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Part I. Introduction
Blount County, Tennessee has been experiencing population growth for several
decades, and this trend is expected to continue for the foreseeable future. The rate
of this growth will vary depending on a host of local, regional, and national
trends, as well as the employment of management tools. It should be clear from
the outset however, that the Blount County Growth Strategy does not seek to limit
population growth. Rather the purpose is to manage and guide the attendant
growth in residential development, commercial development, impacts on the
environment and other factors that will determine the physical nature of the
County in the future.
Population projections were completed during the course of the study process and
compared/balanced with projections done by the U.S. Census Bureau, Blount
County, and the State of Tennessee. Currently, the County has a population of
approximately 106,000. Projections show that the County’s population could
increase to over 200,000 by the year 2050, doubling the relative number of
dwellings, need for public facilities and services, and carrying with it an implicit
impact on open space, transportation and utility infrastructure, and other aspects
of life and living in the County.
To put this in perspective however, it should be understood that this amount of
growth reflects an increase rate of approximately 2% per year. This is within the
parameters of what would be considered desirable growth (1%> is considered
healthy; 2.5%> is considered excessive, although some communities such as
Glendale and Chandler Arizona are thriving under a 5% growth rate). Therefore,
Blount County’s growth can be seen as moderately strong which bodes well for
continued economic prosperity. This prosperity recognizes the importance of the
real estate development industry, tourism, and other economic drivers. (For more
information please refer to Technical Memorandum #1: Blount County
Population Growth Projections; Technical Memorandum #3: Market Analysis;
and Technical Memorandum #10: Experience in Comparable Counties)
The Blount County Growth Strategy was developed over a one-year period,
during which time numerous parallel efforts were undertaken by a combination of
the consulting team, Blount County officials, many stakeholders in the
community, and the public at large. The desire was to create a growth strategy for
the County that would ensure a future that reflects the collective vision of the
people. (For more information please refer to Technical Memorandum #4: Blount
County Citizen Input, and Technical Memorandum #8: Growth Strategy Charrette
Notes.)
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The Growth Strategy for Blount County builds on five “Guiding Policies”
recommended in the Blount County Policies Plan adopted in June 1999 by the
Blount County Regional Planning Commission. The plan listed the primary
policy agenda for guiding the County’s growth and development. The Blount
County Growth Strategy should then be viewed as one of the implementation
strategies for the Blount County Policies Plan.
The Guiding Policies provide a strong foundation for a growth strategy
formulated to shape the form and character of future County development. This
strategic plan focuses on recommending a series of key actions for implementing
the guiding policies. The proposed implementation actions are based on reviews
of previous plans and reports prepared by County staff and other agencies, as well
as ideas gleaned from dozens of interviews with local officials and citizens, from
discussions with the County Commission and Planning Commission, and from
several public forums and charrettes conducted by the consulting team.
The recommendations presented and discussed in the following sections are
organized according to each guiding policy. For each, the objectives spelled out in
the Policies Plan are outlined, opportunities and issues that will affect future
implementation are identified, and recommended actions are described. The
rationale, potential phasing, and related actions are discussed.

Figure 1
This view illustrates potential gateway development and incorporates key design
principles. Hotel, restaurants, and specialty retail uses are combined to create
visitor/destination attraction.
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Figure 2
This view captures the Village feel that clustered development can provide.

Figure 3
Blount County’s open space is gradually being developed.
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Figure 4
This view shows 321, the Little River and a Gateway orientation.

Figure 5
Schools and other infrastructure are important considerations.
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Figure 6
Growth in the Tennessee Valley Corridor includes urban hubs, suburban rings, and
rural/agricultural land. The future of Blount County needs to be viewed in a regional
context with multi-state influences.
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Part II. The Blount County Growth Strategy:
The Five Guiding Policies
In order to ensure a future that is consistent with the public vision, the Growth
Strategy includes five action areas that will be the subject of policy decisions as
time and implementation move forward. They are summarized as follows:

Guiding Policy 1: The rural, small town, and natural
character of the County should be preserved.

Guiding Policy 2: Land use and development should be
managed and regulated to preserve the quality of our growing
County.

Guiding Policy 3: The guiding policy in any government
actions in relation to the use and development of land should
be to limit regulations to specific public health, safety, and
welfare objectives, balanced with responsible freedom in the
use of the land.

Guiding Policy 4: County roads should be improved and
maintained to serve existing and future development.

Guiding Policy 5: Growth and development should be
matched with provision of adequate infrastructure such as
utilities, roads, and schools.
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Part III. The Blount County Growth Strategy:
The What, The How
This section presents the five Guiding Policies of the Blount County Growth
Strategy in a format that seeks to explain the basic mechanics of each. Each
Guiding Policy includes a description of the What and the How in order to convey
an understanding of the background and substance of recommendations, as well
as implementation options for consideration.

Guiding Policy 1: Preserve the County’s rural, small town, and
natural character:
The What:
This Guiding Policy represents perhaps the core value of the community as
expressed in public forums, planning and policy documents, media coverage of
the growth issue, and a historical connection to Blount County’s agrarian past. It
is also closely linked to the cultural and economic foundation represented by the
Great Smoky Mountain State Park and the experience associated with its
visitation. (For more information please refer to Technical Memorandum #4:
Citizen Input; Technical Memorandum # 8: Growth Strategy Charrette.)
This Guiding Policy is directed at a combination of County assets and resources
including the Little River Watershed, active farming land, mountainsides and
ridge tops, wooded lands, wetlands, and just plain open space. Scale of
development is also an embedded element of the Policy, as should be design
considerations and other factors.
Future policy decisions and the degree to which the Blount County Growth
Strategy is implemented will obviously be strong determining factors in the
region’s future, which could in fact be dramatically different depending on these
and other factors. (For more information, please see Technical Memorandum #18:
Alternative Futures)
According to the Blount County Policy Plan this policy calls for, among other
things:
•

Conserving trees and natural vegetation, open space, and natural features

•

Protecting farmland, the scenic environment, and the water quality of lakes,
rivers, and streams
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•

Fitting new development, including commercial development in Townsend
and Tuckaleechee Cove, into the County’s rural and small town character.

Citizen input during the policy planning process and opinion surveys of County
residents rate these objectives highly as an essential part of the quality of life they
enjoy. However, to achieve these goals will require new and strongly proactive
efforts by the County, including some or all of the following initiatives:

The How:
Curb low-density development now spreading into farmland and scenic areas.
The County cannot continue to encourage very low-density development
throughout the jurisdiction without losing much of its heritage of farmland and
scenic areas. One-acre to five-acre and even larger lots consume land at a rapid
pace. Agricultural and scenic areas make prime building sites. Concerted efforts
to preserve substantial amounts of open space from development should utilize a
broad-based approach using several techniques such as the following:
•

Zone designated lands as reserves for future development, by establishing
densities such as (up to) 20-acre minimum lot sizes that will discourage
building, and compensating landowners with tax abatements to be repaid upon
later sale⎯the agricultural district technique used in many states. (For
additional information, please refer to Technical Memorandum # 17: Selected
Zoning Recommendations)

•

Adopt a County program to purchase development rights in high-priority
scenic areas, funded by public bonds underwritten by a small countywide
increase in property or sales taxes. Use federal and state programs if available
and conservancy programs to supplement such a program. Take advantage of
but do not depend on donations and other voluntary efforts that can assist but
not carry the whole effort. (For additional information please refer to
Technical Memorandum #13: Sample Purchase of Development Rights
Program)

•

Prepare an open space plan to supplement the upcoming plan of the Parks and
Recreation Facilities Commission that designates significant farmland, scenic,
and other natural areas desirable to conserve, including opportunities for
extending greenways. Identify lands best acquired through purchase of
development rights and other lands in developing areas where subdivision
developers would be required to dedicate open space.
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•

Adopt a plan and implementation program (similar to one previously
proposed) for preserving land and preventing harmful effects of development
in the environmentally sensitive lands of the mountain area.

•

Establish open space standards in subdivision regulations and require
developer dedication of parks, recreation areas, and natural areas such as
stream valleys; also, provide incentives for conservation in subdivisions of
other types of open spaces, including farmlands, forests, and wetlands. (For
more information please refer to Technical Memorandum #5 Evaluation of
Subdivision Regulations and Procedures; Technical Memorandum #10:
Experience in Comparable Counties; and, Technical Memorandum #17
Selected Zoning Recommendations)

•

Adopt an impact fee for open space preservation to apply in subdivisions
where dedicated acreage would be too small for efficient management, to be
used to assist in purchase of nearby, off-site open space. (For additional
information please refer to Technical Memorandum #16: Adequate Public
Facilities Discussion.)

Promote compact development in sewered growth areas around existing cities
and towns and in designated growth areas within the County.
To relieve pressures for development in rural areas, the County can take steps to
increase the share of future growth taking place within sewered areas, especially
in already designated growth areas. This would place the County in a
collaborative rather than competitive position with its municipalities in managing
growth. (For additional information please refer to Technical Memorandum #11:
Wastewater Treatment Alternatives; and, Technical Memorandum #16: Adequate
Public Facilities Discussion.)
•

Establish intergovernmental agreements to promote compact development in
city and town growth areas to reduce development pressures on rural lands
elsewhere in the County. Such agreements could tailor County zoning to
achieve such a goal and promote collaborative arrangements for funding
sewer extensions. (For additional information please refer to Technical
Memorandum #15: Implementation Process.)

•

Consider designation of “villages” or “hamlets” in rural areas that would
cluster development in densities suitable for community sewer service. (For
more information please refer to Technical Memorandum # 17: Selected
Zoning Recommendations.)
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•

Prepare a countywide evaluation of long-range sewerage needs based on
projected densities of development in various areas, and adopt a policy plan to
guide decisions concerning the location and funding of future sewerage
improvements.

Figure 7
Cluster Development can play a large role over time in
managing the direction/character of growth.

Improve management of stormwater runoff and surface and subsurface water
quality.
Although the County’s subdivision regulations currently mandate requirements
for managing stormwater runoff and protection of lakes and streams, and
significant studies have been prepared to assess water quality issues, more could
be done to understand and support rather than interfere with hydrologic systems
of water and stormwater flow. (For more information please refer to Technical
Memorandum # 11: Wastewater Treatment Alternatives.)
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•

Amend subdivision regulations to require retention of natural cover in
wetlands and along streams, retrofit ground cover in degraded areas, and
minimize disturbance and compaction during construction.

•

Work with developers to identify and protect wellhead and aquifer recharge
areas in proposed subdivisions.

•

Promote innovative techniques for retaining stormwater and improving
groundwater recharge in higher-density developments, such as use of
constructed wetlands, permeable pavements, design reductions in impervious
surfaces, and tree wells.

•

Review and upgrade standards for septic fields as appropriate and pursue
enforcement of best practices in managing them.

•

Continue working with various local, state, and federal agencies to identify
and eliminate sources of water pollution, especially in the Little River (the
principal supplier of water for the County).

•

Assess problems and formulate retrofit drainage plans in drainage basins most
threatened by mismanaged stormwater flows.

Adopt design standards to guide development in heritage areas such as
Townsend and Tuckaleechee Cove.
These areas are considered significant contributors to the quality of the living
environment in Blount County. The experience of rampant and unattractive
commercial development in Pigeon Forge teaches that public guidance is
necessary to protect the special character of such areas. Heritage areas can be
protected and enhanced by formulating and adopting recommended guidelines for
the design, appearance, and relationships of buildings, parking areas, signs,
pedestrian paths, landscaping, and other aspects of the visual and functional
environment. (For more information please refer to Technical Memorandum #
17: Selected Zoning Recommendations.)
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Figure 8
Blount County close up of Commercial.
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Guiding Policy 2: Managing and regulating land use and
development to preserve the quality of the growing County:
The What:
This Guiding Policy refers to the accumulated land use, zoning, subdivision
regulations, and allied plans and documents that have evolved over time, and the
implicit goals of the community that they represent. This Policy is really a
process, the results of which hopefully will be related to Guiding Policy #1 as
well as all others.
The Blount County Policies Plan spells out the following objectives for this
policy:
•

Formulating and adopting zoning and other land development regulations

•

Regulating development on mountains and ridge tops to protect sensitive
slopes and views

•

Regulating development in flood plains to allow opportunities for residents to
purchase flood insurance

•

Improving management of junk on private property

•

Reviewing regulations to ensure the safety and quality of buildings

•

Reducing negative impacts of billboards, signs, towers, and other structures.

(For more information please refer to Technical Memorandum #2: Evaluation of
Policies Plan, Conceptual Land Use Plan, and Zoning Ordinance.)

The County has already adopted several types of regulations to advance toward
these objectives, including a basic zoning ordinance, detailed subdivision
regulations with special attention to hillside development, and a flood-plain
ordinance. In several respects, however, existing and future County growth calls
for additional regulations to ensure the quality of development that will retain its
desirable living and working environment. In addition to the zoning for
conservation of farmland and scenic areas recommended in the previous section,
the following actions are timely.
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The How:
Complete the updating of the comprehensive plan to guide future County
growth as the framework for regulating land use and development.
The Policies Plan takes a significant step toward updating the 1976 land use plan.
However, the Policies Plan recognizes that its general proposals require more
detailed statements to specify desirable land use patterns and qualities and to lay
out the related public facility systems necessary to support growth. These
statements will provide a policy framework for guiding decisions on regulating
development. Comprehensive plans typically incorporate the following types of
proposals and supporting information:
•

Existing and future land use patterns, indicating what, where, and when
various types of residential, commercial, and industrial development would
desirably take place, based on consideration of existing public facilities,
market trends, natural assets, and other factors.

•

Pursuing the State and County road network required to interconnect
development within the County and the rest of the region. (For more
information please refer to Technical Memorandum #9: Transportation Issues
and Recommendations.)

•

The system of parks, recreation facilities, natural areas, and other open spaces
proposed to be conserved and protected from development.

•

Other facility systems, such as schools, libraries, and fire stations, that will be
needed to serve County growth. (For more information please refer to
Technical Memorandum #16: Adequate Public Facilities Discussion.)

•

Many of the “secondary” policies spelled out in the Policies Plan would be
appropriate to incorporate and expand upon in the new plan.

Reconsider current zoning for commercial development along major highways.
Zoning that promotes strip commercial development along highways is often
based on the following reasons: 1) that it is a traditional means for attracting taxgenerating businesses; 2) that other communities already have generated
substantial development along highways; and 3) no other development finds
highway locations desirable. These reasons ignore the downsides of highway
strip development, including impacts on highway safety and travel congestion, the
unsightly conditions of scattered strip development, and inefficient use of key
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sites for resident services, all of which combine to devalue rather than add value
to the future development in the County. Widely known design practices that can
avoid these negative effects are available, such as:
•

Concentrate zoning for highway-oriented commercial development at key
intersections.

•

Prepare access management plans to limit access for most of a highway’s
frontage to reduce turning movements and provide intersections with streets
and frontage roads rather than allowing access directly to bordering
development.

•

Prepare and execute a planting plan for trees and shrubs along the highway
right-of-way to screen bordering development.

(For more information please refer to Technical Memorandum #17: Selected
Zoning Recommendations.)

Adopt zoning and subdivision provisions to promote mixed-use development
and innovative subdivision designs such as clustering, conservation
subdivisions, traditional neighborhoods, and traditional town centers.
Many communities are interested in promoting innovative forms of development
that promise to provide high-quality living environments while preserving open
space and improving travel options. Although the County allows mixed uses in
planned unit developments, the concept can be promoted through other types of
zoning and subdivision regulations as well, as suggested below.
•

Cluster and conservation subdivisions are allowed under the County
subdivision regulations but are feasible only with sewer service.
Recommendations in the first section suggest approaches to promoting such
types of development in Blount County.

•

Mixed-use development can be encouraged through mixed-use zoning, which
can be written to be either as-of-right or as conditional or overlay zoning
subject to special reviews. Allowing a mix of uses increases the convenience
of satisfying several errands or business visits within a small area, often by
foot rather than by car.

•

Traditional town centers have been built in many communities. They offer a
mix of uses attractively designed along traditional shopping blocks rather than
in a center surrounded by shopping. Many include residential
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uses as well. Such town centers have proven to be a tested competitor with
standard shopping centers and strips, and provide a special “landmark”
identity for the area. Zoning and subdivision regulations, especially with
design guidelines, can promote such developments.

Adopt regulations to protect sensitive and scenic areas.
Recommendations for implementing the first Guiding Policy pertain to this
objective.

Enforce the new building code.
Most counties as populous as Blount County have adopted a building code.
Building codes are essential tools for assuring safe building construction and
provision of electrical, plumbing, heating and ventilation, and other systems.
Several national model codes for all of these aspects of building construction are
available; states also provide model codes. They are tedious to review and adapt
to local conditions but absolutely essential to the well-being of residents and
tenants of buildings constructed in future development. We are informed that the
County has formed an advisory committee to consider and make
recommendations on this matter. The County should move forward to adopt a
building code as soon as possible.

Further regulate signs and communication towers.
To establish the quality-of-life atmosphere that will maintain community and
property values over the long term, sign and tower regulations are a must to avoid
trashing up the visual environment.
•

Regulations of signs and billboards are standard elements in zoning
regulations, although the sign and billboard industries are adamantly opposed
to any regulation and many businesses are leery of restrictions on sign sizes
and gimmicks such as flashing lights. Nevertheless, most people appreciate
the reduction in visual clutter that restrictions achieve.

•

Regulations of towers to blend them into surroundings or reduce their number
by combining locations help to retain scenic values in the landscape.
Increasingly, restrictions on tower locations and heights have become standard
provisions in zoning ordinances.
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Guiding Policy 3: Government regulations on the use and
development of land should be limited to those intended to achieve
specific public health, safety and welfare objectives.
The What:
This criterion and the stated objectives spell out the normal police powers given
by states to local governments for planning and regulating development. They
also conform to the usual criterion for avoiding “taking” issues under the U.S.
Constitution. Therefore this statement allows use of the planning and regulatory
approaches that most communities employ. Some techniques for guarding against
undue impacts of public regulatory actions on property values include the
following.

The How:
•

Enforce an explicit requirement for any regulation to evidence a clear
relationship to health, safety, and welfare objectives.

•

Establish a process for reviewing grievances and providing relief⎯ through,
for example, variances or waivers—for property owners whose land value is
significantly affected by County land use regulations.

•

Provide relief for non-conforming uses or structures that are destroyed or
discontinued for a reasonable maximum time, including commercial,
industrial, and agricultural uses and structures for which state exemptions
apply.

•

Provide a training program for public officials concerning the meaning of the
“health, safety, public welfare” clause, focusing on the need to balance private
property rights with the community benefits of regulations to manage growth
and development.
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Guiding Policy 4: County roads should be improved and
maintained to serve current and expected future development.
The What:
Getting around the County, the safety of it, the overall experience, and the
implications of growth are one of the key elements of public concern. (For more
information please refer to Technical Memorandum #4 Blount County Citizen
Input; Technical Memorandum #8: Growth Strategy Charrette Notes; and
Technical Memorandum #9 Transportation Issues.)
There are broad, high impact transportation issues such as the Pellissippi Parkway
and the proposed Southern Loop, corridor development along Routes 411 and 321
particularly, and general throughput issues associated with tourism and general
population growth in the further reaches of the County.
There are also more localized issues that range from ingress and egress to
subdivisions, to County road safety and serviceability. The basic thrust of this
Guiding Policy is the understanding that County roads need to be improved,
period.
The objectives stated for this principle establish a basic expectation that County
roads serving substantial development and with substantial traffic will have
pavement at least 18 feet wide and that greater widths should be planned for
arterial and collector roads as necessary to accommodate existing and projected
traffic. Currently the County requests subdividers to provide 18 feet of paved road
width as a condition for high or moderate density development, unless the rightof-way is not obtainable. A pavement width of 16 feet is allowed for lowerdensity development.
In preparation for continued development that will generate increased traffic loads
on state and County roads, the County should consider the following approaches:

The How:
Prepare for future increases in traffic demands as the County grows.
The County needs to anticipate growth by providing now for future road needs
before right-of-way options are foreclosed by development. Recommended
approaches include:
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•

Collaborate with Maryville to fund and build arterial road segments that will
create a connected system of major roads to serve developed and developing
areas. Work with Alcoa and other towns to identify similar types of
improvements that will improve traffic flows without the major expenditures
needed for new highways.

•

Review and update as necessary the roads study conducted about three years
ago, particularly focusing on long-term traffic projections that may call for
major improvements of arterial and collector roads. The County should
prepare for constructing a functional network of such roads to connect the
many low-density subdivisions now being developed to the state highway
system.

•

Upgrade subdivision road standards. Current standards for paved widths and
bordering drainage are lower than many communities require even under
innovative design conditions (such as for neo-traditional neighborhoods) that
also require sidewalks and planting strips within the rights-of-way. Consider
that current standards provide roads that will be used for decades ahead.

•

Require developers to make off-site road improvements, including
improvements as necessary to create the network of arterial and collector
roads called for in the second item above. Consider adoption of road impact
fees as an option to having developers construct off-site improvements.

(For more information please refer to Technical Memorandum #9 Transportation
Issues; Technical Memorandum #5: Evaluation of Subdivision Regulations and
Procedures; Technical Memorandum #16 Adequate Public Facilities Discussion;
and, Selected Zoning Recommendations.)
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Figure 9
Blount County Aerial

Begin now to anticipate opportunities for increasing the use of travel options
such as transit, walking, and biking.
Although these options may not come to fruition for some time, subdivisions and
commercial projects can be designed to make development “transit-ready” and
pedestrian-friendly. Clustered subdivisions and traditional town centers, for
example, emphasize walkable environments that provide transit-friendly forms of
development as well. Proposed actions include:
•

Work with regional planning and transportation agencies to identify County
areas that are or will be serviceable by mass transit. Adopt subdivision design
requirements to make new developments in those areas capable of adapting to
future transit service.

•

Adopt subdivision regulations to require sidewalks on one or both sides of
roadways and/or pedestrian pathways that link subdivisions with each other
and with nearby arterial and collector roads.
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•

Prepare a Countywide plan for bikeways and trails linked to the highway and
road system.

Figure 10
Corridor Development can serve both aesthetic and economic goals
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Guiding Policy 5: Match the timing of development with
provision of adequate infrastructure such as utilities, roads,
schools, and open space.
The What:
The subdivision regulations incorporate a policy that the County will approve
subdivisions only when adequate infrastructure to serve the approved
development is available. Requirements for ensuring that public facilities to be
used by future project residents have adequate capacities to support the planned
development are quite common in today’s subdivision regulations. They are
intended to alleviate impacts on overcrowded or congested facilities and provide
improvements beneficial for new residents and tenants of the development.
The County’s current standards for facilities impacted by new development are
either lacking or not up to par with those of many other growing communities.
Measures of facility needs generated by proposed developments and of facility
capacities are often complex and need careful study. Road and drainage standards
have been established but should be upgraded as recommended in the sections on
Guiding Policies 1 and 4. However, the Planning Commission is not applying the
requirement for adequacy of schools, parks and recreation facilities as a condition
of approval for proposed subdivisions due to a lack of standards for determining
the adequacy or inadequacy of such facilities. The bottom line is that current
subdivision approvals are undoubtedly creating needs for planning and funding
future public improvements, an unwelcome burden for current and future
residents
(For more information please refer to Technical Memorandum # 2: Evaluation of
Policies Plan; Conceptual Land Use Plan and Zoning Ordinance; Evaluation of
Subdivision Regulations and Procedures; Technical Memorandum # 12: Utilities
Issues Discussion; Technical Memorandum # 9: Transportation Issues; and,
Technical Memorandum # 10: Experience in Comparable Counties.)

The How:
The following approaches to correcting this situation are recommended:

The Planning Commission should continue to work with the Board of
Education to define school capacity standards appropriate for determining
the adequacy or inadequacy of school capacities to serve proposed
subdivisions.
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Specific recommendations include:
•

Establish reasonable measures of pupil generation from the various types of
residential development occurring in the County to determine school capacity
needs of proposed subdivisions. Share this information with the Board of
Education to assist in planning future school facility needs.

•

Establish reasonable measures of available capacity, based on appropriate
capacity standards. Determine how and when changes in school service
boundaries or changes in the school year could alleviate capacity shortages.
Determine a policy for use of portable classrooms to provide temporary
capacity.

•

Reach an agreement between the Planning Commission and Board of
Education about methods of forecasting future pupil generation as a basis for
planning future school needs.

(For more information please refer to Technical Memorandum #16: Adequate
Public Facilities Discussion.)

Adopt and apply standards and requirements for parks, recreation facilities, the
protection of natural areas, scenic areas, and farmland as recommended for
implementing Guiding Principle 1.
(For more information please refer to Technical Memorandum #5: Evaluation of
Subdivision Regulations and Procedures; Technical Memorandum #10:
Experience in Comparable Counties; Technical Memorandum # 13: Sample
Purchase of Development Rights Program; Technical Memorandum #14: Sample
Transfer of Development Rights Program; and, Technical Memorandum #16:
Adequate Public Facilities Discussion.)

Require specific information from developers of proposed subdivisions for items
selected from the list shown as “Assessment Information” in the subdivision
regulations.
The Planning Commission has ceased asking for this information because it was
too difficult to obtain and responsibilities were divided between developers and
Commission staff. Nevertheless, some of the listed data, such as projected traffic
generation, is key information for the Commission’s deliberations on approval.
This kind of information is required by many communities and should be a matter
of course in Blount County. The Planning Commission staff can identify the most
important types of information and establish a means of obtaining it.
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(For more information please refer to Technical Memorandum: #5 Evaluation of
Subdivision Regulations and Procedures; and, Technical Memorandum #17:
Selected Zoning Recommendations.)

Prepare an annual six-year capital improvements program.
Such programs are adopted by many jurisdictions to identify facility needs,
determine priorities for timing of construction, and determine funding resources,
including public sources and developer contributions. The programs are based on
an adopted comprehensive plan that shows areas intended for development and
types of proposed land uses. If rigorously adhered to, capital improvement
programs alert public officials and the general public to future needs and provide
a predictable plan for making facility improvements, thus easing concerns over
growth. For decisions on subdivision approvals, they also provide a ready source
for determining when additional facility capacities are expected to come on line.

Establish policies and programs to identify and respond to the cumulative
effects of minor and one-lot subdivisions on adequacy of facilities.
Consider:
•

Establishing a threshold ceiling on annual permits for development of such
subdivisions to allow for timely additions to facility capacities to serve them.

•

Imposing impact or “in-lieu” fees for building permits in such subdivisions to
equalize requirements with larger subdivisions.

(Fore more information please refer to Technical Memorandum #2 Evaluation of
Policies Plan, Conceptual Land Use Plan, and Zoning Ordinance; Technical
Memorandum #5 Evaluation of Subdivision Regulations and Procedures;
Technical Memorandum #10 Experience in Comparable Communities; Technical
Memorandum #16 Adequate Public Facilities Discussion; Technical
Memorandum #17: Selected Zoning Recommendations; and Technical
Memorandum #18: Alternative Futures.)
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Part IV. The Growth Strategy Implementation Process

In conjunction with adoption and implementation of the Blount County Growth
Strategy, many recommendations and actions will require not only follow-up, but
ongoing oversight and administration into the future as well. These efforts will
include, but not necessarily be limited to, elements of the Five Guiding Policies
such as defining, securing and expanding the green infrastructure; developing
expanded transportation plans and building the connectors and other infrastructure
necessary to improve circulation and access; pursuing both zoning, regulatory,
and project-based efforts to focus development in Blount County; ensuring
economic growth through business development and harnessing the growth
dynamic; and, implementing a phased annexation process.
In order to accomplish this far-reaching undertaking, there will need to be an
unprecedented level of cooperation and joint effort between Blount County and
the City of Maryville, as well as Townsend, Friendsville, Louisville, Sevierville,
and the public at large. Organizations such as the Foothills Land Conservancy, the
School Board, the Little River and the Maryville Housing Authority, the
Industrial Board, the Chamber of Commerce, etc. will also be involved. Indeed,
the implementation of the Growth Strategy will involve virtually every public,
private, and institutional entity, and every citizen in some fashion. In order to
provide an organizational base for coordinating various decisions, actions and
activities, it is recommended that a body be created that has representatives of all
key sectors involved. This body is henceforth referred to as the Growth
Management Advisory Committee (GMAC).

The Growth Management Advisory Committee (GMAC)
The GMAC can serve many functions depending on how its mission is ultimately
defined. Its makeup will have to be determined as one of the early implementation
steps of both the Blount County Growth Strategy and the City of Maryville Urban
Growth Strategy. An outline of form, function, and long-term goals is provided
below.
GMAC Form
The GMAC is envisioned as an entity that would reflect a diverse base of
representation including individuals in Blount County government/staff, City of
Maryville government/staff, Alcoa and other incorporated jurisdictions,
conservancies, developers, and the general public to name but a few general
categories. It may be appropriate to include a State of Tennessee representative, a
regional economic/planning representative, cultural, historic, tourism, or other
representatives to help reflect the diversity of the population as well as the nature
of things that will be affected by future growth and, by extension, the growth
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strategies that are emerging as a result of the Chapter 1101 legislation. The
GMAC could be structured as a public non-profit, a development authority, a
development corporation, or other entity that has certain powers that may be
useful/required as the implementation and oversight process continues. It is
envisioned that there would be a voting board charged with taking specific actions
with regard to growth issues, and an advisory board that would, in turn, form
various sub-committees and task forces, and be responsible for much of the ongoing public awareness and involvement. A chairperson should be named who is
greatly respected across political and social lines, and who can effectively guide
the vision for the future represented by intersecting aspects of the growth
strategies and other planning and development trends.

GMAC Function
The GMAC could function at a number of levels including, but not limited to,
overseer of Purchase of Development Rights and Transfer of Development Rights
programs, coordinator of green-space acquisition and preservation programs,
interpreter of planning and zoning changes proposed over time, point of contact
for public awareness and interface, point of interface for governmental decisions
on water, sewer, air quality, environmental health, etc.
The GMAC could be empowered as part of the development approvals process,
acting much as a design review committee does within a zoning overlay
district/design guideline scenario. The appropriateness and logistics associated
with this possible function would need to be worked out over time as the
organization develops its mission and role in the community.

GMAC Funding
The GMAC could be funded through a combination of sources including, but not
limited to, development impact fees, pro-rata general fund allocations, special tax
districts, voluntary taxes, special use taxes, etc. The funding streams could
coincide with a funding and finance strategy for the PDR and TDR programs, as
well as the other green infrastructure development programs.
Maintaining a small paid staff and a large volunteer constituency could limit
budgetary requirements of the organization, thus ensuring that a majority of any
funding directed at smart growth programs would be put to use in a manner
positively impacting quality-of-life and other related issues.
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Action Agenda/Using the Blount County Growth Strategy Report
The Blount County Growth Strategy is a living document that has the ability to guide and
manage growth only to the extent its recommendations are implemented. A wide array of options
is contained in the strategy, all of which may, or may not, ultimately prove appropriate for
Blount County. Nonetheless, they represent a comprehensive toolbox from which policy and
decision makers may select in order to effect the desired changes thus influencing the future
character of the County.
Many decisions regarding growth and related issues are pending recommendations contained in
the Blount County Growth Strategy. It will be important for the Blount County Mayor’s Office,
the Blount County Commission, the Blount County Planning Commission, the Blount County
Planning Department, County staff, and the general public, to understand all of the interrelated
observations, findings and recommendations contained in the report. The growth strategy itself is
embedded in the various Guiding Policies, “the What,” “the How,” the economic and fiscal
impact model, the recommendations pertaining to adequate public facilities, subdivision
regulations, etc.
Various actions are called for immediately, including adoption of certain zoning and land-use
recommendations, forging an alliance with the municipalities and other involved parties through
development of the Intergovernmental Commission on Smart Growth. (For more information
please refer to Technical Memorandum # 15: Implementation Process.) A successful regional
growth management plan will require an unprecedented level of cooperation between the
County, the City of Maryville, the City of Alcoa, Townsend, Friendsville, Louisville, Sevierville,
State of Tennessee, etc.
One of the early action items will be for representatives of jurisdictions and the general public to
discuss the interrelationships and growth dynamics evidenced in both the Blount County Growth
Strategy and the City of Maryville Urban Growth Strategy. This may be accomplished through a
combination of continuing public outreach, as well as the more formalized approach of working
within the GMAC.
The Blount County Commission and the Blount County Planning Commission are facing
difficult decisions that must be addressed. Hopefully, the Blount County Growth Strategy will
provide the necessary background information, observations, logic and recommendations to
embolden policy makers to adopt needed change.
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To a great extent, despite the comprehensiveness of the Blount County Growth Strategy, the
effort must be viewed only as a starting point from which decisions and their impact will
emanate for decades to come. There are numerous additional studies to be undertaken, which in
turn will assist future policy makers with decisions that need to be made. Carefully following the
Five Guiding Policies and their implementation activities will afford Blount County with a future
that meets high expectations for the future.
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Part V. The Continuing Public Awareness Process
A.

Overview

The involvement of the public in growth management efforts is integral to the success of both the
Blount County Growth Strategy and the Maryville Urban Growth Strategy. While in the past,
public outreach efforts have focused on determining a vision for the future, and gauging support
for a growth management effort, the continuing public awareness process must focus on specific
proposals, policies, ordinances and other aspects of implementation.
It is envisioned that the GMAC would serve in part as a clearinghouse for public information,
and coordination of the public awareness program, although the County, City, and other entities
would also participate heavily in the process. Indeed, as part of the GMAC these entities would
be coordinating their public awareness activities anyway.
As an important part of the implementation of the Blount County Growth strategy, it may be
prudent for the public awareness program to be crafted and guided by a professional public
relations firm. Particularly during the first year or two as strategies are prepared or adopted as
public policy, and key foundation pieces (formation of the GMAC, Action Area Working
Groups, zoning ordinance changes, etc.) are put into place, a well coordinated awareness
program will be especially important. Continuing media relations, issuance of press releases,
dissemination of information on specific proposals, coordination with elected officials, and
developing a unified message on growth management would be among the task areas a public
relations firm could assist with.

B.

The Potential for National Heritage Area Designation

In an effort to solidify the combined growth management efforts of the Blount County, City, the
to-be-formed GMAC, and other local, state and federal agencies, these groups together may seek
to have all or part of the County designated as a National Heritage Area. In fact, the GMAC
could be designated as the management entity, thus closing the circle on the coordinated growth
management effort. Some facts pertaining to the National Heritage Area designations follow.
Language is from the National Park Service unless otherwise indicated.
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“A National Heritage Area is a place designated by the United States Congress where natural,
cultural, historic and recreational resources combine to form a cohesive, nationally distinctive
landscape arising from patterns of human activity shaped by geography.”
HII Observation: Clearly, development in Blount County has been, and will continue to be,
shaped by geography. Indeed, the Great Smoky Mountains are at the center of the region’s
history, culture, and economy.
“National Heritage Areas are a strategy that encourages residents, government agencies, nonprofit groups and private partners to collaboratively plan and implement programs and projects
that recognize, preserve and celebrate many of America’s defining landscapes. The Heritage
Area seeks short and long-term solutions to their conservation and development challenges by
fostering relationships between regional stakeholders and encouraging them to work
collaboratively to achieve shared goals.”
HII Observation: This description is in keeping with both the spirit and the practical applications
of both the Blount County Growth Strategy and the Maryville Urban Growth Strategy. It also
emphasizes the relationships and goals suggested for the GMAC, as well as several of the
Guiding Policies contained in the Blount County Growth Strategy.
“In addition to enhancing local pride and retaining residents, designation comes with limited
technical and financial assistance from the National Park Service. NPS primarily provides
planning and interpretation assistance and expertise, but also connects regions with other
Federal agencies. Federal financial assistance provides valuable “seed” money that covers
basic expenses such as staffing, and leverages other money from state, local and private
sources.”
HII Observation: Many proposed actions in the combined Blount/Maryville growth strategies
will require funding of different levels. As a conduit to Federal funding, the National Heritage
Area designation could be of particular value.
“The management entity may be a State or local agency, a commission, or a private nonprofit
corporation. The management entity is empowered to create a management plan for the
heritage area, and is authorized to receive Federal funds on the area’s behalf.”
HII Observation: As envisioned, the GMAC would fulfill the management entity’s role.
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“The partnership approach creates the opportunity for a diverse range of constituents to come
together to voice the range of visions and perspectives that exist in any community that has
strong connections and interests in the place in which it lives and works. Resident participation
in the collaborative exercise of idea sharing and planning encourages the dialogue that needs to
occur to reveal the goals and visions that members of a community have in common. Basing
regional planning upon the shared goals of its constituent communities, and pursuing and
encouraging cooperation regardless of other perceived differences can unite the energies and
resources of multiple voices in a common goal to preserve and enhance the qualities of the place
in which they live. Partnering also provides opportunities to leverage financial and in-kind
resources and reduces the possibility of duplication efforts.”
HII Observations: As a layer of the public awareness effort undertaken as part of the
implementation of the Blount County Growth Strategy, designation of a National Heritage Area
would afford a number of opportunities to merge outreach efforts.
HII Recommendation: In conjunction with forming a coordinating body of growth
management effort (GMAC as envisioned), the County and other entities should further explore
the potentials associated with a National Heritage Area designation. If deemed appropriate for
all or part of the County, there is a process for gaining Congressional support and designation
legislation.

