setback for all lots abutting the required common area by zoning condition #4 in the 
southwest corner of the development. The setback shall be noted on the final plat. 
16. During the design plan phase, a driveway apron shall be added to the parking area next to the mail kiosk 
to delineate the parking area from the public right-of-way.

COMMENTS:

This request is for 114 single-family lots on this property, accessed by Andrew Johnson Highway. The property 
was rezoned in August 2026 to PR up to 5 du/ac, subject to the following four conditions:
1. Prohibit vehicular access to Sherrod Drive. NOTE: The public right-of-way does not extend to Sherrod Dr. 
Only pedestrian access is shown to Sherrod Dr. 
2. Provide dedication for preserved open space as a common area along Lyons Creek. NOTE: Approximately 
6 acres of common area are established next to Lyon Creek.
3. Provide a 35-foot non-disturbance except for the Type C landscape buffer along the southwest perimeter of 
the property, which will be held in the common area. NOTE: The Type C landscape screen is labeled in the 
southwest corner, and the grading plan shows no disturbance within the 35-ft buffer. The final plat will need to 
label the area as a non-disturbance common area with a Type C landscape screen as noted in condition #2 of 
the development plan.
4. Allowing a 5-ft setback for all lots abutting the common area. NOTE: Lots adjacent to this area can show a 
reduced setback to 5 ft on the final plat as noted in condition #15. 

The traffic study recommends widening the existing median opening and a southbound left turn lane in the 
Andrew Johnson Highway (US 11E) median. This property is within the Parental Responsibility Zone for 
Carter Middle and High Schools. The developer will install sidewalks along the developments' frontage of 
existing adjoining roadways and on one side of any internal road segments that are designed and posted for 
25 mph or less and the anticipated average daily traffic exceeds 1,000 vehicles per day. Additionally, an ADA 
pedestrian connection will be made to Sherrod Dr.

Approve the Development Plan for up to 114 detached houses, as shown on the development plan, 

subject to 2 conditions.

1. Meeting all applicable requirements of the Knox County Zoning Ordinance, including the rezoning 
conditions in 7-E-26-RZ. 
2. Meeting all applicable requirements of the Knox County Department of Engineering and Public Works. 

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 – PR (k) (Planned Residential) up to 5 du/ac, subject to 4 conditions. 
A. The PR zone allows detached houses 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). 
B. The PR zoning with conditions allows consideration of up to 5 du/ac. The proposed subdivision has a 
density of 4 du/ac, and the conditions have been met as stated above.
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2) KNOX COUNTY COMPREHENSIVE PLAN – PLACE TYPE
A. The subject property is located in the TN (Traditional Neighborhood) place type and SP (Stream Protection) 
area of the Future Land Use Map. Single family homes are considered a primary use in the TN place type.
B. The SP area follows the FEMA Floodway on the property. The plan shows approximately 6 acres of 
common area along Lyon Creek. Most of it cannot be disturbed, as denoted by the No Fill line.

3) KNOX COMPREHENSIVE PLAN - IMPLEMENTATION POLICIES
A. Privacy fencing at the end of Road E cul-de-sac has been provided along with a non-disturbance buffer 
along the southwest corner of the property. The only disturbance allowed in the 35 ft buffer is a Type C 
landscape screen adjacent to single family homes. This is consistent with Policy 2, to ensure that 
development is sensitive to the existing community character.  
B. The conditions to provide a pedestrian connection to Sherrod Rd, sidewalks along Andrew Johnson 
Highway frontage and Road A is consistent with Policies 11, 12, 13, and 14, which promote connectivity with 
new development, improve safety for all users, provide alternative transportation options, and improve 
network efficiency.
C. The preservation of the common area along Lyon Creek is consistent with 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 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 provision of adequate roads, utilities, schools, drainage and other public facilities 
and services. – The proposed development is consistent with the growth plan.

29 (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.

•  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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CONCLUSIONS AND RECOMMENDATIONS 

 SECTION 7  

TRAFFIC IMPACT STUDY
VALERIANO PROPERTY SUBDIVISION

ARDURRA PROJECT NO.  02004-0001.000      OCTOBER  2026

7 CONCLUSIONS & RECOMMENDATIONS 

The primary conclusion of this study is that traffic generated from the proposed residential development will have 

minor impacts on delay at the intersection of Andrew Johnson Highway (US 11E) at Pleasant Hill Road. Under the 

proposed conditions evaluated, the Andrew Johnson Highway (US 11E) at Pleasant Hill Road intersection was 

found to operate at a LOS “C” or better, while the proposed site access (Road “A”) was found to operate at a LOS 

“D” or better.  

 
The following list is a summary of the improvements that are recommended to be implemented with the 
construction of this project:    

 
1. Install STOP sign at unsignalized Site Access (Road “A”) at Andrew Johnson Highway (US 11E). 

 
2. A southbound left turn lane on Andrew Johnson Highway (US 11E) is warranted per the TDOT Highway 

System Access Manual during combined conditions as a result of traffic from the proposed 
development. Ardurra recommends that a left turn lane be installed with a minimum recommended 
queue storage length of 50 feet and a bay taper length of 220 feet.  

 
3. Widen the existing median opening.  The recommended minimum median opening per TDOT standard 

drawings is 48 feet.  
 

4. Ardurra recommends that the radius of curvature at the proposed Site Access (Road “A”) at Andrew 
Johnson Highway (US 11E) be increased to 40 feet to accommodate a single-unit truck at a minimum.   
 

5. Any future improvements to the intersection need to be reviewed, coordinated and approved by the 
Tennessee Department of Transportation. 

