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INDEPENDENT PUBLIC COMMENTS 

OPPOSING PROPOSED PLAN AMENDMENT & REZONING 
 

8684–8686 S. Northshore Drive  |  11-D-26-PA and 11-N-26-RZ 
Agenda Item 35  |  November 12, 2026 Planning Commission Meeting 

November 4, 2026 

Dear Planning Commissioners: 

I support thoughtful residential development and recognize the need to accommodate growth in Knox County. However, deciding 
what may eventually be built on a property is different from deciding how much development the County should authorize in the first 
place. Responsible development requires determining whether the proposed intensity is appropriate for the property, compatible 
with its surroundings, and reasonably supported by existing infrastructure. 

My concerns regarding the proposed Comprehensive Plan amendment and rezoning at 8684–8686 S. Northshore Drive arise from the 
substantial difference between the requested density and the surrounding development pattern, the property's environmental and 
physical constraints, and documented transportation conditions along Northshore Drive. 

Taken together, these considerations raise a fundamental question: What justifies increasing the permitted residential intensity of 
this particular property to as much as 12 dwelling units per acre? 

For the reasons outlined below, I respectfully request denial of applications 11-D-26-PA and 11-N-26-RZ as proposed. 

1 | RURAL CONSERVATION AND THE SURROUNDING DEVELOPMENT PATTERN 
The adopted Comprehensive Plan identifies the property as Rural Conservation (RC), with Stream Protection (SP). The requested 
amendment would change RC to Suburban Residential (SR), accompanied by rezoning from Agricultural (A) to Planned Residential 
(PR) at up to 12 dwelling units per acre. The RC designation’s conservation-oriented approach is particularly relevant where mapped 
natural features affect the property. A change in place type should have a clear, site-specific planning justification, not rest solely on 
the possibility of accommodating additional housing. 

The accompanying KGIS zoning map shows nearby Agricultural (A), Low Density Residential (RA), and PR districts with labeled density 
limits of 5 du/ac, less than 5 du/ac, less than 3.15 du/ac, and 1–3 du/ac. The requested 12 du/ac is 2.4 times the mapped 5 du/ac limit 
and more than 3.8 times a limit below 3.15 du/ac. These are comparisons of zoning limits—not verified built densities—but they 
demonstrate how sharply the request differs from the immediate zoning context.  

The property's existing RC designation also serves as a logical transition between more intensive residential place types to the west 
and rural and conservation-oriented areas to the east. Changing this designation to SR would weaken that transition and warrants a 
clear explanation of how compatibility with the adjoining lower-intensity areas would be maintained. 

[EXHIBIT B – EXISTING ZONING, COMPREHENSIVE PLAN DESIGNATIONS, SURROUNDING PERMITTED DENSITIES, AND PLACE-TYPE 
CORRESPONDENCE] 

2 | ENVIRONMENTAL CONSTRAINTS AND EFFECTIVE DEVELOPMENT DENSITY 

KGIS and FEMA mapping identify a stream corridor, Stream Protection designation, mapped floodplain and floodway, and varying 
terrain affecting the site. These conditions matter for grading, stormwater management, access, internal circulation, and the amount 
of land realistically available for residential development. I am not asserting that all mapped constrained land is unbuildable or that a 
precise development envelope has already been established. 
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The requested maximum of 12 du/ac applied to approximately 11.24 gross acres yields a theoretical figure of approximately 134 units, 
subject to applicable rules and later approvals. Gross density, however, does not describe how those units would be distributed if only 
part of the site accommodates development. The accompanying illustrative effective-density exhibit holds 134 units constant while 
varying the assumed development area; it does not establish actual net developable acreage, building coverage, or achievable yield. 
Its purpose is to show why a gross-acreage calculation alone may not convey the concentration of development within the usable 
portion of an environmentally constrained site. 

[EXHIBIT C – ENVIRONMENTAL CONSTRAINTS, FEMA MAPPING, TOPOGRAPHY, AND ILLUSTRATIVE EFFECTIVE DENSITY] 

3 | NORTHSHORE DRIVE – SAFETY, ACCESS, AND CAPACITY 
S. Northshore Drive (SR 332) is a heavily traveled regional route, predominantly two lanes along much of the corridor, with limited 
shoulders and turning accommodations in places. The December 2021 Northshore Drive Corridor Study documents historical crash 
patterns and existing and forecast operational challenges at evaluated locations. The study does not assess this application or predict 
impacts from a driveway serving the subject parcels. It does, however, establish a factual context for examining additional traffic and 
access demands.  