C.

Employing the Blount County Growth Strategy

The Blount County Growth Strategy is a far-reaching plan for the future. It is not however a rigid
blueprint to be followed in a simple execution of a few implementation steps. Rather, it is a
guide that contains numerous options for consideration and possible application, an
organizational device that sets forth priorities⎯the “Five Guiding Policies,” and a vision for the
future as set forth by the people of Blount County. A thorough reading of the Blount County
Growth Strategy reveals a host of suggested actions, possible courses of policy and decisionmaking, references to additional studies and plans that should be undertaken, and various
contingencies placed in a framework of “if this then that.” In order to maximize the value of the
Blount County Growth Strategy, a series of implementation steps are recommended. They are
summarized as follows:
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•

Each Guiding Policy should be assigned to a County department, purposely-formed
committee, staff persons, or other group that can focus on the options, issues, opportunities,
and strategic implications associated with it. Henceforth, these groups will be referred to as
Guiding Policy Working Groups.

•

Each Guiding Policy in the report is broken out in a discussion of The What and The How.
The focal groups should work to fully understand The What, but concentrate on The How as
the portion of the Strategy that contains most recommendations for action, options for action
to be considered, and suggestions for follow-up activities to be undertaken. For example,
Guiding Policy 1 reads: The rural, small town, and natural character of the County should be
preserved. The How associated with this Guiding Policy begins; “Curb low-density
development now spreading into farmland and scenic areas” an important element for the
Working Group to grasp⎯but goes on to summarize approximately 30 sub-action areas.
Each of these sub-action areas in turn imply, suggest, or recommend additional actions,
options, or possibilities that also need to be incorporated into the overall implementation
process.

•

The Guiding Policy Working Group’s makeup should include logical members who can
contribute their professional experience, knowledge, and enthusiasm to the growth
management effort. Again using the example of Guiding Policy 1 (rural charter preservation),
it would be logical to include representative rural communities such as Townsend, Foothills
Land Conservancy, Little River Watershed proponents, etc.

•

As there are five Guiding Policies, each with a similar breakout of sub-action areas and
follow up activities, there are literally thousands of elements to the Blount County Growth
Strategy that need to be followed up over time. It is important to realize that while there are
various near-term actions suggested (summarized below), this is a long-term strategic plan
designed to influence and manage growth in Blount County (and by extension/interface the
City of Maryville) out to the year 2050.

•

The Guiding Policy Working groups should prepare reports detailing their review of action
items and include recommendations for next steps as appropriate. These reports should be
submitted to the City Mayor’s office, County Commission, the County Planning
Commission, and/or other bodies as appropriate, including the growth management
coordinating body referred to in this report as the Growth Management Advisory Committee
(GMAC). Each body would then take action as appropriate to move the
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Working Group’s recommendations forward, and work to assimilate/coordinate them with
findings and recommendations of the other Guiding Policy Working Groups.
•

The GMAC will have among its roles the task of furthering continued public awareness of
growth management efforts as they are introduced, debated, adopted as policy, enacted as
ordinance, and otherwise incorporated into the growth management activities of the future. It
will be important for the Guiding Policy Working Groups to interact closely with the GMAC
to ensure that the public’s involvement is consistent and meaningful. It is envisioned that the
GMAC would work to forward the recommendations of the Guiding Policy Working Groups
both through the public awareness process, and through its coordinating role between
governmental bodies and other entities.

In addition to formation of the GMAC (or similar body), and formation of the five Guiding
Policy Working Groups and their launch, there are certain priority items that Blount County
should address. These are summarized as follows within the Guiding Policies to which the
pertain:

Guiding Policy 1: (Preserve rural character)
•

Begin immediately to prepare an open space plane to supplement the upcoming plan of the
Parks and Recreation Facilities Commission that designates significant farmland, scenic and
other natural areas that are desirable to conserve.

•

Begin immediately to prepare and adopt design standards to guide development in heritage
areas such as Townsend and Tuckaleechee Cove.

Guiding Policy 2: (Land use and development should be managed and regulated)
•

Begin immediately to enforce the new building code, which is essential to the well being of
residents and tenants of buildings, constructed in future development.

•

Begin immediately to prepare for zoning overlay districts that will guide development along
major highways and corridors.
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Guiding Policy 3: (Limit regulations)
•

Enforce the requirement for any regulation to evidence a clear relationship to health, safety,
and welfare objectives.

•

Establish a process for reviewing grievances and providing relief for property owners whose
land value is significantly affected by County land use regulations.

Guiding Policy 4: (County roads should be improved)
•

Begin immediately to collaborate with the City of Maryville to fund and build arterial road
segments that will create a connected system of major roads to serve developed and
developing areas.

•

Begin immediately to upgrade subdivision road standards.

Guiding Policy 5: (Adequate infrastructure)
•

Begin immediately to prepare a six-year capital improvements program to identify facility
needs, determine priorities for timing of construction, and determine funding resources
including public sources and developer contributions.

•

Begin immediately to address the issue of increasing the County’s tax basis to cover the need
for adequate public facilities that are required at this time, and those that will be required as
the County population continues to grow.

By forming the Guiding Policy Working Groups as recommended, providing them with
assignments as suggested, and focusing on the immediate action items as summarized above, the
Blount County Growth Strategy will automatically move into its implementation phase.
Furthermore, undertaking these actions will prepare the foundation for a series of growth
management activities that will unfold well into the future.
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Blount County Technical Memorandum #1
To:

Blount County, Tennessee

From:

Hunter Interests Inc.

Subject:

Blount County Population Growth Projections

Date:

May 20, 2004

I. Introduction
This Technical Memorandum summarizes population growth projections in Blount County,
and the implications of this data for the County’s overall future development strategy. It also sets
the stage for a discussion of economic growth projections in the County. The interrelationships
between these two types of growth are the basis for developing a meaningful and effective
growth management strategy for the County.
Population growth or decline is a combination of the number of births, deaths, influx, and
outflow of people to an area. Population is a central factor in determining the characteristics and
impacts of growth and therefore it is an important baseline to understand. Generally, the number
of people in an area determines the use and possible overuse of natural resources, infrastructure,
and other stresses on natural and built environments. Blount County has experienced steady
population growth for several decades.
Projections based on regional trends and market dynamics suggest that the population will
continue to grow. The rate of this growth will vary depending on a host of local, regional, and
national trends, as well as the employment of management tools that can affect this rate. These
trends will impact countywide land use, housing, and transportation decisions. Measurable
indicators such as population projections will help Blount County determine a growth strategy
that is sensitive to alternatives that have implications well into the future.

Hunter Interests Inc. (HII) utilized data from the US Census, Blount County, the City of
Maryville, the University of Tennessee-Knoxville, and Claritas Inc. to establish population
growth projections. High- and low-growth scenarios were measured and used to build a
moderate-growth scenario as well. HII extrapolated population projections for Blount County
through the year 2050 to provide the most comprehensive future view for decision-makers and
citizens to consider, and for the study process to assimilate. Population projections are presented
in Table 1.
Economic growth also affects population and geographic growth, and is essential for sustaining
quality schools, public services and facilities, and, more generally, the overall quality of life. On
the other hand, a constrained economy may cause businesses to invest in inexpensive (previously
undeveloped) land, cause an imbalance in operations/costs/revenue relationships, and create
other problems. In Blount County, the agriculture, commercial/industrial, retail, residential,
tourism, consumer services, biotechnology, and information technology markets, among others,
are all elements of the economic picture. Economic growth is an important factor to be
considered when determining growth management options. Economic conditions and growth
potential for Blount County are addressed in depth in Technical Memorandum #3.
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II. Population Projections & Methodology
The population projections set forth in this Technical Memorandum provide an important
baseline upon which further growth projections and recommendations will be developed.
According to Claritas demographic reports, population growth in Blount County between 1990
and 2000 grew about 23%. Between 2000 and 2004, population growth was still occurring but at
a decreasing rate, and it is estimated that by 2009, Blount County’s population will have grown
by an additional 15%, to 121,523 people. In 2000, Blount County had 105,823 residents. By
2020, it is projected that the County will have between 130,050 and 148,637 residents; by 2050,
the County is projected to have between 145,348 and 202,968 residents, exclusive of growth
restrictions employed through policy changes.
Table 1 illustrates low, medium, and high growth predictive scenarios for Blount County based
on 1990 and 2000 Census data. These data are the foundation for developing the County’s
growth strategy. Figures 1 and 2 graphically illustrate the various predictive scenarios for
population and household growth in the County.
Projections included in the high-growth scenario are calculated using data provided by the US
Census, the University of Tennessee, Blount County, and other sources. The high-growth
scenario calculates population growth with a 20% growth rate during the decade 2000−2010,
with a rate declining at about 3% in subsequent decades. The slow-growth rate scenario starts
out at a rate of 12.1% in the current decade, and decreases from 2% to 3% per decade.
Projections show that Blount County’s population could increase from 105,823 in 2000 to a
range of 145,348 to 202,968 in 2050. The moderate growth scenario is an approximate midpoint
between the high and low growth scenarios, and uses a percent growth rate starting at 16% in the
current decade.
In each scenario, the population in Blount County is expected to increase. These growth
forecasts are intended as baseline projections and serve as the foundation for further analysis and
discussion. The County should consider these population growth projections in determining
appropriate future growth and land development policies. See Table 1 and Figures 1 and 2.
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Table 1
Population and Household Growth Projections to 2050, Blount County
Pop.
1990
85,969

Percent
Growth
23.1%

Pop.
Natural Increase
2000
Number Percent
105,823
2,441
2.8%

Household
Inmigration
Number Percent Increase
17,413
20.3%
9,046

Cumulative
Households
42,667

Pop. Percent
2000
Growth
105,823 20.0%
105,823 16.0%
105,823 12.1%

Natural Increase
Pop.
2010
Number Percent
126,981
1,293
1.2%
122,786
1,293
1.2%
118,590
1,293
1.2%

Inmigration
Household
Number Percent Increase
19,865
18.8%
8,853
15,670
14.8%
7,097
11,474
10.8%
5,342

Cumulative
Households
51,520
49,764
48,009

Pop. Percent
2010
Growth
126,981 17.1%
122,786 13.5%
118,590
9.7%

Pop.
Natural Increase
2020
Number Percent
148,637
-39
0.0%
139,344
-39
0.0%
130,050
-39
0.0%

Household
Inmigration
Number Percent Increase
21,617
17.1%
9,138
16,519
13.5%
6,986
11,421
9.7%
4,835

Cumulative
Households
60,657
56,751
52,844

Pop. Percent
2020
Growth
148,637 14.0%
139,344 10.5%
130,050
6.5%

Pop.
Natural Increase
2030
Number Percent
169,396
-50
0.0%
153,925
-50
0.0%
138,453
-50
0.0%

Household
Inmigration
Number Percent Increase
20,709
14.0%
8,759
14,531
10.5%
6,152
8,353
6.5%
3,546

Cumulative
Households
69,416
62,903
56,390

Pop. Percent
2030
Growth
169,396 11.0%
153,925
7.5%
138,453
3.5%

Pop.
Natural Increase
2040
Number Percent
187,980
-50
0.0%
165,419
-50
0.0%
143,249
-50
0.0%

Household
Inmigration
Number Percent Increase
18,534
11.0%
7,841
11,444
7.5%
4,850
4,746
3.5%
2,024

Cumulative
Households
77,258
67,753
58,414

Pop. Percent
2040
Growth
187,980
8.0%
165,419
4.5%
143,249
1.5%

Pop.
Natural Increase
2050
Number Percent
202,968
-50
0.0%
172,813
-50
0.0%
145,348
-50
0.0%

Household
Inmigration
Number Percent Increase
14,938
8.0%
6,324
7,344
4.5%
3,120
2,049
1.5%
886

Cumulative
Households
83,582
70,873
59,299

Source: US Census, Blount County Planning Dept., Hunter Interests Inc.
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Figure 1
Blount County Population Projections to 2050
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Figure 2
Blount County Household Projections to 2050
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III. Demographic Characteristics
A.

Age Distribution

More than 30% of Blount County’s population is comprised of children and young adults under
25. About 53% of the County’s population are working-age adults between the ages of 25 and
64, and 14.7% of the County’s population are adults over 64 years of age. See Table 2.
The in-migration of working-age people, 25 to 64 years of age, to Blount County had a profound
impact on population growth from 1990 to 2003. The addition of 14,118 people in this age
bracket accounted for an increase of approximately 24%. The proportion of working age people
to the general population increased as well, from 52.7% in 1990 to 55.0% in 2003. The number
of retirement-aged people (65 and over) also increased, from 12,608 in 1990 to 15,026 in 2003,
but their relative proportion decreased from 14.7% to 13.9%, respectively.
Higher proportions of young and old people are often associated with lower rates of per capita
income growth. In general, changes are expected in labor force participation, private-sector
consumption, and public resources as the large proportion of baby boomers ages and new
generations enter the workforce.

Table 2
Population Age Distribution
Blount County
1990
No. of People Percent
Total Population
Under 25 Years
25 to 44 Years
45 to 64 Years
65 to 84 Years
85 Yrs. and Over

85,969
28,049
27,160
18,152
11,529
1,079

100.00
32.63
31.59
21.11
13.41
1.26

2003
No. of People
Percent
108,139
100.00
33,683
31.15
30,618
28.31
28,812
26.64
13,176
12.18
1,850
1.71

Source: Claritas; US Census; Hunter Interests Inc.

B.

Education

As Table 3 illustrates, educational levels have risen in Blount County over the past thirteen
years. It is most likely that the educational attainment levels have gone up as the regional
economy
has
evolved
from
a
low-skill
manufacturing-
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based economy to a more high-tech manufacturing and service-oriented economy. The quality of
the local school systems can also be credited with this positive trend in educational attainment.
The trend in higher educational attainment is most evident within the categories of Bachelor’s
degrees and above, where approximately 18.0% of the over-25 age group resided in 2000,
compared to 14.3% in 1990. In real numbers, approximately 14,013 County residents held
Bachelor’s or Graduate degrees in 2000, compared to 8,290 in 1990. The increase in degreed
individuals attests to the County’s economic diversity and growing prosperity. See Table 3.

Table 3
Population Age 25+ by Educational Attainment
in Blount County
Educational Attainment
Population 25 Years and Over
Less than 9th grade
Some High School, No Diploma
High School Graduate (or GED)
Some College, No Degree
Associate Degree
Bachelor's Degree
Graduate or Professional Degree

1990
No. of People
Percent
57,983
100.00
8,878
15.31
9,410
16.23
19,193
33.10
9,617
16.59
2,595
4.48
5,517
9.51
2,773
4.78

2000
No. of People
Percent
77,835
100.00
6,482
8.33
10,291
13.22
26,821
34.46
15,941
20.48
4,287
5.51
8,922
11.46
5,091
6.55

Source: Claritas; US Census; Hunter Interests Inc.

C.

Income and Wealth

The estimated average household income in Blount County in 2000 was $47,491 per year. The
2000 estimated median household income was $38,181, and the 2000 estimated per capita
income was 19,416. Significantly higher percentages of households fell into income brackets
above $50,000 in 2000 than 1990, partially as a result of inflationary effects, but due in no small
measure to the creation of jobs requiring higher degrees of education and skills. In 1990, 5,652
households, or 15.68%, had incomes $50,000 and higher. By 2000, 14,987 households, or
35.12%, had incomes $50,000 or higher. See Table 4.

7

Table 4
Est. Family Households by
Household Income in Blount County
Household Income
Total Households
Income Less than $15,000
Income $15,000 - $24,999
Income $25,000 - $34,999
Income $35,000 - $49,999
Income $50,000 - $74,999
Income $75,000 - $99,999
Income $100,000 - $149,999
Income $150,000 or more

1990
Households
Percent
33,490
100.00
9,539
28.48
6,810
20.33
5,654
16.88
5,835
17.42
4,016
11.99
927
2.77
401
1.20
308
0.92

2000
Households Percent
42,667
100.00
7,123
16.69
6,379
14.95
6,157
14.43
8,021
18.80
8,518
19.96
3,371
7.90
2,126
4.98
972
2.28

Source: Claritas; US Census; Hunter Interests Inc.

D.

Housing

According to the U.S. Census, the 2000 median housing value in Blount County was $103,900,
compared to the median value of $60,200 in 1990. The median housing value increased at an
average rate of 7.3% per year during that time period, a rate almost triple the annual rate of
inflation for the same period. The 2000 census also showed that 76% of Blount County residents
own their homes, while almost 24% are renters. The average length of housing tenure for all
housing units is 14 years. Table 5 shows estimated owner-occupied housing values in Blount
County in the year 2000.
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Table 5
2000 Estimated Owner-Occupied Housing
Values in Blount County
Percent
Total
Value Less than $20,000
Value $20,000 - $39,999
Value $40,000 - $59,999
Value $60,000 - $79,999
Value $80,000 - $99,999
Value $100,000 - $149,999
Value $150,000 - $199,999
Value $200,000 - $299,999
Value $300,000 - $399,999
Value $400,000 - $499,999
Value $500,000 - $749,999
Value $750,000 - $999,999
Value $1,000,000 or more

34,886
1,481
1,987
2,045
3,251
4,849
10,520
5,462
3,442
929
453
234
134
99

4.25
5.7
5.86
9.32
13.9
30.16
15.66
9.87
2.66
1.3
0.67
0.38
0.28

Source: Claritas; Hunter Interests Inc.

Residential construction rates mirror other growth indicators for Blount County. Just over 26%
of Blount County’s housing stock was constructed between 1990 and March 2000. See Table 6.

Table 6
2000 Est. Housing Units by Year
Structure Built in Blount County
Total
Housing Unit Built 1999 to March 2000
Housing Unit Built 1995 to 1998
Housing Unit Built 1990 to 1994
Housing Unit Built 1980 to 1989
Housing Unit Built 1970 to 1979
Housing Unit Built 1960 to 1969
Housing Unit Built 1940 to 1959
Housing Unit Built 1939 or Earlier
Source: Claritas; Hunter Interests Inc.
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Units

Percent

50,436
1,743
5,929
5,653
8,222
8,481
5,199
8,380
3,452

3.46
11.76
11.21
16.30
16.82
10.31
16.62
6.84

V.

Conclusion/Observations

According to moderate projections done by HII, Blount County’s population will grow from
105,823 people in 2000 to 139,344 people by 2020, and 172,813 people by 2050.

County Services — Increased population growth represents additional fiscal costs, as well as
increased tax revenues for the County, support for retail, restaurants, entertainment, housing, and
workforce strength. Growth can have a very positive impact on the County, assuming it is well
managed. A newly replenished workforce can represent greater economies of scale, but may
also create diseconomies of scale if demand for government services outweighs supply.
Housing — There were approximately 50,000 dwelling units housing an estimated 105,823
people in Blount County as of 2000. By inference, new residents will demand approximately
40,000 more dwelling units by 2050, although this figure may be more or less depending on the
number of single-person households as people marry later and thus live alone longer, and other
lifestyle choices. The location and design of this development will depend largely on market
demand.
Residential Density and Land Use — Housing density increases are needed in the region to
accommodate predicted population growth as part of a Smart Growth Strategy. Current building
permit activity indicates new dwellings are being developed in conjunction with restrictions
based on septic capacities. Water quality (vis-à-vis sewer/septic) and other infrastructure
including school capacity, may become a limiting factor to increasing housing densities and may
inadvertently contribute to suburban sprawl.
Transportation — Population increases will represent an additional strain on County roads and
alternative transportation corridors. Increased impervious surface can lead to poor water quality,
and should thus be factored into new development considerations. Major transportation
corridors such as the Pellissippi Parkway, light rail links to Knoxville, and the proposed southern
loop warrant additional analysis and examination based on the impacts of increased population
counts.
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Blount County Technical Memorandum #2

To:

Blount County, Tennessee

From:

Hunter Interests Inc.

Subject:

Evaluation of Policies Plan, Conceptual Land Use Plan, and
Zoning Ordinance

June 14, 2004
Date:
__________________________________________________________________

I.

Introduction

This Technical Memorandum evaluates current land use and projected growth patterns in Blount
County using the Blount County zoning ordinance and map, the Blount County Policies Plan,
and the Conceptual Land Use Plan. The evaluation is based on reviews of the aforementioned
documents, field surveys, and discussions with County staff and citizens familiar with the area.
The evaluation also uses demographic, geographic, and economic growth projections as
presented in Technical Memorandum #1. Currently, the County’s population is projected to
increase, but at a decreasing rate over the next 50 years. Development pressure will likely affect
the Great Smoky Mountains National Park, and the rural economy and character of the area. A
preemptive growth strategy can protect both the County’s natural and built environments.
The County’s existing land use pattern is basically comprised of a relatively dense urban core
(Maryville), and suburban and then rural development in increasingly larger concentric rings
around that core. Land use patterns around the County’s smaller municipalities are similar,
though less dramatic and pronounced. The County is served by several major highways: U.S.
Highways 129, 411, and 321, State Routes 33 and 95, and State Highway 73.1 Much commercial
and industrial development occurs along these major transitways.

1

http://www.blounttn.org/about.htm
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A.

Commercial/High Density Development

Blount County has a total of 6,977 acres of commercial development. Most commercial
development is in and around the larger cities of Maryville and Alcoa, with some commercial
activity along the east and west ends of Townsend and Friendsville. Commercial development
can be found along major corridors such as State Highway 73 that runs north-south from
Friendsville, through Maryville, and down to Townsend.
It is common to find “big box” retail along such major corridors. Regional malls along these
roads also present competition for smaller, local retailers in the urban cores of nearby cities.
Many other typical highway-oriented uses such as fast-food franchises, gas stations and auto
repair or sales businesses, and occasional gift and second-hand goods stores can be found along
these roads. Relatively few of these commercial businesses are organized in centers with single
entryways from the highway, and a number are housed in buildings in poor condition. Office
uses are sometimes located along these corridors, adding to the mix of building types found in
proximity to each other.
Corridors lined with commercial land use emphasize the dominance of automobiles throughout
the County. Most residents probably depend on their car to commute from their suburban
residences to the inner city or commercial/office corridors, and this reality is not expected to
change.

B.

Industrial Uses

Industrial uses take up 2,197 acres of total land area in Blount County. Industrial parks are
located in clusters, one above the northern tip of Rockford, another along the west end of
Alcoa abutting the airport, and a third to Maryville’s western edge.

C.

Airport

The McGhee-Tyson Airport is a unique regional asset located on about two square miles on
Blount County’s northwest side, bordering the city of Alcoa. The airport is owned and operated
as a municipal airport by the City of Knoxville and is considered a generally self-regulating
entity.2 The airport generates a substantial amount of sales tax for the County. Airport land is
more than 25% impervious, probably adding to the stress on water pollution and other problems
such as urban heat island effect in the County.

2

Lamb.
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D.

Residential Uses

Residential land use falls into three categories separated by density: Suburban, Rural 1, and
Rural 2. Density is determined by level of urban services, most particularly sewer. “Suburban”
land use indicates high- to medium-density development, and comprises about 4,000 acres of
Blount County’s total land area. This land use forms a one- to two-mile area around Maryville’s
municipal borders. Rural 1, medium- to low-density development, extends out to approximately
10 miles from the suburban outer boundaries for a total of 30,000 acres of land use. Finally,
Rural 2, or low-density development, recognizes the development constraints in mountain areas.

E.

Parks and Open Space

The only designated parks and open space in Blount County are related to the Great Smoky
Mountains National Park. There is no official land use category for parks or open space in the
area.

F.

Agriculture

Some of the open space in Blount County is pasture, forest, or cropland. Agricultural land is
often ideally suited to suburban development because it is usually flat, uncontaminated, clear of
trees and previous development, and generally less expensive than city land. However, not all
agricultural land is created equal, and although some areas may be appropriate for future
residential development as the County’s population increases, high quality agricultural land
should be preserved.

G.

Natural Features

Blount County has a wealth of natural features including a total of 6130 acres of water, 1,013
acres of wetlands, and 121,853 acres of forested land (including the 93,836 acres of Great Smoky
Mountain National Park).
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H.

Implications for Future Planning

•

The current land use pattern in Blount County is comprised of primarily low-density
development, and is being impacted by a strong market for single-family homes and other
large-lot development. Housing and transportation are inextricably linked, and land use
patterns suggest continuing pressure on County roads.

•

Commercial development is linked to transportation corridors. However, this type of land use
can have potentially negative consequences for struggling downtowns, as well as rural
landscapes and viewsheds.

•

Industrial uses in the County are generally located in proximity to commercial uses. These
land uses probably complement each other; however, this arrangement may discourage other
types of high-density development such as multifamily dwellings.

•

The lack of parks and open-space land use designation is of note, especially considering the
region’s pride in and proximity to the Great Smoky Mountains National Park. Parks can
potentially incorporate precious natural features that may otherwise be threatened by
development.

•

The County’s land use and development patterns are contributing to sprawl. This will only
continue under current land use designations, and preservation mechanisms should be put
into place.

•

Availability of sewer systems will determine future development including transportation
corridors, commercial, office, and residential development. According to County officials,
there are no specific plans to develop a sewer system in the County, although Maryville
and/or Alcoa’s sewer systems may be expanded to include those areas of the County that are
inside the Urban Growth Boundary. There are discussions taking place with regard to
connecting Townsend to a City sewer system, and this potential will be further discussed in a
future interim report.

•

Watersheds, mountaintops, view sheds, and other natural features are also important elements
that must be approached in a meaningful growth strategy.
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III.
A.

Evaluation of Zoning Ordinance and Map

Overview

Blount County’s zoning ordinance enacted in June 2000 is one of three documents guiding land
use “throughout the entire area of the County outside of any municipal limits”3 of Blount
County. It is the legally binding document that puts forth regulations governing land use;
exemptions, exclusions, and exceptions thereof; lots of record; non-conforming uses and
structures; general provisions; establishment and regulations for districts; enforcement; and
board of zoning appeals. The following is a discussion of the ordinance’s strengths and
weaknesses, based on professional opinions and comparative ordinances.
Examples of provisions that indicate a contemporary approach to regulating development
include:
•

Planned Unit Development (PUD) provisions that allow flexibility, and innovative design
and financing mechanisms for new developments.

•

The plan’s drainage and erosion control requirements help protect fragile natural features.

•

The plan specifies minimum lot sizes for septic and sewer.

•

Building permits are used to effectively limit unregulated building.

•

The ordinance has an extensive section on towers, antennas, and signs.

•

The ordinance has provisions for landscaping and screening to shield low intensity
development from the visual effects of abutting high intensity development such as mobile
home parks (MHP) and multifamily residential development.

•

The document is fairly easy to use, written in straight forward language, but does not
have many cross-references,

Examples of provisions that could be strengthened to more effectively regulate development
include:
•

3

The ordinance could include graphics to describe concepts such as setbacks, FAR, building
heights, and architectural terms, and an index for convenient reference.

Zoning Resolution of Blount County, Tennessee, 2000. Page 1.
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•

The plan could be more innovative by creating minimum/maximum parking standards and
incorporating shared uses (such as church/business lots) to preserve open space and limit
impervious surfaces. The ordinance should add a provision for shared or joint use of parking
to reduce total spaces.

•

The airport is under the jurisdiction of the Metropolitan Knoxville Airport Authority. The
planning department should continue to work with the authority to create mutually beneficial
standards that benefit the community at large.

•

The ordinance does not address parks and open-space as a land use category. This is
somewhat inconsistent with the Blount County Policies Plan (which stresses the importance
of green and open space.

•

Flood hazard overlays are an effective way to protect fragile natural features, but these areas
could be further protected from development by conservancy efforts.

•

The 2002 amendments could be added to the body of the document instead of being
appended at the end, as a matter of form to facilitate understanding by developers and other
users.

•

The ordinance could establish conservation districts for open space preservation, and historic
districts to preserve cultural amenities such as regional architecture.

•

Lack of discussion regarding land preservation techniques and incentives is considered a gap
in the ordinance. This could be addressed in the ordinance or a separate document.

•

While parking and antenna/tower regulations are numerous and detailed, requirements for
developers to provide open space are weak compared to standard practices in many other
communities. Requirements for parks and open space, in particular, are voluntary rather than
mandated, and ignore larger community needs for open space preservation. More incentives
could be listed to encourage open space protection and preservation.

•

The County should consider a natural features ordinance.

6

IV.

Evaluation of the Blount County Policies Plan

The Blount County Planning Commission adopted the Blount County Policies Plan on June 24,
1999. It is one of three main policy documents guiding countywide land use decisions. The plan
presents five guiding policies based on population growth projections and professional and
citizen input, and lists implementation, monitoring, and maintenance strategies. The plan aims to
preserve the lakes, rivers, mountains, and rural character of the area while accommodating
inevitable growth and development. The plan’s time horizon to the year 2020 applies to the
whole County, although it mainly focuses on territory outside the corporate boundaries of the six
county municipalities, Maryville, Alcoa, Louisville, Friendsville, Rockford, and Townsend.
The plan warns that growth is encroaching on “once pristine rural areas [that are now being]
targeted for suburban development, second home and recreation housing, and tourism demands.
Roads once used only for farm access are now being pressed into service for suburban types of
development. The network of major roads shows continuing concentration of traffic, often to the
point of congestion.”4
The plan’s population growth projections are based on rapid growth in the 1990s and the
expectation of continued high net inmigration through 2020. According to the Blount County
Policies Plan, the County’s population is expected to increase to 105,000 by 2000 and 138,000
by 2020. Moderate projections done by HII indicate that Blount County’s population will
slightly surpass the County’s projections and grow from 105,823 people as of 2000 to 139,344
people by 2020, and 172,813 people by 2050.

A.

Plan Overview and Organization

The policy agenda was generated mainly from the advisory process of citizen input workshops,
Citizen Advisory Committee recommendations, and the Blount County: 1990 Land Use Plan &
Policy plan approved in 1976. The 1999 plan has five guiding policies, each including several
objectives and implementation directions. The policies emphasize the importance of responsible
land use regulations balanced with private property rights protection. Of highest concern are the
preservation of the area’s rural character, water quality, and public infrastructure for future
growth strategies.
The document introduces the policies by detailing the three-year planning process including a
population analysis and projections from 1950 through 2020, the process whereby citizen input
was collected, the assembling of a Citizen Advisory

4

Blount County Policies Plan, 1999.
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Committee, and the Planning Commission’s formulation of implementation strategies. The plan
then presents the five guiding policies, including each policy’s objectives, implementation
strategies, and monitoring and maintenance activities. A secondary policy agenda intended to
further guide decision making is also included. The last two sections of the plan are an
implementation agenda and a monitoring and maintenance plan.
The plan’s content is consistent with the goals and objectives of more locally focused plans such
as a study done for the Tuckaleechee Cove Advisory Board regarding the future growth and
development in that area. The policies include recommendations such as steps towards regional
planning to protect natural features while respecting private property rights. The five guiding
policies vary in generality, some focusing on general land use management and others specifying
objectives specifically for County roads. Guiding policies 1 and 2 are followed by objective
policies A to F, while guiding policies 3, 4, and 5 have only one or two objective policies.

B.

Major Recommendations of the Plan

The plan’s five guiding policies, objectives, and implementation strategies are summarized
below.

1. The rural, small town, and natural character of the County should be preserved.
•

The plan suggests that design guidelines may be appropriate for new development such
as subdivisions, commercial areas, and tourist areas. Designs can incorporate the area’s
natural features and agricultural character and maintain a “small town Appalachian
heritage look” in the mountain gateway communities.

•

Land trusts, purchase of development rights (PDR), grant funding, and other land use
regulations are suggested as methods for retaining land for open space and continued
agricultural production. Open space and parks will become part of a countywide parks
and recreation plan to preserve and provide formal open space for parks and recreation.
Viewscapes, ridge tops, lakeshores, riverbanks, and other scenery can be protected with
safety and design regulations for communications towers and other businesses.

•

Water is a precious resource for human survival and enjoyment, and should be protected
from pollution. The plan recommends a feasibility study for a countywide sewer study
plan.
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2. Land use and development should be managed and regulated to preserve the quality of
our growing County.
•

The plan strongly supports zoning regulations, including more innovative regulations
such as mixed use and rezoning to guide land use decisions. In addition, higher density
residential, such as manufactured home parks and multifamily residential units, is
recommended to buffer less dense areas from commercial districts.
This
recommendation works especially well in conjunction with public transportation hubs
and transit-oriented development (TOD).

•

The plan states that sewer, not septic, must serve high-density areas.

•

The plan states that the zoning ordinance will be especially sensitive to private-property
owners’ rights.

•

Development regulations include considerations for soils and steep slopes, floodplains,
waste disposal, building codes, and signage.

3. The guiding policy in any government actions in relation to the use and development of
land should be to limit regulations to specific public health, safety, and welfare
objectives, balanced with responsible freedom in the use of the land.
•

The policy mentions constitutional private property rights, and warns against spurious
regulations that are not based on a clear relationship to public health, safety, and/or
welfare.

•

A grievance review is specifically mentioned as a way to protect private property
owners from being substantially or unfairly affected by County land use regulations.

4. County roads should be improved and maintained to serve existing and future
development.
•

Road widening, a formal objective study, and prioritized capital improvements are part of
this guiding policy. This objective is very specific, even suggesting possible ways to gain
more taxes and engage in revenue sharing.

•

Development of alternative transportation modes such as buses, vans, and bicycle routes
is the last piece of the section.
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5. Growth and development should be matched with provision of adequate infrastructure
such as utilities, roads, and schools.
•

C.

This section emphasizes that development should be coupled with adequate utilities and
infrastructure such as road and sewer capacity. As Blount County’s population increases,
demand on public infrastructure will grow as well. The County is aware of these growing
numbers and plans to accommodate them appropriately.

Implications for Future Planning

The plan’s five guiding policies will largely determine a growth strategy for Blount County to
2020. The plan clearly articulates and prioritizes the need for preserving the area’s natural
features and rural character. The five policies address some of the opportunities and constraints
Blount County faces as it prepares for a population increase over the next twenty years.
Examples of provisions that indicate a contemporary approach to regulating development
include:
•

The plan is timely, considering the amount of growth expected to occur, and is flexible
enough to amend if necessary.

•

In general, the plan demonstrates extensive citizen and professional input in crafting the
guiding policies. The emphasis on the “small town” and natural character of the plan can be
found throughout the five guidelines.

•

The plan suggests initiating a parks and recreation plan.

•

The plan emphasizes land development planned and coordinated with streets and highways.

Examples of provisions that could be strengthened to more effectively regulate development
include:
•

Implementation strategies listed after each guiding policy effectively articulate action
statements derived from general goals. Increasing the specificity of these strategies will
strengthen the plan further.

•

The plan is innovative in its goal to work with, not against, natural features such as detention
areas and drainage ways to enhance drainage capabilities. The plan could take this approach
in treating the quantity and quality of water runoff as well. Instead of reacting to water
pollution, the County could, for example, determine means to decrease impervious surfaces.
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•

Monitoring and maintenance are an important part of any plan. The County specifically
mentions these actions, but only as two brief paragraphs at the end of the document.

•

Four single-spaced pages at the beginning of the document are devoted to an explanation of
how the plan evolved. While this is valuable information to a first-time reader, it is
peripheral to understanding the plan’s policies, and should be moved to an appendix.

•

Increasing sewer service has implications for almost all land uses. This must be considered
carefully to avoid over-commercialization that may destroy the rural character of the area.

•

The plan should establish design guidelines such as pattern books or case studies from other
similar mountain/tourism/rural/agricultural communities facing similar development
pressure. The plan should call for the establishment of historic districts to preserve local
architecture and other cultural resources.

•

The plan should increase its emphasis on alternative transportation modes. Although
traditional public transit such as a metro or tram system is not appropriate for the County,
greenways, bicycling, and pedestrian traffic should be encouraged.

•

A recycling program would be consistent with the guiding policy regarding city services such
as landfill operations and toxic waste programs.

•

The document shows continuity with the 1976 plan, but it may be unnecessary to include the
specifics. Many recommendations made sense then, and will continue to make sense. In our
opinion, the plan could benefit from a general review to reorganize the flow of information.
This can be done without making substantive changes to ordinance provisions, but through a
thorough editing.
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V.

Evaluation of Blount County Conceptual Land Use Plan

The Conceptual Land Use Plan for Blount County also guides the County’s physical
development. The six-page plan was adopted March 23, 2000, to document and consolidate
Planning Commission land use discussions, and includes considerations such as the newly
adopted zoning regulations (discussed in section III of this memorandum) and the Public Chapter
1101 Growth Plan for the County. The plan “should be considered as a companion to the Blount
County Policies Plan for guidance in future discussions of land use issues”5 through 2020.

A.

Plan Overview and Organization

The first part of the plan contains a conceptual land use map and delineates commercial,
industrial, airport, suburban, rural, and parks land use categories throughout the County.
The plan is “generally consistent” with the County recommendation for the Public Chapter
1101 Growth Plan, although it should be noted that the 1101 Plan had not been finalized at
the time this county land use plan was completed. This consistency is very important if either
plan is expected to have “teeth” and credibility as a guide to land use planning and growth
regulations, and is a major strength of the plan.