 
 



INTRODUCTION
Landscape screening 
reduces the impact of 
intense development 
upon adjacent land 
uses by providing visual 
separation, reducing 
the transmission 
of glare and air 
pollution, and limiting 
access. Screening 
also promotes the 
aesthetic appeal of 
a neighborhood and 
promotes higher 
property values.

This series of design 
guidelines defines 
several types of 
landscape screen. 
Each type is applicable 
to a certain intensity 
of conflict between 
adjacent land uses. 
Each screen type is 
illustrated by several 
planting schemes with 
an equivalent height, 
density and opacity of 
landscaping.

Planning uses these 
guidelines to illustrate 
desirable levels of 
screening appropriate 
to various site planning 
situations. Creative 
alternatives which 
achieve a comparable 
effect are encouraged.

The contents of these 
guidelines are advisory 
and are intended 
to supplement, but 
not replace, the 
requirements of 
the Knoxville Zoning 
Ordinance and the 
Knox County Zoning 
Ordinance.Knoxville-Knox County Planning | KnoxPlanning.org

400 Main Street, Suite 403 | Knoxville, TN 37902 | 865.215.2500

Landscape Screening
Design Guidelines

APPROPRIATE LOCATION: Boundaries of commercial and industrial 
developments adjoining residential areas

NOTE: Landscape buffer strips should be a minimum of 15 feet in width, 
and sown with grass or ground cover for their full width, allowing for 
mulch at the base of plantings.

Type “A” Screen: Dense

• Two offset rows of deciduous or evergreen canopy trees with a 6 ft. high 
continuous dense evergreen hedge, fence, wall or earth berm

• Two offset rows of evergreen trees with branches touching the ground

Maximum 16’ Centers

Maximum 4’ Centers

Maximum 12’ Centers
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INTRODUCTION
Landscape screening 
reduces the impact of 
intense development 
upon adjacent land 
uses by providing visual 
separation, reducing 
the transmission 
of glare and air 
pollution, and limiting 
access. Screening 
also promotes the 
aesthetic appeal of 
a neighborhood and 
promotes higher 
property values.

This series of design 
guidelines defines 
several types of 
landscape screen. 
Each type is applicable 
to a certain intensity 
of conflict between 
adjacent land uses. 
Each screen type is 
illustrated by several 
planting schemes with 
an equivalent height, 
density and opacity of 
landscaping.

Planning uses these 
guidelines to illustrate 
desirable levels of 
screening appropriate 
to various site planning 
situations. Creative 
alternatives which 
achieve a comparable 
effect are encouraged.

The contents of these 
guidelines are advisory 
and are intended 
to supplement, but 
not replace, the 
requirements of 
the Knoxville Zoning 
Ordinance and the 
Knox County Zoning 
Ordinance.Knoxville-Knox County Planning | KnoxPlanning.org

400 Main Street, Suite 403 | Knoxville, TN 37902 | 865.215.2500

Landscape Screening
Design Guidelines

Type “B” Screen: Continuous
APPROPRIATE LOCATION: Screening parking and loading areas from 
adjoining residential and office districts 

NOTE: Landscape buffer strips should be a minimum of 12 feet in width, 
and sown with grass or ground cover for their full width, allowing for 
mulch at the base of plantings.

• Two offset rows of evergreen shrubsTwo offset rows of evergreen shrubs

• A continuous row of evergreen shrubs on a 3 ft. high earth berm

• A 5 ft. high masonry wall or timber fence with evergreen trees and low 	
   shrubs or climbing vines

• One row of evergreen trees with branches touching the ground

Maximum 4’ Centers

Maximum 3’ Centers

Maximum 50’ Centers

Maximum 10’ Centers
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INTRODUCTION
Landscape screening 
reduces the impact of 
intense development 
upon adjacent land 
uses by providing visual 
separation, reducing 
the transmission 
of glare and air 
pollution, and limiting 
access. Screening 
also promotes the 
aesthetic appeal of 
a neighborhood and 
promotes higher 
property values.

This series of design 
guidelines defines 
several types of 
landscape screen. 
Each type is applicable 
to a certain intensity 
of conflict between 
adjacent land uses. 
Each screen type is 
illustrated by several 
planting schemes with 
an equivalent height, 
density and opacity of 
landscaping.

Planning uses these 
guidelines to illustrate 
desirable levels of 
screening appropriate 
to various site planning 
situations. Creative 
alternatives which 
achieve a comparable 
effect are encouraged.

The contents of these 
guidelines are advisory 
and are intended 
to supplement, but 
not replace, the 
requirements of 
the Knoxville Zoning 
Ordinance and the 
Knox County Zoning 
Ordinance.Knoxville-Knox County Planning | KnoxPlanning.org

400 Main Street, Suite 403 | Knoxville, TN 37902 | 865.215.2500

Landscape Screening
Design Guidelines

Type “C” Screen: Partial
APPROPRIATE LOCATION: Between parking lots and public streets; 
boundaries of industrial and office development

NOTE: Landscape buffer strips should be a minimum of 8 feet in width, 
and sown with grass or ground cover for their full width, allowing for 
mulch at the base of plantings.

• A row of small evergreen treesA row of small evergreen trees

• A row of large broad leaf evergreen trees with a 3 ft. high wall or hedge    	
   (deciduous species of similar size & form could be used for every second tree)

• AA row of evergreen conifers with a 3 ft. high earth berm or solid         	
   fence or wall

Maximum 20’ Centers

Maximum 50’ Centers

Maximum 3’ Centers

Maximum 40’ Centers
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