The Knoxville Regional TPO crash dashboard data compiled from approximately Ebenezer Rd. to Wallace Rd. indicate 330 crashes for 
September 2016–September 2026. This is a corridor-segment historical count, not a finding about crashes at the proposed site or 
caused by this application.  

These documented roadway conditions are relevant not only to the design of a future development entrance, but also to the 
threshold decision of whether the surrounding transportation network reasonably supports the requested residential intensity. 
Deferring all transportation considerations to subsequent development review risks approving a level of development before 
establishing whether the infrastructure necessary to support it is available or reasonably achievable. 

[EXHIBIT D – NORTHSHORE DRIVE CORRIDOR STUDY, TRAFFIC COUNTS, CRASH RECORDS, AND TRANSPORTATION CONSIDERATIONS] 

4 | THE ENTITLEMENT DECISION SHOULD COME FIRST 
The adopted Comprehensive Plan establishes a framework for evaluating land-use compatibility, environmental conditions, and 
infrastructure capacity when considering changes in development intensity. Implementation Policies 2, 7, and 9 address community 
character, conservation of natural features, and coordination of infrastructure with development. 

Implementation Action 2.1 addresses appropriate buffers and transitions between differing land uses. As discussed in Section 1, the 
property's existing RC designation provides a logical transition between more intensive residential areas and adjoining rural and 
conservation-oriented place types. The proposed amendment raises questions about how the objectives of Action 2.1 would be 
maintained under the requested SR designation. 

Implementation Action 9.3 emphasizes directing growth toward areas served by adequate infrastructure, while Action 9.5 discourages 
approval of rezonings for isolated developments where necessary major road or utility improvements are inadequate or not yet 
planned. Given the documented transportation conditions along Northshore Drive, these provisions warrant consideration of whether 
existing or reasonably anticipated infrastructure can support the requested residential intensity. 

Implementation Action IM.6 further requires applicants requesting an amendment to the Comprehensive Plan to provide justification 
for the proposed change as part of the application process. This reinforces the importance of establishing the planning rationale for 
redesignating the property from RC to SR before approving the accompanying increase in permitted residential intensity. 

Taken together, these provisions underscore the importance of evaluating the requested entitlement on its own merits. Subsequent 
subdivision and engineering reviews may establish whether a particular development layout satisfies applicable technical standards, 
but they should not substitute for determining whether the proposed place type and maximum density are appropriate at the outset. 
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The question before the Commission is not merely whether development could eventually be engineered to meet minimum 
requirements, but whether the requested increase in permitted residential intensity is justified by the property's characteristics, 
surrounding development pattern, environmental constraints, and supporting infrastructure. 

[EXHIBIT E – COMPREHENSIVE PLAN POLICIES AND ACTION] 

5 | REQUESTED COMMISSION ACTION 
I respectfully request denial of both applications as proposed. Alternatively, I ask that action be deferred until site-specific evidence 
supports a reasoned determination of appropriate density, environmental capacity, neighborhood compatibility, safe access, and 
roadway infrastructure. If a less intensive alternative is considered, its maximum density should be justified on the merits rather than 
assuming 12 du/ac is suitable. 

Responsible growth means matching the intensity authorized to the land and infrastructure that must support it. Please include these 
comments and the accompanying exhibits in the record for both applications. 

Respectfully, 

 
Bri Zigler Clabo 
Knox County Resident 
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SUPPORTING EXHIBITS 

OPPOSING PROPOSED PLAN AMENDMENT & REZONING 
 

8684–8686 S. Northshore Drive  |  11-D-26-PA and 11-N-26-RZ 
Agenda Item 35  |  November 12, 2026 Planning Commission Meeting 

November 4, 2026 

Source-based maps and policy materials supporting independent public comments. Original KGIS and agency graphics are 
reproduced for context; their mapping does not establish final developable acreage or a site-specific traffic impact. 

EXHIBIT INDEX 
• A – PROPERTY LOCATION & SURROUNDING CONTEXT 

• B – EXISTING ZONING, COMPREHENSIVE PLAN DESIGNATIONS, SURROUNDING PERMITTED DENSITIES, AND PLACE-TYPE 
CORRESPONDENCE  

• C – ENVIRONMENTAL CONSTRAINTS, FEMA MAPPING, TOPOGRAPHY, AND ILLUSTRATIVE EFFECTIVE DENSITY 

•  D – NORTHSHORE DRIVE CORRIDOR STUDY, TRAFFIC COUNTS, CRASH RECORDS, AND TRANSPORTATION 
CONSIDERATIONS 

• E – COMPREHENSIVE PLAN POLICIES AND ACTIONS 

 



B Z C  O P P O S I T I O N  |  11-D-26-PA &  11-N-26-RZ 5 of 19 

EXHIBIT A 

PROPERTY LOCATION & SURROUNDING CONTEXT 
 

OBSERVATIONS 
• Northshore Drive and private Sunstone Way frame potential access. 