B.

Major Recommendations of the Plan

•

Commercial land use is expected to be concentrated in and around Alcoa and Maryville,
particularly along several major road corridors. Parts of the plan depend on the extension of
a major southern loop connection. High-density commercial land use is expected in the
cities, medium to low-density land use is projected in other areas of the County along arterial
and collector roads, and low density commercial such as home occupations and family
commercial enterprises will be in relation to individual homes and sites. Existing
commercial will be allowed to expand as needed, and as appropriate to the surrounding
development context and as consistent with requirements of state law.

•

Industrial land use is expected to be concentrated in and around Alcoa and Maryville,
mainly in industrial parks and larger, well established sites. Major concentrations of
industrial land use are expected to the southwest of the airport, with other scattered industrial
sites throughout the County.

•

Airport land use applies to the McGhee-Tyson airport. Airport operations will develop
under the Airport Authority.

5

Conceptual Land Use Plan for Blount County.
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•

Residential land use:
1. Suburbanizing land use encompasses high- to medium-density residential development.
High-density development will occur on public sewer, with gross densities over 1.5 units
per acre. Medium density will occur on land suitable for septic fields, with 1.5 units per
acre or less. Limited commercial activity is expected.
2. Rural 1 land use encompasses areas where medium- to low-density residential
development is expected to occur. Densities will be suitable for septic fields, which
allow 1.5 units per acre or fewer. Indicative lower limits on medium density will be .33
units per acre (one unit per three acres). Limited commercial development is expected.
3. Rural 2 land use refers to “areas in the County where land development is highly
constrained by natural factors and infrastructure, and where low-density development is
expected.” Most development will be low density. Limited commercial development is
expected. Application of RN2 zoning is mainly in the mountainous areas.

•

National Park land use refers to the Great Smoky Mountains National Park and the Foothills
Parkway, both under National Park Service (NPS) jurisdiction. No private development is
expected on this land.

•

Other land use considerations not shown on the map are constraints associated with
flooding, off-site impacts of airport operation, flood mitigation near rivers and streams,
building heights, air traffic noise, signs, and telecommunication towers. Mixed use and
flexible clustering are considered planned unit developments, and are an accepted type of
development.

C.

Implications for Future Planning

The Conceptual Land Use Plan supports the zoning ordinance by delineating specific land use
categories. Coordination between plans will strengthen the County’s overall growth strategy.
The plan describes different land uses in simple terms, and presents a conceptual land use map.
The following is a discussion of opportunities and constraints of the land use plan:
•

The conceptual land use map is a major strength of the plan, and should be maintained
throughout the tenure of the document. It should be noted that the map is significantly easier
to read in color than in black and white. If the map will be primarily disseminated in black
and white, attention should be paid to the amounts of grayscale used to delineate the different
land use boundaries.
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•

Another major strength of the plan is its consistency with the Public Chapter 1101 Growth
Plan. The plan should remain consistent with the County’s zoning ordinance.

•

The plan should address existing qualities that should be preserved, as well as desired
characteristics. The plan should reference design guidelines that will determine the “look” of
the land uses and maintain the area’s rural character.

•

The plan could strengthen its discussion of environmental protection by creating protection
land areas such as within flood plains, along rivers, and groundwater recharge areas. The
plan should encourage clustered or low-density development in these natural features buffers.
The plan should mention PDR, TDR, donation of conservation easement, clustered
development, differential assessment to prevent farmland from taxation at its “highest and
best use” and other mechanisms to regulate development.

•

The planned unit development section could be strengthened by determining minimum lot
sizes and design standards, and requiring developers to donate open space to parks or
greenway projects.

•

Zoning for sewer will largely determine where development occurs and should be done
cautiously. This is expected to be primarily associated with the City of Maryville and Alcoa,
but could also involve Townsend or other areas in the future.

•

Currently, the plan’s only open space designation is the Smoky Mountain National Park. The
plan could establish a separate land use category for open space/parks, especially if the
County is to establish a parks and recreation plan as discussed in the Blount County Policies
Plan (see section IV).

•

The plan currently assumes construction of the southern loop without considering
alternatives such as transit-oriented development, greenways etc. The “circumferential”
roadway system proposed by Parsons Brinckerhoff in conjunction with the development of
the Maryville Urban Growth Strategy may influence planning decisions in this area.
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Blount County Technical Memorandum #3
To:

Blount County, Tennessee

From:

Hunter Interests Inc.

Subject:

Market Analysis

Date:

June 25, 2004

I. Introduction
The following market analysis begins with an assessment of regional and local economic
conditions driving the primary market sectors that impact the economy of Blount County,
including
a
discussion
on
the
agricultural,
residential,
hospitality,
and
business/corporate/industrial sectors.
Data for this analysis was derived from various information sources including technical research,
and meetings and interviews with government representatives, members of local organizations
including the Chamber of Commerce, Industrial Development Board and East Tennessee
Development District (ETDD), businesspersons, area residents, real estate brokers, and property
owners. In addition, this report contains information, statistics, and observations from several
tours of the County.

A.

Regional Economy

The Knoxville Metropolitan Statistical Area (Anderson, Blount, Knox, Loudon, Sevier, and
Union Counties) enjoys a diverse economic base that exhibited growth in 10 of the 11 major
industry sectors from 2002 to 2003. The services cluster, which includes lodging, personal
business, legal, education, social, management, and health services, added more than 6,600 jobs
between 2002 and 2003, the highest increases occurring in Leisure and Hospitality (2,067) and
Education and Health Services (1,942). Financial Activities saw significant increases as well,
accounting for 1,667 new jobs during the same period. The economy is also supported by the
manufacturing sector, which experienced a net job loss of 225 in 2002, but remains relatively
stable, employing 42,075 people.

The total increase in average monthly employment in the Knoxville MSA was approximately
11,202, or 2.9%, between 2002 and 2003. See Table 1.

Table 1
Average Monthly Employment by Industry
Knoxville MSA, 2001 to 2003
Industry Type
Total Employment

2001

2002

Diff. % Chg.

339,958 344,233 4,275
Manufacturing
43,600 42,300 -1,300
Agriculture, Forestry, Fishing, Mining 16,600 16,500 -100
Trade, Transportation & Utilities
71,800 73,100 1,300
Information
6100
6,000 -100
Financial Activities
16,000 16,300
300
Professional & Business Services
39100 40,100 1,000
Educational, Health, Social Services
34,300 35,700 1,400
Leisure & Hospitality
43,100 43,700
600
Other Services
13,900 14,300
400
Government
55,458 56,233
775

2003

Diff. % Chg.

1.3% 355,435 11,202
-3.0% 42,075
-225
-0.6% 17,125
625
1.8% 74,742 1,642
-1.6%
6,275
275
1.9% 17,967 1,667
2.6% 40,350
250
4.1% 37,642 1,942
1.4% 45,767 2,067
2.9% 14,750
450
1.4% 58,742 2,509

3.3%
-0.5%
3.8%
2.2%
4.6%
10.2%
0.6%
5.4%
4.7%
3.1%
4.5%

Source: East Tennessee Development District, Hunter Interests Inc.

B.

Local Economy

During the decade of the 1990s, Blount County experienced notable increases in not only service
sector, but the manufacturing sector as well, contrary to the overall regional trend. The County’s
gains in these sectors were due in large measure to the efforts of a strategic partnership
consisting of four local economic development organizations and cooperation between the
Blount County, Maryville, and Alcoa Governments. The Blount County Chamber of Commerce,
As Table 2 shows, increases in employment in the services categories far exceeded the job losses
in trade, transportation and warehousing, and farming. By far, the greatest increase in real
employment occurred in the services sectors with an increase of 72% in the 1990s, contributing
to a net gain of over 10,000 jobs. The manufacturing sector gained over 1,500 jobs in the same
time period, and still remains a dominant local industry sector.
Much of the relative health of Blount County’s industrial sector is due to successfully shifting
from the metals and textiles clusters to transportation equipment and technology. In spite of
employment losses in traditional industries, the manufacturing sector has diversified, and retains
a
strong
presence
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in Blount County. The presence of the Aluminum Company of America (ALCOA), with its
employment of 2,300 workers, continues to exert major influence on the economic and social
state of the County; however, it has been surpassed by Denso Manufacturing in total
employment.
While Table 2 presents employment by industry type of the resident workforce of Blount
County, it should be understood that a portion of resident workers are employed by businesses in
other jurisdictions outside of the County, just as the employment figures in Table 3 include
residents of other jurisdictions who commute to jobs in Blount County.

Table 2
Employment by Industry, 1990 & 2000
Blount County
Industry Type
Educational, Health and Social Services
Other Services
Finance, Insurance, Real Estate
Public Administration
Construction
Trade
Transportation & Warehousing, Utilities
Manufacturing
Agriculture, Forestry, Fishing, Mining
Total
Unemployment Rate
Source: US Census Bureau, Hunter Interests Inc.
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1990

2000

7,025
4,834
1,763
1,250
2,974
9,247
3,011
7,683
1,053
38,840

10,262
10,425
2,763
1,952
4,062
8,158
2,705
9,225
513
50,065

5.1%

4.2%

Diff. % Chg.
3,237
5,591
1,000
702
1,088
-1,089
-306
1,542
-540
11,225

46%
116%
57%
56%
37%
-12%
-10%
20%
-51%
29%

.

Table 3
Blount County Major Employers, 2002
Number of
Employees

Company Name

Product/Service

Denso Manufacturing TN Inc.
Alcoa Inc.
Blount Memorial Hospital
Blount County Schools
Clayton Homes
Blount County Government
I.J. Company
Eldon
APAC-TN/Harrison Division
US Food Service-Knoxville
Ceramaspeed Ltd.
Rockford Manufacturing
Breed Technologies
Standard Aero Alliance, Inc.
Skiers Choice

Motor Vehicle Parts & Accessories
Aluminum Ingot, Coiled Steel
Health Care
Public Education
Manufactured Homes and Buildings
Public Administration
Wholesale Food Distribution
Office Products Supplier
Paving Concrete
Wholesale Food Distribution
Heating Coils for Glasstop Stoves
Yarn and Cordage
Safety Restraint Airbags
Jet Engine Repairs
Inboard Ski Boats

2,380
2,300
1,950
1,090
750
613
446
386
350
344
300
300
250
242
200

Source: Hunter Interests Inc.

Blount County continues to experience economic growth, as the employment figures in Table 4
indicate. The County experienced a net increase of 4,449 jobs from 2000 to 2003, or 8.9%. The
average unemployment rate was 4.1% for 2003, compared to 5.9% for Tennessee and 6.0%
nationally. See Table 3.

Table 4
Blount County Annual Labor Force
2000 - 2003
2000

2001

2002

% Change
2003 2000-2003

Total Labor Force
53,318
52,772
56,071
56,456
Number Employed
49,738
50,671
53,987
54,187
Number Unemployed
1,580
2,101
2,084
2,269
Unemployment Rate
3.1
4.0
3.8
4.1
Tennessee Rate
4.0
4.5
5.1
5.9
National Rate
4.1
4.8
5.7
6.0
Source: East Tennessee Development District, Hunter Interests Inc.
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5.9%

A pro-business attitude and effective business recruitment efforts, combined with desirable
quality-of-life characteristics in the County and region, should contribute to a healthy and
growing economy through the balance of the decade.

C.

Agricultural-Based Rural Economy

In 1997, 93,209 acres, or approximately 26% of the 357,760 acres comprising Blount County,
were under use for farming according to the USDA-NASS 1997 Census of Agriculture.
Between the years 1987 and 1997, the amount of land in farming decreased by 8,188 acres,
representing an 8.5% loss, and the number of farms decreased from 1,185 in 1987 to 1,053 in
1997. As Table 5 shows, most of the decrease occurred among farms ranging in size from 10 to
499 acres, while the number of farms over 500 acres increased, indicating a consolidation of
some farmland by larger operations. Nonetheless, there was a net loss of over 8,000 acres of
Blount County farmland in that period.

Table 5
Highlights of Agriculture: 1987, 1992, 1997
Blount County
1987 to 1997
1997 Change % Change

1987

1992

1,185
101,397
86

1,012
96,181
95

1,053
93,209
89

-132
-8,188
3

-13.0%
-8.5%
3.2%

Farms by size
1 to 9 acres
10 to 49 acres
50 to 179 acres
180 to 499 acres
500 to 999 acres
1,000 acres or more

106
499
453
107
16
4

89
419
377
101
22
4

99
458
387
82
21
6

-7
-41
-66
-25
5
2

-7.9%
-9.8%
-17.5%
-24.8%
22.7%
50.0%

Operators by principal occupation
Farming
Other

422
763

362
650

341
712

-81
-51

-22.4%
-7.8%

Farms
Land in farms
Avg. size of farm - acres

Source: USDA-NASS 1997 Census of Agriculture, Hunter Interests Inc.
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The decrease in farms and farmland continues a trend that has occurred unabated since 1950,
when that year’s agricultural census reported 2,946 farms on 182,692 acres. During a period of
almost 50 years, 89,483 acres of Blount County farmland was converted to other uses.
As the number of farms and amount of land in farming decreased, the value of agricultural
property, including land and buildings, increased 68.7%, from approximately $201 million in
1987 to $359 million in 1997. Average value per acre of land rose from $2,135 in 1987 to
$3,812 in 1997, or 67.6%. The estimated market value of all farming machinery and equipment
was approximately $31 million in 1997, much of which was likely bought and serviced by
businesses residing in Blount County. The market value of agricultural products sold from
County farms was approximately $18.6 million, an increase of 28.1% from 10 years before. See
Table 6.

Table 6
Economics of Agriculture: 1987, 1992, 1997
Blount County
1987
Farms
Value of land and buildings
Average per farm
Average per acre
Estimated market value of all
machinery and equipment
Average per farm
Market value of agricultural
products sold
Average per farm
Total farm production expenses
Average per farm
Farms by value of sales
Less than $2,500
$2,500 to $4,999
$5,000 to $9,999
$10,000 to $24,999
$25,000 to $49,999
$50,000 to $99,999
$100,000 or more

1992

1997

1987 to 1997
Change % Change

1,185
1,012
1,053
-132
$200,909,640 $230,086,296 $358,992,972 $158,083,332
$169,544
$227,358
$340,924
$171,380
$2,135
$2,482
$3,812
$1,677

-13.0%
68.7%
75.4%
67.6%

$24,459,585
$20,641

$22,923,824
$22,652

$31,081,401
$29,517

$6,621,816
$8,876

28.9%
39.2%

$13,689,000
$11,552
$11,096,000
$9,364

$17,385,000
$17,179
$12,390,000
$12,231

$18,568,000
$17,634
$14,659,000
$13,934

$4,879,000
$6,082
$3,563,000
$4,570

28.1%
35.4%
28.8%
37.4%

522
248
195
124
44
26
26

353
215
190
150
48
25
31

427
229
185
124
34
27
27

-95
-19
-10
0
-10
1
1

-26.9%
-8.8%
-5.3%
0.0%
-20.8%
4.0%
3.2%

Source: USDA-NASS 1997 Census of Agriculture, Hunter Interests Inc.
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In 1997, 956, or approximately 90%, of Blount County’s 1,053 farms had sales of less than
$25,000, and the average farm netted $3,700 in profit. In that year, 341 operators identified
farming as their principle occupation, compared to 712 operators who farm as a secondary
occupation. Essentially, 68% of Blount County’s farms are run by part-time operators. The
Agricultural Policy Analysis Center (APAC) classifies these types of farms as
“residential/lifestyle” operations.
According to an APAC study conducted in 1998, approximately 62% of farm operators
nationwide were part-time, reporting a major occupation other than farming. Although there is
no one-size-fits-all description of a farm today, large and very large family farms are most likely
to be viable economic businesses employing full-time operators. The logical question therefore
becomes: what are the motivations for “residential/lifestyle” farm operators? Just as farms vary
greatly in terms of what they produce, characteristics, economic situation, and household and
business arrangements, so do the reasons for operating a farm as a part-time occupation.
Aside from the attractiveness of the rural lifestyle, there are many other compelling reasons why
property owners may choose to live on farms as part-time operators. One oft-cited reason is the
tax advantage associated with an agricultural assessment. In most instances, actively farmed
agricultural property is subject to much lower tax assessments than residential property, which
can effectively decrease annual property taxes to a fraction of those for a comparable, nonagricultural residential property. For example, a 50-acre farm in Blount County may have a fair
market value of $400,000, which would assess as a residential property at $100,000, or 25% of
value. However, when its agricultural use is factored in, the property may wind up with an
assessment of something less than $30,000, lowering the effective property tax considerably. In
cases where the owner is not inclined towards farming, he or she may contract out all of the
farm-related work to an independent operator, effectively maintaining the agricultural
assessment.
During the age of rapid suburbanization, owning farmland has proved to be a very lucrative
investment for many in growth areas such as Blount County. As Table 6 shows, the average
value of an acre of farmland increased from $2,135 in 1987 to $3,812 in 1997, or just over 67%.
By comparison, the average per acre value of farmland in the State of Tennessee was $1,859.
However, the downside to increasing land values has been to increase the fixed costs of
agricultural production without a corresponding increase in productivity, often without
increasing the active farmer’s wealth. Nonetheless, many of those who sold farmland for
development realized much higher profits than land values would indicate, due to additional
increases associated with rezoning and subdividing. While many urban and suburban workers
have chosen to retire on a farm for a change in lifestyle, many farmers have chosen to dispose of
land assets to fund their own, entirely different, retirement lifestyle. Figure 1 is a graphic
illustration of how U.S. farmland values have increased from 1900 to 2000.
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Figure 1

Conventional farming (field crop production, animal husbandry) continues to dominate the rural
agricultural economy of Blount County. In an effort to conserve farmland, the USDA
encourages farmers to move towards value-added commodities and niche markets that have
proven to be more profitable than conventional farming in many cases. Examples of added value
commodities may include something as simple as apple butter and cider made from apples, or
agri-tourism, which the Amish farmers of Lancaster County, Pennsylvania, have so successfully
exploited. The promotion of value-added products is just one means of maintaining the viability
of farming as an economic sector.

D.

Housing

Housing and population growth trends both track and reflect the same phenomena—where
people live. Employment usually drives population and household growth. If an area has an
increasing employment base, new workers will likely take up residence in the local area, and the
increasing demand will drive construction of new dwellings. As Table 2 illustrates, the stable
regional and local economies continue to generate net new employment, which is driving
household growth in Blount County. The area is also a popular retirement destination, and inmigrating retirees are a factor in past and projected population increases.
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What is readily apparent in the following tables, which show the addition of housing units over
time in Blount County, is the surge in new housing that occurred in the decade of the 1990s, and
the robust pace in which they continue to be added on an annual basis. See Tables 7 and 8.

Table 7
2000 Est. Housing Units by Year
Structure Built in Blount County
Total
Housing Unit Built 1999 to March 2000
Housing Unit Built 1995 to 1998
Housing Unit Built 1990 to 1994
Housing Unit Built 1980 to 1989
Housing Unit Built 1970 to 1979
Housing Unit Built 1960 to 1969
Housing Unit Built 1940 to 1959
Housing Unit Built 1939 or Earlier

Units

Percent

50,436
1,743
5,929
5,653
8,222
8,481
5,199
8,380
3,452

3.46
11.76
11.21
16.30
16.82
10.31
16.62
6.84

Source: Claritas; Hunter Interests Inc.

Table 8
Blount County
Residential Construction Activity
Units

1997

1998

1999

2000

2001

1,403

1,340

1,476

1,363

1,098

Source: East Tennessee Development District, Hunter Interests Inc.

The development of detached, single-family dwellings typically consumes raw, undeveloped
land at rates ranging generally from one-quarter to five acres per house, or an average of one
dwelling per acre overall. Dense, urban-type residential development such as garden and highrise apartments and condominiums consume much less land on the average, and can often go into
existing buildings adapted for reuse, or replace some obsolete use on an existing property. In
these instances, the development can also take advantage of existing public infrastructure and
facilities such as roads and utilities, requiring a much lower public investment than greenfield
development, while fulfilling housing demand. High demands for water and sewer typically
require access to public facilities, therefore most multi-family development has taken place in the
cities of Alcoa and Maryville.
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As Table 9 shows, apartment development activity was slow between 1999 and 2002, when 76
new units were added to the inventory, compared to the following year, when 349 units were
brought on line. Most significantly, the vacancy rate remained at 2.5%, lower than the previous
year despite the 30% increase in inventory and a 10% increase in average rent, indicating a
strong demand for multi-family housing. See Table 9.

Table 9
Blount County
Apartment Survey
Year

# of
Units

Avg. Mo.
Rent

Vacancy
Rate

1999
2002
2003

1,107
1,183
1,432

$411
$404
$446

2.6%
2.8%
2.5%

Source: East Tennessee Development District
Hunter Interests Inc.

E.

Retail

According to Sales & Marketing Management’s 2003 Survey of Buying Power, the estimated
44,800 households of Blount County have an effective buying income (EBI) for retail purchases
alone of approximately $2.0 billion and the Metro Knoxville population of 704,500 has an overall
EBI of $13.4 billion. This buying power supports a variety of entertainment, food and beverage,
and retail businesses in the area. Much of the goods and services demanded by this population are
available in several retail nodes in Blount County. Indeed, the County’s EBI accounts for
approximately 15% of the Metro Knoxville EBI.
In Blount County 25.5% of households have incomes between $20,000 and $35,000; 20.8%
between $35,000 and $50,000; and 30.5% over $50,000, which is comparatively close to the
statistics for the Knoxville Metro Area. Median effective buying income in 2003 was estimated to
be approximately $35,922. See Table 10.
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Table 10
Effective Buying Income

Total EBI
($000)
Blount County
Metro Knoxville

1,983,368
13,377,369

% of Households by EBI Group
A
B
C
Median $20,000- $35,000- $50,000
H/H EBI $34,999 $49,999 & Over
35,922
35,092

25.5
24.7

20.8
19.1

30.5
31

Source: Sales and Marketing Magazine, Hunter Interests Inc.

The EBI statistics for Blount County reveal some interesting data. Total retail sales in Blount
County are estimated to be $1.7 billion annually. Of these retail sales: $219.8 million are for food
bought in grocery and convenience stores; another $158.4 million are made in eating and drinking
establishments; $245.8 million are for general merchandise; $19.9 million are for furniture,
furnishings and appliances; and $624.9 million are for automotive purchases. See Table 11.

Table 11
Retail Sales by Store Group ($000)

Blount Co.
Knoxville Metro

Total
Retail
Sales

Food &
Beverage
Stores

Eating &
Drinking
Places

Furniture
General Home Furn.
Mdse.
Appliances Automotive

1,690,765
13,077,515

219,758
1,899,395

158,353
1,326,767

245,768
1,915,955

19,852
461,460

624,952
3,505,717

Source: Sales and Marketing Magazine, Hunter Interests Inc.

Retail development is primarily a function of population and income characteristics. It follows
development; it is not a leading land use. A retail center cannot generate new business or create
new buying power; it can only attract customers from existing businesses within or beyond the
trade area that are not meeting market expectations, or fulfill a demand that has not been met
within the market area. It can also capture the increase in purchasing power that results from
population, household, employment, or income growth. New retail space can cause a
redistribution of business outlets and consumer patronage, but it cannot create new consumers.
The supply side of the Blount County retail market has generally followed the national trend in
retail expansion while responding to the population increases that have characterized the region
over recent decades. As is typical of retail, most of the major shopping nodes are located in the
population centers of Maryville and Alcoa, with the largest concentration in the vicinity of the
Foothills
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Mall in Maryville. Indeed, a line of power centers, big-box stores, a regional mall, and
community retail extends along US−129 from the Wal-Mart Super Center in Alcoa to the South
Haven Plaza in Maryville.
In addition to Wal-Mart, national chain stores in the Route 129 retail corridor include Lowe’s
Home Improvement, Staples, Target, K-Mart and Home Depot. The 477,000-square-foot
Foothills Mall features four department stores including J.C. Penney, Proffit’s, Sears, and
Goody’s, along with 50 specialty stores and nine food and beverage establishments.
Major area community shopping centers include the New Midland Plaza, located off of
Washington Street in Alcoa, and Brown’s Creek on E. Lamar Alexander Parkway in Maryville.
The 370,000-square-foot New Midland Plaza features national and chain retailers, including
United Grocery Outlet, Wynn’s Department Store, Heilig-Meyers Furniture, Radio Shack, and
Dollar General along with a variety of other service and merchandise vendors. The Brown’s
Creek Shopping Center is anchored by Food Lion and Dollar General. The 175,000-square-foot
Foothills Plaza, just south of the Foothills Mall, is anchored by the Foothills 12 Cinema and
Dollar General, and is also home to an 80,000-square-foot J.D. Kinder Furniture Store. Area
community shopping centers also offer a wide range of dining opportunities, from regional and
franchised to locally operated sit-down restaurants, along with national chain fast-food concerns.
Various neighborhood centers are also interspersed throughout the cities of Maryville and Alcoa,
selling convenience goods and providing personal services that meet the day-to-day living needs
of the immediate area. Takeout food and small sit-down restaurants are common in these
neighborhood centers. Retail stores in Townsend also serve neighborhood needs, as well as
those of the large numbers of tourists visiting the Great Smoky Mountains National Park.
The direction and rate of residential development, which is driven by population growth, will be
the primary determinant of future retail development. As development spreads outward from
urban or suburban areas, the demand will first increase for neighborhood centers, then
subsequently increase for community centers as transportation and drive times to remote
shopping centers become issues. Although the “big box” stores, such as Home Depot and
Staples, cover large trade areas in terms of meeting the demands in certain retail categories,
convenience remains a strong motivator. Small retail nodes will follow concentrations of
housing in any area, particularly near major crossroads.
In the case of regional malls, such as the Foothills, their capacity to serve large trade area
populations can preclude similar local development for decades into the future. The Foothills
Mall currently serves a trade area population of over 300,000, a number significantly higher than
the estimated County population of 111,510. Drawing from what is presumably a large
geographic area, the Foothills

Mall is positioned to absorb most of the demand that will be created through increases in the
local population in the years to come.
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Table 12 shows that overall retail sales increased 2.7% from 2001 to 2002, and 4.8% from 2002
to 2003. Overall retail sales increased approximately 26% from 1998 to 2003, reflecting a
combination of population increase, rising affluence, and a greater number of retail opportunities
in Blount County.

Table 12
2001-2003 Blount County Annual Retail Sales ($000)
Item
Building Supplies
General Merchandise
Food Stores
Autos, Boats, Planes
Apparel
Furniture
Eating Places
Service Stations
Miscellaneous
Area Total

2001
114,853
185,695
203,639
530,949
10,827
24,100
104,773
19,711
148,918
1,345,466

% Change
2002 2001-2002
116,705
204,141
200,357
526,339
9,731
16,895
112,225
16,425
176,411
1,381,231

1.6%
9.9%
-1.6%
-0.9%
-10.1%
-29.9%
7.1%
-16.7%
18.5%
2.7%

% Change
2003 2002-2003
121,288
222,766
209,623
527,124
10,385
17,915
116,346
17,382
202,262
1,447,094

3.9%
9.1%
4.6%
0.1%
6.7%
6.0%
3.7%
5.8%
14.7%
4.8%

Source: East Tennessee Development District, Hunter Interests Inc.

F.

Industrial

The availability of industrial land is an important element in the economic and fiscal planning of
local units of government. Building on the economic base established by the Alcoa Plant, Blount
County has created conditions favorable to industrial growth through the development of six
industrial parks in the area (see Table 13). The Blount County Industrial Board has been
proactively involved in both national and overseas recruitment efforts, which has fostered a
favorable climate contributing substantial industrial growth in the past decade through 2002.
Indeed, Blount County has been the beneficiary of 36 new plants and/or expansions over that
period, for a total investment of approximately $817 million.

13

Table 13
Blount County Industrial Properties - Public
Park Name
Big Springs Park
Blount County Industrial Park
Partnership Park South
Partnership Park North
Springbrook Corporate Center
Stock Creek Development Centre
Total

Location

Ownership/
Management

Total
Acres

Avail.
Acres

# of
Tenants

Maryville
Maryville
Maryville
Alcoa
Alcoa
Rockford

BCIDB
BCIDB
BCIDB
BCIDB
City of Alcoa
BCIDB

273
304
210
226
105
357
1,475

143
0
190
226
12
30
601

5
31
2
0
13
12
63

Source: East Tennessee Developmet District, Hunter Interests Inc.

There are currently 28 separate industrial properties in Blount County comprising approximately
1,670 acres of available land. The properties range in size from approximately 230 acres down
to just under two acres, and are located on both finished and unfinished sites. The six industrial
parks listed in Table 13 are either owned by the Blount County Industrial Development Board
(BCIDB), a municipality, or partnerships between the BCIDB, the County, and one or more
municipalities. These parks contain approximately 1,470 acres in aggregate, accommodating 49
individual commercial tenants that employ an estimated 4,463 people. There are approximately
619 acres still available for development in these parks. Privately owned property accounts for
an additional 1,051 acres of available industrial land in the County.

G.

Office

Much of the information contained in the following analysis was obtained from a recent office
survey and study conducted by the firm Charles M. Smith & Associates, out of Knoxville,
Tennessee, and through the assistance of the Chamber of Commerce and members of the local
real estate community. Acknowledging the validity of this information and the professional
standing of the firms that provided it, we summarize those findings relevant to potential office
development in Blount County.
The office market in Blount County can be characterized as almost entirely demand driven, with
very little speculative construction, as evidenced by the large percentage of small buildings. The
County’s office inventory resides mainly in the urban areas of Alcoa and Maryville.
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In 2002, the City of Alcoa’s office inventory totaled 618,967 square feet in 58 buildings. Since
1980, 31 buildings totaling 446,110 square feet have been constructed, accounting for 72% of
inventory through 2002. Average annual office growth since 1980 equals approximately 20,278
square feet per year. Average annual office growth over the 10-year period through 2002 equals
approximately 32,091 square feet per year, which includes a 135,000-square-foot facility built in
1998, at 5000 Clayton Road. A new, 70,000-square-foot “East Tennessee Medical Group” office
is under development off of S. Hall Road in Alcoa, which is a consolidation of their existing
offices scattered about Maryville into a single facility.
Out of Maryville’s total inventory of 154 properties, 95, or 62%, are around 3,000 square feet or
less. Fifty-nine percent, or 435,698 square feet of Maryville’s total 2002 inventory of 736,514
square feet, has been constructed since 1980. Average annual office growth since 1980 equals
approximately 19,804 square feet per year. Average annual office growth over the 10-year
period through 2002 equals approximately 28,465 square feet per year. There was no new office
space constructed in 2002.
Much of Maryville’s office inventory is clustered in nodes, two of the most notable being the
downtown central business district (CBD) and the area around Blount Memorial Hospital. Most
of the office buildings constructed prior to 1960 are located in the CBD. An office corridor of
sorts exists along Route 321 through the City, with clusters at Morgantown Square and in the
vicinity of the Foothills Mall.
The expansion of employment in the health services industry has been one of the primary drivers
in Blount County’s office market over the past 20 years, and particularly the past decade. The
demand for other services from a steadily increasing population has contributed as well. Based
on projected absorption rates of approximately 7,000 to 8,000 square feet per year in Maryville
and 9,000 to 10,000 square feet of space in Alcoa, it is likely that office development will
continue to occur within existing commercial centers and corridors over the next 20 years.

H.

Tourism and Hospitality

Blount County’s most significant natural resource, the Great Smoky Mountains, is also the
primary generator of tourism and visitation to the County. The half-million-acre Great Smoky
Mountains National Park straddles the border between Tennessee and North Carolina, and
attracts over nine million visitors per year, a great many of whom stay in local hotels, eat in local
restaurants, and patronize other local businesses. Business and group activity also contribute to
Blount
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County’s tourism and hospitality economy, by virtue of the large cluster of hotels and restaurants
located near McGhee Tyson Airport, which serves the entire Knoxville metropolitan area and the
East Tennessee region.
In 2003, direct spending associated with travel and visitation in Blount County was
approximately $100 million, up 34% from four years ago. Fiscal revenues generated from
spending equaled approximately $1.9 million in local taxes collected, an increase of 27% over
the same time period. See Table 14.

Table 14
Blount County
Travel Generated Revenues
Local Sales
Local Tax

1999

2000

2001

2002

2003

$74,856,503
$1,507,199

$83,257,446
$1,668,550

$86,919,873
$1,693,708

$93,009,802
$1,820,939

$100,103,924
$1,916,059

Source: Tennessee Department of Tourist Development, Hunter Interests Inc.

Blount County possesses a total inventory of 26 hotel/motel properties consisting of 1,627
rooms, and is comprised of large and small hotels and motels, inns and guesthouses, and bed and
breakfast establishments. The lodging industry in Blount County can be divided into two main
groups that are differentiated by geography, demand drivers, and market segmentation. These are
the “airport cluster” and the “Smoky Mountain leisure cluster.” According to the Smoky
Mountains Convention and Visitors Bureau, both clusters contribute roughly the same amount of
hotel tax revenue per year.
The “airport cluster” is a group of 11, mostly national franchise operations located in the City of
Alcoa, near McGhee Tyson Airport. The cluster caters largely to the commercial and group
business segments. The Knoxville Airport Hilton, which is literally connected to the airport,
boasts the County’s only conference center. The conference center recently expanded, almost
doubling in size, and has the capacity to host 1,000 people for receptions and 650 for banquets or
in theater style. Table 15 is a list of lodging properties in Alcoa.
Also of note are the many cabins interspersed in the foothills of the Great Smokey Mountains, a
majority of which are rented at least part of the year. The cabins as well as rental trailers
contribute to the spending associated with travel as noted in Table 14.
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Table 15
Alcoa Lodging Properties
Property

Rooms

Days Inn Knoxville Airport
Family Inns of America Alcoa
Hilton Knoxville Airport
Comfort Suites Alcoa Airport
Hampton Inn Knoxville Airport
Fairfield Inn Alcoa
Executive Lodge
Mainstay Suites Knoxville Airport
Holiday Inn Express Alcoa
Jameson Inn Alcoa
Country Inn and Suites
Total

145
75
236
59
118
90
21
80
80
67
62
1,033

Source: Smith Travel Research, Hunter Interests Inc.

The concentration of franchised hotels in the airport cluster enables an examination of
performance trends over the past five years. The information contained in Table 16 uses data
from 8 of 11 properties in Alcoa, accounting for 875 0f the 1,033 rooms in the cluster. As the
data shows, room supply increased from 1999 to 2003 along with the average daily rate for hotel
rooms, while the occupancy levels continue to rise from their low in 2001. An important
indicator of lodging industry is the revenue per available room, or RevPAR. RevPAR for 2003
was the highest during the five-year subject period, indicating an increasingly healthy hospitality
market in Blount County. See Table 16.
Table 16
Alcoa Hotel Characteristics, 1998-2002
Selected Properties
Occupancy Rate
Room Supply
Room Demand
Demand Change
Average Daily Rate
Rate Change
RevPAR*
Revenues

1999
66.1%
281,068
182,488
1.6%
$64.84

2000
2001
2002
2003
68.1%
59.5%
64.9%
65.3%
286,570
294,920
294,920
294,920
190,252
171,227
187,193
195,159
2.3%
-12.5%
9.3%
4.3%
$65.95
$65.33
$66.35
$66.20
1.7%
-0.9%
1.6%
$42.10
$43.78
$37.93
$42.11
$44.83
$11,832,579 $12,547,129 $11,186,520 $12,420,405 $12,895,802

*Revenue per available room
Source: Smith Travel Research; Hunter Interests Inc.
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Blount County’s other significant lodging cluster is located in the foothills of the Smoky
Mountains, most notably in Townsend, one of the key gateways into the Great Smoky Mountains
National Park. Among the roughly nine million people who visit the park annually, an estimated
two million people visit Cade’s Cove alone, which is easily accessible from Townsend, and still
within Blount County. Consequently, lodging facilities in Townsend cater more to tourists and
leisure travelers, and many are independent, “mom and pop” type operations with fewer rooms,
but nonetheless offering such amenities as restaurants and swimming pools. The community of
Walland, located on Route 321 between Maryville and Townsend, is home to one of the region’s
renowned bed and breakfasts, the Blackberry Farm.
Eleven lodging properties comprise Blount County’s tourism and leisure segment, accounting for
a total of 500 rooms. Table 17 is a listing of lodging properties in Townsend and Walland.

Table 17
Townsend Lodging Properties
Property

Rooms

Tally Ho Inn
Best Western Valley View Lodge
Comfort Inn Townsend
Highland Manor Inn
Family Inns of America Townsend
Big Valley Motel
Laurel Valley Cabins
Docks Motel
Riverstone Lodge
Headricks River Breeze Hotel
Blackberry Farm (Walland)
Total

48
138
53
50
39
19
43
25
16
23
46
500

Source: Smith Travel Research, Hunter Interests Inc.

Continued growth in the population and economy of the Mid-Atlantic and Sunbelt states will
result in higher numbers of leisure and business travelers to the Knoxville/Smoky Mountains
region. This will, in turn, increase demand for lodging and hospitality facilities, particularly in
the Townsend area.