   

SOURCES 
• KGIS exports printed Nov. 3, 2026. 

 

LOCATION 2026 AERIAL 
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EXHIBIT B 

EXISTING ZONING, COMPREHENSIVE PLAN 
DESIGNATIONS, SURROUNDING PERMITTED DENSITIES, 
AND PLACE-TYPE CORRESPONDENCE 

 

OBSERVATIONS 
• Current Zoning map identifies A zoning on the subject parcels. 

• Comprehensive Plan Map identifies RC and SP designations on the subject parcels and as located between SR and RL 
designations of neighboring parcels.  

   

SOURCES 
• KGIS exports printed Nov. 3, 2026. 

 

CURRENT ZONING COMPREHENSIVE PLAN 



B Z C  O P P O S I T I O N  |  11-D-26-PA &  11-N-26-RZ 7 of 19 

EXHIBIT B  |   CONTINUED 
 

OBSERVATIONS 
• Nearby PR districts are designated at densities of 5 du/ac, less than 5 du/ac, less than 3.15 du/ac, and 1–3 du/ac. 

 

SOURCES 
• KGIS exports printed Nov. 3, 2026. 

 

SURROUNDING DENSITY MAP 
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EXHIBIT B  |   CONTINUED 
 

EXISTING: RURAL CONSERVATION (RC) 
The adopted plan calls for conservation of natural areas through clustering and minimized land disturbance. It describes conserving 
generally 50-70% of a site as natural open space, and anticipates more compact, low-impact site design in growth areas. 

REQUESTED: SUBURBAN RESIDENTIAL (SR) 
The plan describes primarily single-family residential development, with some small-scale attached dwellings such as duplexes, 
multiplexes, and townhomes. Its illustrated building form is 1-2 stories. These descriptions guide evaluation; they do not 
independently establish a building-height prohibition. 

   

SOURCES 
• Knox County Comprehensive Plan (2024), PDF p. 42 / printed p. 38; PDF p. 37 / printed p. 33. 
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EXHIBIT B  |   CONTINUED 
 

REZONING REVIEW CRITERIA 
Appendix H directs consideration of land use and housing mix, building form, transportation, open space, public services, public 
welfare, and compatibility. It specifically identifies site size, environmental conditions, and adjacent place types as relevant. It allows 
denial or approval with conditions when a rezoning is inappropriate. 

   

  Indicates relevant written descriptions and interpretations as located within Appendix H. 

  Indicates Current Zoning and the Current Comprehensive Plan Designation / Place Type Designation. 

  Indicates the relationship between the Current Zoning and the Current Comprehensive Plan Designation / Place Type Designation: 
“Directly Related: The Zoning district is appropriate implement the place type.” 

  Indicates Requested Zoning and the Requested Plan Amendment / Place Type Designation. 

  Indicates the relationship between the Requested Zoning and the Requested Plan Amendment / Place Type Designation: 
“Partially Related: The Zoning district may be appropriate, but with qualifications (such as development plan with conditions).” 

  Indicates the relationship between the Current Zoning and the Requested Plan Amendment / Place Type Designation: 
“Not Related / Appropriate: The Zoning district is not consistent with the Future Land Use Map.” 

SOURCES 
• Place Type and Zoning Correspondence Matrix, PDF pp. 2-3. 
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EXHIBIT B  |   CONTINUED 
 

PLAN IMPLEMENTATION 
The Comprehensive Plan states that staff recommendations and Planning and County Commission decisions on development 
approvals should reference relevant Plan recommendations and policies. 

 

     Indicates relevant written descriptions and interpretations as located within Appendix H. 

SOURCES 
• Knox County Comprehensive Plan (2024), PDF p. 74 / printed p. 70. 
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EXHIBIT C 

ENVIRONMENTAL CONSTRAINTS, FEMA MAPPING, 
TOPOGRAPHY, AND ILLUSTRATIVE EFFECTIVE DENSITY  

 

OBSERVATIONS 
• FEMA Flood Map identifies Zone AE (FLOODWAY), Zone AE (1% - 100 Year FLOODPLAIN), Zone X (0.2% - 500 Year 

FLOODPLAIN), and Zone X (Minimal Flood Hazard) and their respective adjacency to the Sinking Creek Stream on the 
subject parcels. *Existing SP overlay is shown on Comprehensive Plan Map in Exhibit B.  