18

II. Conclusion
The external dynamics that drive population and household growth, such as a stable economy,
quality of life, natural amenities, access to transportation, etc., are in place, and not likely to
change in Blount County in the foreseeable future. The County will experience continued
development pressure within all of the aforementioned market sectors to accommodate demands
for housing, employment, and services. Where future development occurs will be largely
determined by the availability of public facilities, access and transportation issues, and the
regulatory environment in Blount County.
Development pressure will continue to be exerted on agricultural lands, as the economic
benefits of selling farmland far surpass those of remaining in farming. Unless fundamental shifts
occur in the basic conventions of farming that make it a more profitable enterprise, the number
of farms and land in farms will continue to decline, as landowners find it more lucrative to cash
in on their accumulated equity.

Residential demand is expected to remain strong and will be accommodated primarily by
single-family homes, if current trends continue. Although much of this development will be
confined to the proposed urban growth boundaries in the near term, an increasing amount will
occur outside as well, by virtue of lower land values. Low vacancy rates in the multifamily
sector point to a persistent demand, which could most likely accommodate near-term additions to
inventory.
The retail sector will grow with population, but will most likely be in the form of
neighborhood/community-serving enterprises as the regional centers and “big box” stores are
expected to fulfill future demand for the next 15 to 20 years. Auto-oriented and transient-serving
retail will be drawn to major crossroads and commuter corridors.
New industrial business can be accommodated in the County’s industrial parks, but there is
little to preclude locating outside of an industrial park, if that were desired. Business
development efforts are geared towards steering industrial enterprises into parks, however, where
there is adequate infrastructure to serve industrial uses.
The office market is projected to absorb 16,000 to 18,000 square feet of inventory annually over
the next 10 to 15 years. Although this could be accommodated within the urban growth
boundaries, new clusters located at major crossroads could develop over time.
The growth potential for the tourism and hospitality market remains strong, as the Smoky
Mountains National Park becomes increasingly popular and the regional population increases.
The net economic benefits to the County from this sector are high due to the spending that is
generated in the local economy without the burden on public services.
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Blount County Technical Memorandum #4
To:

Bounty County, Tennessee

From:

Hunter Interests Inc.

Subject:

Blount County Citizen Input

Date:
July 9, 2004
__________________________________________________________________

I. Introduction
This Technical Memorandum conveys community input received by the Hunter Interests team
during a public forum held in Blount County on June 29, 2004. Input is presented essentially in
a verbatim format, and the content and context will be assimilated into the Blount County
Growth Strategy development process.

II. Blount County Citizen Input
•

Focus on drawing people to the region/to downtown? Possible hotel/ performing arts
center.

•

Density/growth projections dictate mass transit? Maryville growth @ 1%.

•

Development of green space/parks ⎯ actual land identified for specific parks.

•

Market analysis: Definition? Top down/up, is one in progress?

•

Biggest problem in County is uncontrolled growth. What good is a plan if it is ignored?

•

Concentrate growth in areas with existing infrastructure.

•

Fiscal County strategies to deal with budget issues.

•

Southern loop alternative may help preserve rural character of the County. Policy must
target this area in specific, realistic terms.

•

Should one action area be specifically targeted to population growth?

•

Should the action plan be “no-growth” versus population growth?

•

What are the measurements of growth?
Tax base
Commercial, industrial development (jobs)
Wages, salaries
Sales tax

•

Practical ways to encourage conservation? Positive strategies for landowners to
protect/preserve land?
PDR programs, foothills land conservatory, development.

•

Look at what’s appropriate for the land ⎯ look at protecting resources for the long term.

•

Look at the Little River ⎯ protections and green space to protect this resource.

•

What input will you get from Alcoa and surrounding towns since you are hired by Blount
County and the City of Maryville?

•

Hunter Interests is here because of the concern about projected growth. Economic
growth helps to balance the influx of population growth. Recommendations are meant to
bring back balance.

•

Tension in the County between people who believe the land is their own to do with what
they will, while others believe all live in the County. Can government policy help bring
these two together? Can there be a public process to work out these issues?
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•

Projected growth rate of Bounty County?
approaching year 25.

•

The growth plan for the planning commission is in place, give the tools needed to control
growth? Planning commission doesn’t seem to be interested in controlling growth.

•

Some road widenings will destroy homeowners’ front yards (Ridge Road). This is one of
the most densely populated areas in the County and the road plans should be revised.

•

That can be an overall development plan, but fiscal issues will influence the final
development outcomes.

•

Changes to roads include a public process so a proposed plan must be open to public
review so that homeowners have a say in what happens to their land. The challenge is to
find consensus on overall growth plans, implementation strategies and final products.

•

If population growth does not increase, taxes do not go up, so what is the break-even
level of new growth vs. increasing taxes?

•

*Lets put the burden of the cost of new development on the newcomers, not the existing
landowners.

•

Will the loop road happen regardless of alternative plans if the government/county/city
wants it to be built?

•

In deliverables: will you look at recent studies to look at what has not worked in the
past?

•

From 1992 to 2002, population increased 23%. In 10 years, 25,000 new residents will
move to Blount County. If it is true that population growth is too high, the challenge is to
make it positive/smart growth.

•

What is the age population of the next decade? Somewhat aging population.

•

Are biologists/scientists being consulted about our sensitive areas? Would it be included
in the growth plan?

•

Is I−40 an interstate highway? So will they pay most of the cost of the loop? Will
Blount County have to pay for alternate road plans?
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2% estimate with declining growth

•

The transportation plan should be done now before houses get in the way.

•

What type of jobs are you recommending for economic development? R and D, tech.,
‘clean’ techs. industry. Diversity workforce to bring the high end paying jobs.

•

Lets look at an array of transportation alternatives. Consider the effect on communities.
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Blount County Technical Memorandum #5
To:

Blount County, TN

From:

Hunter Interests Inc. and The Growth Management Institute

Subject:

Evaluation of Subdivision Regulations and Procedures

Date:

July 16, 2004

I.

Introduction

This Technical Memorandum evaluates the provisions and procedures of the Blount County
subdivision regulations currently administered by the Blount County Regional Planning
Commission. The regulations were initially adopted in 1978 and substantially amended in 1985.
Every two or three years since 1985 a number of additional amendments, consisting of clarifying
language and additional sections, have been approved. In response to the Policies Plan
recommendation for review and revision of the County’s subdivision regulations, the planning
staff began a comprehensive revision, mostly to assemble changes within a single document,
about three years ago. Various events have postponed finalization of a revised document.

II.

Significance of the County Subdivision Regulations

Blount County’s subdivision regulations play a prominent role as a growth management tool to
implement the County’s policies plan. The County’s zoning ordinance, adopted just four years
ago, provides for only three zoning districts and establishes relatively low densities for
development. Few other regulatory tools exist to guide development. Thus the controls that
subdivision regulations establish over such development factors as lot size, road widths and
construction, drainage, and consideration of impacts on public facilities such as schools, are
significant in implementing County growth policies.

The application of Blount County’s subdivision regulations is guided by the County’s land use
plan and its zoning ordinance. Introductory statements in the regulations declare that the
Planning Commission’s policy is to consider subdivision approvals under the regulations as
subject to the “most recent adopted
land use plan of the County” and according to “all applicable rules and regulations of the Zoning
Resolution.” A third policy provides that land to be subdivided must be capable of being
developed “safely without danger to health or peril from flood, fire, lack of water supply or other
menace….” In addition, land cannot be subdivided until public facilities and improvements exist,
listed as drainage, water, sewerage, schools, parks, recreation facilities, transportation facilities,
and other capital improvements.
The subdivision regulations are applicable outside the planning regions established by the urban
growth boundaries of Alcoa and Maryville. Other small towns in the County do not have
planning regions and therefore do not exercise authority for subdivision regulation outside their
city limits; instead, the County’s subdivision regulations pertain to the growth areas of these
towns as well as parts of the County outside the planning regions of Alcoa and Maryville.

III. Major Elements of the Subdivision Regulations
Subdivision regulations are intended to prescribe standards for the design of building lots and
provision of public or common improvements necessary to support development, including water
supply, wastewater collection and disposal, stormwater drainage, and roads. Regulations also
provide for protection of flood-prone areas and water quality.
Following the initial statements of authority, jurisdiction, and definitions, the major sections of
the County’s subdivision regulations include:
•
•
•
•
•
•
•

Assurances for completion and maintenance of improvements (Sec. 3)
Application procedure and approval process for different classes of subdivisions (Sec. 4)
Specifications for preliminary and final plat documents to be submitted (Sec. 5)
Requirements and standards for improvements, reservations, and design of roads and lots
(Sec. 6)
Provisions for developing improvements prior to final plat approval (Sec. 7)
Procedure and standards for road construction (Sec. 8)
Provisions for hillside developments (Sec. 9)
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In addition, several separate amendments have been adopted, including:
•
•
•
•
•
•
•
•
•
•
•
•

Amendment to replace Appendix 1, standards for hillside subdivisions (now inserted in
the regulations document)
Amendment of requirements for drainage plans and detention facilities;
Amendment to replace provisions for water hazard areas
Amendment to replace requirements for setback lines from streets
Appendix II to provide standards for campground subdivisions
Appendix III to provide standards for mobile home subdivisions
Appendix IV to provide standards for planned unit developments
Appendix V to provide certification forms for preliminary and final approval
Appendix VI to provide the application form for preliminary subdivision approval
Appendix VII to provide “notations” for subdivisions within the airport hazard area or
with no water utility available to the site
Appendix VIII to provide standards for condominium projects
Amendments to alter the definitions section

The list of changes in the regulations, plus other changes made and inserted within the document,
illustrates the intent of County staff and the Planning Commission to respond to concerns as they
are encountered in the subdivision approval process. A revised document has been prepared by
County staff to incorporate all amendments and reorganize the order of some sections. However,
formal approval of the document has been on hold due to identification of new issues to be
resolved, replacements of some planning commissioners, and court decisions on matters relating
to subdivision requirements.

IV. The Changing Nature of Subdivision Regulations
Blount County’s current subdivision regulations represent an intensive effort over many years to
put in place regulations that meet the needs of the County. They are based on standards and
provisions adopted by other similar areas and on recommended subjects and language provided
by planning literature on the subject. Appropriately, the regulations have been continually
evaluated and revised as the County has gained experience in examining subdivision designs and
proposed improvements⎯a valuable learning experience “on the job,” as it were.
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Over recent decades, urban planners and subdivision designers across the nation also have
learned new approaches and techniques. They have been responding to concerns about upgrading
standards and functions of subdivision infrastructure, about designing attractive residential and
commercial areas, and about conserving natural and environmental qualities of landscape and
hydrologic systems. They have proposed innovative approaches such as conservation
subdivisions, cluster development, and traditional neighborhood designs, that are widely utilized
to decrease traffic congestion, improve quality-of-life factors, and reduce impacts on land and
water resources. Most approaches utilize flexible standards and review procedures so that project
designs can reflect site and market conditions.
Use of these innovative approaches in Blount County currently is constrained by the lack of
public sewer service in most areas of the County. Some sewer lines have been extended from
existing city systems to serve school sites and one or two “community” septic systems have been
approved to serve clustered subdivisions. But future applications of innovative designs utilizing
urban development densities will be hampered or prohibited by the County’s stated intention to
not be a provider of public sewer service. This issue becomes a major question to be resolved in
implementation of the Blount County Growth Strategy.
In addition, local jurisdictions throughout the nation are increasingly taking a more proactive
approach to guiding growth and development. One often-heard phrase is “development is too
important to leave to developers.” Communities have learned that they can thrive or fail
according to the quality of development they promote⎯that well-designed and well-located
development can enrich not only the landowner and new residents but also the community as a
whole. For this reason, cities, towns, and counties are seeking ways to encourage subdivision
plans and developments that incorporate high-quality design and improvements that add longterm value to the project and to the community.
Most communities also are concerned with the fiscal consequences of new growth and
development. Residents (voters) are increasingly reluctant to pay for expanding public
improvements to support new development. Instead, communities are requiring developers to
shoulder some of these costs⎯not just the basic streets, water, and sewer facilities but other
improvements such as parks, recreation areas, and other types of open space. Not only do these
improvements enhance the value of the project, but they help to conserve natural assets such as
water quality.
These factors are changing the character of subdivision regulations as they are commonly
adopted and administered. The evaluation below suggests some directions for adapting County
regulations to meet the realities of current trends in guiding the development process.
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V.

Evaluation of the Subdivision Regulations

Organization of the Text: First, a general comment. Subdivision regulations by their very
nature are complicated. They contain many provisions relating to standards (such as building
setbacks and road grading) and procedures (such as mapping requirements and the sequence of
decision making by public officials). Professional engineers and planners find them difficult to
master in their totality and the general public is frequently more confused by, than conscious of,
their detailed requirements. Thus every effort should be made to simplify at least the
organization, if not the language, of the regulations.
The proposed revision of the regulations moves in the right direction to meet this goal. It
consolidates amendments within the previous text and rearranges sections to put important
sections first and similar provisions together. It adds page numbers and a table of contents to
make it easier to navigate the text. Still, more could be done. As an example, Section 2 (of the
proposed revision) defines the classes of subdivisions (major, minor, one-lot), then defines
divisions of land that do and do not qualify as subdivisions, then in Section 4 the three classes of
subdivisions are defined again to introduce the separate procedures for each type. This repetition
increases the wordiness of the document and can induce reader confusion. A similar problem
arises in the three-step procedure (informal consultation, preliminary plat, final plat) where in
Section 4 the three steps are introduced, then repeated with explanatory information, then
additional preliminary plat and pre-construction conferences are described in a later section. A
fresh edit of the whole text would help to reduce such repetition and make sure that the most
important information comes first.
Otherwise, our evaluation of the content of the regulations identified some areas where
improvements might make the regulations beneficial in meeting current and future needs for
guiding development.

The Issue of Desirable Standards: The opening section of the regulations includes a passage as
follows:
“… [L]and shall not be subdivided until available public facilities and
improvements exist and proper provision has been made for drainage,
water, sewerage, and capital improvements such as schools, parks,
recreation facilities, transportation facilities, and [other] improvements.”
In addition, one of the stated purposes of the regulations in Section 1.04 is “to ensure that public
facilities are available and will have a sufficient capacity to serve the proposed subdivision.”
The requirement is backed up in later sections by detailed provisions and standards for roads and
water, sewer, and drainage facilities. (The planning staff has thoroughly researched road
standards to guide Commission decisions about road requirements.) In addition, Section 6.5
provides
for
developers
to
set
aside
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up to 10 percent of the gross area of the tract for schools, neighborhood parks, recreation areas,
and access to water frontage as identified in a Planning Commission plan, and additional land for
utility, pedestrian, and drainage easements.
Requirements for ensuring that public facilities to be used by future project residents are
adequate to support the planned development are quite common in today’s subdivision
regulations. They are intended to alleviate impacts on existing
facility capacities and provide improvements beneficial for new residents and tenants of the
development.
The County’s current standards for facilities impacted by new development are not up to par
with those of many other growing communities. The Planning Commission generally is not
applying provisions regarding the adequacy of schools, parks, and recreation facilities as a
condition of approval for proposed subdivisions. According to John Lamb’s memo of March 18,
2004 on off-site road standards, the Commission has insisted on upgrading proposed road widths
in a number of subdivisions considered since 1996. However, required widths have not been
based on traffic projections or a County long-range plan for future road needs. (The standard
used by County administrators for County roads serving large subdivisions requires an 18-foot
paved width.) The bottom line is that current subdivision approvals are undoubtedly creating
needs for planning and funding future public improvements, an unwelcome burden for current
and future residents.
A central problem is adoption of appropriate standards for development-related facilities. Steven
Wise, a land use attorney, advised the Planning Commission in a recent training session that such
provisions cannot be legally imposed without specific standards by which to measure the
adequacy of the proposed facilities. As of this date, standards for these facilities have not been
created by the Commission.
•

School overcrowding is an issue in the County and the Commission has taken an
important step in considering impacts of proposed subdivisions on school capacities. The
Board of Education has prepared a rating system to indicate currently overcrowded
schools. The Commission is considering how to use this information in considering
approval of proposed subdivisions.

•

The regulations include very detailed standards for road design and construction,
especially within the development. However, current requirements for off-site road
improvements are minimal at best, so it is likely that developments will be generating
traffic that some narrow County roads will be unable to handle. The Commission needs
to consider upgrading road improvement requirements to avoid adding to future traffic
congestion and public costs to improve roads.
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•

Developers have not been required to dedicate land for parks and recreation facilities to
serve future residents of their projects. The Commission has not adopted the plan
necessary for the Commission to request such dedications and in any case the provision is
optional rather than a requirement. The Commission should consider establishing and
applying standards and requirements for dedicating sites and improvements for parks and
recreation facilities that are more specific than the 10-percent rule specified in the
regulations, which in any case is optional rather than required. The plan currently being
prepared for the Parks and Recreation Commission may establish standards that the
Planning Commission could adopt to guide requirements for subdivision approval. (In
addition, it should be noted that neither the Commission nor the County has established a
source of funding for purchasing open space prior to subdivision development.)

•

Inadequate standards may also raise issues in conserving valuable natural assets,
including stream valleys subject to erosion, tree conservation and replacement, and
protection of wetlands and wildlife areas. Streams are now protected only by a
prohibition of septic systems closer than 25 feet to stream banks. The Water Quality Plan
adopted in 2003 contained many recommendations for further planning, some of which
are being pursued, but specific actions are still needed. The proposed Mountain Areas
plan, incorporating a worthwhile set of conservation recommendations, was roundly
rejected by anti-zoning groups. The June 2003 “Report on Progress” for implementing
the Policies Plan reports that no progress has been made in formulating design guidelines
for preservation of open space and natural features, which could form the basis for
subdivision requirements in this area.

•

We understand that the impact assessment required in Section 5.01, to be drafted by the
developer and/or planning staff, is proving unworkable. Some of the data is difficult to
quantify and some must be obtained from agencies (such as the school board) which have
been slow to respond. Yet many of the listed items of information provide significant
data (such as traffic generation) by which other communities judge the desirability of
proposed subdivisions. It appears that the assessment should be overhauled to require an
impact assessment that provides meaningful data.

7

Improving Opportunities for Innovative Subdivisions:
As indicated in Section IV above, subdivision designers have introduced several new approaches
to subdivision development, including clustered development, conservation subdivisions, and
traditional neighborhood development. All contribute substantially to so-called sustainable and
smart-growth principles of development and all call for designing development in compact
arrangements that save natural features of the landscape and hydrologic systems.
Blount County’s regulations ostensibly allow clustering, conservation of natural features, and
flexible application of standards in subdivision design. However, these somewhat higher-density
forms of development are only feasible for areas served by sewer or community septic systems
rather than individual septic systems, which require a minimum of 23,000 square-foot and often
larger lot sizes. Lacking sewer systems, the County is virtually locked into what is generally
considered to be a low-density development pattern, which has several downsides:
•

Spreading development over large areas of the County, in the process replacing much of
the open space and natural areas that local residents have identified as an important
quality-of-life asset

•

Installing large areas of septic systems that, over time and with haphazard management
of individual systems, further endangers surface and underground water quality

•

Constructing networks of minimum-capacity roads and installations of other facilities
that will inevitably require costly upgrades as development continues in future years

Without County sewer service, the alternative to such extensive low-density development is to
require a substantial share of new development to locate in city growth areas where municipal
sewer services can be extended. To be effective, such a policy must be accompanied by County
actions to limit development outside growth areas through a variety of regulatory initiatives.
Thus the County’s subdivision regulations, coupled with its sewer service policy, will play a
significant role in determining the County’s future form of development: one based on
promoting innovative forms of development in areas served by sewer or one that promotes
extensive low-density development throughout the County.
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Other Considerations for Regulatory Improvement:
The County’s apparent preference for maintenance of common areas and facilities by
myriad property owners’ associations raises an issue about how dozens of relatively small
associations can manage such areas and facilities adequately over the long term.
Management failures in such circumstances could lead to future public problems. Either
County assumption of maintenance responsibilities or a collaborative private
management agreement for maintenance would be more likely to achieve adequate
standards of maintenance on an ongoing basis.
•

We are told that significant numbers of lots⎯ perhaps as many as one-quarter to onethird of the annual total⎯are being created through minor subdivisions and lot splitting.
That type of incremental growth occurring without contributions to public improvements
can prove troublesome in the future as accumulated service needs impact County
facilities, especially in rural areas where public improvements may be difficult and costly
to provide.

•

No standards are provided for landscaping parking areas in commercial and industrial
developments or buffering them from adjoining residential development, such as
requirements for planting strips and setbacks. (Such requirements are often contained in
subdivision regulations rather than zoning ordinances.)

•

Street construction standards do not provide for sidewalks or associated pedestrian
pathways for any roads, which mitigates against walking or biking as a travel option.

•

A minor point: the definition of “mobile home” might be considered more properly as a
“manufactured home.”

•

An updated list of references would be useful for Planning Commission. Many
publications newer than 1977 provide insights and ideas for contemporary approaches to
subdivision regulation.

.
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VI.

Conclusion

The County has worked hard to put in place workable subdivision regulations that serve County
objectives to create desirable living and working areas and at the same time conserve open space
and natural qualities. Through experience, it has upgraded and refined the regulations to provide
for needed improvements and flexible design options. Now, in considering future changes in
subdivision regulations, the County is faced with a growth strategy choice that can affect the
form of development for years to come. The choice of strategy will dictate the evolution of the
current subdivision regulations to focus primarily on either creating largely rural, low-density
subdivision designs or developing a higher proportion of more compact designs that preserve
rural and natural open spaces

Primary Ordinances, Reports and Plans Consulted for This Evaluation
Blount County Subdivision Regulations and Current Amendments
Proposed Revision of County Subdivision Regulations
Blount County Water Quality Plan
Blount County Policies Plan
“Off-site Road Standards as Criteria Precedent to Platting,” Memorandum to
Planning Commission from John Lamb, March 18, 2004.
“School Capacity Standards as Criteria Precedent to Platting,” Memorandum to
Planning Commission from John Lamb, April 7, 2004.
Blount County Flood Plain Zoning Resolution
Resolution on Overcapacity Conditions of the Blount County Schools
”Report on Progress, July 1999 to June 2003,” Blount County
Implementation Agenda.
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Policies

Plan

Blount County Technical Memorandum #6
To:

Blount County, Tennessee

From:

Hunter Interests Inc. and The Growth Management Institute

Subject:

Preliminary Recommendations

Date:

July 16, 2004

The growth strategy for Blount County builds on five “Guiding Policies” recommended in the
Blount County Policies Plan adopted in June, 1999 by the Blount County Regional Planning
Commission. The plan listed as the primary policy agenda for guiding the County’s growth and
development the following overall policies:
1. The rural, small town and natural character of the County should be preserved.
2. Land use and development should be managed and regulated in order to preserve the quality
of our growing County.
3. The guiding policy in any government actions in relation to the use and development of land
should be to limit regulations to specific public health, safety and welfare objectives balanced
with responsible freedom in the use of land.
4. County roads should be improved and maintained to a level consistent with present
development and expected future development.
5. Growth and development should be appropriately matched with provision of adequate
infrastructure such as utilities, roads and schools.

The Policies Plan elaborated on each of the guiding policies with “objective policies” that further
described the meaning of each principle.

Implementing the Policies: The Guiding Policies provide a strong foundation for a growth
strategy formulated to shape the form and character of future County development. This strategic
plan focuses on recommending a series of key actions for implementing the guiding policies. The
proposed implementation actions are based on reviews of previous plans and reports prepared by
County staff and other agencies, as well as ideas gleaned from dozens of interviews with local
officials and citizens, from discussions with the County Commission and Planning Commission,
and from several public forums and charrettes conducted by Hunter Interests, Inc.
The recommendations presented and discussed in the following sections are organized according
to each guiding policy. For each, the objectives spelled out in the Policies Plan are outlined,
opportunities and issues that will affect future implementation are identified, and recommended
actions are described. The rationale, potential phasing, and related actions are discussed.

1. Preserving the County’s rural, small town, and natural character:
According to the Policies Plan, this policy calls for:
•

conserving trees and natural vegetation, open space, and natural features

•

protecting farmland, the scenic environment, and the water quality of lakes, rivers and
streams

•

fitting new development, including commercial development in Townsend and
Tuckaleechee Cove, into the County’s rural and small town character.

Citizen input during the policy planning process and opinion surveys of County residents rate
these objectives highly as an essential part of the quality of life they enjoy. However, to achieve
these goals will require new and strongly proactive efforts by the County, including some or all
of the following initiatives:

a. Curb low-density development now spreading into farmland
and scenic areas
The County cannot continue to encourage very low-density development throughout the
jurisdiction without losing much of its heritage of farmland and scenic areas. One-acre to fiveacre and even larger lots consume land at a rapid pace. Agricultural and scenic areas make prime
building sites. Concerted efforts to preserve substantial amounts of open space from
development should utilize a broad-based approach using several techniques such as the
following:
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•

Zone designated lands as reserves for future development, by establishing densities such as
20-acre minimum lot sizes that will discourage building, and compensating landowners with
tax abatements to be repaid upon later sale⎯the agricultural district technique used in many
states. (The use of transferable development rights to compensate landowners for
downzoning is probably too complex to apply in Blount County at this time.

•

Adopt a County program to purchase development rights in high-priority scenic areas,
funded by public bonds underwritten by a small County-wide increase in property or sales
taxes. Use federal and state programs if available and conservancy programs to supplement
such a program. Take advantage of but do not depend on donations and other voluntary
efforts which can assist but not carry the whole effort.

•

Prepare an open space plan to supplement the upcoming plan of the Parks and Recreation
Facilities Commission that designates significant farmland, scenic, and other natural areas
desirable to conserve, including opportunities for extending greenways. Identify lands best
acquired through purchase of development rights and other lands in developing areas where
subdivision developers would be required to dedicate open space.

•

Adopt a plan and implementation program (similar to one previously proposed) for
preserving land and preventing harmful effects of development in the environmentally
sensitive lands of the mountain area.

•

Establish open space standards in subdivision regulations and require developer dedication of
parks, recreation areas, and natural areas such as stream valleys; also, provide incentives for
conservation in subdivisions of other types of open spaces, including farmlands, forests, and
wetlands.

•

Adopt an impact fee for open space preservation to apply in subdivisions where dedicated
acreage would be too small for efficient management, to be used to assist in purchase of
nearby, off-site open space.

b. Promote compact development in sewered growth areas around
existing cities and towns and in designated growth areas within the
County.
To relieve pressures for development in rural areas, the County can take steps to increase the
share of future growth taking place within sewered areas, especially in already designated growth
areas. This would place the County in a collaborative rather than competitive position with its
municipalities in managing growth.
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•

Establish intergovernmental agreements to promote compact development in city and
town growth areas to reduce development pressures on rural lands elsewhere in the
County. Such agreements could tailor County zoning to achieve such a goal and promote
collaborative arrangements for funding sewer extensions.

•

Consider designation of “villages” or “hamlets” in rural areas that would cluster
development in densities suitable for community sewer service.

•

Prepare a County-wide evaluation of long-range sewerage needs based on projected
densities of development in various areas, and adopt a policy plan to guide decisions
concerning the location and funding of future sewerage improvements.

c. Improve management of stormwater runoff and surface and
subsurface water quality.
Although the County’s subdivision regulations currently mandate requirements for managing
stormwater runoff and protection of lakes and streams, and significant studies have been
prepared to assess water quality issues, more could be done to understand and support rather than
interfere with hydrologic systems of water and stormwater flow.
•

Amend subdivision regulations to require retention of natural cover in wetlands and along
streams, retrofit ground cover in degraded areas, and minimize disturbance and
compaction during construction.

•

Work with developers to identify and protect wellhead and aquifer recharge areas in
proposed subdivisions.

•

Promote innovative techniques for retaining stormwater and improving groundwater
recharge in higher-density developments, such as use of constructed wetlands, permeable
pavements, design reductions in impervious surfaces, and tree wells.

•

Review and upgrade standards for septic fields as appropriate and pursue enforcement of
best practices in managing them.

•

Continue working with various local, state, and federal agencies to identify and eliminate
sources of water pollution, especially in the Little River (the principal supplier of water
for the County).

•

In drainage basins most threatened by mismanaged stormwater flows, assess problems
and formulate retrofit drainage plans.
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d. Adopt design standards to guide development in heritage areas such
as Townsend and Tuckaleechee Cove.
These areas are considered significant contributors to the quality of the living environment in
Blount County. The experience of rampant and unattractive commercial development in Pigeon
Forge teaches that public guidance is necessary to protect the special character of such areas.
Heritage areas can be protected and enhanced by formulating and adopting recommended
guidelines for
the design, appearance, and relationships of buildings, parking areas, signs, pedestrian paths,
landscaping, and other aspects of the visual and functional environment.

2. Managing and regulating land use and development to preserve the quality of the
growing County:
The Policies Plan spells out the following objectives for this policy:
•

formulating and adopting zoning and other land development regulations

•

regulating development on mountains and ridge tops to protect sensitive slopes and views

•

regulating development in flood plains to allow opportunities for residents to purchase
flood insurance

•

improving management of junk on private property

•

regulations to ensure the safety and quality of buildings

•

reducing negative impacts of billboards, signs, towers, and other structures

The County has already adopted several types of regulations to advance toward these objectives,
including a rather rudimentary zoning ordinance, detailed subdivision regulations with special
attention to hillside development, and a flood-plain ordinance. In several respects, however,
existing and future County growth calls for additional regulations to ensure the quality of
development that will retain its desirable living and working environment. In addition to the
zoning for conservation of farmland and scenic areas recommended in the previous section, the
following actions are timely:

a. Complete the updating of the comprehensive plan to guide future
County growth as the framework for regulating land use and
development.
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The Policies Plan takes a significant step toward updating the 1976 land use plan. However, the
Policies Plan recognizes that its general proposals require more detailed statements to specify
desirable land use patterns and qualities and to lay out the related public facility systems
necessary to support growth. These statements will provide a policy framework for guiding
decisions on regulating development. Comprehensive plans typically incorporate the following
types of proposals and supporting information:
•

Existing and future land use patterns, indicating what, where, and when various types of
residential, commercial, and industrial development would desirably take place, based on
consideration of existing public facilities, market trends, natural assets, and other factors

•

The state and County road network required to interconnect development within the
County and connect the County to the rest of the region

•

The system of parks, recreation facilities, natural areas, and other open spaces proposed
to be conserved and protected from development

•

Other facility systems, such as schools, libraries, and fire stations, that will be needed to
serve County growth

•

Many of the “secondary” policies spelled out in the Policies Plan would be appropriate to
incorporate and expand upon in the new plan

b. Reconsider current zoning for commercial development along major
highways.
Zoning that promotes strip commercial development along highways is often based on the
following reasons: (1) that it is a traditional means for attracting tax-generating businesses; (2)
that other communities already have generated substantial development along highways; and (3)
no other development finds highway locations desirable. These reasons ignore the downsides of
highway strip development, including impacts on highway safety and travel congestion, the
unsightly conditions of scattered strip development, and inefficient use of key sites for resident
services, all of which combine to devalue rather than add value to the future development in the
County. Widely known design practices that can avoid these negative effects are available, such
as:
•

Concentrate zoning for highway-oriented commercial development at key intersections.

•

Prepare access management plans to limit access for most of a highway’s frontage to reduce
turning
movements
and
provide
intersections
with
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streets and frontage roads rather than allowing access directly to bordering development.
•

Prepare and execute a planting plan for trees and shrubs along the highway right-of-way to
screen bordering development.

c.

Adopt zoning and subdivision provisions to promote mixed-use
development and innovative subdivision designs such as clustering,
conservation subdivisions, traditional neighborhoods, and traditional
town centers.

Many communities are interested in promoting innovative forms of development that promise to
provide high-quality living environments while preserving open space and improving travel
options. Although the County allows mixed uses in planned unit developments, the concept can
be promoted through other types of zoning and subdivision regulations as well, as suggested
below.
•

Cluster and conservation subdivisions are allowed under the County subdivision
regulations but are feasible only with sewer service. Recommendations in the first
section suggest approaches to promoting such types of development in Blount County.

•

Mixed-use development can be encouraged through mixed-use zoning, which can be
written to be either as-of-right or as conditional or overlay zoning subject to special
reviews. Allowing a mix of uses increases the convenience of satisfying several errands
or business visits within a small area, often by foot rather than by car.

•

Traditional town centers have been built in many communities. They offer a mix of uses
attractively designed along traditional shopping blocks rather than in a center surrounded
by shopping. Many include residential uses as well. Such town centers have proven to be
a tested competitor with standard shopping centers and strips, and provide a special
“landmark” identity for the area. Zoning and subdivision regulations, especially with
design guidelines, can promote such developments.

d. Adopt regulations to protect sensitive and scenic areas.
Recommendations for implementing the first Guiding Policy pertain to this objective.
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e. Adopt building codes.
Most counties as populous as Blount County have adopted a building code. Building codes are
essential tools for assuring safe building construction and provision of electrical, plumbing,
heating and ventilation, and other systems. Several national model codes for all of these aspects
of building construction are available; states also provide model codes. They are tedious to
review and adapt to local conditions but absolutely essential to the well-being of residents and
tenants of buildings constructed in future development. We are informed that the County has
formed an advisory committee to consider and make recommendations on this matter. The
County should move forward to adopt a building code as soon as possible.

f. Regulate signs and communication towers.
To establish the quality-of-life atmosphere that will maintain community and property values
over the long term, sign and tower regulations are a must to avoid trashing up the visual
environment.
•

Regulations of signs and billboards are standard elements in zoning regulations, although the
sign and billboard industries are adamantly opposed to any regulation and many businesses
are leery of restrictions on sign sizes and gimmicks such as flashing lights. Nevertheless,
most people appreciate the reduction in visual clutter that restrictions achieve.

•

Regulations of towers to blend them into surroundings or reduce their number by combining
locations help to retain scenic values in the landscape. Increasingly, restrictions on tower
locations and heights have become standards provisions in zoning ordinances.

3. Government regulations on the use and development of land should be limited to those
intended to achieve specific public health, safety and welfare objectives. This criterion and
the stated objectives spell out the normal police powers given by states to local governments for
planning and regulating development. They also conform to the usual criterion for avoiding
“taking” issues under the U.S. Constitution. Therefore this statement allows use of the planning
and regulatory approaches that most communities employ. Some techniques for guarding against
undue impacts of public regulatory actions on property values include the following:
•

An explicit requirement for any regulation to evidence a clear relationship to health,
safety, and welfare objectives.

•

Establish a process for reviewing grievances and providing relief⎯ through, for example,
variances
or
waivers
–
for
property
owners
whose
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•

Land value is significantly affected by County land use regulations.

•

Provide relief for non-conforming uses or structures that are destroyed or discontinued
for a reasonable maximum time, including commercial, industrial and agricultural uses
and structures for which state exemptions apply.

•

Provide a training program for public officials concerning the meaning of the “health,
safety, public welfare” clause, focusing on the need to balance private property rights
with the community benefits of regulations to manage growth and development.

4. County roads should be improved and maintained to serve current and expected future
development. The objectives stated for this principle establish a basic expectation that County
roads serving substantial development and with substantial traffic will have pavement at least 18
feet wide and that greater widths should be planned for arterial and collector roads as necessary
to accommodate existing and projected traffic. Currently the County requests subdividers to
provide 18 feet of paved road width as a condition for high or moderate density development,
unless the right-of-way is not obtainable. A pavement width of 16 feet is allowed for lowerdensity development.
In preparation for continued development that will generate increased traffic loads on state and
County roads, the County should consider the following approaches:

a. Prepare for future increases in traffic demands as the County grows.
The County needs to anticipate growth by providing now for future road needs before right-ofway options are foreclosed by development. Recommended approaches include:
•

Collaborate with Maryville to fund and build arterial road segments that will create a
connected system of major roads to serve developed and developing areas. Work with
Alcoa and other towns to identify similar types of improvements that will improve traffic
flows without the major expenditures needed for new highways.

•

Review and update as necessary the roads study conducted about three years ago,
particularly focusing on long-term traffic projections that may call for major
improvements of arterial and collector roads. The County should prepare for constructing
a functional network of such roads to connect the many low-density subdivisions now
being developed to the state highway system.
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•

Upgrade subdivision road standards. Current standards
drainage are lower than many communities require
conditions (such as for neo-traditional neighborhoods)
planting strips within the rights-of-way. Consider that
that will be used for decades ahead.

•

Require developers to make off-site road improvements, including improvements as
necessary to create the network of arterial and collector roads called for in the second
item above. Consider adoption of road impact fees as an option to having developers
construct off-site improvements.

b.

for paved widths and bordering
even under innovative design
that also require sidewalks and
current standards provide roads

Begin now to anticipate opportunities for increasing the use of
travel options such as transit, walking and biking.

Although these options may not come to fruition for some time, subdivisions and commercial
projects can be designed to make development “transit-ready” and pedestrian-friendly. Clustered
subdivisions and traditional town centers, for example, emphasize walkable environments that
provide transit-friendly forms of development as well. Proposed actions include:
•

Work with regional planning and transportation agencies to identify County areas that are
or will be serviceable by mass transit. Adopt subdivision design requirements to make
new developments in those areas capable of adapting to future transit service.

•

Adopt subdivision regulations to require sidewalks on one or both sides of roadways
and/or pedestrian pathways that link subdivisions with each other and with nearby arterial
and collector roads.

•

Prepare a County-wide plan for bikeways and trails linked to the highway and road
system.

5. Match the timing of development with provision of adequate infrastructure such as
utilities, roads, schools, and open space.
The subdivision regulations incorporate a policy that the County will approve subdivisions only
when adequate infrastructure to serve the approved development is available. Requirements for
ensuring that public facilities to be used by future project residents have adequate capacities to
support the planned development are quite common in today’s subdivision regulations. They are
intended to alleviate impacts on overcrowded or congested facilities and provide improvements
beneficial for new residents and tenants of the development.
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The County’s current standards for facilities impacted by new development are either lacking or
not up to par with those of many other growing communities. Measures of facility needs
generated by proposed developments and of facility capacities are often complex and need
careful study. Road and drainage standards have been established but should be upgraded as
recommended in the sections on Guiding Policies 1 and 4. However, the Planning Commission is
not applying the requirement for adequacy of schools, parks and recreation facilities as a
condition of approval for proposed subdivisions due to a lack of standards for determining the
adequacy or inadequacy of such facilities. The bottom line is that current subdivision approvals
are undoubtedly creating needs for planning and funding future public improvements, an
unwelcome burden for current and future residents.
The following approaches to correcting this situation are recommended:

a.

The Planning Commission should continue to work with the Board
of Education to define school capacity standards appropriate for
determining the adequacy or inadequacy of school capacities to
serve proposed subdivisions.
Specific recommendations include:

•

Establish reasonable measures of pupil generation from the various types of residential
development occurring in the County to determine school capacity needs of proposed
subdivisions. Share this information with the Board of Education to assist in planning
future school facility needs.

•

Establish reasonable measures of available capacity, based on appropriate capacity
standards. Determine how and when changes in school service boundaries or changes in
the school year could alleviate capacity shortages. Determine a policy for use of portable
classrooms to provide temporary capacity.

•

Reach an agreement between the Planning Commission and Board of Education about
methods of forecasting future pupil generation as a basis for planning future school
needs.

b.

Adopt and apply standards and requirements for parks, recreation
facilities, protection of natural areas, scenic areas, and farmland as
recommended for implementing Guiding Principle 1.

c.

Require specific information from developers of proposed subdivisions on items
selected from the list shown as “Assessment Information” in the subdivision
regulations.
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The Planning Commission has ceased asking this information because it was too difficult to
obtain and responsibilities were divided between developers and Commission staff.
Nevertheless, some of the listed data, such as projected traffic generation, is key information for
the Commission’s deliberations on approval. This kind of information is required by many
communities and should be a matter of course in Blount County. The Planning Commission staff
can identify the most important types of information and establish a means of obtaining it.

d. Prepare an annual six-year capital improvements program.
Such programs are adopted by many jurisdictions to identify facility needs, determine priorities
for timing of construction, and determine funding resources, including public sources and
developer contributions. The programs are based on an adopted comprehensive plan that shows
areas intended for development and types of proposed land uses. If rigorously adhered to, capital
improvement programs alert public officials and the general public to future needs and provide a
predictable plan for making facility improvements, thus easing concerns over growth. For
decisions on subdivision approvals, they also provide a ready source for determining when
additional facility capacities are expected to come on line.

e.

Establish policies and programs to identify and respond to the
cumulative effects of minor and one-lot subdivisions on adequacy of
facilities.

Consider:
•

Establishing a threshold ceiling on annual permits for development of such subdivisions to
allow for timely additions to facility capacities to serve them.

•

Imposing impact or “in-lieu” fees for building permits in such subdivisions to equalize
requirements with larger subdivisions.
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Introduction
The Blount County Fiscal Impact Model (model) was developed as an economic development
tool to assist the County government in assessing the fiscal impacts of real estate development
projects. The model is designed specifically for projects in Blount County using a Microsoft
Excel platform, and presents its output in a tabular mode that can be easily inserted into a
Microsoft Word or similar text document.
A fiscal impact analysis projects the net cash flow to a jurisdiction resulting from new
development. This includes annual expenses for services that will be affected by new
development. The model’s output includes projected property tax revenues, other taxes, and
costs associated with specific case studies. It is a means of quickly and efficiently measuring the
gross and net fiscal benefit or cost of a specific type, or mix, of real estate development.
The model can be employed in the following applications: development proposals, economic and
market feasibility studies, growth alternatives analyses, cost of growth analyses/fiscal impact, tax
incentive quantification, evaluation of real estate oriented tax incentive program, growth
management strategies, and assessment of community redevelopment programs. For example,
the model can be used to weigh the relative benefits of different development scenarios for a
specific parcel. The model provides three fiscal output tables from which to tailor or customize a
report to fit specific objectives.
The following users manual is designed to orient the user to the model’s operation, and to teach
the user how to apply the model to case studies of projected or potential real estate development
projects in Blount County.

Some of the assumptions contained herein, including unit counts
and price points, are for demonstration purposes only, and should
not be construed as actual projections. Tax rates and budget
figures are based on actual figures and estimates provided by the
county.
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Methodology

The Blount County Fiscal Impact Model is designed to measure the comparative impacts of real
estate development projects, both residential and commercial, over a ten-year time horizon. Due
to the relative complexities in assigning fiscal revenues and costs for commercial development,
its impact is measured primarily in real estate tax revenue, with a provision for manually entering
personal property tax. Fiscal revenues for residential development are projected using a
combination of real estate property taxes and other revenues/sources. Fiscal costs are applied on
a per-resident-generated or per-pupil-generated basis. Brief explanations of revenues and cost
categories incorporated into the model are given below.

A.

Fiscal Revenues

Real Estate and Personal Property Taxes ⎯ Real estate (ad valorem) and personal property
taxes, combined, comprise the source of highest revenue to Blount County. The model calculates
real estate values based on projected price points and/or construction costs for new development,
than applies current assessment practices to derive estimated tax revenues. Assessment cycles
and indexes, assessment ratios, and tax rates are factored into embedded formulas, and can be
changed or updated at any time.

State of Tennessee ⎯ The State of Tennessee shares tax revenues with the counties, most of
which is collected through sales taxes. In Fiscal Year 2002-03, the state disbursed approximately
$37.7 million of this revenue to Blount County. The model projects revenues from this category
on a per resident basis, which is calculated by dividing revenues by population.

Other Revenues/Sources ⎯ The model recognizes other revenues/sources as presented in the
annual budget, under “All Funds Combined.” These categories include: Licenses and Permits;
Fines, Forfeitures, & Penalties; Charges for Current Services; Other Local Revenues; Fees of
2

County Officials; Federal Government; Other Governments & Groups, and; Other Sources.
Similar to shared state taxes, the model projects revenues from these categories on a per resident
basis.

B.

Fiscal Costs

Public Schools ⎯ The Blount County Annual Budget includes expenditures/uses for General
Schools, School Federal Projects, Central Cafeteria, and Extended Day Care. Costs associated
with these categories are projected on a per pupil basis.

Other

Expenditures/Uses

⎯

The

Blount

County

Annual

Budget

also

includes

expenditures/uses for the following categories: General County; Courthouse and Jail
Maintenance; Law Library; Public Library; Drug Control; Other Special Revenue;
Highway/Public Works, and; Debt Service. Costs associated with these categories are projected
on a per resident basis.

Project Assumptions
The Blount County Fiscal Impact Model (model) is designed to key in on certain assumptions
relative to proposed development projects in the County. The first step in utilizing the model is
to obtain relevant information for a proposed project to provide the necessary input data. This
data will include assumptions regarding
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the construction type, use type, projected price points, the size and scope of the project, and
current assessed values for land, and if applicable, improvements, on
the subject property. The compilation and incorporation of this data will establish a project
value, from which fiscal impacts are calculated.

The model recognizes two major categories of development⎯residential and commercial.
Information provided for residential projects should include numbers of units and dwelling unit
types, such as single-family homes, townhouses, condos, and apartments. Residential
information will include price points for various products, as a means of establishing the
assessable value of the project. Information provided for commercial projects should include use
type, such as office, retail, etc., and square footage. The model has built-in assumptions that are
used to calculate the values of commercial projects, but allows for built-in assumptions to be
overridden as more refined data for a project becomes available. The model also calculates
property tax revenues based on current and projected assessment.

The model uses several worksheets, or “screens” to enter project data, which represent the two
major categories of development⎯residential and commercial. Residential quantities are
expressed in numbers of units. Commercial quantities are expressed in square footage, except in
the case of lodging, which is expressed in number of rooms.

Residential use types are divided into the following sub-categories, which are further divided
into different price points or types:
•

Single Family — 3 price points

•

Townhouse — 3 price points

•

Condominium — 3 price points

•

Apartments — 6 types
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Price points are average prices for for-sale housing, and are manually entered into the model.
They are used to calculate the project’s value. The model allows for three different price points
per project for each for-sale use type, to accommodate projects that offer a variety of housing.
For instance, it is not unusual for a builder to offer a high-end, standard, and economy product in
the same community. In the case of for-rent housing, the model uses construction cost
assumptions for six different types of product to calculate value.

Privately owned real estate typically generates property taxes based on its assessment, regardless
of whether it is open farmland or a twelve-story office tower. Assessment is the total of the value
of the land plus the value of improvements. Value is generally added to property with the
addition of improvements, which are typically buildings of some kind. After improvements are
made, the property is usually reassessed to a higher value, and the tax revenue increases. The
difference between the old revenue and the new revenue is the net revenue, which represents the
actual benefit to the tax revenue recipient. In order to calculate this net benefit, the property’s
current assessment should be obtained from the tax assessor.

In summary, the user should have the following information at hand prior to accessing the
model: size and scope of project, including number of units, square footage, and price points,
where applicable, and; subject property tax assessment, land, and improvements. Once all of the
necessary information is obtained, the data can be entered into the model.
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Accessing the Model
To access the Blount County Fiscal Impact Model, select the icon on the Windows desktop
labeled Blount Fiscal Model, and double click to open. This will launch an Excel workbook,
which should consist of 14 separate worksheets. The first worksheet is labeled “New Residential
1”, the second worksheet is labeled “New Residential 2”, and the third worksheet is labeled
“New Commercial.” Most of the data for specific development projects will be entered on these
three screens. If a project is exclusively residential, only the “New Residential 1” and/or the
“New Residential 2” screens will be used. If a project is exclusively commercial, only the “New
Commercial” screen will be used. If the project is a combination of residential and commercial,
all three screens may be used. Two other screens, “Residential Values” and “Commercial
Values,” allow for the input of price points or unit construction costs into the model. Other
worksheets and their functions will be discussed in depth in subsequent sections of the Users
Manual.

It is of critical importance that each time the model is accessed for a project, that a new file be
created for that specific project.

Entering Data—Exercise 1
For the purposes of this exercise, a hypothetical project will be used to demonstrate the data
entry function of the model. The user has already collected vital information on the project. The
following assumptions include key pieces of information to be entered into the model:
•

Project Name: Addison Acres

•

Project Description: 100 single family homes

•

Price Points: 40 homes @ $250,000, 60 homes @ $300,000

•

Projected Build-out: Four years

In this example, all of the data will be entered on the “New Residential” screen. Figure 1 shows
the screen before any data has been entered.
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Figure 1

The top of the table includes cells for entering the project name and description. These cells are
indicated by white with a black border, as are the other data entry cells located in the body of the
screen. Data entry cells correspond to the use-type categories, number of units, projected average
sales prices, and current taxable assessment for land and buildings. Data entered into these cells
will appear in black font.

Blount County Fiscal Analysis Model
Residential Inputs - Proposed Projects
Project Name:
Project Description:
Number
of Units
Year 1

Number
of Units
Year 2

Number
of Units
Year 3

Number
of Units
Year 4

Number
of Units
Year 5

Number
of Units
Year 6

Number
of Units
Year 7

Number
of Units
Year 8

Number
of Units
Year 9

Number
of Units
Year 10

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

Condominium 3 - cumulative

0

0

0

0

0

0

0

0

0

0

Total

0

0

0

0

0

0

0

0

0

0

Use Type
Residential, for Sale
Single Family 1 - each year
Single Family 1 - cumulative
Single Family 2 - each year
Single Family 2 - cumulative
Single Family 3 - each year
Single Family 3 - cumulative
Townhouse 1 - each year
Townhouse 1 - cumulative
Townhouse 2 - each year
Townhouse 2 - cumulative
Townhouse 3 - each year
Townhouse 3 - cumulative
Comdominium 1 - each year
Condominium 1 - cumulative
Comdominium 2 - each year
Condominium 2 - cumulative
Comdominium 3 - each year
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Project data can now be entered into the model. The first piece of data to be entered is the
project name Addison Acres, which will be typed into the cell next to the “Project Name” label.
Second, a brief description of the project should be entered in the “Project Description” cell.
This can read 100 SFD. This completes the project title, which will serve as a point of reference
for the operator.

The next inputs will be the numerical values associated with the project. The relevant bits of
information that will be entered will include the numbers of units and the projected prices.
Annual build-out of units will be entered into the “New Residential 1” worksheet. Based on a
projected build-out of four years, absorption can be distributed evenly over the four year time
period. Figure 2 shows how the top portion of the screen should appear after the data is entered.
Note that the model calculates cumulative units.

Figure 2
Blount County Fiscal Analysis Model
Residential Inputs - Proposed Projects
Project Name:

Addison Acres

Project Description:
Use Type
Residential, for Sale

100 SFD
Number
of Units
Year 1

Number
of Units
Year 2

Number
of Units
Year 3

Number
of Units
Year 4

Single Family 1 - each year

10

10

10

10

Single Family 1 - cumulative

10

20

30

40

Single Family 2 - each year

15

15

15

15

Single Family 2 - cumulative

15

30

45

60

Number
of Units
Year 5

Number
of Units
Year 6

Number
of Units
Year 7

Number
of Units
Year 8

Number
of Units
Year 9

Number
of Units
Year 10

40

40

40

40

40

40

60

60

60

60

60

60

The second step to entering project data is to activate the Residential Values worksheet, and
enter price point information for the project. This is accomplished by entering values into the
first cell in the row that corresponds to the data entered into the New Residential 1 worksheet.
Figure 3 shows how this data would be entered.
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Figure 3
Blount County Fiscal Analysis Model
Residential Inputs - Value by Units
Project Name:

Addison Acres

Project Description:

100 SFD

Use Type
Residential, for Sale

Market
Value

Assessed
Value

Assessed
Value

Assessed
Value

Assessed
Value

Assessed
Value

Assessed
Value

Assessed
Value

Assessed
Value

Assessed
Value

Assessed
Value

Year 1

Year 1

Year 2

Year 3

Year 4

Year 5

Year 6

Year 7

Year 8

Year 9

Year 10

Index Factor

-20.0%

Single Family 1
Single Family 2

30.0%

0.0%

0.0%

0.0%

0.0%

20.0%

0.0%

0.0%

15.0%

$

250.0k

$

200.0k

$

260.0k

$

260.0k

$

260.0k

$

260.0k

$

260.0k

$

312.0k

$

312.0k

$

312.0k

$

358.8k

$

300.0k

$

240.0k

$

312.0k

$

312.0k

$

312.0k

$

312.0k

$

312.0k

$

374.4k

$

374.4k

$

374.4k

$

430.6k

As Figure 3 shows, the row labeled “Index Factor” contains percentage values in red. These
correspond the methodology used by the Blount County Property Assessor for assigning
assessable value to properties. Property improvements undertaken in years subsequent to the last
assessment must be adjusted to reflect assessment year market values. For the past 15 years, the
County Assessor has used an index of 5% per year. The –20% index entered into Year 1
accounts for five years of a six year cycle ⎯ the 30% index in year two corresponds to an
assessment year, when assessable values are brought in line with actual market values. The use
of the index factor results in a more accurate estimation of tax base.
Once the data is entered, the model calculates the fiscal impacts of the subject project. Figure 4
shows an output table summarizing the impacts, which will be discussed in more detail in a later
section.

Figure 4
Table 3
Blount County Fiscal Analysis Model
Fiscal Impact Analysis
Project Name
Project Description

Addison Acres
100 SFD

NPV discount rate

Present Value - taxes

Year 1

6%

Total Annual Revenues

Year 2

Year 3

Year 4

Year 5

Year 6

Year 7

Year 8

Year 9

Year 10

$

69,859

$

160,130 $

240,195 $

320,260 $

320,260

$

320,260 $

355,641 $

355,641 $

355,641

$

387,484

$

46,316

$

150,864 $

226,296 $

301,728 $

301,728

$

301,728 $

301,728 $

301,728 $

301,728

$

301,728

$

23,543

$

9,266 $

13,899 $

18,532 $

18,532

$

18,532 $

53,913 $

53,913 $

53,913

$

85,756

$ 2,015,384

Annual Fiscal Costs
Present Value - costs

$ 1,782,186

Annual Fiscal Benefit/Cost
Net Present Value

$

233,198
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Entering Data—Exercise 2
The following example uses a hypothetical commercial project. The following other assumptions
apply:
•

Project Name: Greenbelt View

•

Project Description: Mixed Use ⎯ Office, Retail

•

75,000 SF Low-Rise Office

•

180-room hotel

Project data can now be entered into the model.

Data will be entered into the “New

Commercial” worksheet. Name and descriptions should be entered in the appropriate cells. Data
for the office component will be entered as square footage, while data for the hotel component
should be entered as number of rooms. Delivery of both components will occur in the same year.

The “Commercial Values” worksheet contains built-in assumptions on unit costs that are used as
default variables to calculate value. These unit costs can be changed if actual construction costs
are available. The unit costs are based on current, regionally adjusted hard and soft development
costs.

Although initial assessments are based on construction costs, subsequent assessments are based
on income valuation, and seldom exceed initial assessments. Indexing and/or property value
escalations should be entered at the discretion of the user, and would most likely involve a best
guess, or the assistance of the Property Assessor. Figure 5 shows data entered into the “New
Commercial” worksheet. Figure 6 shows a section of the “Commercial Values” worksheet.
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Figure 5
Blount County Fiscal Analysis Model
Industrial / Commercial Inputs - Proposed Projects
Project Name:
Project Description:
Use Type
Industrial

Greenbelt View
75,000 SF Office, 180-Room Hotel
Sq. Feet
Year 1

Sq. Feet
Year 2

Sq. Feet
Year 3

Sq. Feet
Year 4

Sq. Feet
Year 5

Sq. Feet
Year 6

Sq. Feet
Year 7

Sq. Feet
Year 8

Sq. Feet
Year 9

Sq. Feet
Year 10

Warehouse/Distribution - each year
Warehouse/Distr - cummulative

-

-

-

-

-

-

-

-

-

-

Manufacturing - cummulative

-

-

-

-

-

-

-

-

-

-

Total - Industrial

-

-

-

-

-

-

-

-

-

Manufacturing - each year

Use Type
Office

Sq. Feet
Year 1

Low-Rise (< 4 Stories) - each year

75k

Low-Rise - cummulative

75k

-

Sq. Feet
Year 2

Sq. Feet
Year 3

Sq. Feet
Year 4

Sq. Feet
Year 5

Sq. Feet
Year 6

Sq. Feet
Year 7

Sq. Feet
Year 8

Sq. Feet
Year 9

Sq. Feet
Year 10

75k

75k

75k

75k

75k

75k

75k

75k

75k

Hi-Rise (4 Stories +) - each year
Hi-Rise - cummulative

-

-

-

-

-

-

-

-

-

-

Flex/Tech - each year
Flex/Tech - cummulative

-

-

Total - Office
Use Type
Retail

-

-

-

-

-

-

-

-

75k

75k

75k

75k

75k

75k

75k

75k

75k

75k

Sq. Feet
Year 1

Sq. Feet
Year 2

Sq. Feet
Year 3

Sq. Feet
Year 4

Sq. Feet
Year 5

Sq. Feet
Year 6

Sq. Feet
Year 7

Sq. Feet
Year 8

Sq. Feet
Year 9

Sq. Feet
Year 10

Convenience/Nbrhd - each year
Conv./Nbrhd - cummulative

-

-

-

-

-

-

-

-

-

-

-

-

-

-

-

-

-

-

-

-

-

-

-

-

-

-

-

-

-

-

Super Rgnl Mall - cummulative

-

-

-

-

-

-

-

-

-

-

Total - Retail

-

-

-

-

-

-

-

-

-

Community Center - each year
Community Center - cummulative
Regional/Power Center - each year
Rgnl/Pwr Center - cummulative
Super Regional Mall - each year

Use Type
Food, Beverage, Ent.

Sq. Feet
Year 1

Sq. Feet
Year 2

Sq. Feet
Year 3

Sq. Feet
Year 4

Sq. Feet
Year 5

Sq. Feet
Year 6

Sq. Feet
Year 7

Sq. Feet
Year 8

-

Sq. Feet
Year 9

Sq. Feet
Year 10

Fast Food - each year
Fast Food - cummulative

-

-

-

-

-

-

-

-

-

-

-

-

-

-

-

-

-

-

-

-

-

-

-

-

-

-

-

-

-

-

Theatre - cummulative

-

-

-

-

-

-

-

-

-

-

Total - Food, Beverage, Ent.

-

-

-

-

-

-

-

-

-

-

Seated - each year
Seated - cummulative
Nightclub - each year
Nightclub - cummulative
Theatre - each year

Use Type
Lodging

rooms
Year 1

rooms
Year 2

rooms
Year 3

rooms
Year 4

rooms
Year 5

rooms
Year 6

rooms
Year 7

rooms
Year 8

rooms
Year 9

rooms
Year 10

0

0

0

0

0

0

0

0

0

0

180

180

180

180

180

180

180

180

180

Full Service - each year
Full Service - cummulative
Limited Service - each year

180

Limited Service - cummulative

180

Budget - each year
Budget - cummulative
Total - Lodging
Total - All - Commercial

0

0

0

0

0

0

0

0

0

0

180

180

180

180

180

180

180

180

180

180

75k

75k

75k

75k

75k
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75k

75k

75k

75k

75k

Figure 6
Blount County Fiscal Analysis Model
Industrial / Commercial Inputs - Estimated Unit Costs
Project Name:

Greenbelt View

Project Description:

75,000 SF Office, 180-Room Hotel

Use Type
Industrial

Actual
Unit Costs

Assessible
Unit Costs

Assessible
Unit Costs

Assessible
Unit Costs

Assessible
Unit Costs

Assessible
Unit Costs

Assessible
Unit Costs

Assessible
Unit Costs

Assessible
Unit Costs

Assessible
Unit Costs

Assessible
Unit Costs

Year 1

Year 1

Year 2

Year 3

Year 4

Year 5

Year 6

Year 7

Year 8

Year 9

Year 10

Index Factor

0.0%

Warehouse/Distribution
Manufacturing
Use Type
Office
Index Factor

$100

$100

0.0%

0.0%

$100

0.0%

$100

0.0%

$100

0.0%

$100

0.0%

$100

0.0%

$100

0.0%

$100

0.0%

$100

$100

$110

$110

$110

$110

$110

$110

$110

$110

$110

$110

$110

Actual
Unit Costs

Assessible
Unit Costs

Assessible
Unit Costs

Assessible
Unit Costs

Assessible
Unit Costs

Assessible
Unit Costs

Assessible
Unit Costs

Assessible
Unit Costs

Assessible
Unit Costs

Assessible
Unit Costs

Assessible
Unit Costs

Year 1

Year 1

Year 2

Year 3

Year 4

Year 5

Year 6

Year 7

Year 8

Year 9

Year 10

0.0%

Low-Rise (< 4 Stories)
Hi-Rise (4 Stories +)
Flex/Tech

0.0%

0.0%

0.0%

0.0%

0.0%

0.0%

0.0%

0.0%

0.0%

$120

$120

$120

$120

$120

$120

$120

$120

$120

$120

$120

$130

$130

$130

$130

$130

$130

$130

$130

$130

$130

$130

$140

$140

$140

$140

$140

$140

$140

$140

$140

$140

$140

Figure 6 shows fiscal revenues for the office and hotel project. Recall that the model only
calculates property tax revenues for commercial projects. Notice that there is a row to enter
values for personal property taxes, which must be calculated and entered manually.

Figure 7
Table 1
Blount County Fiscal Analysis Model
Fiscal Revenues Analysis
Project Name
Project Description

Greenbelt View
75,000 SF Office, 180-Room Hotel
Year 1

Year 2

Year 3

Year 4

Year 5

Year 6

Year 7

Year 8

Year 9

Residential Taxable Basis

-

-

-

-

-

-

-

-

-

Industrial Taxable Basis

-

-

-

-

-

-

-

-

-

28,800k $

28,800k $

28,800k $

28,800k $

28,800k $

28,800k $

28,800k $

28,800k $

28,800k $

28,800k

Commercial Taxable Basis

$

Year 10
-

Annual Revenues
Local Property Taxes

$

279,936

$

279,936

$

279,936

$

279,936

$

279,936

$

279,936

$

279,936

$

279,936

$

279,936

$

279,936

Licenses and Permits

$

-

$

-

$

-

$

-

$

-

$

-

$

-

$

-

$

-

$

-

Fines, Forfeitures, & Penalties

$

-

$

-

$

-

$

-

$

-

$

-

$

-

$

-

$

-

$

-

Charges for Current Services

$

-

$

-

$

-

$

-

$

-

$

-

$

-

$

-

$

-

$

-

Other Local Revenues

$

-

$

-

$

-

$

-

$

-

$

-

$

-

$

-

$

-

$

-

Fees of County Officials

$

-

$

-

$

-

$

-

$

-

$

-

$

-

$

-

$

-

$

-

State of Tennessee

$

-

$

-

$

-

$

-

$

-

$

-

$

-

$

-

$

-

$

-

Federal Government

$

-

$

-

$

-

$

-

$

-

$

-

$

-

$

-

$

-

$

-

Other Governments & Groups

$

-

$

-

$

-

$

-

$

-

$

-

$

-

$

-

$

-

$

-

Other Sources

$

-

$

-

$

-

$

-

$

-

$

-

$

-

$

-

$

-

$

-

$

279,936

$

279,936

$

279,936

$

279,936

$

279,936

$

279,936

$

279,936

$

279,936

$

279,936

$

279,936

Personal Property Taxes*
Total Annual Revenues

*Must be calculated and entered manually
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Internal Worksheets
This section explains the mechanism by which the products of the model’s output are derived.
Certain imbedded variables such as tax rates, construction unit costs, school pupil generation, per
capita fiscal costs, etc., must be applied as factors to data entered in the input fields to calculate
fiscal revenues and costs, along with economic impacts associated with specific development
projects. Much of the work of calculating outputs is accomplished in the internal worksheets, of
which there are six:
•

Residential Tax Base — Calculates adjusted value of residential property.

•

Commercial Tax Base — Calculates adjusted value of commercial property.

•

Population and Pupils ⎯ Calculates population generation by average household size, and
pupil generation by population.

•

Property Taxes — Contains property tax rates and performs calculations to yield property tax
revenue.

•

Other Revenues — Contains multipliers and performs calculations for a range of other
applicable taxes and revenues, such as shared state sales tax and licenses and fees.

•

Fiscal Costs — Contains a series of multipliers used to calculate costs of County services and
impact to schools associated with project.

Property Taxes — The Property Taxes worksheet calculates total property taxes for a project
based on its adjusted estimated value multiplied by the current property tax ratios and rates. Tax
rates can and should be updated when circumstances warrant. Figure 8 shows how part of the
table would appear from the residential project in Exercise 1.

13

Figure 8
Blount County Fiscal Analysis Model
Property Tax Worksheet
Total
Assessed
Value

Category

Assessment
Ratio

County
Real
Property

YEAR 1
$ 5,600,000
$
$

Total
County
Tax

Residential

25%

2.4300

$

34,020

-

Industrial

55%

2.4300

$

-

-

Commercial
Total

40%

2.4300

$
$

34,020

YEAR 2
$ 14,560,000

Residential

25%

2.4300

$

88,452

$

-

Industrial

55%

2.4300

$

-

$

-

Commercial
Total

40%

2.4300

$
$

88,452

Other Revenues — This worksheet calculates per capita revenues as accounted for in the
Annual Budget including: Licenses and Permits; Fines, Forfeitures, & Penalties; Charges for
Current Services; Other Local Revenues; Fees of County
Officials; Federal Government; Other Governments & Groups, and; Other Sources. Other
Revenues can and should be updated annually by revising line item budget figures to reflect the
latest County Budget Report, and estimated population figures, resulting in up-to-date per capita
values. See Figure 9.

Figure 9
Blount County Fiscal Analysis Model
Other Revenues Worksheet
2002-03 Revenues
By Source

2003 Est.
Population

Per Capita
Revenue

Licenses and Permits

$645,035

111,000

$6

Fines, Forfeitures, & Penalties

$636,445

111,000

$6

Charges for Current Services

$3,781,318

111,000

$34

Other Local Revenues

$1,647,794

111,000

$15

Fees of County Officials*

$4,392,762

111,000

$40

$37,742,856

111,000

$340

State of Tennessee
Federal Government

$9,588,025

111,000

$86

Other Governments & Groups

$1,575,332

111,000

$14

Other Sources

$6,292,685

111,000

$57

14

Fiscal Costs ⎯ This worksheet calculates per capita and per pupil costs for government
services. Other revenues can and should be updated annually by revising line item budget
figures to reflect the latest County Budget Report, and estimated population figures, resulting in
up-to-date per capita values. See Figure 10.

Figure 10
Blount County Fiscal Analysis Model
Fiscal Costs Worksheet
2002-03 Budget 2002-03 Budget
Expenditures
Allocation

Program
General County

2003 Est.
Population

2003 Est.
Per Capita
Per Pupil
School Pop. Expenditure Expenditure

$29,099,956

26.15%

111,000

11,000

$262

$10,460

0.01%

111,000

11,000

$0

$5,966

0.01%

111,000

11,000

$0

Public Library

$1,389,150

1.25%

111,000

11,000

$13

Drug Control

$178,036

0.16%

111,000

11,000

$2

Other Special Revenue

$212,724

0.19%

111,000

11,000

$2

Highway/Public Works

$5,443,387

4.89%

111,000

11,000

$49

Courthouse & Jail Maintenance*
Law Library

General Schools

$56,262,969

50.56%

111,000

11,000

$5,115

School Federal Projects

$5,057,995

4.55%

111,000

11,000

$460

Central Cafeteria

$3,921,733

3.52%

111,000

11,000

$357

Extended Day Care

$1,217,016

1.09%

111,000

11,000

$8,471,055
$111,270,447

7.61%
100%

111,000
111,000

11,000
11,000

Debt Service
Total

$111
$76
$1,002

Population and Pupils ⎯ This worksheet calculates population generated by residential type,
based on census data, and pupil generation, based on local data. This table should be updated
when circumstances warrant. See Figure 11.

Figure 11
Blount County Fiscal Analysis Model
Population and Pupil Yield Worksheet
Units

Avg. HH
Size

Population
Yield

Pupil to
Population
Ratio

Pupil
Population

25
0

2.4
2.1

60
0

0.10
0.10

6
0

Senior

0

1.5

0

0.0

0

Student
Total

0
25

3.0

0
60

0.0

0
6

50
0

2.4
2.1

120
0

0.10
0.10

12
0

Senior

0

1.5

0

0.0

0

Student
Total

0
50

3.0

0
120

0.0

0
12

Housing Class
YEAR 1

YEAR 2

Single Family
Multi-Family

Single Family
Multi-Family
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Fiscal Impact Analysis Tables
The fiscal impact analysis tables constitute the output of the model. They are a direct product of
project inputs, and are labeled in numerical sequence (Table 1, Table 2…). The output tables are
formatted in report-ready presentation form using a Times New Roman font, and are easily
imported into a Microsoft Word document.

Tables 1 through 3 pertain directly to fiscal impacts, and are titled Fiscal Revenues Analysis,
Fiscal Costs Analysis, and Fiscal Impacts Analysis, respectively. Examples of Tables 1 and 3
were shown in previous sections. Below is Table 2 as it applies to the residential project in
Exercise 1.

Figure 10
Table 3
Blount County Fiscal Analysis Model
Fiscal Impact Analysis
Project Name
Project Description

Addison Acres
100 SFD

NPV discount rate

Present Value - taxes

Year 1

6%

Total Annual Revenues

Year 2

Year 3

Year 4

Year 5

Year 6

Year 7

Year 8

Year 9

Year 10

$

69,859

$

160,130 $

240,195

$

320,260

$

320,260

$

320,260

$

355,641

$

355,641

$

355,641

$

387,484

$

46,316

$

150,864 $

226,296

$

301,728

$

301,728

$

301,728

$

301,728

$

301,728

$

301,728

$

301,728

$

23,543

$

9,266 $

13,899

$

18,532

$

18,532

$

18,532

$

53,913

$

53,913

$

53,913

$

85,756

$ 2,015,384

Annual Fiscal Costs
Present Value - costs

$ 1,782,186

Annual Fiscal Benefit/Cost
Net Present Value

$

233,198
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Using the Output Tables
The output tables can be incorporated into a report or memorandum pertaining to a specific
development project. The output can be used to evaluate various development alternatives for a
particular site, or can serve as the foundation for testing real estate-oriented economic
development initiatives such as tax increment financing.

The easiest method for importing the Excel tables to a text document is to select and copy the
table, then select its location in the text document. Under Edit, the Paste Special feature should
be used to paste the table into the document. This will allow edits to the table within the
document.
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Blount County Technical Memorandum #8
To:

Blount County, Tennessee

From:

Hunter Interests Inc.

Subject:

Growth Strategy Charrette Notes

Date:

July 21,2004

This Technical Memorandum conveys notes taken from facilitators’ writings at the design
charrette held at the Blount County Library on Tuesday, July 20, 2004. The content and context
of these notes are being assimilated into the Blount County Growth Strategy. Graphic sketches
and diagrams prepared at the charrette are also being incorporated into the study process.

Air Quality and Other Environmental Issues
Facilitator: Nina Greg

Air Quality
• Bringing experience from air quality subcommittee of EHAT.
•

Environmental epidemiologist for East TN⎯regional health department to help with human
health issues.

•

Interested in environmental issues ⎯ to learn, contribute, and listen. What comes to mind?

•

Air pollution.
o Powers that be don’t take it seriously.
o Have known for a long time about the problem.

•

Little or no control over sources.
o Cars ⎯ outside area.
o Power plants.

•

Health Effects.
o What is air quality doing to our health?
o What happens when we breathe the air? E.g., ozone non-attainment, particulate
matter concern.

•

Mountains affect air quality ⎯ collection in Blount County.

•

Relationship of cars, trucks to air quality.
o Fuel efficiency.
o Speed limits.

•

Put on table in Blount County ⎯ emissions testing for cars, trucks, buses, and commercial
vehicles.

•

We need to start somewhere ⎯ the longer it’s put off, the longer until it’s done. We can set
an example.

•

Who runs the emission testing program and who pays for it? Example⎯ Lebanon, TN.

Water Quality
• Contamination of Little River, our water source, from subdivision development near the
river.
•

More complicated. Development and growth in Townsend require sewer.

•

Industrial impacts on run-off, ground water (e.g., Stock Creek).

•

Storm water/impervious surfaces carrying oil, grease, etc.

•

Non-point source pollution from septic systems and farm animals.

Recycling
• We would like it to be easier ⎯ more deposit stations.
•

Why won’t they take more plastics?

•

Add deposit to glass, maybe also aluminum, and plastic.

•

Base private hauler and tipping fees on weight⎯this would increase recycling.

•

Provide hazardous waste collection site (more often than two times/year).

•

Enforce existing regulations on commercial application of pesticides and herbicides to reduce
run-off into water and air-borne/vaporized impacts.

•

Develop incentive programs to reduce use of toxins and encourage use of non-toxic
treatments.
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Land Use
• Affects water quality ⎯ how subdivisions are developed.
•

Outside burning ⎯ construction debris.

•

All development (residential, infrastructure, commercial, industrial, transportation) has an
impact on the environment that needs to be minimized.

•

More holistic planning.

Natural Environment ⎯ Visual Landscape
• Control billboards and signage.
•

Control ridgetop development.

•

Manage or reduce lighting after business hours.

•

Refuse collection centers?

•

Community education about environmental issues.
o “What you can do to help…”
o Put it into schools.
o Environmental fair.
o Booths at Fall Festival.

•

Promote/encourage alternative vehicles for government/municipal use.
o Biodiesel.
o Hybrids.

•

Use best management practices to reduce impact of construction.

•

Pressure TVA, Lowlands, Eastman Kodak, and Staley to do more to control emissions.

•

Lobbying our government on improving fuel efficiency standards.

•

Indoor air quality⎯ tobacco, secondary smoke health effects.

•

Use Knoxville as hub and run light rail along commuter routes (or Maryville/ Alcoa).
o Example: greater Nashville/Lebanon, Hermitage, etc.

•

Park and ride vans/carpools⎯use TPOs, ride-share system.

•

Land use relates to vehicle miles traveled.
o Make more commercial centers/neighborhood development to reduce vehicle miles
traveled.
o More mixed use (cluster) development.