• Contour spacing indicates variable slopes across the site with ~30’ of elevation change from the SW to NE corners. 

   

SOURCES 
• KGIS exports printed Nov. 3, 2026. 

 

FEMA FLOOD MAP CONTOUR MAP 
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EXHIBIT C  |   CONTINUED 
 

GROSS ACREAGE VS. ILLUSTRATIVE EFFECTIVE DEVELOPMENT DENSITY 
This independent study illustrates how the concentration of residential units may change when a fixed number of dwelling units is 
accommodated within progressively smaller portions of a property's gross acreage. 

METHODOLOGY & ASSUMPTIONS 
• Gross Site Area: 11.24 acres, representing the approximate combined acreage of the subject parcels. 

• Assumed Unit Count: 134 dwelling units, representing an illustrative unit count based on the requested maximum zoning 
density of 12 dwelling units per gross acre. 

• Illustrative Development Area: The assumed percentage of the gross site available to accommodate residential 
development, including residential lots or building sites, associated internal circulation, parking, and other improvements 
serving those units. 

• Excluded Area: For purposes of each hypothetical scenario, the balance of the property is assumed to be unavailable for 
residential development. No specific acreage is attributed to floodway, stream buffers, topography, easements, or other 
constraints. 

• Effective Development Density: The assumed number of dwelling units divided by the illustrative development area, 
expressed as dwelling units per acre. 

• Calculation: Effective Development Density = Assumed Dwelling Units ÷ Illustrative Development Area. 

ILLUSTRATIVE  
DEVELOPMENT AREA 

(%) 

ASSUMED  
DEVELOPMENT AREA 

(AC)  

ASSUMED  
DWELLING UNITS 

(DU) 

ILLUSTRATIVE  
EFFECTIVE DENSITY  

(DU/AC) 

100% 11.24 acres 134 du 11.9 du/ac 

75% 8.43 acres 134 du 15.9 du/ac 

50% 5.62 acres 134 du 23.8 du/ac 

25% 2.81 acres 134 du 47.7 du/ac 

LIMITATIONS 
These scenarios are hypothetical and are not a site-specific development yield analysis. The percentages do not represent verified 
buildable acreage, and the assumed development area is not equivalent to building footprint, lot coverage, or a regulatory definition 
of net developable acreage. The calculations do not establish that 134 units can be accommodated on the property or that the 
County's gross-density calculation is incorrect. Actual development capacity would depend on applicable zoning and subdivision 
requirements, environmental constraints, site design, access, infrastructure, and subsequent approvals. 

PLANNING RELEVANCE 
The requested gross density establishes a potential entitlement, but it does not describe how development may ultimately be 
distributed across the property. Where significant portions of a site are constrained, the same theoretical unit count may require a 
substantially greater concentration of development within the remaining area. 

This distinction is relevant to evaluating neighborhood compatibility, site planning flexibility, internal circulation, stormwater 
management, and whether the requested maximum density is appropriate for the property's physical characteristics. 
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EXHIBIT D 

NORTHSHORE DRIVE CORRIDOR STUDY, TRAFFIC 
COUNTS, CRASH RECORDS, AND TRANSPORTATION 
CONSIDERATIONS 

 

OBSERVATIONS 
• The subject parcel(s) is located on S. Northshore Dr. between Segments 5 and 7 and just NE of Segment 6. 

  

      Indicates approximate location of the subject parcels.     Indicates the two nearest studied intersections, both unsignalized. 

SOURCES 
• Northshore Drive Corridor Study – Final Report (2021), PDF p. 8 / printed p. 4; PDF p. 20 / printed p. 16. 
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EXHIBIT D  |   CONTINUED 
 

OBSERVATIONS 
• The subject parcel(s) is located on S. Northshore Dr. (SR 332). 

 

Indicates MPC/TPO records from 2024.    Indicates TDOT records from 2025. 

Indicates approximate location of the subject parcels. 

SOURCES 
• KGIS exports printed Nov. 3, 2026. 

 

2024 & 2025 TRAFFIC COUNTS 



B Z C  O P P O S I T I O N  |  11-D-26-PA &  11-N-26-RZ 15 of 19 

EXHIBIT D  |   CONTINUED 
 

OBSERVATIONS 
• The subject parcel(s) is located on S. Northshore Dr. between Segments 5 and 7 and just NE of Segment 6. 