Noise
• Protect natural soundscape.
•

Mufflers, car radios and stereos ⎯ have some maximum standard.
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Residential
Facilitator: Gary Maule

The discussion generally would move away from the specifics of residential character (variety,
affordable, higher density, etc.) into over-arching issues of constraints; infrastructure capacity of
existing systems and opportunity of preserving the rural character and how increased housing
impacts them.
Everyone recognizes that there will be new growth (housing), the question is what kind of
housing and where. There was little discussion of preventing any housing other then SFD on one
acre plus lots. People were generally accepting of affordable housing and allowing higher
densities if there was adequate infrastructure capacity.
There was interest in initiating development standards addressing roads, light pollution, open
space, setbacks from roads, grading, steep slope and tree preservation, and stream valleys.
Everyone whether no-growth or pro-growth wanted to preserve the “rural character.”
•

Concern about the impact of new housing upon on existing infrastructure, sewer, utilities,
schools, and roads.

•

Concept of taxing new construction ⎯ they are putting new people on the roads and children
in the schools.

•

Would like to see higher density ⎯ four to the acre.

•

Consider farmland preservation

•

Tax incentive exists ⎯ 15 acres + and farms earning more then $1,000.00 annually can
receive a reduction in taxes.

•

Like the concept of planned residential communities.

•

There was much discussion about the need for open space both regionally and site by site.

•

Support new urbanist concepts including affordable housing, green space, pedestrian, mixed
use, community/civic uses such as post office.

•

There are good examples of housing development in region: Rarity Ridge, Rarity Point,
Rarity etc.

•

Concern about roadway character.

•

Consider development standards for housing and streets.
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•

Stay rural ⎯ spread houses, roads, and schools.

•

Designate more scenic highways to preserve rural character.

•

Need for places with a village character to provide services and goods for the emerging
portions of the County. Currently have to drive 7 to 10 miles to grocery.

•

Restrict grading and tree stand removal in housing development. Developers tend to flatten
the site and remove trees.

•

There was discussion about cluster development as a means to preserve open space character.

•

Would like to see new subdivision regulations⎯road standards too narrow and too many
units per access road. 16’ without shoulder. Loudoun requires 22’.

•

Concern about new industrial being proposed.

•

Preserve the slopes, mountain crests, and tree stands when developing housing.

Water Resources
Facilitator: Gary Ferguson
•

What to protect? Where?

•

How to protect?

•

Buffers?

•

Wetlands?

•

Steep Slope issues?

•

Well and drinking water issues?

•

How to protect:
1. What kind of industry ⎯ environmental friendly.
2. Community involvement.
a. EHAT
b. Little River Watershed Association
c. Water Quality Forum
d. Short Creek Project
3. Cluster Development.
a. Green space.
b. Carpooling.
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4. Public Sewer.
a. Impervious areas?
b. Density?
c. Zoning Issues?

Roads/Pathways/Highways
Facilitator: Brad Winkler
•

Circumferential concept.

•

Hot spots.

•

Highway impacts on growth.

•

Corridors.

•

Pedestrian opportunities.

•

Parking.

•

Bike trail plan.

•

Fix existing roadway problems.
o Fix intersections and geometry

•

Many unsafe roads (geometric problems) including secondary routes.

•

Argument in support of 411 bypass.

•

Argument opposed to 411 bypass southern loop.

•

Request to review Knoxville highway county line south to Maryville.

•

Request to get City to back off TDOT on Montvale Rd.

•

Any O-D studies done?

•

Alternative modes of transportation.
o Park and ride, transit, area trolley, vanpool, light rail, BRT.

•

Pedestrian accommodations/bikes.
o Poor in county.
o Needs connectivity.
o Must consider.

•

Comment on grid concept for roads.

•

Substation at William Blount and Rt. 411 is an example of poor planning.

•

Comment⎯ reversible lanes on Montvale.
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The Rural Economy
Facilitator: Mike Walker
•

321 (rural) route ⎯ Heritage to Townsend?
o Sewer Development

•

Horse farming (inventory⎯basis for commercial).

•

Green belt area?

•

1−40 ⎯ extension development (how, where, what).

•

Rural economy ⎯ agri-tourism.

•

Tourism ⎯ Townsend.

•

Resort⎯Louisville/Friendsville.

•

Development ⎯ Infrastructure based (sewer, water, gas).

•

Ridgetop ⎯ (planning) before infrastructure extensions.

•

Multi-Use (area/building) centrally located to mountains.

•

Farm to school program.

•

Farmers market (downtown, restaurant quality).

•

Historical park development (based on historical marker in Blount).

•

Tourism ⎯ dude ranch, working farm, hiking, historical working farm, story telling.

•

Unique lodging (farm based, rural based, historical).

•

Bird watching (migratory, wetlands).

•

Farming workshops (how to).

•

Lease to farm program (farm leasing acreage for use).

•

Net producer of electricity (solar, etc.).

•

Harvesting biomass produced by farming activities.

•

Subscription farming (subscriber for current services).
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Development Opportunities
Facilitator: Ernie Bleinberger
•

Appropriate development culture.

•

Economics/other not in conflict.

•

East Tennessee Tech corridor to extend into Blount County.

•

Environmental/biomedical health ⎯ 20-year niche.

•

Downtown ⎯ Sullivans.

•

Loft apartments⎯luxury lofts.

•

Market square model (Knoxville).

•

Fresh Market/Harris Teeter/Whole Foods (Bearson).
o West Maryville Area/North toward Knox.

•

Equestrian Estates.
o Sam Houston Area⎯Old Knoxville Highway.

•

Development Corridors.
o Governor Sevier/Alcoa Highway.

•

Upscale sports bar and restaurant (near mall?).

•

Northern Crescent of Development Potential.

•

Identify specific locations for commercial and other development types ⎯ establish proper
zoning/regulatory environment and pursue investment that will contribute to tax base.

•

Access/Parking Guidelines.
o Little River as development opportunity.
o Riparian greenway along river.

•

Tourism ⎯ a reason to stop.
o Sales Tax Generation!
Lodging, recreation, eating.

•

Cluster development/town centers.

•

New buildings in parking areas by foothills mall⎯out parcels available.

•

Constraints.
o Moratorium on 411 South.
o Rural arterial commercial (RAC).
o No sewer/no commercial.
o Land costs.
o Connecting one county with another through sewer extension.
o Loudon County is pro-development.
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Schools and Public Infrastructure
Facilitator: Ken Brown
•

Children are our most valuable resource.

•

Is funding adequate/wasted.

•

Maintenance required.

•

Are fundraisers required/well managed?

•

Blount County Schools are best in state of all counties.

•

BCS has no funding problem.

•

Portables⎯overcrowding.

•

Monitor of money⎯school boards job.

•

Schools are center of community.

•

Schools used to be open in evening to community.

•

Parent involvement more at younger ages.

•

Federal government makes local schools too expensive.

•

Uniforms⎯not good for individuality.

•

Standard dress codes.

•

Impact fee on development to provide schools, infrastructure adequately.

•

Is there a formula for ideal number of people/infrastructure?

•

Code 8 is goal ⎯ fire hydrants must be available (6” main required).

•

Proposed annexations will put Blount County out of schools.

•

Retirement migrants don’t always want to fund education.
o Increased costs to “native” retirees.

•

Aging population doesn’t always want to fund education.

•

Funding formula w/MCS and ACS adversely affects Blount County Schools.

•

MHS uses volunteer parents well.

•

Multiple uses of schools/facilities by community.

•

Pellissippi ⎯ more adult education.

•

Continuing education (like UT) needed.

•

Property tax (school) decreases for elderly property owners.

•

At what point do residents say, “We won’t provide any more infrastructure!”
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•

Incentives to get students to walk to MCS ⎯ parent volunteers/safety.

•

Bus “parent.”

•

School district consolidation?

•

Busing?

•

Are all buses needed? Lots of parents bring kids.

•

Consolidation/efficiency of all emergency services?
o Differences in terrain/population.

•

Is bigger better?

•

A development tax years ago would have provided adequate services.

•

Smaller class size is optimal.

•

Lag time between funding, construction, and opening of new schools.

•

Slowing development in overcrowded districts will encourage growth in less crowded areas.

•

Investigate possibility of consolidated vocational school where science/math technology are
stressed ⎯ tie this into Pellissippi’s post-grad programs/ technology corridor.

•

Sponsorship by industry.

•

Renting of school space.

•

High school solution should spin out of a roundtable of industrial, county, city and collegiate
educators.

•

Larger lots mean less impact on infrastructure.

Unique Community
• Watershed.
o Drinking source.
o Economic asset.
o
Recreation.
•

Planning Process.
o
Lot density.
o
Infrastructure.

•

What is polluting the water?
o
Sediment⎯erosion.
o
Underground storage tanks.
o
Septic systems.
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Green Space
Facilitator: Dede Christopher
•

Green infrastructure.

•

Parks and Recreation.

•

Mountain/ridgetops.

•

View sheets/corridors.

•

Protected areas.
•

Encourage High Density Residential Areas to help preserve open green space.

•

Change zoning laws and enforce.

•

Establishing a view corridor, regulating ridgetop development.

•

Preserve scenic highway and provide buffers between commercial and residential,
landscape buffers (20’), and coordinating parks w/view corridors.

•

Mandate a certain percentage of the development allocated to green space and habitat
protection.

•

Design a green space corridor to tie development together.

•

Offer incentives to developers for tax easements for land grants etc. to set aside green
space.
o Parks.
More wild green areas for jogging.
Lake Park place to swim.
Pavilion Parks, barbeques, events.
Have access control so that you could have a festival or a place to have events.
Parking in grass⎯subsidize “Small Fairgrounds”⎯ horse shows.
Greenbelt through county.
Greenbelt path through Smokies.
Bicycle trails, sidewalks along main roads.

•

Maintain a certain density of working farmland.
o Establish “Farm to School” programs.
o Farmers Market.

•

Farmers Market—Encourage local farmers.

•

Establish tree ordinances.
o Tree topping.
o Replacement tree program.
o Developers required to replant what they take away.
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•

Tie historical markers for Sam Houston to a greenbelt corridor.

•

Establish a landscape plan for important entrances and important areas into the city.

•

Establish ridgetop setbacks and development requirements.
rooftops higher than the mountains.

•

County needs to regulate and preserve view corridors and scenic highways.

•

Establish a protected greenway along the Little River from Smokies to Rockford. Establish
recreation areas along river. Establish setbacks of new development.

•

Create a zoning regulation to green the parking lots for shade and attractiveness.

•

Encourage Preservation of Rural Character.

•

Encourage development that encourages the preservation of green space.
o Replacing trees green set-asides.
o Green set-asides.
o More public park space.

•

County parks that offer park-controlled gathering space: a small fairground, farmers market,
and horse activities.

•

Establish an overall landscape plan for the county.
o Bicycle trails and greening at main streets.
o Green setbacks⎯tree ordinances.
o Historical markers (i.e., Sam Houston).
o Green parking lots.

•

Protect Natural Beauty.
o Ridgetop regulations ⎯ scenic highways, Little River protected greenway.

•

Encourage preservation of farmland.
o Establish land bank programs and look into Federal and State programs to help protect
land.
o Farmers Market for local produce.
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Height restrictions ⎯ no

Growth Management
Facilitator: Doug Porter
•

Commission doesn’t follow its own rules.

•

County planning department is against zoning – How can it handle growth management?

•

Schools are overflowing – Management a must.

•

Developers should pay for impacts.

•

Must adopt building code.

•

City shouldn’t annex – will take the best property.

•

Roads should be a priority.

•

What about schools?

•

Preserve rural character at all costs.

•

Little River is dying.

•

Need money for growth management – Where?

•

What about sewer and townsend?

•

Already polluted air – what next?

•

Preserve farms.

•

Commission won’t follow plan.

•

Stop building.

•

More density in city might help.

•

Citizens should pressure government to manage growth for the future.

•

Help farmers – new techniques/programs.

•

Keep views/stop ridge-top development.

•

Parks.

•

321 and 411 should be protected.

•

Should the action plan be “nogrowth” or controlled growth?

•

Concentrate growth on existing areas with infrastructure.

•

Look at what is appropriate for land.

•

Give tools needed for management.
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Blount County Technical Memorandum #9
To:

Blount County, Tennessee

From:

Parson Brinckerhoff and Hunter Interests Inc.

Subject:

Transportation Issues

Date:

August 18, 2004

I. Introduction
The objective of this Technical Memorandum is to make recommendations applicable to Blount
County’s transportation planning efforts and assist the County’s growth management strategy.
This report incorporates many of the findings from Maryville Technical Memorandum #11 ⎯
Transportation Issues. However, this Memorandum concentrates on issues that affect all of
Blount County and not just Maryville. The focus is on major corridors and critical intersections
in Blount County and those areas under high development pressure in the immediate future. This
work does not include manipulation of a County transportation model, or comprehensive
geometric, capacity, and/or safety analysis of any location under study.
Detailed
recommendations for system modifications or improvements are not provided. Therefore,
follow-up studies may be necessary.
This Memorandum was developed through field observations, literature research and review, and
interviews of stakeholders including city/county planners, engineers, and regional and state
planners. Through these sources, it became clear that several transportation issues are facing
Blount County. These issues are discussed in Sections II through IV of this Memorandum.
Section II discusses recommended circumferential corridors around Maryville. If implemented,
these corridors will improve circulation throughout Blount County and can alleviate congestion
on some existing corridors. Section III discusses existing transportation corridors in Blount
County that are perceived to be either unsafe or congested. Section IV discusses existing
intersections that are perceived to be either unsafe or congested. Section V discusses issues
relating to implementing transportation improvements in Blount County.

URBAN ECONOMICS • FINANCE • REAL ESTATE DEVELOPMENT
121 MAIN STREET • ANNAPOLIS, MARYLAND 21401 • (410) 269-0033 • fax (410) 280-9163

Key contributors to this memorandum include Blount County, the City of Maryville, the
Tennessee Department of Transportation (TDOT), and the Knoxville Regional Transportation
Planning Organization (TPO). Documents gathered for this Memorandum include:

Blount County Provided:
• Blount County Roadway Needs Study ⎯ December 2000
• Highway 321 Corridor Study ⎯ September 1998
City of Maryville Provided:
• Downtown Maryville⎯Status Report of City of Maryville Plans and Programs⎯February
2002
• Maryville Urban Growth Plan⎯April 1999
• City of Maryville Annexation Team Report to City Manager (Sample)
• Blount County Policies Plan⎯June 1999
• Nine Counties. One Vision. (Report)
• Maryville Land Development Regulations
• Knoxville Urban Area Congestion Management System (DRAFT)⎯August 2002
• Excerpts from the Maryville General Development Plan ⎯ Transportation Plan ⎯ January
1990
TDOT Provided:
• March 2002 Top Management Report
• Advance Planning Report (APR) ⎯ SR−336 (Montvale Rd) from the Maryville South City
Limits to US−321 (SR− 73)⎯February 1997
• APR-Proposed I-140 Extension (Pellissippi Pkwy) from Cusick to US− 321 (S.R.
73)⎯December 1996
• APR-Sandy Springs Rd Extension from Montvale Station to Montvale (SR−336)⎯October
2000
• APR-Morganton Road from S.R. 335 to Foothills Mall Drive⎯March 2002 (Project put on
Hold April 2002)
• Feasibility Study⎯Maryville-Alcoa Bypass from US−129 (SR−115) near Topside to
US−321 (S.R. 73)⎯January 2001
• Average Daily Traffic (ADT) Maps for Blount County
TPO Provided:
• Knoxville Regional Transportation Planning Organization (TPO) Proposed Highway
Projects 2002−2025
• TPO’s web link (http://www.knoxtrans.org).
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II. Recommended Circumferential Corridors around Maryville
Some of the traffic congestion problems facing Blount County are related to the lack of
circumferential access around Maryville. All principal arterials in Blount County are part of
Maryville’s radial transportation network. The existing road network resembles spokes on a
wagon wheel with the center of the wheel being downtown Maryville. Therefore, trips across
Blount County must enter downtown Maryville. Downtown Maryville’s arterial system is
congested and somewhat discontinuous. Improving circumferential access around Maryville will
improve traffic circulation throughout Blount County by allowing motorists to avoid downtown
Maryville.
A Currently Proposed Circumferential Corridor, along with Recommended Corridors are
discussed in Sections A and B, respectively. The Currently Proposed Circumferential Corridor
came from the data collection efforts outlined in Section I. The Recommended Corridors are
recommendations created for this memorandum to improve circulation around Maryville. The
recommendations strive to maximize mobility through efficient traffic movements. When
combined with appropriate land use regulations (zoning and subdivision regulations) the
recommended transportation projects need not contribute to urban sprawl. Please refer to Figure
1 for a map of Maryville with the proposed and recommended circumferential corridors
included.
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Figure 1: Circumferential Concept
A.

Currently Proposed Circumferential Corridor

Proposed Pellissippi Parkway
Pellissippi Parkway is proposed to connect its current location northwest of Maryville at Alcoa
Highway (US− 129) south to East Lamar Alexander Parkway (US−321, SR− 73)6. An estimate
of the proposed location was made using data from the TPO. This link will improve Blount
County traffic flow by allowing many tourists visiting the Smoky Mountains National Park to
bypass congested downtown Maryville. Furthermore, this roadway will improve circumferential
6

It is under consideration to extend Pellissippi Parkway completely around Maryville. This proposal has not been
approved as part of the community’s transportation plan. The extension of the Parkway would be a controlled
access freeway and begin at East Lamar Alexander Parkway, and loop completely around Maryville and rejoin
Alcoa Highway near Topside Road. The proposed location is inside Blount County’s limits.
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access in the northeast quadrant of Maryville. If this extension of Pellissippi Parkway is not
built, another connector is recommended in this area. Growth in the northeast segment of the
County can be expected with this new roadway due to the improved access between this area and
Knoxville.

B.

Recommended Circumferential Corridors

Maryville is sufficiently developed such that creating continuous circumferential corridors inside
the City is not plausible. Therefore, several smaller corridors connecting major radial arterials
are proposed to improve circumferential connectivity around Maryville. Efforts should be made
to connect these corridors where possible. Most of the recommended circumferential corridors
are proposed to aid local circulation and should therefore be designed to collector road standards.
By improving local circulation and providing alternate routes within Maryville, traffic volumes
on the major arterials that extend through Blount County should be decreased within Maryville’s
urban growth boundary. Recommended Corridors #6 and #7 alter/connect a state route. These
two corridors will likely accommodate a larger amount of non-local traffic. These two routes
will need to be designed to arterial standards.
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Recommended Circumferential Corridor #1
This corridor is in Alcoa’s city limits between Alcoa Highway (US−129) and S. Hall Road
(SR−35). The roadway connection will improve traffic circulation. Pistol Creek currently forms
a natural barrier between the north and northwest quadrants of Maryville. A strip mall access
road currently bridges Pistol Creek. This unofficial route is used by local traffic seeking a
connection between Home Avenue and Calderwood Street. Adding a collector roadway across
Pistol Creek will aid local circulation between these two quadrants of Maryville by providing a
safer and more direct route than through the parking lot. This corridor could be built by
improving existing roads, improving the Pistol Creek crossing, and eliminating a small section of
the strip mall along Calderwood. If eliminating a small section of the strip mall is not an option,
it may be possible to design a roadway to skirt the strip mall structures. Winding around the
strip mall would require tight turning radii and would form an indirect route similar to the current
operations. It is recommended to eliminate a section of the mall and create a direct route from
Home Avenue to SR−35.
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Recommended Circumferential Corridor #2
This corridor will connect Louisville Road to Robert C. Jackson Drive in the northwest quadrant
of Maryville. This corridor is mostly inside Alcoa’s City Limits. The land along this corridor is
currently vacant. Adding a collector roadway at this location will improve local circulation in
the northwest quadrant of Maryville. Currently, vehicles must either travel into Maryville and
take Bessemer Street, or travel out of town and use West Hunt Road (SR−335) to traverse this
distance. The recommended corridor will require approximately 0.75 miles of roadway on new
location. Robert C. Jackson Drive will not require geometric improvements. At least one creek
will have to be crossed, and several overhead transmission lines will need to be avoided. If this
corridor is built in conjunction with Recommended Circumferential Corridor #3, access around
the entire northwest quadrant of Maryville will be improved from Louisville Road to Morganton
Road.
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Recommended Circumferential Corridor #3
This recommended corridor will connect Ross Drive to Worthington Boulevard on the west side
of Maryville. The land required for this corridor is currently vacant and is located within
Maryville’s city limits. This corridor will improve local circulation by providing access between
Lamar Alexander Parkway (US−321) and Morganton Road. To traverse this distance, vehicles
must currently travel into town along Big Springs Road or Lamar Alexander Parkway, or travel
out of town and use William Blount Drive (SR−335). Ross Drive is a light industrial area and
Worthington Boulevard is residential. The recommended corridor will require approximately
one mile of roadway on new location. Laurel Bank Branch will have to be crossed. If this
corridor is built in conjunction with Recommended Circumferential Corridor #2, access around
the entire northwest quadrant of Maryville will be improved from Louisville Road to Morganton
Road.
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Recommended Circumferential Corridor #4
This corridor will connect Carpenters Grade Road to Ridge Road in Blount County. This land is
currently vacant. This corridor will improve local circulation by providing access across
Broadway, Montvale Road, and Ridge Road. To traverse this distance, vehicles must currently
wind through several intersections along Cochran Road, Forrest Hill Road, Montvale Road, and
Ridge Road; or travel into town along Montvale Station Road or Montvale Road. Montvale
Road currently experiences high levels of congestion. This corridor may decrease the amount of
traffic along Montvale Road by providing improved circulation on the south side of Maryville.
The corridor will require approximately 1.3 miles of roadway on new location. Sandy Springs
and Carpenters Grade Roads do not need geometric improvements for this corridor.
Improvements should be considered for Ridge Road, however. Pistol Creek will have to be
crossed. If this corridor is built in conjunction with Recommended Circumferential Corridor
#5, access around the entire south half of Maryville will be improved from Broadway in the west
to Lamar Alexander Parkway in the east.
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Recommended Circumferential Corridor #5
This corridor will connect Ridge Road to Pleasant Hill Road in Blount County. This corridor
will improve local circulation by providing a continuous route from Montvale Road in the west
to Lamar Alexander Parkway in the east along Ridge Road and Pleasant Hill Road. To traverse
this distance, vehicles must currently utilize Duncan Road, Memorial Drive, and Wilkinson Pike.
The corridor will require approximately 0.8 miles of roadway on new location. Geometric
improvements should be considered for Ridge Road and Pleasant Hill Road. If this corridor is
built in conjunction with Recommended Circumferential Corridor #4, a continuous route
around the entire south half of Maryville will be provided from Broadway in the west to Lamar
Alexander Parkway in the east.
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Recommended Circumferential Corridor #6
This corridor will connect Old Glory Road to William Blount Drive in Blount County. This
corridor will enable SR−335 to form a continuous, uninterrupted roadway from Alcoa Highway
(US−129) north of Maryville to Broadway (US−129) southwest of Maryville. Local circulation
will be improved, along with decreased confusion for out-of-town drivers utilizing SR−335. The
recommended corridor will require minimal miles of roadway on new location. South Old Glory
Road will need geometric improvements for approximately 1.2 miles to achieve arterial
geometric design standards. At least one creek must be crossed. A grade separation is
recommended at the railroad crossing located along this corridor. A firing range and school will
need to be avoided. This corridor should decrease traffic at the intersection of William Blount
Drive with Lamar Alexander Parkway. It was noted by a city official that a high rate of
collisions occur at this intersection. If this corridor is built in conjunction with Recommended
Circumferential Corridor #7, a continuous route around three-quarters of Maryville will be
provided from Alcoa Highway in the north to Lamar Alexander Parkway in the east.
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Recommended Circumferential Corridor #7
This corridor will connect William Blount Drive to Lamar Alexander Parkway within Blount
County. If this corridor is built in conjunction with Recommended Circumferential Corridor
#6, SR−335 will form a continuous, uninterrupted route around three-quarters of Maryville from
Alcoa Highway in the north to Lamar Alexander Parkway in the east. This route is an alternative
to the Proposed Pellissippi Parkway South Loop discussed in the footnote of Section II-A. It
will be located closer towards Maryville and designed to arterial standards, instead of freeway
standards. This, in conjunction with effective land use planning, will help slow the effect of
urban sprawl while providing an adequate bypass of Maryville for through traffic. Local
circulation will also be improved. The termini of the recommended corridor at Lamar Alexander
Parkway east of town should be located as near to the termini of the Proposed Pellissippi
Parkway (discussed in Section II-A) as possible. The recommended corridor will require
approximately 13 miles of roadway on new location.
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III. Deficient Corridors
Several corridors within Blount County are deficient. Many of the corridors do not meet current
geometric design standards. Others are simply over capacity. Several are perceived by the
public to be unsafe. Many of these corridors have travel lanes narrower than the ideal 12’ width
and have little or no shoulder. It should be a goal for the County to provide 12’ lanes with
adequate shoulders on all roadways classified as Collectors or Arterials. This alone will increase
safety and improve the capacity of the existing corridors.
This section discusses corridors inside Blount County that are not located entirely inside any
City’s limits. Please refer to Table 1 for a list of the corridors determined to be deficient along
with their 2000 and 2003 Average Daily Traffic (ADT) and percent growth over those years.
The corridors are organized into two categories: State Route and Non-State Route. Funding for
improvements to state routes should come from the state. Blount County must provide the funds
for non-state route improvements. County officials may therefore be more concerned with nonstate route roadway improvement needs. Please note that the entire roadway corridor listed is
deficient due to congestion, geometrics, or safety. The more precise locations listed within the
roadway corridors are where ADT data was available from TDOT. Corridors experiencing faster
growth should be considered for improvements before low- to no-growth corridors. Please refer
to Figure 2 for a map of these corridors. The corridors are discussed in more detail on the
following pages.
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Table 1
Deficient Corridors in Blount County

Road

Carpenters Grade Rd.
Ellejoy Rd.
Martin Mill Pk.
Mint Rd.
Morganton Rd.
Nails Creek Rd.
Old Niles Ferry Rd.
Wildwood Road
Alcoa Highway (US-129)
Knoxville Hwy. (SR-33)

2000
ADT

2003
ADT

% Change per
Year ('00-'03

N/A

N/A

N/A

3,600

4,060

4.26%

Just East of Knoxville Hwy.
At County Line

N/A
630

2,430
620

N/A
-0.53%

Just South of US-411
West of Carpenter's Grade Rd.

5,200
1,620

5,780
1,680

3.72%
1.23%

Just East of Walker Rd.
Walker Rd.
Co. Limits

3,450
1,730

4,070
1,720

5.99%
-0.19%

830

750

-3.21%

N/A

N/A

N/A

N/A

N/A

N/A

N/A

N/A

N/A

6260

7460

6.39%

From

To
Non-State Routes
Maryville City Limits
Mint Rd.

River Rd.

Marshall Rd.

Jefferies Hollow Rd.

McCannom

Inside Blount County
Knoxville Hwy.

Nails Creek Rd.

State Routes
Inside Blount County

At County Line

Montvale Rd. (SR-336)

Maryville City Limits

Six Mile Rd.

N/A

N/A

N/A

Sevierville Rd. (US-411)

River Rd.
Doc Norton Rd.

Doc Norton Rd.
Co. Limits

6760
3610

5950
4780

-3.99%
10.80%

N/A

N/A

N/A

6870
5540

7000
6540

0.63%
6.02%

Topside Road (SR-333)
Wm. Blount Rd. (SR-335)

Inside Blount County
Lamar Alexander Pkwy.
Morganton Rd.

Morganton Rd.
US-411

N/A= Data not available
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Figure 2: Map of Deficient Corridors

A.

Deficient Non-State Route Corridors

Many non-state route corridors in Blount County can be deemed deficient. All of the corridors
listed behave as either minor arterials or major collectors. Despite not being a state route, they
carry considerable traffic and are of major importance to Blount County’s transportation
network. Because they are not designated as state routes, Blount County is responsible for the
funding to provide needed maintenance and improvements to these corridors.
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Carpenters Grade Road
This corridor in south Blount County extends from Maryville in the north to Mint Road in the
south. According to input received in public forums and design charrettes, many residents feel it
is unsafe. It is a narrow two-lane road with no shoulders. Bus drivers familiar with this route
noted it is in need of improvements due to the narrow driving surface.

Recommendation:
Widening the roadway to two 12’ lanes with adequate shoulders should be investigated. Any
improvements should be designed to a minimum 40 mph design speed. Furthermore,
construction of the Recommended Circumferential Corridor #4 discussed in Section II-B will
improve traffic circulation in this area and should decrease the amount of through traffic on this
radial street.

Ellejoy Rd.
This rural corridor in northeast Blount County extends from River Road in the west to the Blount
County line in the east. According to input received in public forums and design charrettes,
many residents feel this two-lane roadway with no shoulders is unsafe and congested. The
posted speed limit ranges from 40 to 45 mph.

Recommendation:
Widening the roadway to two 12’ lanes with adequate shoulders should be investigated. Any
improvements should be designed to a minimum 45 mph design speed. The ADT volumes
reported by TDOT do not indicate that adding more lanes is necessary at this time. Spot
improvements at intersections and sharp curves could improve the capacity of the roadway.
Widening the lanes to 12’ and providing shoulders will also improve the capacity of the
roadway.

Martin Mill Pike
This corridor in northern Blount County extends from Knoxville Highway in the west to the
Blount County line in the east. According to input received in public forums and design
charrettes, many residents feel it is unsafe and congested. The roadway consists of two very
narrow lanes with no shoulder.

Recommendation:
Widening the roadway to two 12’ lanes with adequate shoulders should be investigated. Any
improvements should be designed to a minimum 40 mph design speed. The ADT volumes
reported by TDOT do not indicate that adding more lanes is necessary at this time. Furthermore,
widening the lanes to 12’ and providing shoulders will improve the capacity of the roadway.
Spot improvements at intersections could also be investigated to improve the capacity of the
roadway.
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Mint Road
This corridor in southwest Blount County extends from Old Niles Ferry Road in the north to
Walker School Road in the west. The roadway consists of two narrow lanes with no shoulder.
According to input received in public forums and design charrettes, many residents feel it is
unsafe and congested. The posted speed limit is 40 mph.

Recommendation:
Widening the roadway to two 12’ lanes with adequate shoulders should be investigated. Any
improvements should be designed to a minimum 40 mph design speed. The ADT volumes
reported by TDOT do not indicate that adding more lanes is necessary at this time. Furthermore,
widening the lanes to 12’ and providing shoulders will improve the capacity of the roadway.
Spot improvements at intersections could also be investigated to improve the capacity of the
roadway.

Morganton Road
This corridor in western Blount County extends from Maryville in the east to the Blount County
line in the west. According to input received in public forums and design charrettes, many
residents feel this roadway is unsafe and congested. It is a narrow two-lane roadway with no
shoulders and poor geometric features. The posted speed limit is 45 mph, but is reduced in many
areas for hazards such as sharp curves and railroad tracks. There are areas of new development
along this corridor. Bus drivers familiar with this route noted it is in need of improvements due
to the occurrence of blind intersections.

Recommendation:
At a minimum, the travel lanes should be increased to 12 feet and shoulders should be provided.
From William Blount Drive to Foothills Mall Drive, a multilane section should be considered
due to the amount of development in the area. A TDOT study confirms the need for
improvements in this area. Spot improvements at intersections could also be investigated to
improve the capacity of the roadway.

Nails Creek Road
This corridor in northeast Blount County extends from Wildwood Road in the west to near the
Blount County line the east. It is a narrow two-lane roadway with no shoulders and poor
geometric features. The posted speed limit ranges from 40 to 45 mph, but sharp curves in many
locations reduce the safe travel speeds. Furthermore, vegetation encroaches on the roadway in
many areas, causing driver discomfort and decreasing sight distance.
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Recommendation:
Widening the roadway to two 12’ lanes with adequate shoulders should be investigated. This
will improve the safety and capacity of the roadway. Spot improvements at intersections and
dangerous curves could also be investigated to improve the safety and capacity of the roadway.
If the vegetative growth along this corridor is located inside the R.O.W., it should be adequately
maintained. If not, enough R.O.W. should be purchased to allow for proper roadside
maintenance. Any improvements should be designed to a minimum 40 mph design speed.

Old Niles Ferry Road
This corridor in western Blount County extends from Maryville in the east to the Blount County
line in the west. According to input received in public forums and design charrettes, many
residents feel this roadway is unsafe and congested. It is a narrow two-lane roadway with no
shoulders and poor geometric features. The posted speed limit ranges from 30 to 40 mph. There
are many areas of new development along this corridor. Bus drivers familiar with this route
noted it is in need of improvements due to the narrow, uneven driving surface.

Recommendation:
At a minimum, the travel lanes should be increased to 12 feet and shoulders should be provided.
Due to the amount of development occurring along most of this route, a three-lane section should
be considered. Any improvements should be designed to a minimum 40 mph design speed.

Wildwood Road
This corridor in northeast Blount County extends from Knoxville Highway in the west to Nails
Creek Road in the east. The posted speed limit ranges from 40 to 45 mph on this two-lane
roadway with no shoulders.

Recommendation:
Widening the roadway to two 12’ lanes with adequate shoulders should be investigated. This
will improve the safety and capacity of the roadway. Spot improvements at intersections could
also be investigated to improve the safety and capacity of the roadway. Any improvements
should be designed to a minimum 40 mph design speed.

B.

Deficient State-Route Corridors

Several corridors on the State Route system in Blount County can be deemed deficient. The
State of Tennessee maintains and provides improvements for these roadways. Because of the
generally high volume of traffic these routes carry, they are of importance to Blount County.
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Alcoa Highway (US− 129, SR− 115)
This corridor extends from the Blount County line in the north into downtown Maryville in the
south. This corridor is congested and many residents feel it is unsafe. Some segments of this
corridor have freeway design characteristics, but most of the corridor is designed as an arterial.
This can lead to unsafe speed differentials between segments.

Recommendation:
This corridor is currently under study by TDOT. A public meeting was held in Alcoa on June
29, 2004, to discuss proposed improvements. It is proposed to relocate approximately 5.5 miles
of US− 129 onto new location. The existing roadway will remain to serve the existing
businesses. The new roadway will be six lanes wide with 12’ shoulders. An Environmental
Assessment (EA) was approved by the Federal Highway Administration (FHWA) in March of
2004. Furthermore, with the proposed extension of Pellissippi Parkway northeast of Maryville,
this corridor should experience less traffic.
Knoxville Highway (SR−33)
This corridor in northern Blount County extends from Maryville in the south to the Blount
County line in the north. The geometric design of the roadway appears adequate, with wide
lanes, generally good sight distance, and adequate shoulders. However, many residents feel this
road experiences excessive congestion.

Recommendation:
The ADT volumes reported by TDOT, along with a site visit, reinforce the residents’ belief that
this roadway is congested. Increasing the number of travel lanes on the roadway should
therefore be investigated. The bridges over Pistol and Brown Creeks are currently under study
by TDOT. If these bridges are to be replaced, they should be designed to accommodate future
widening of SR− 33.

Montvale Road (S.R. 336)
This corridor in southern Blount County extends from Lamar Alexander Parkway in the north to
Six Mile Road in the south. The corridor is congested at the northern terminus and transitions to
a rural setting as it progresses southbound. The southern section is characterized by deficient
geometric features, including poor horizontal and vertical geometry, narrow lanes, and a lack of
suitable shoulder along much of the route. The posted speed limit is 45 mph, but is reduced in
many areas due to sharp curves or other deficient geometric features.

Recommendation:
An APR was prepared by TDOT in 1997 and is currently under review for modifications. A
public hearing was held July 8, 2004, in Maryville to discuss the proposed recommendations.
From
the
Maryville
south
city
limits
north
to
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Montvale Station Road, a three-lane curb and gutter section with a multi-use path on the west
side of Montvale Road is proposed. From Montvale Station Road north to Lamar Alexander
Parkway the following three proposed alternatives are being considered:
• A continuation of the three-lane curb and gutter section with the multi-use path
• A five-lane curb and gutter section with sidewalks and shoulders
• A split one-way pair with a sidewalk on the west side of each route
If Montvale Road is improved south of Maryville’s city limits in Blount County, it should be
considered to maintain the proposed three-lane section. Increasing the width of the existing
lanes to 12’ and providing shoulders may be an adequate improvement in this area, however.
The multi-use path may not be necessary in the county. State funds are available.
Sevierville Road (US− 411)
This corridor in northeastern Blount County stretches from Maryville in the west to the County
line in the east. It is a two-lane roadway with no shoulders. The posted speed limit ranges from
40 to 45 mph, but is reduced in many areas due to the curvature of the roadway. Vegetative
cover encroaches on the roadway and limits sight distance in many areas of this rural corridor.