• TPO Reported 330 Crashes on S. Northshore Dr. approximately between Ebenezer Rd. and Wallace Rd. 

  
      Indicates approximate location of the subject parcels.      Indicates the two nearest studied intersections, both unsignalized. 

 
      Indicates approximate location of the subject parcels. 

SOURCES 
• Northshore Drive Corridor Study – Final Report (2021), PDF p. 8 / printed p. 4; PDF p. 20 / printed p. 16. 

• TPO Crash Dashboard – as reported from 9/30/2016-9/30/2026. 

 

TPO REPORTED CRASHES 
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EXHIBIT E 

COMPREHENSIVE PLAN POLICIES AND ACTIONS 
 

OBSERVATIONS 
• Policy 2 — Community Character: Calls for development that is sensitive to existing community character. The 

requested SR designation and PR zoning at up to 12 du/ac represent a substantial departure from the surrounding 
lower-density residential and conservation-oriented land-use pattern.  

• Policy 7 — Natural Features and Conservation: Encourages development practices that conserve and connect natural 
features and habitat. The property's stream corridor, mapped floodplain and floodway, and other physical constraints 
warrant consideration when determining an appropriate development intensity.  

• Policy 9 — Infrastructure Coordination: Calls for infrastructure improvements to be coordinated with development. 
Actions 9.3 and 9.5 further emphasize directing growth toward areas served by adequate infrastructure and avoiding 
approval of developments where necessary infrastructure is inadequate or not planned. Existing roadway conditions and 
documented transportation concerns along Northshore Drive raise questions about whether the proposed increase in 
residential intensity is adequately supported by existing or planned infrastructure. 

• Conclusion: As submitted, the applications raise substantial consistency concerns under Policies 2, 7, and 9. In 
particular, the proposed land-use transition, requested residential intensity, environmental constraints, and unresolved 
transportation considerations do not establish a sufficient basis for the requested Plan amendment and rezoning. 

   
    Indicates relevant written policies as located within the adopted Knox County Comprehensive Land Use and Transportation Plan.  

SOURCES 
• Knox County Comprehensive Plan (2024), PDF p. 56 / printed p. 52; PDF p. 57 / printed p. 53. 
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EXHIBIT E  |   CONTINUED 
 

OBSERVATIONS 
• Action 2.1: emphasizes appropriate transitions between differing land uses. 

• Conclusion: The existing RC designation provides a logical transition between the more intensive SR/PR areas to the 
west and the RC/RL areas to the east, consistent with the transitional objectives of Implementation Action 2.1. 
Redesignating the property to SR would weaken this established transition and introduce a more intensive land-use 
designation adjacent to conservation-oriented and rural areas without a demonstrated alternative transition strategy. 

   
    Indicates relevant written actions as located within the adopted Knox County Comprehensive Land Use and Transportation Plan.  

SOURCES 
• Knox County Comprehensive Plan (2024), PDF p. 58 / printed p. 54. 

• KGIS exports printed Nov. 3, 2026. 

 

COMPREHENSIVE PLAN 
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EXHIBIT E  |   CONTINUED 
 

OBSERVATIONS 
• Actions 9.3 and 9.5: Further emphasize directing growth toward areas served by adequate infrastructure and avoiding 

approval of developments where necessary infrastructure is inadequate or not planned.  

• Conclusion: Existing roadway conditions and documented transportation concerns along Northshore Drive raise 
questions about whether the proposed increase in residential intensity is adequately supported by existing or planned 
infrastructure. 

 

                Indicates relevant written actions as located within the adopted Knox             
County Comprehensive Land Use and Transportation Plan.  

SOURCES 
• Knox County Comprehensive Plan (2024), PDF p. 65 / printed p. 61. 
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EXHIBIT E  |   CONTINUED 
 

OBSERVATIONS 
• Action IM.6 — Plan Amendment Justification: Requires applicants seeking a Comprehensive Plan amendment to 

provide justification for the proposed change.  

• Conclusion: The requested increase in residential intensity should therefore be evaluated against the property's existing 
RC designation, surrounding development pattern, environmental constraints, and available infrastructure before the 
amendment is approved. 

 

                Indicates relevant written actions as located within the adopted Knox             
County Comprehensive Land Use and Transportation Plan.  

SOURCES 
• Knox County Comprehensive Plan (2024), PDF p. 76 / printed p. 72. 

 