Recommendation:
This roadway is congested; increasing the number of travel lanes along the corridor should
therefore be investigated. If widening is not warranted, shoulders should be provided. In
addition to constructing shoulders, spot improvements at intersections could be performed to
improve the capacity of the corridor. If the vegetative growth along this corridor is located
inside the R.O.W., it should be adequately maintained. If not, enough R.O.W. should be
purchased to allow for proper roadside maintenance. Any improvements should be designed to a
minimum 45 mph design speed.
Topside Road (SR− 333)
This corridor in northern Blount County extends from Alcoa Highway in the east to Louisville
Road in the west. According to input received in public forums and design charrettes, many
residents feel this roadway is congested. The geometric features of the two-lane corridor are
good from Pellissippi Parkway west towards Louisville. Shoulders are provided on this section,
and either left turn lanes or a center two-way left turn lane is provided in many areas. From
Pellissippi Parkway east towards Alcoa Highway, the geometric features are somewhat deficient.
There are no shoulders and many obstacles such as brick mailboxes are located close to the travel
lanes. Sight distance is limited in many places due to vegetative growth, also.
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Recommendation:
If traffic volumes warrant, increasing the number of travel lanes should be considered. If not,
shoulders should be provided and sight distances should be improved. Hazardous obstacles close
to the travel lanes should be relocated to a safer distance. If the vegetative growth along this
corridor is located inside the R.O.W., it should be adequately maintained. If not, enough R.O.W.
should be purchased to allow for proper roadside maintenance. Any improvements should be
designed to a minimum 40 mph design speed.
William Blount Road (SR− 335)
This corridor in western Blount County extends from Lamar Alexander Parkway in the north to
Broadway in the south. The geometric design of the roadway appears adequate, with wide lanes,
good sight distance, and adequate shoulders. According to input received in public forums and
design charrettes, many residents feel this road experiences excessive congestion, however.

Recommendation:
The ADT volumes reported by TDOT reinforce the residents’ belief that this roadway is
congested. Increasing the number of travel lanes along the corridor should therefore be
investigated. If a study demonstrates that adding lanes is not necessary, spot improvements at
intersections such as adding right- and/or left-turn lanes could be performed to improve capacity.
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IV. Deficient Intersections
This section documents some of the key intersection locations within Blount County where
operational and/or safety deficiencies exist. The emphasis of this section concerns intersections
outside of city limits, unless the intersection is deemed critical to circulation throughout Blount
County. These intersections may be termed deficient due to obsolete roadway geometry,
deficient capacity, or because of safety concerns. Not surprisingly, many of these intersections
are located along corridors discussed in Section III. Please refer to Figure 3 for a map of these
intersections. The intersections are discussed in more detail on the following pages. It should
also be noted that guide signs denoting the roadway names are often missing from intersections
in Blount County. This can cause confusion for the unfamiliar driver. It is recommended that
roadway guide signs be provided at major intersections.
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Figure 3: Map of Deficient Intersections
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Alcoa Highway (US− 129) at Broadway (US− 411)
This intersection is within Maryville’s city limits, but is critical to circulation throughout Blount
County. There are heavy merge and weave movements of traffic in this three-legged
unsignalized intersection. The first movement is southbound on US−129 transitioning to
westbound on US− 411 then immediately crossing to the south side of US−411 in order to turn
left onto Cooper Street or Montgomery Lane. The second major movement is travelers on
southbound US−411 weaving to the eastern-most lanes in order to turn right onto Foothills Mall
Drive.

Recommendation:
This location should be studied further. Based on an engineering study of traffic, planned
growth in the area, and geometric options, the proper course of action can be developed.
William Blount Drive (SR−335) at Morganton Road
This is a four-legged signalized intersection. A church is located on one corner of the
intersection, houses are on two corners, and one corner is vacant. William Blount Drive and
Morganton Road each have two through lanes, and William Blount Drive also has left turn lanes.
According to input received in public forums and design charrettes, many residents feel this
intersection is congested.

Recommendation:
William Blount Drive may need to be widened (as discussed in Section III-A). If so, the
additional through lanes will improve congestion at this intersection. It should also be
considered to add right turn lanes on W. Blount Drive and left turn lanes on Morganton Road to
improve the efficiency of the signal.

William Blount Drive (S.R. 335) at Lamar Alexander Parkway
This unsignalized intersection has poor sight distance looking west onto Lamar Alexander
Parkway from William Blount Drive. Vehicles on Lamar Alexander Parkway are generally
traveling at a high rate of speed, making pulling out from William Blount Drive difficult.

Recommendation:
Consider grading the crest vertical curve on Lamar Alexander Parkway west of William Blount
Drive to improve the sight distance. If this is cost prohibitive, a signal warrant analysis could be
performed. However, even if warranted, it may be undesirable to install a signal on Lamar
Alexander Parkway at this location.
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Carpenters Grade Road at Mint Road
This is a three-legged intersection. There is a stop sign on Carpenters Grade Road, while Mint
Road is free flowing. Both roads are two lanes wide with no turn lanes. Carpenters Grade Road
intersects Mint Road at a bad skew. Sight distance is also limited.

Recommendation:
The geometry of this intersection needs to be improved such that Carpenters Grade Road
intersects Mint Road at as near to a 90 degree angle as possible. Enough R.O.W. should be
purchased to ensure adequate sight triangles from a stopped position on Carpenters Grade Road
to see advancing traffic on Mint Road. It is currently rural in this area, and it is recommended
that the R.O.W. be purchased before any development occurs at this location.

Carpenters Grade Road at Bert Garner Road
This is a three-legged intersection. There is a stop sign on Bert Gardner Road, while Carpenters
Grade Road is free flowing. Both roads are two lanes wide with no turn lanes. Bert Gardner
Road intersects Carpenters Grade Road at a bad skew. Sight distance is also limited. According
to input received in public forums and design charrettes, many residents feel this intersection is
unsafe.

Recommendation:
The geometry of this intersection needs to be improved such that Bert Gardner Road intersects
Carpenters Grade Road at as near to a 90-degree angle as possible. Enough R.O.W. should be
purchased to ensure adequate sight triangles from a stopped position on Bert Gardner to see
advancing traffic on Carpenters Grade Road. It is currently rural in this area, and it is
recommended that the R.O.W. be purchased before any development occurs at this location.

Carpenters Grade Road/Peterson Road/Raulston Road/Cochran Road Five-Legged
Intersection
This five-legged intersection at the Maryville City limits is thought of as unsafe and congested
by many residents. Carpenters Grade Road does not stop, while Raulston Road, Cochran Road,
and Peterson Road are stop sign controlled. There is a market on one corner of this intersection,
and there is a large subdivision in close proximity to this location.

Recommendation:
Like almost all five-legged intersection, this one does not operate well. This location should be
studied further. Based on an engineering study of traffic, planned growth in the area, and
geometric options, the proper course of action can be developed. Coordination between the City
of Maryville and Blount County would have to be achieved due to the location of this
intersection.
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Louisville Road (SR− 334) at Miser Station Road
This is a four-legged intersection, with Miser Station Road being stop controlled and Louisville
Road free flowing. A gas station is located at the corner of this intersection. According to input
received in public forums and design charrettes, many residents feel this intersection is unsafe
and congested. Sight distances seemed adequate. Traffic on Louisville Road is generally
traveling at a high rate of speed, however. Both Louisville Road and Miser Station Road have
two lanes, with no left turn lanes at the intersection.

Recommendation:
Adding left turn lanes to both Louisville Road and Miser Station Road would improve the
functionality of the intersection. If the intersection meets signal warrants, a traffic signal should
be considered. If it does not meet warrants, a yellow flashing warning beacon could be added.
The intersection of Louisville Road and Topside Road is also noted (below) as being unsafe and
congested. A signal at either of these adjacent intersections should improve the functionality of
the other by slowing traffic along Louisville Road and creating gaps in the traffic stream.
Louisville Road (SR− 334) at Topside Road (SR− 333)
This is a three-legged intersection. There is a stop sign on Topside Road, while Louisville Road
is free flowing. A gas station is located on one of the corners of this lakeside intersection. Both
roads are two lanes wide with no turn lanes. According to input received in public forums and
design charrettes, many residents feel this intersection is unsafe and congested.

Recommendation:
Sight distance is obstructed by vegetation at the stop sign on Topside Road. Maintenance should
be performed to increase sight distance. Additionally, traffic on Louisville Road is traveling at a
high rate of speed, making it difficult to depart from Topside Road. The area is congested.
Adding left turn lanes to both Topside and Louisville roads would improve the functionality of
this intersection. If the intersection meets signal warrants, a traffic signal should be considered.
If it does not meet warrants, a yellow flashing warning beacon could be added. The intersection
of Louisville Road and Miser Station Road is also noted (above) as being unsafe and congested.
A signal at either of these adjacent intersections should improve the functionality of the other by
slowing traffic along Louisville Road and creating gaps in the traffic stream.
Knoxville Highway (SR−33) at Martin Mill Pike
This is a three-legged intersection. There is a stop sign on Martin Mill Pike, while SR−33 is free
flowing. Both roads are two lanes wide with no turn lanes. Martin Mill Pike intersects SR−33 at
a bad skew. Sight distance is also limited. Many residents feel this intersection is congested.
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Recommendation:
The geometry of this intersection needs to be improved such that Martin Mill Pike intersects
SR−33 at as near to a 90-degree angle as possible. Enough R.O.W. should be purchased to
ensure adequate sight triangles from a stopped position on Martin Mill Pike to see advancing
traffic on SR−33. As noted in Section III-A, SR−33 is congested. During peak times, few safe
gaps in traffic exist on SR−33 that allow drivers on Martin Mill Pike to exit. If the intersection
meets signal warrants, a traffic signal should be considered. If SR−33 is widened and this
intersection is geometrically improved, a signal may not be necessary.

V. Issues for Transportation Improvement Implementation
The primary issue concerning transportation improvement projects in Blount County is funding.
The County’s transportation budget is approximately $5 million per year. The county is
responsible for maintaining approximately:
• 1,100 miles of roadway
• 62 bridges larger than 20’ that are part of the State-Aid Bridge Replacement Program
• 100 bridges less than 20’ that the County maintains
Snow and ice removal in the winter and bridge repairs or maintenance receive funding priority.
Roadway maintenance and improvements receive the remainder of the funding. This is generally
enough to cover only basic improvements such as patching potholes and resurfacing existing
roads. Mowing and signal installation and maintenance must also be performed with these
funds.
Blount County currently has very limited roadway design capabilities. Therefore, a consultant
must be hired to design all but the simplest roadway improvement projects. With limited funds
available, this can make roadway improvements cost prohibitive.
Another issue related to Blount County’s transportation system is the lack of adequate roadway
standards. Many new subdivisions are being constructed that feed onto deficient roadways. It
should be considered to require developers to share the price of roadway improvements adjacent
to their projects. In some locations, this has occurred voluntarily but there is currently no legal
enforcement to require this.
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Compensation is currently not legally required from adjacent cities that annex roadways after the
County performs improvements. It should be considered to require financial compensation by a
City to the County if it annexes a roadway within a set period after the County provides funding
for improvements. While the concern of annexation may not deter the County from providing
needed roadway improvements near City limits, it is unfair for the County not to be
compensated.

VI. What Is Next?
This Technical Memorandum focuses on major corridors and those areas under high
development pressure in the immediate future. As a result, projects with minimal impact to the
“big picture” issue of improved corridor mobility are not discussed.
This Technical Memorandum is not a complete long-range transportation plan. Additional
tasks, beyond the scope of this Memorandum, are recommended for creating an acceptable longrange plan. Some of these tasks could include:
• Creating a transportation model for Blount County (from which the following elements
can be identified).
o An updated roadway functional classification system for major corridors.
o A comprehensive list of transportation-related projects to occur in the near
future.
o Long-range capacity needs.
o A financial plan for project implementation.
• Isolated studies concerning detailed recommendations for specific system modifications
or improvements should be performed.
• Transit alternatives and their impact.
• Creating comprehensive roadway design standards.
• Requiring compensation for roadways that are annexed by adjacent cities within short a
time span of the County funding improvements.
As stated previously, the focus of this Memorandum concerns Blount County’s major corridors,
those areas under high development pressure in the immediate future, and the need for improved
circumferential mobility around Maryville. Any future action should be done in a manner that
promotes coordination between agencies and jurisdictions.
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Blount County Technical Memorandum #10
To:

Blount County

From:

Hunter Interests Inc. and The Growth Management Institute

Subject:

Experience in Comparable Counties

Date:

August 27, 2004

I. Introduction
Many counties throughout the United States have engaged in planning and growth management.
Many of them have initiated growth strategy programs in response to issues raised as city growth
has spilled over into County territory⎯a phenomenon that Blount County is experiencing today.
Counties are not always prepared for growth outside incorporated municipalities. In most states,
counties were founded primarily to administer governmental functions in rural areas.
Nevertheless, when urban growth spreads into unincorporated areas, counties must find ways to
wisely manage it to produce fiscally and socially positive development.
This Technical Memorandum presents a sampling of planning and growth management
techniques being employed by four other counties in the United States: Sarasota County, FL;
Anne Arundel County, MD; Lexington/Fayetteville County, KN; and Whatcom County, WA. It
is no accident that all have growth boundaries, two of them mandated by state law; their
experience in managing boundaries can be instructive for Blount County decision makers. In
addition, these counties were selected because their growth experience is similar in significant
respects to Blount County and/or they are administering programs that Blount County may find
beneficial for implementing its growth strategy.

URBAN ECONOMICS • FINANCE • REAL ESTATE DEVELOPMENT
121 MAIN STREET • ANNAPOLIS, MARYLAND 21401 • (410) 269-0033 • fax (410) 280-9163

II. Examples

A.

Lexington-Fayette County, Kentucky
Growth Strategy Approaches:
•
45-year experience with urbangrowth boundary
•
Rural Management Strategy

1.

The Community

The Lexington area is famous throughout the world for its horse farms. Grand houses and barns
surrounded by beautiful bluegrass meadows bordered by white fences are a national as well as
local treasure. In addition to the thoroughbred horse industry, the area’s steady growth over the
last 40 years is attributable to the its advantageous location at the intersection of two Interstate
highways (I-64 and I-75) and to its historic position as a commercial, financial, and educational
center within the Kentucky Bluegrass Country.
Since 1958, the city and county have jointly managed growth, which has been continuously
increasing since World War II. From 1970 to 1995 the area’s population grew from 174,300 to
240,000 and during the 1990s growth was occurring at a rate of about 1.5 percent per year. The
population in 2004 stands at about 261,000. Employment also increased, from 96,700 to 143,550
during the period from 1970 to 2000. Major increases in corporate growth have complemented
employment increases at the University of Kentucky and in the regional health care industry.
Construction in the mid-1980s of the Toyota assembly plant just 15 miles north of the county has
sparked additional regional development.

2.

Urban Growth Boundary/Service Area

Lexington/Fayette County is known not only for its metropolitan (city/county) form of
government but also because it established the first urban growth boundary in the nation in 1958.
The boundary circumscribed an “Urban Service Area” in which urban services were to be
extended to support urban development. Land outside the boundary in what was termed the rural
service area was to remain in a rural state. The boundary effects were strengthened by a state
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requirement forbidding subdivisions of lots smaller than ten acres in areas lacking sanitary sewer
systems. (Karst subsoil conditions in the region limit the use of septic systems.) The state law
has allowed the city/county government to control growth areas through its planning of sewer
extensions. In the late 1960s, the 10-acre minimum lot size in the rural service area was included
in the zoning ordinance and subdivision regulations. Thus, instead of half-acre and one-acre lots
being subdivided prior to designation of the rural service area, agricultural uses have been
maintained.
The urban service area was expected to accommodate about 20 years’ growth. Some small
expansions occurred over time but the city/county governments’ efforts to coordinate delivery of
urban services with land use planning helped hold the boundary fairly firm for decades. With the
adoption of the 1996 master plan, however, the urban service area received significant
expansions to recognize growth pressures especially in the east and southeast. The added area is
expected to allow residential development for 15,000 to 37,000 new residents, depending on the
densities achieved. A minor expansion of the boundary occurred with adoption of the 2001
comprehensive plan. Currently, of the 285 square miles that comprise Fayette County,
approximately 85 square miles (or 30%) of the county is designated as the urban service area and
200 square miles (70%) is in the rural service area.

3.

Rural Service Area

The demarcation of urban and rural areas was intended primarily to maintain the economic
stability of the horse farms which then and now have been threatened by rising land prices and
the possibility of development. Even with recent expansions of the boundary, the horse farms
west of the boundary continue to be protected from urban designation. A 1995 zoning
amendment strengthened restrictions on development by eliminating or reducing the size of
many conditional uses that potentially could consume large amounts of land for non-agricultural
uses.
However, in recent years the development of lots of 10 or more acres has increased as they have
become economically desirable for high-end single family homes. From 1990 to 1998, the
amount o f land subdivided into 10-acre lots was comparable to the total land area utilized inside
the urban service area for all forms of development. It became apparent to public officials that
the 10-acre lot requirement was no longer effective for preserving rural land. A series of
planning studies through the mid- to late-1990s eventually resulted in adoption of a “Rural
Service Area Land Management Plan” in 1999. The plan established a variety of land use areas
such as natural areas, rural activity centers, and rural settlements, but the largest area by far
(almost 90%) was designated for “Core Agricultural and Rural Land.” The area incorporates the
horse
farms
that
have
a
high
ratio
of
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improvement to land value and lands classified as prime agricultural land. In this area,
recommendations include a minimum lot size of 40 acres, permitted uses associated with
agriculture, a program for purchase of development rights, and a program allowing transfers of
development rights.
In addition, historic rural settlements and several existing residential areas were designated for
preservation, and four rural activity centers were established to permit continuation of existing
industrial and commercial uses.
Janice Westlund, Senior Planner for Lexington/Fayette County, confirms that the rural
management plan has been implemented. Minimum lot sizes of 40 acres are in force in the
agricultural area and rural development has been effectively restricted.

4.

Lessons for Blount County

Lexington/Fayette County’s experience demonstrates that growth boundaries need not stifle
development and, conversely, can provide positive guidance to maintain the important qualities
and assets of rural areas. Lexington/Fayette County has restrained growth in certain areas while
promoting contiguous development on its urban edge in a phased, cost-efficient manner. Now its
rural land management plan is helping to preserve its agricultural economy and rural settlements.
Although the boundary location has always raised controversy, and has not constrained
development into an adjacent county, local officials believe it has had a salutorious effect on the
character of both the urban community and rural area.
___________
References:

B.

Author interviews with Janice Westlund, Senior Planner
Rural Service Area Land Management Plan

Anne Arundel County, Maryland
Growth Strategy Approaches:
•
Urban growth boundary
•
Sector plans for critical areas
•
Greenway plan

1.

The Community

Once a rural area of scattered settlements oriented to its extensive waterfront on the Chesapeake
Bay, Anne Arundel County has grown rapidly in recent decades as a suburb of both Washington
and
Baltimore.
In
an
effort
to
retain
the
county’s
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rural-residential character and waterfront amenities, the county has adopted increasingly
restrictive growth policies. The county was first settled in 1649 and Annapolis, the county’s only
significant urban center, grew as an important colonial seaport on the bay and later became the
capital of Maryland. In the early part of the 20th century, industrial development spread south
from Baltimore and small settlements on interurban railways began growing. World War II
sparked economic development, especially around Fort Meade. In the 1970s, Washington’s
metropolitan growth began affecting the county, to the point that many residents now commute
to Washington to work.
The county’s population increased from 298,000 in 1970 to 490,000 in 2000, while employment
grew from 128,000 to 297,000 during the same period.

2.

General Plan

Anne Arundel County adopted its first general plan in 1968 and has guided development with the
usual elements of zoning and subdivision regulations. County elections in 1974, however,
centered on issues of growth management, leading to preparation of a general plan, adopted in
1974, that incorporated policies to encourage more compact development, preserve agricultural
land, and link development to provision of adequate public facilities. The plan established an
agricultural preserve in most of the southern half of the county. In 1985, in response to growing
concerns about rampant development, the county executive proposed 13 initiatives, ranging from
adoption of impact fees to a parkland acquisition program. Most of the initiatives were
subsequently adopted, and in 1989 the county enacted a comprehensive rezoning that reduced the
capacity for future growth by over 100,000 housing units, largely by rezoning many parcels to
require minimum lot sizes of five acres.
The latest general plan was adopted in 1997. It generally followed the pattern established by
earlier plans by restricting the amount and density of future development. It proposed giving
priority in county growth management efforts to improving infrastructure and facilities within
existing neighborhoods more than promoting expansion into undeveloped areas. It encourages
development within the three designated town centers, around key light rail stations, and near
existing commercial and employment centers.

3.

Small-Area Plans

Recognizing the unique character of the county’s different communities, the 1997 plan identified
16 neighborhoods and business centers for which detailed planning should be carried out. The
plans are intended to guide the form and quality of future development through zoning,
transportation and open space improvements, and other measures for influencing development.
One output of the plans has been formulation of mixed-use zoning districts to guide development
in high-intensity business areas. Advisory committees of local residents and business people
have

5

been established to make recommendations for these plans. A number of small-area plans have
been completed and adopted by the county council as amendments to the general plan. Work is
underway on the remainder.

4.

Greenway Plan

The county adopted a Greenways Plan in 2002 that identifies a network of green open spaces to
be preserved over the next 50 years. The plan is intended to provide for recreational and off-road
transportation opportunities that promote the continuation of the high quality of life available in
the county and to prevent the loss of ecologically valuable landscapes and environmental
features. The plan benefits from a statewide effort to identify green infrastructure, from
recommendations contained in 12 completed small-area plans, and from the existing land
preservation and recreation planning program and plan.
Anne Arundel County’s greenway network provides corridors and open spaces totaling 72,000
acres, about one-quarter of the total county land area. About half of the proposed network is
currently protected by state, federal, county, and city ownership, agricultural and environmental
easements, private conservation lands, and land in the open space zoning district. The plan
proposes a series of implementation strategies and actions that move from organization and
outreach, to planning, land protection and enhancement, and financing.

5.

Lessons for Blount County

Anne Arundel County has grown significantly more urban than Blount County over recent
decades, influenced in the postwar period by Baltimore’s growth and more recently by
Washington’s robust growth. Yet about half the county remains rural and agricultural in
character and development policies have kept much of the urbanized area at moderate densities.
Anne Arundel County’s experience demonstrates how the exercise of political will has had a
significant effect on the character of growth. Its comprehensive planning has been thorough and
well thought-out and its efforts in small-area planning have paid off in maintaining a satisfying
quality of life for county residents. The new greenways plan establishes long-range policies that
will guide open space preservation and its relationships to development patterns for decades to
come. All of these initiatives are instructive guides for determining future growth strategies and
implementation techniques for Blount County.
____________
References: General Development Plan
(www.aacounty.org/PlanZone/LongRange/GDP)
Small Area Planning (www.aacounty.org/PlanZone/SAP)
Greenways Master Plan
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C.

Sarasota County, Florida
Growth Strategy Approaches: Urban growth boundary
•
Infrastructure planning and financing

1.

The Community

Sarasota County has long been a popular resort area on Florida’s west coast. It attracts tourists,
retirees, and long-term residents to its extensive barrier island developments and inland golfcentered communities, as well as to historic communities such as Sarasota and Venice. As early
as 1975, before Florida mandated the definition of growth areas, the county established an urban
growth boundary that remains a significant feature of its growth management program, although
the boundary’s location has sparked continuous controversy and conflict. Meanwhile, the county
has moved aggressively to put in place a comprehensive growth management program that
includes significant infrastructure programs.
As in much of Florida, Sarasota County has lured a stream of seasonal visitors aching for warmth
and sunshine during the winter months. Many visitors have become permanent residents, leading
to a major increase in population beginning in the postwar years. From a population of less than
30,000 in 1950, county residents soared to over 300,000 in 1995 and today number
approximately 345,000. Add to that a one-third increase during the winter months as seasonal
visitors arrive. As might be expected, the population tends toward the affluent and elderly,
driving many workers to commute from adjoining areas.
About two-thirds of the population resides in unincorporated areas outside the county’s four
municipalities. This occurred in part due to the availability of large sites for development of
large-scale communities and in part because both Sarasota and Venice declared a disinterest in
steadily annexing land to accommodate growth.

2.

The Growth Boundary

The County’s land use plan adopted in 1975 established the I-75 corridor as the eastern/northern
boundary for urban development. For the most part, except at one or two interchanges, the
boundary line ran down the centerline of the highway. Preservation of agriculture and open space
outside the boundary was implemented by zoning for minimum lot sizes of five acres.
Subsequently, the state and city acquired large tracts of land in the area as parks and preserves.
Much of the remaining land was and is used for cattle grazing.
In response to the state legislature’s 1975 act that required all local governments to prepare
comprehensive plans reflecting a series of state goals and objectives, Sarasota County prepared
and adopted a new plan in 1981. It was documented in an impressively large, detailed report that
won an award from the American Planning Association. The plan reconfirmed the policy of
containing urban growth west and south of I-75. However, the report expressed serious concerns
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over the increasingly low-density development (much of it in large-scale golf-course
communities) taking place within the boundary. Development threatened to consume available
land much sooner than previously forecast. To provide incentives for more intensive
development, the plan defined a series of “urban cores” allowing fairly high densities and a mix
of uses.
Eight years later, in 1989, the county adopted plan revisions and considerably expanded the
content of the plan. Again, concerns were expressed that the county was undergoing a more rapid
rate of growth than expected at densities lower than desired. Projected needs for developable
land indicated that only about half the residential growth expected could be contained within the
historical boundary. As a result, based on the prevailing practice of lower-density development,
the county expanded the growth boundary to encompass some areas east of I-75. This action
generated challenges in the form of a citizens’ appeal allowed by the state growth management
law and a referendum calling for repeal of the plan. Opponents of the county’s plan expressed
fears that the county was continuing to allow low-density development inside the boundary,
thereby abetting the spread of urban sprawl into the agricultural and open space preserve. (The
25,000 to 30,000 acres of state and county lands in the preserve were discounted as irrelevant to
this argument.) The referendum failed but the citizens’ appeal dragged on and was renewed each
time the plan was revised. To this day the county has not possessed an “official” plan to replace
the 1985 document.
Ironically, meanwhile, Sarasota County has undergone some of the same changes in market
demands that have visited other communities. According to county planners, much of the
development occurring in the past decade has flowed into existing urbanized areas, particularly
in the cities of Sarasota and Venice. The increase in infill and redevelopment has increased
overall densities of development and reduced pressures to develop in “greenfield” areas.

3.

Infrastructure Planning and Financing

Until the 1980s, Sarasota County Commissioners steadfastly refused to enter into the
infrastructure business, although development was spilling out of municipal boundaries into
unincorporated territory. On the one hand, county officials hoped that a lack of supportive
infrastructure would discourage development in areas unserved by utilities. On the other hand,
the county granted franchises for 49 water supply systems and 115 separate wastewater treatment
plants, approved installation of more than 45,000 septic tanks, and permitted establishment of
drainage districts that constructed over 800 miles of drainage canals. Many of the individual
entities were poorly administered, long-range planning was almost entirely absent, and
wastewater treatment was a sometime thing.
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The county commissioners began to take a greater interest in provision of public facilities in the
early 1980s as it became clear that neither of the major towns, Sarasota and Venice, intended to
undertake major utility expansions or annexations. Roused to action, the county – over several
years -- (1) established a program to acquire all existing wastewater treat systems and unite them
into an improved regional system; (2) purchased five solid waste service districts and additional
land for landfill sites; (3) acquired a large water recharge area and extended a water supply
system throughout the southern part of the county; (4) obtained voter authorization for a one-cent
sales tax to overcome existing county road and other facility deficiencies; (5) authorized
preparation of a stormwater management plan and established a stormwater utility to raise
revenues for stormwater management; and (6) incorporated existing Sarasota and Venice parks
and recreation districts into the county system and stepped up acquisition of new parks.
In addition to these steps to manage infrastructure development, the county began in 1981 to
prepare and follow five-year capital improvement programs, which subsequently were linked to
adequate public facilities requirements. The county continues to use the local-option sales tax,
plus impact fees, developer exactions, and user fees to finance these efforts.

4.

Lessons for Blount County

Sarasota County’s long conflict over the function and location of its growth boundary
demonstrates the issues and difficulties that such a growth management technique can raise. The
decisions of established municipalities to forego expansion virtually forced the county to assume
responsibility for determining where growth should take place and how to provide services for it.
The conflicts have not been helped by Florida’s unusual law that allows any citizen protest to
indefinitely delay adoption of a local comprehensive plan. Using the law, citizen activism to
preserve rural lands have proven very effective. Only a change in market demands that is
steering more development into established urban areas has reduced pressures for expanding the
boundary.
Sarasota County’s officials gradually awakened to the need to provide county leadership in
provision of basic infrastructure for developing areas. Once awakened, however, they took
forthright steps to establish control over basic systems, replacing them with more efficient and
well-administered facility systems and attending to long-term planning for both facility
improvements and financing resources. Sarasota County’s example points to the benefits of
coordinating the provision of basic infrastructure systems in a growing area.
____________
References: 1985 and 1989 General Development Plans for Sarasota County
Author interview with county planning staff
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D.

Whatcom County, Washington
Growth Strategy Approaches:
•
State-mandated urban growth areas planned in collaboration with individual
cities
•
State-mandated rural and resource preservation areas

1.

The Community

Whatcom County lies at the extreme northwest corner of the State of Washington, adjoining the
Georgia Strait portion of the Pacific Ocean shoreline and the international border with Canada.
Compared to several other counties centered around Seattle along the I-5 corridor, Whatcom
County is relatively rural. Although it has an industrial base focused mostly around several small
ports, and attracts a fair number of tourists, much of the county is devoted to raising crops – it
grows about half of the nation’s raspberry production and has a significant dairy industry – and
about one-third of the county’s land remains forested. Still, its population has been increasing at
a rate of about 3 percent per year, from 127,780 in 1990 to 166,814 in 2002, an annual average
rate of about 2.25%. About 74,000 residents live in the unincorporated part of the county.
Bellingham is the largest city, with a population of about 52,000 in 1990 rising to about 67,000
in 2002. Six considerably smaller towns are located in the agricultural area and along the
shoreline.

2.

Urban Growth Areas

The Washington State Growth Management Act (GMA), adopted in 1990 and 91, establishes a
framework for coordinated and comprehensive planning for community growth. The GMA’s 14
goals direct counties and cities to encourage development in urban areas where public facilities
and services can be efficiently provided, discourage sprawling, low-density development, and
conserve timber, agricultural lands, critical areas, and the environment. The GMA requires
counties to adopt county-wide planning policies that establish a policy framework for local
comprehensive plans. The GMA also expects counties to work with municipalities to make city
and county plans consistent with each other and with state goals.
Whatcom County adopted county-wide planning policies in 1993 and revised them in 1997, both
times with concurrence by the seven incorporated municipalities. The county established a
number of growth areas around industrial concentrations and rural settlements not located near
municipalities. The municipalities also worked with the county to delineate their urban growth
areas. In the case of Bellingham, in 1984 Whatcom County had formulated an “Urban Fringe
Subarea Plan” applicable to about 20,000 acres around the north, west, and east sides of
Bellingham’s city limits. The plan was updated by the city and county beginning in 1990 and
adopted by the County Council in 1997.
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Now, as part of the state-required five-year plan update process, the city and county are
coordinating preparation of updated city and county policy documents and implementing
regulations, including city and county comprehensive plans, the Bellingham urban growth area
plan, and an updated urban fringe sub-area plan. The planning process is complicated by the
city’s need to attend to water quality issues in Lake Whatcom, which provides drinking water for
half the county, and by state cutbacks in funding for local planning. Whatcom County’s timeconsuming coordination of municipal urban growth areas with county policies, for example,
amounts to an unfunded mandate. Nevertheless, the city and county believe that they have
established reasonable, defensible growth areas – Bellingham’s through a detailed study of
developable land and future market land needs.
Their plan to work together to resolve growth issues in unincorporated areas that will attract
urban growth is commendable. The city and county have published policy statements indicating
that they intend to guide physical development to areas adjacent to city limits where public
facilities and services can be made available most efficiently. A policy also expresses the goal of
encouraging “a smooth transition from County jurisdiction to City jurisdiction as both developed
and undeveloped areas within the urban growth area are annexed to the city.” They believe that
such a process, together with an inter-local agreement, will provide certainty to residents,
property owners, and developers and provide for consistent development standards and a single
permitting agency.

3.

Conservation of Rural and Resource Areas

An important County role is conserving rural and resource lands outside urban growth areas,
including consideration of impacts to agriculture, forestry and other natural resources, water
resources, plants and animals, and scenic resources. To this end, the County plan and related
zoning established an agricultural zoning district and a commercial forestry district, both with
minimum lot sizes of 40 acres. Agricultural zoning occupies about a fifth of the county’s land
area, forestry zoning about a fourth. The 40-acre minimum lot size is effectively discouraging
development in these areas, although some pre-existing development and subdivided lots exist.
In addition, about 85,000 acres are designated as “Rural 5” zones requiring five-acre minimum
lot sizes. The designation recognized that fact that a considerable amount of this acreage is being
farmed but many lots sprinkled throughout the area are developed or can be developed. A current
issue is that many lots are being developed for “McMansions;” planners and the 1000 Friends of
Washington organization are considering ways to reduce development, perhaps by raising
minimum lot sizes or requiring clustering through an overlay zone.
The County also established five types of rural residential zones with minimum lot sizes ranging
from one to 3 units per acre; they are intended to be applied in designated urban growth areas
around cities. Other rural zoning districts allowing

11

lots of one to five acres are applied along partly built-up highway corridors, small settlements,
and what are termed “suburban enclaves” – previously subdivided and mostly built-up largescale developments, many of them second-home communities trending to full-time residence.
The current county plan updating process has drawn attention from the 1000 Friends of
Washington, which has entered appeals to the state GMA hearing board to further restrict
scattered rural development allowed by the current plan and zoning. (Hearing board decisions
can require counties and cities to change plans and zoning to more closely adhere to GMA
goals.) Thus, although the county expected to make only minor adjustments to its current plan
for its five-year update, it may be required to delve into the planning and zoning issues arising
from a negative finding by the hearing board – including significant time and effort to recast
provisions in a number of districts, establish and manage a public participation process, and
adopt rather substantive amendments. At this point, the County claims that it has neither the staff
nor the funds to pursue such an effort.

4.

Lessons for Blount County

Whatcom County demonstrates what a rather rural county can do to move into serious guidance
of urban growth and rural conservation within a short, 14-year period after passage of the
GMA’s state-mandated requirements. Although the state does not certify or otherwise formally
approve local plans and zoning, the state staff comments on those documents carry some weight
with the state hearing boards. After initial resistance to GMA requirements by many local
governments (and waivers of some requirements for a significant number of very rural counties),
most Washington counties and cities have taken substantial steps to meet state goals for curbing
sprawl and preserving rural lands. Whatcom County’s efforts may suggest approaches for
consideration by Blount County.
____________
References:
Zoning and Comprehensive Plan Designations Map
Sections of the 2004 Final Environmental Impact Statement by the City of
Bellingham concerning the process and proposed planning policies and
zoning provisions
Author’s personal interview with county planning staff
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III.

Conclusion

While the methods and experiences of other counties should not be borrowed wholesale for
application in Blount County, they do indicate potential approaches that can be tailored to the
County’s particular conditions and needs. The examples show that growth boundaries are in use
in a number of states and metropolitan areas, that they can be fashioned to provide reasonable
areas for future development, and that they can raise difficult issues that require time and effort
to resolve. The examples also indicate that managing urban growth requires counties and their
municipalities to agree on consistent policies and even enter into agreements about who does
what where and how. Whatcom County’s planning and zoning for rural areas also demonstrates
the difficulties of dealing with existing scattered developments and urban settlements, but shows
how the County went at least partway toward resolving those difficulties. In all the examples, it
took political will and educated officials to make the choices they did.
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Blount County Technical Memorandum #11
From:

Hunter Interests Inc.

To:

Blount County, TN

Date:

November 10, 2004

Re:

Wastewater Treatment Alternatives

I. Overview
Hunter Interests Inc. has been retained by Blount County to prepare a growth strategy that
includes recommendations for improving water quality in the area. This Technical
Memorandum first summarizes Blount County’s and the City of Maryville’s current sewer and
septic systems. The document then introduces several wastewater treatment alternatives and
case studies of communities that have successfully integrated these alternatives. Finally, the
Memorandum provides recommendations specifically based on Blount County’s wastewater
treatment situation.

II. Current Situation
Currently, no sewer systems are planned outside the UGB. According to Director of Maryville
Water Quality Control Jeff Rose, city sewer extensions are determined mainly by development.
For example, sewer is being extended to the interchanges around the developing Pellissippi
Parkway.
When developers build on new land, it is their responsibility to pay for the new sewer system
throughout the subdivision, although the City will extend its sewer 100 feet toward the
subdivision if needed. When the development is complete, the developer transfers ownership of
the subdivision’s sewer lines to the City.
Outside the UGB, residential areas are served by small collection systems with on-site treatment
units, usually drip irrigation septic systems. The state is in the process of approving membrane
treatment septic systems for subdivisions. Membrane treatment is cleaner than greywater
treatment because effluent is treated through an additional membrane before it exits the septic
tank. Currently,the state does not approve these systems for single-family homes on isolated
lots due to possible problems such as individual homeowners not cleaning their tanks or
otherwise properly caring for the system. Within a subdivision, however, the homeowners’
association takes ownership of the system, and arranges for its maintenance and operation.
2

Stormwater Issues
According to the Environmental Protection Agency, over 60% of water pollution in the area
comes from urban and agriculture stormwater runoff. Whatever enters storm drains is
discharged directly into a neighboring body of water without benefit of treatment. For example,
the City of Townsend is facing water quality problems due to failing septic systems. Untreated
water flows directly to Little River, the County’s primary water source. In addition, agricultural
runoff, including silt and other pollution from several nearby berry farms, runs directly to Little
River.
Jeff Rose said preserving and restoring riparian zones (transition zones between land and water)
can help mitigate water pollution. For example, creating buffers of native vegetation or fencing
to limit livestock movement will help maintain natural functions in riparian zones such as
absorbing and filtering stormwater runoff, and stabilizing shores and enhancing wildlife habitat.
Another way to protect riparian zones is by increasing setbacks for new development several
hundred feet from the River.

III. Wastewater Treatment Alternatives

A.

Overview

Below is a list of wastewater treatment alternatives to individual septic tanks. Some of these systems
work in tandem with pre-existing septic systems, while others propose completely new infrastructure to
clean household wastewater. The systems are not intended for commercial or industrial discharge
because the amounts of such waste are often much higher and more chemically complicated than
household wastewater. Generally, the systems best serve small, centralized communities of between 10
and several thousand households. Most of the systems have aerobic treatment processes, meaning they
use bacteria that thrive in an oxygenated environment.

Alternative wastewater treatment systems tend to be less expensive in the long-term, especially if
municipalities can avoid investing in major infrastructure. In addition, these systems cost less to
maintain than traditional sewer systems, though they often cost more to construct. Two
problems often associated with alternative methods of wastewater treatment are that they may
take longer to process the wastewater than conventional septic and sewer systems, and may
cause unpleasant odors. Some systems may also take up more land than traditional sewer or
septic system. It should be noted that the number of properties served by a system is a crucial
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factor in design. Climate is another factor to consider; in-ground wastewater systems do not
work well in very cold climates because the ground freezes during the winter, hindering
decomposition and organic processes.
Alternative wastewater treatment systems can be organized by three distinct categories:

Onsite systems collect, treat, discharge, or reclaim wastewater from individual dwellings, and do
not connect to community-wide sewers or a centralized treatment facility. This category
includes septic tanks, drainfields, mound systems, media filters, small aerobic units, and pressure
distribution systems.
Cluster systems serve two or more dwellings but fewer than an entire community. Individual
septic tanks or aerobic units may pre-treat wastewater from several homes before it is transported
through low-cost, alternative sewers to a treatment unit that is relatively small compared to
centralized systems.
Decentralized systems are onsite or cluster wastewater systems used to treat and dispose of
small volumes of wastewater from dwellings located relatively close together. Onsite and cluster
systems are often hybridized to accommodate individual communities’ topography, soils, budget,
and management.

B.

Alternative Wastewater Treatment Systems

Alternative Toilets include low-flow toilets, waterless urinals, composting toilets, incinerating
toilets, chemical and oil flush toilets, and privies. These alternatives help reduce the amount of
wastewater produced, thus decreasing the burden on sewer or septic systems. The reduction in
wastewater quantity does not reduce the amount of organic matter released.
Constructed Wetlands run wastewater through aquatic environments with aquatic plants and
provide an additional treatment stage before the water re-enters the groundwater table or river.
Ditches (also called cells) have a permeable or impermeable lining that contains vegetation
anchored in gravel. Constructed wetlands must be designed to meet specific characteristics of the
site (i.e., steep slope, floodplain, etc.). The attractive plants have roots that house microbes that
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feed on the waste products in the water. The roots also trap tiny particles and soak up some of
the water, thereby reducing the overall amount of water to be discharged.

Lagoons are artificial ponds (also called cells or ditches) built into or above ground and are lined
with clay to prevent groundwater contamination. Lagoons retain wastewater for extended
periods of time to stabilize it. The retention period gives microorganisms time to feed on the
nutrients and trace elements in the water. The number of cells varies depending on the
community’s needs, but it is usually more effective to have several smaller cells rather than one
large cell to serve a community. Systems vary according to the amount of dissolved oxygen
present in the water.
The difference between lagoons and wetlands has to do with the depth of the water. Lagoons are
typically several feet deep and would not have much vegetation except for floating aquatics
because of the deeper water. Constructed wetland cells have water only six inches deep or so to
allow for many emergent wetland plants.

Small-Diameter Gravity Sewers (SDGS) collect and transport wastewater to its final treatment.
They are known by a variety of names including variable grade sewers, Septic Tank Effluent
Gravity (STEG) systems, and effluent drains. They are similar to pressure sewer lines (see
below) and are made of polyvinyl chloride (PVC) or high-density polyethylene. Primary
treatment occurs in the septic tank where waste is separated, or in a grinder where waste is
macerated. Sewers collect and transport fewer solids and thus can be smaller in diameter than
conventional sewers. The lines can be adapted to a variety of terrains because they are laid at a
relatively constant, shallow depth following the natural contour of the land. The pipes run down
the side of streets so extensive pavement excavation and restoration is not necessary, and they
are easily routed around obstacles such as boulders discovered during construction. Most SDGS
systems are a combination of Septic Tank Effluent Pump (STEP)/SDGS systems. Septic Tank
Effluent Pumps (STEP) consist of a septic tank to pre-treat the wastewater and a submersible,
low-horsepower sump pump to push the wastewater through the system.
Grinder Pump Pressure Sewers grind household sewage (similar to a garbage disposal), and
then wastewater is pumped into a pressurized line to a final sewage treatment facility. These
systems have no septic tank as pretreatment is performed by the grinder pump. Grinder pump
pressure sewers are an economical approach to hilly terrains and in low density housing areas.
Vacuum Sewers rely on vacuum suction created by a central pumping station and maintained in
the small diameter mains to draw and transport wastewater through the system for final
treatment. These systems have limited capabilities for transporting wastewater uphill and are
best suited for flat or rolling terrain.
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Mound Systems are an alternative drainfield design for septic systems located at sites with
dense soils, high bedrock, or a high seasonal water table. The three main components of a
mound system are a septic tank or other pretreatment unit, a dosing or pump chamber, and an
elevated mound. Wastewater flows into the septic tank and settles into sludge and effluent. The
dosing chamber collects the septic tank effluent, and delivers it to the mound. The mound is a
drainfield that is raised above the natural soil surface, and is composed of a sand fill that has a
gravel-filled bed and a network of smaller diameter pipes. From the pump chamber, effluent is
pumped through the pipes in controlled, low pressure doses so that uniform distribution is
achieved. Treatment occurs as the effluent moves through the sand and returns to the natural
soil. These systems may be unattractive and special consideration must be taken to integrate the
mounds into the residential landscape.
Trickling Filters are circular tanks made of reinforced concrete that hold rocks. They are built
into the ground to support the weight of the rocks. Tower filters are similar, but contain plastic,
and therefore do not need to be built into the ground. Sewage goes to a settling tank where solid
matter settles out of the wastewater. Wastewater is then pumped into a distributor that sprays the
effluent on the rock or plastic. The rock or plastic surface holds microorganisms that aerobically
decompose the water further. Trickling filters are good at removing nitrogen and organic matter
from the wastewater. These systems can be expensive to build and energy requirements vary
depending on the system. The systems are not well suited for very cold climates and can cause
odor problems.
Sequencing Batch Reactors (SBR) process batches (specific volumes) of wastewater that have
undergone primary treatment and are then delivered to the reactor (tank) where oxygen is cycled,
which allows aerobic biochemical processes to occur. Microorganisms consume the waste
products and produce sludge and effluent. Usually more than one reactor is needed so that while
one batch is being treated, additional flow can be directed elsewhere. It is relatively easy to
expand the system by adding additional reactors, but the system operation tends to be more
complex and more costly to construct and operate than others. This type of alternative
wastewater treatment system usually has fewer maintenance problems over its lifetime than
others.
Oxidation Ditches are large, shallow holding tanks (about three feet deep) with impermeable
linings. Mechanical aerators slowly rotate to introduce oxygen into wastewater. Raw sewage is
delivered to the ditch, aerated, and treated further. Oxidation ditches can accommodate several
thousand people and use limited land. Initial construction is relatively expensive, but the system
has moderate energy demands. It requires a moderate amount of skill to operate and maintain
and works well under most weather conditions.
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Biomatter Resequencing Converter (BMRC) and Greywater Treatment Systems can
convert 90−95% of toilet and kitchen organic wastes to odorless CO2 and water vapor. Aerobic
organisms live in a double-walled tank and convert human and kitchen waste into organic matter.
A family of four produces approximately 15 gallons of finished compost annually. The system
can handle up to 12 adults at a time, but systems are designed to be one tank per home. Less
than 120 square feet is needed to install a system. The systems are automated, energy efficient,
and require minimal maintenance. The greywater treatment system separates toilet flow from
other household water flows (laundry, shower, etc.). Water is cleaned by bacteria in a natural
process, and the greywater is filtered and disinfected for reuse. These systems cannot handle the
washing of paintbrushes, oil pans, or other inorganic substances because it affects the biological
process. The systems are manufactured by the Equaris Corporation.
Sand Filters are used in conjunction with septic tanks or aerobic treatment units to provide
additional effluent treatment before discharge. The filters reduce the amount of suspended solids
and dissolved organic material in the effluent.
Leaching Field Chambers are an alternative to a conventional network of distribution pipes
used in a drainfield. Chambers form large underground cavities made of sturdy plastic, and the
sides and bottom have a network of openings to allow for wastewater seepage into the soil.
These systems allow more of the soil profile to be used since the effluent is distributed not only
to the ground below, but also to the soil surrounding the chamber. This alternative works well
on steep slopes. Leaching chambers do not require any more additional maintenance than a
conventional distribution system, and their sturdy construction makes them less vulnerable to
damage from the weight of heavy objects placed on the surface of the ground above them.

IV. Case Studies

The following case studies are abridged versions of case studies from Pipeline and Small Flows
Quarterly, two publications from the National Small Flows Clearinghouse. Most municipalities
use a hybrid of the systems described in the section above.

A.

Phelps County, Missouri

Phelps County uses clustered wastewater services, septic tank effluent pumps (STEP), and
recirculating sand filter (RSF) technologies that are centrally managed by a water and
wastewater district.
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Several subdivisions were separated over five miles among the hills of this county, with
extensive undeveloped areas between the subdivisions. Failing septic systems and increasingly
stringent state water quality standards were becoming cost-prohibitive in this rural area. The
septic systems were violating standards set by the Missouri Department of Natural Resources
(MODNR) and the local health department did not have the resources to enforce water quality
standards.
The MODNR imposed stricter standards for residences on fewer than three acres and thus
created a financial incentive for property owners to switch to an alternative wastewater treatment
system, since local lenders were not willing to make loans on houses that could not pass a septic
inspection. The established water service provider adopted wastewater service as well and
decided to centrally manage the new systems.
To avoid losing lots due to size requirements for conventional septic systems, a developer of a
new subdivision called The Pines donated one lot for a new treatment facility and funded the
construction of the treatment facility, STEP system, and collection lines for the new
development. The water district constructed, owns, and operates the system. Each development
is served by its own STEP collection sewer and RSF treatment systems. Each collection
system’s flow can be diverted to one of the other five treatment units for maintenance, cleaning,
and repair. The public/private partnership allowed the district to use the new development (and
the many others that followed) to leverage the cleanup of adjacent failed systems with
construction dollars.
New homeowners are required to sign a user agreement, connect to the system, and grant a utility
easement to the water district. In return, the homeowners do not have to maintain septic systems.
The system is managed like a central sewer so the customers cannot tell the difference except in
the lower rates they pay and the lower costs to build it.

B.

The City of Arcata, California

Aracata uses a constructed marsh as part of a wastewater treatment plant that serves the City’s 19,000
people, including its 7,000 college students from Humboldt State University. The site was a landfill that
had been created by diking 40 acres of Arcata Bay. The Health Department condemned the distressed
industrial land in 1973. Arcata citizens rallied for an integrated wastewater treatments process within a
natural system and in 1979, the State authorized Arcata to demonstrate “enhancement” with a two-year
pilot project of a 10-cell pilot marsh which treated 10% of Arcata's wastewater. A grant from the Coastal
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Conservancy reconstructed the degraded marshes. In 1986, the integrated wetland wastewater treatment
plant was completed at a cost of $7.1 million, and since then, the marsh’s boundaries have expanded to
154 acres.
After undergoing primary treatment at the existing treatment facility, wastewater travels to the
constructed wetland for secondary treatment and enhancement. The marsh is also a recreation area,
wildlife sanctuary, and educational facility. Arcata Marsh is owned and protected by the State of
California as a wildlife refuge. Marsh Commons is a clustered co-housing community built adjacent to
the marsh.

C.

Hamburg Township in Michigan

Hamburg is a small rural community located 15 miles from Ann Arbor. Isolated clusters of seasonal
homes surround small lakes in the area. A high water table was causing septic tank failures, so the
Township installed pressure sewer systems where wastewater is pumped into watertight lines at several
connections, and propelled through sewer lines that follow the land’s natural contour to a final treatment
location. As a result of this improvement, more residents are coming to live in the community yearround.
The Township formed a special assessment district for the homes connected to the system and sold bonds
to pay for the construction. Paying a total of $10,600 each, 619 homeowners split the total cost of project
over 20 years. This also includes the construction of the sequencing batch reactor facility for final
treatment.
Solids are first separated out in septic tanks or macerated in grinders before entering the small-diameter
pipes. The closed systems maintain a constant pressure, and eliminate inflow and infiltration from
groundwater and stormwater into the system. Pipes are laid below frost line but deep enough to be
protected. The less extensive excavation to lay the pipes lowered installation costs and minimized damage
to the existing landscape.
In fact, drilling progressed virtually undetected, and despite the community’s initial reservations,
residents now wholeheartedly embrace the changes, especially since property values have increased
dramatically. One home’s value increased from $70,000 to a quarter of a million dollars.
Residents pay $91.50 per quarter for the system’s operation and maintenance, including maintaining
grinder pumps at each connection, pressure sewer lines, and the cost of final treatment.
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D.

Other Communities of Note

Anne Arundel County in Maryland and Hamburg Township in Michigan use grinder pump technology.
The Cities of Miranda, California, and Conrath, Wisconsin, use small diameter gravity sewer technology.
The Arboretum at the University of Michigan uses constructed wetlands technology.
Barona Valley Ranch Resort and Casino just outside the City of San Diego in Lakeside, California, uses a
hybrid model of sequencing batch reactor technology.

V. Recommendations
Based on the research presented in this Technical Memorandum, Hunter Interests has developed
the following recommendations for wastewater treatment in Blount County. First priorities
should concentrate on retrofitting existing systems, reducing the overall amount of water
deposited into the system, and ensuring that cleaner effluent is deposited back into the river. The
long-term strategy should consider alternatives to septic with small diameter pipes and pressure
sewers that will follow the contours of hilly terrain, and a clustered or decentralized systems to
treat the wastewater.
•

Create a formal plan to determine future sewer development based on expected density.
Designate areas where sewer should NOT be extended.

•

Require setbacks of 100 to 500 feet for new development abutting riparian zones. Protect
riparian zones wherever possible.

•

Create regulations that require onsite stormwater retention and treatment for each site.
This can be done passively using constructed wetlands, holding ponds, riparian zones,
bioswales, etc.

•

Retrofit old septic systems with sand filters and encourage the state to approve membrane
treatment septic systems. As homes are upgraded and renovated, require low-flow toilets
to be installed. This will reduce residents’ water bills and eventually contribute to
improving water quality.
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•

Encourage developers to build on land that is not appropriate for septic systems to
conserve high-quality agricultural land for farming and maintain the agricultural
character of the area. This will require developers to use alternative wastewater treatment
systems. New developments can even install garbage disposals without worrying about
ruining the septic system.

•

Install a sequencing batch reactor or similar technology that treats clusters of homes off
site. The SBR should be served by small diameter pipes and pressure sewers.

•

Contact Tennessee Wastewater Systems, Inc., a small, family-owned Tennessee utility
company that owns, operates, and maintains alternative wastewater treatment systems
throughout the State. The predominant type of treatment used is a re-circulating sand
gravel filter.

11

Blount County Technical Memorandum # 12
To:

Blount County

From:

Parsons Brinckerhoff and Hunter Interests Inc.

Subject:

Utility Issues Discussion

Date:

October 7, 2004

I. Introduction
The objective of this Technical Memorandum is to document findings from a review of the
current utility systems in Blount County and provide the foundation for possible
recommendations applicable to Blount County’s utility planning efforts and assist the county’s
growth management strategy.
This Memorandum was developed through field observations, literature research and review, and
interviews of stakeholders including city planners, engineers, and utility contacts from within
Blount County.

II. Data Collection
This Technical Memorandum is based, in part, on a collection of documents supplied by the
utility providers in Blount County. Some of the key documents may be referred to throughout
the team’s work process and used during the preparation of recommendations pertaining to
future public utility systems.
•
•
•
•

City of Maryville WQC Tap Fees (Effective October 1, 2002)
Recommended Procedure for Phased Consolidation of Blount County Area Water Utilities,
March 2001
Maryville Electric Department System Study (2003)
Maryville Electric System Map (ACAD)

•

Downtown Maryville⎯Status Report of City of Maryville Plans and Programs, February
2002

•
•
•
•
•
•

Maryville Urban Growth Plan, April 1999
City of Maryville Annexation Team Report to City Manager (Sample)
Blount County Policies Plan, June 1999
Nine Counties. One Vision. (Report)
Maryville Land Development Regulations
TDEC Small MS4 Annual Report, 1st Year, July 1,2003 – June 30, 2004
Blount County

Utility Providers in Blount County:
Electric
City of Alcoa Utilities
223 Associates Blvd.
Alcoa, TN 37701
(865) 380-4700

Water
City of Alcoa Utilities
(for contact information see Electric)
City of Maryville
(for contact information see Electric)

City of Maryville
Municipal Building
400 W. Broadway
Maryville, TN 37803
(865) 981-1316

South Blount Utility District
808 W. Lamar Alexander Parkway
Maryville, TN 37801
(865) 982-3560

Fort Loudon Electric Cooperative
400 College Street
Madisonville, TN 37354
(865) 856-2331

Tuckaleechee Utility District
P.O. Box 58
Townsend, TN 37882
(865) 448-2230

Sewer
City of Alcoa Utilities
(for contact information see Electric)

Friendsville Water Works
P.O. Box 85
Friendsville, TN 37737

City of Maryville
(for contact information see Electric

2

III. Review Findings
The Blount County utility situation appears to be operating adequately and providing sufficient
services in the county for existing conditions. In addition, both the water and electric
departments within Maryville and Alcoa (the two largest cities in Blount County) have been
preparing for short-term growth. In general, the utility growth strategy is more reactionary than
proactive as the utilities go where the City Council, County Commissioner, and/or Planning
Commission directs. Utility providers noted that cooperation between the utilities inside Blount
County is very good.
One major issue that should be addressed as growth proceeds is with utility boundaries. As the
cities within Blount County move into annexed areas, it must be decided how to provide service,
(1) by acquiring the current provider services, or (2) by allowing other providers to operate.

A.

Electric

The Maryville Electric Department has created a system plan and short-term 5-year work plan.
Included with that report is a mathematical model of the existing power system’s 5-year plan.
The Maryville Electric Department plans to add three new substations by 2005. It is understood
that the current system can absorb a significant amount of additional residential development but
that industrial development may require additional capacity.
In general, the electric utilities in Blount County are reactionary, as they go where the planning
commission directs. The electric utilities are comfortable with this arrangement and see no
incentive to become more proactive. More interaction with the Planning Commission in the
form of regular meetings could be beneficial to the utilities for notification and coordination of
where improvements may be desired in the near future.

B.

Water

The water distribution system inside the Maryville City limits is in good condition. The last 10
years have witnessed a significant expansion effort to deliver water in adequate quantities to the
consumers. Most of the current work and expansion is in support of the eastward development
of the community.
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It is estimated that in six to seven years it will be necessary to make a decision on how to
upgrade and increase capacity of the water distribution system in Maryville. The choices are to
upgrade the City’s treatment capacity or purchase capacity from the City of Alcoa.
Maryville requires a six-inch waterline to supply fire hydrants. Much of the County system does
not satisfy this requirement. The use of smaller distribution mains in the County introduces a
hurdle when consideration is given to annexing developing areas.
Approximately every ten years the City of Alcoa, with input from an outside consultant will
perform a study to assess their system and predict areas of high growth and preemptively placed
water lines. Water lines may also be placed in some areas to enhance growth.
In general, the water utilities in Blount County are reactionary, as they go where the Planning
Commission directs. They appear to be more proactive than the electric providers due to the ten
year studies performed by Alcoa to predict areas of growth, however. The electric providers do
not appear to perform any such studies.

C.

Sewer

A new treatment plant expansion, which will produce nine million gallons per day (MGD), is
slated for completion in 2005−2006 for Maryville.
Blount County’s sewer system is discussed in more detail in Technical Memorandums #5 and
#6.

IV. Utility Needs
The following highlight some of the key themes culled from the interviews with City staff and
the review of available documents.
•

The utilities are looking for the growth plan to dictate where they will expand and to
identify the pockets of growth. This will alter the prior approach of reacting to
development decisions.

•

There is a need to develop a strategic plan for providing services to areas within Blount
County annexed by cities. One issue that should be addressed is the service boundary
dilemma (water and electric) that exists with current utility providers and the cities in the
newly annexed areas.
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•

It appears that interest in consolidating the utilities, as presented in The Recommended
Procedure for Phased Consolidation of Blount County Area Water Utilities, has stalled.
Consideration should be given to revisiting this issue. It might be prudent to move
forward with a modified Utility Board or Authority as described in the report. This board
could improve communication and coordination amongst the various utility providers.

•

The electric system model developed in conjunction with the preparation of the 2003
Electric System Study should be maintained and utilized as a planning tool as
recommended by the report. If maintained properly, this tool can provided valuable
insight regarding the electric system when testing growth strategies and scenarios.
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Blount County Technical Memorandum #13
To:

Blount County

From:

Hunter Interests Inc.

Subject:

Sample Purchase of Development Rights (PDR)

Date:
January 24, 2005
__________________________________________________________________
It is recommended that Blount County and proximal jurisdictions pursue a Purchase of
Development Rights program as part of a regional growth strategy. This Technical
Memorandum conveys a sample ordinance for consideration.
I. PDR Definition

A landowner voluntarily sells his rights to develop a parcel of land to a public agency or a
charitable organization interested in natural resource conservation. The landowner retains all
other ownership rights attached to the land, and a conservation easement is placed on the land
and recorded on the title. The buyer (often a local unit of government) essentially purchases the
right to develop the land and retires that right permanently, thereby assuring that development
will not occur on that particular property. The landowner is generally compensated for the value
of the right to develop the land.

II. PDR Sample Language
Following is a Purchase of Development Rights (PDR) document prepared for Kent County,
Michigan. It is intended to provide a sample of the type of program that might be used in Blount
County.
Section I: Declaration of Purpose
Section II: Definitions
Section III: Authorization
Section IV: County Agricultural Preservation Board
Section V: Eligibility for Application
Section VI: Criteria for Reviewing and Ranking Applications
Section VII: Application and Selection Process
Section VIII: Agricultural Conservation Easement Provisions
Section IX: Duration of the Agricultural Conservation Easement
Section X: Determining the Value of the Agricultural Conservation Easement
URBAN ECONOMICS • FINANCE • REAL ESTATE DEVELOPMENT
121 MAIN STREET • ANNAPOLIS, MARYLAND 21401 • (410) 269-0033 • fax (410) 280-9163

Section XI: Related Costs
Section XII: Farmland Preservation Fund
Section XIII: Amendments
Section XIV: Severability
Section XV: Effective Date

An ORDINANCE creating the Kent County Farmland Preservation Program which protects
farmland by acquiring development rights voluntarily offered by landowners, authorizes the cash
purchase and/or installment purchases of such development rights, places an agricultural
conservation easement on the property which restricts future development, and provides the
standards and procedures for the purchase of development rights and the placement of an
agricultural conservation easement.
THE PEOPLE OF THE COUNTY OF KENT, MICHIGAN, DO ORDAIN:

Section 1: Declaration of Purpose
A. Economic importance of farmland and agriculture. Kent County’s agricultural land is a
unique and economically important resource. These lands support a locally important and
globally unique agricultural industry that includes: dairy, livestock, food from grains,
vegetables, fruit, and nursery and greenhouse crops. Kent County’s climate, topography, and
accessibility make it uniquely suited to the production, processing, and distribution of
agricultural products on a regional, national, and international level.
Kent County’s economic base is also supported by a variety of agriculturally related
businesses including: farm equipment, fuel, veterinarians, grain dealers, packaging plants,
and professional services.
B. Importance of other non-agricultural attributes of farmland. In addition to its economic
benefits, the county’s farmland contributes significantly to the open space and natural
resource benefits, including rural character, scenic beauty, cultural heritage, hunting and
other recreational opportunities, and the environmental benefits including watershed
protection and wildlife habitat. By enhancing the scenic beauty and rural character of the
county and providing other open space benefits, the county’s farmland increases the overall
quality of life and makes the county an attractive place to live and work for all of the
county’s residents.
C. The extent of development and farmland loss. Because of the county’s natural resources,
productive farmland and rural character, it has become a desirable place to live and work.
The population growth in Kent County has continued to increase dramatically. As the
population increases and people move out into the countryside, agricultural land is converted
to residential and other developed uses. There has also been a corresponding increase in
residential parcels and loss of farmland.
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D. The Impact of farmland loss. Land suitable for farming is an irreplaceable natural resource
with soil and topographic characteristics that have been enhanced by generations of
agricultural use. When such land is converted to residential or other more developed uses
that do not require those special characteristics, a critical community resource is
permanently lost to the citizens of the county. Residential development in agricultural areas
also makes farming more difficult by increasing conflict over farming practices and
increased trespass, liability exposure and property damage. Because agricultural land is an
invaluable economic, natural and aesthetic resource, the county should make an effort to
maintain agricultural land in a substantially undeveloped state to ensure the long-term
viability of agriculture and to create a long-term business environment for agriculture in the
county.
E. State and local policies. It is the policy of the State of Michigan and Kent County to protect,
preserve and enhance farmland as evidenced by Township Master Plans, the Farmland and
Open Space Preservation Act, the State Agricultural Preservation Fund, the Conservation
and Historic Preservation Easement Act, portions of the County Zoning Act, and other state
and local statutes and policies. These measures by themselves, however, have not effectively
provided sufficient long-term protection of farmland in Kent County from the pressure of
increasing residential and commercial development.
F. Value of development rights. Generally, farmland has a greater market value for future
residential development than the market for farming. The features of good farmland, such as
perkable soils and open space views, are also the features desired for residential home sites.
This fact encourages the speculative purchase of farmland at high prices for future
residential development, regardless of the current zoning of such lands. Farmland, which has
a greater development potential and market value than its agricultural value, does not attract
sustained agricultural investment and eventually is sold to non-farmers and removed from
agricultural use.
G. Purpose of the program. It is the purpose of the Kent County Farmland Preservation
Program and this development rights ordinance to protect farmland in order to maintain a
long-term business environment for agriculture in the county, to preserve the rural character
and scenic attributes of the county, to enhance important environmental benefits and to
maintain the quality of life of county residents.
H. Mechanism to achieve purpose. The purchase of development rights and the placement of an
agricultural conservation easement on farmland through the Kent County Farmland
Preservation Program as provided for in this Ordinance is a public purpose of Kent County.
Acquisition of development rights requires that the County enter into agreements with
property
owners
to
obtain
such
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development rights. Properties on which the County has purchased development rights and
entered into an agricultural conservation easement should remain substantially undeveloped
in order to remain viable for agricultural use.
I.

Intent of Ordinance. The intent of this ordinance is to provide a mechanism for Farmland
preservation. It is not the intent of this ordinance to make a statement regarding the funding
principles of this or any future County Board of Commissioners. The funding of activities
under this ordinance will remain the prerogative of future County Boards of Commissioners.
Further, while the intent of this ordinance is to initially seek Development rights for 25,000
acres of Farmland, the actual number of acres for which Development rights will be
purchased will also remain the prerogative of future County Boards of Commissioners.

Section 2: Definitions
A. “Agricultural conservation easement” means a conveyance by a written instrument, in
which, subject to permitted uses, the owner relinquishes to the public in perpetuity his or her
development rights and makes a covenant running with the land not to undertake
development.
B. “Agricultural use” means substantially undeveloped land devoted to the production of plants
and animals useful to humans, including forages and sod crops; grains, feed crops, and field
crops; dairy and dairy products; poultry and poultry products; livestock, including breeding
and grazing of cattle, swine, captive cervidae, and similar animals; berries; herbs; flowers;
seeds; grasses; nursery stock; fruits; vegetables; Christmas trees; and other similar uses and
activities. Agricultural use includes use in a federal acreage set-aside program, a federal
conservation reserve program, or a wetland reserve program. Agricultural use does not
include the management and harvesting of a woodlot.
C. “Development” means an activity that materially alters or affects the existing conditions or
use of any land in a manner that is inconsistent with an agricultural use.
D. “Development rights” means an interest in land that includes the right to construct a building
or structure, to improve land for development, to divide a parcel for development purposes
or to extract minerals incidental to a permitted use or as set forth in an agricultural
conservation easement.
E. “Farmland” means 1 or more of the following:
(i)

A farm of 40 or more acres in 1 ownership, with 51% or more of the land area devoted
to an agricultural use.
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(ii) A farm of 5 acres or more in 1 ownership, but less than 40 acres, with 51% of more of
the land area devoted to an agricultural use, that has produced a gross annual income
from agriculture of $200.00 per year or more per acre of cleared and tillable land. A
farm described in this subparagraph enrolled in a federal acreage set-aside program or a
federal conservation reserve program is considered to have produced a gross annual
income from agriculture of $200.00 per year or more per acre of cleared and tillable
land.
(iii) A farm designated by the department of agriculture as a specialty farm in 1 ownership
that has produced a gross annual income of $2,000.00 or more from an agricultural use.
Specialty farms include, but are not limited to, greenhouses; equine breeding and
grazing; the breeding and grazing of cervidae, pheasants, and other game animals; bees
and bee products; mushrooms; aquaculture; and other similar uses and activities.
(iv) Parcels of land in Township, described above do not have to be contiguous but must
constitute an integral part of a farming operation being conducted on land otherwise
qualifying as farmland.
F. “Intensity of development” means the height, bulk, area, density, setback, use, and other
similar characteristics of development.
G. “Parcel” means a quantity of land in the possession of a single owner.
H. “Permitted use” means any use expressly authorized within an agricultural conservation
easement consistent with the farming operation or that does not adversely affect the
productivity or agricultural use of the land. Storage, retail or wholesale marketing, or
processing of agricultural products is a permitted use in a farming operation if more than
50% of the stored, processed, or merchandised products are produced by the farm operator
for at least 3 of the immediately preceding 5 years. Permitted use includes oil and gas
exploration and extraction, but does not include other mineral development that is
inconsistent with an agricultural use.
I.

“Property owner” means the party or parties having a freehold estate or fee simple interest in
land.

J.

“PDR program” means a program as defined in the County Zoning Act for the purchase of
development rights by a county.

Section 3: Authorization
A. Pursuant to the County Zoning Act, the County Board of Commissioners is authorized to
purchase the development rights of farmland throughout the County. Such acquisition may
be by purchase, gift, grant, bequest, devise,
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covenant or contract. The County shall only purchase development rights on farmland that
are voluntarily offered for sale by a property owner.
B. The County is authorized to enter into installment purchase contracts, options, and
agreements or take receipt of tax-deductible donations of easements, consistent with
applicable law. The County is authorized to pay interest on the declining unpaid principal
balance at a legal rate of interest consistent with prevailing market conditions at the time of
execution of the installment purchase contract.
C. The County may contract with recognized and legally established nonprofit land trusts or
other experienced and qualified individuals, parties or entities that would assist the County
in the process of negotiating easements and purchase contracts, establishing baseline studies
and procedures for monitoring, and actual monitoring of any agricultural conservation
easements acquired under this Ordinance.
D. The County is authorized to seek grants from federal and State government and private
foundations, organizations and individuals for funding for expenditures incurred in carrying
out this ordinance.

Section 4: County Agricultural Preservation Board
A. The County Board of Commissioners shall create a seven-member body under this
Ordinance to be named the County Agricultural Preservation Board. The seven voting
members shall be residents of the county and will be appointed by the County Board of
Commissioners and will include: (a) one County Commissioner, (b) three individuals with
agricultural interests, (c) one representative from township government, (d) one individual
with real estate or development interests, and (e) one individual representing local
conservation interests.
B. Members of the County Agricultural Preservation Board shall serve three-year terms, with
the exception that the County Commissioner representative shall be designated on an annual
basis. The initial term shall be staggered so that one of the agricultural representatives and
the real estate representative serve an initial one-year term, another agricultural
representative and the local township representative serve an initial two-year term and the
third agricultural representative and the local conservation representative serve an initial
three-year term. Members may be re-appointed to successive three-year terms by the County
Board of Commissioners. The County Board of Commissioners shall have the discretion to
remove members for inefficiency, neglect of duty or malfeasance in office. Vacancies due to
removal or resignation shall be filled for the remainder of a term by appointment by the
County Board of Commissioners. Members shall not be compensated for their services
although
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reimbursement for attending meetings, for mileage and for other approved expenses shall be
provided in accordance with the Standing Rules of the County Board of Commissioners as
they pertain to County boards and committees.
C. The County Agricultural Preservation Board shall oversee the county’s farmland
preservation program and shall be responsible for:
i.

Establishing selection criteria for the ranking and prioritization of applications to the
program. The selection criteria must be approved by the County Board of
Commissioners prior to each application cycle.

ii. Establishing a points-based appraisal formula for determining the value of the
agricultural conservation easements, which shall be subject to the approval of the
County Board of Commissioners.
iii. Reviewing and providing oversight in scoring all applications according to the adopted
selection criteria.
iv. Ranking and prioritizing the top scoring applications for acquisition and making
recommendations to the County Board of Commissioners for the purchase of
development rights.
v.

Approving the restrictions and permitted uses under the agricultural conservation
easement.

vi. Establishing the price to be offered to the property owner and authorizing negotiations
for the purchase of development rights and agricultural conservation easement. All
purchases of development rights and agricultural conservation easements must be
approved by the County Board of Commissioners.
vii. Establishing monitoring procedures and overseeing subsequent monitoring to insure
compliance with the agricultural conservation easement. Enforcement of the agricultural
conservation easement in the case of non-compliance shall be the responsibility of the
County Board of Commissioners.
D. Individual County Agricultural Preservation Board members may not sell development
rights to farmland under this ordinance during their term of office. Individual County
Agricultural Preservation Board members shall disclose any potential conflict of interest and
may not vote when a conflict exists. Conflicts of interest include, but are not confined to,
situations where (1) the member is a close relative of the applicant; (2) the board member
has a close business association or ties with the applicant; (3) the board member, a relative,
or a business associate could receive financial gain or benefit from the acceptance of the
application.
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E. To the extent of available funding and as approved by the County Board of Commissioners
after consultation with the County Agricultural Preservation Board, the County may contract
with qualified and experienced individuals or entities for consulting or staffing services.
F. The County Agricultural Preservation Board shall provide for the County Board of
Commissioners an annual report outlining the administration of the program, issues
addressed and outcomes of the program for the proceeding year, including the selection
criteria, number of applications, number of eligible properties, agricultural value,
Development rights purchased, and other information regarding the status and activities
undertaken with respect to this ordinance.

Section 5: Eligibility for Application
Any property owner may submit an application to the county farmland preservation program
provided the application meets the following guidelines:
A. The property owner has signed the application, indicating interest in voluntarily selling the
development rights to the parcel.
B. At least 51% of the parcel’s area is devoted to an active agricultural use and no more than
49% of the parcel may be devoted to non-agricultural open space consisting of wetlands,
woodlands, or otherwise unusable land.
C. The County shall not purchase development rights under a development rights ordinance
from land subject to a city, village, or township zoning ordinance unless all of the following
requirements are met:
i.

The development rights ordinance provisions for the PDR program are consistent with
the plan upon which the city, village, or township zoning are based.

ii. The legislative body of the city, village, or township adopts a resolution authorizing the
PDR program to apply in the city, village, or township.
iii. The city, village or township provides the county with written approval of the purchase.
D. The property is not planned for commercial or industrial uses under the Township, City or
Village Master Plan or located with the 2020 Urban Services District Plan established by the
Grand Valley Metro Council.
E. Agricultural activities are a permitted use on the parcel under all applicable zoning
ordinances.
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Section 6: Criteria for Reviewing and Ranking Applications
The County Agricultural Preservation Board shall establish selection criteria for ranking and
prioritizing all eligible parcels submitted to the County Farmland Preservation Program
which criteria shall be subject to the approval of the County Board of Commissioners. The
selection criteria shall place an emphasis on farmland that:
A. As part of the application procedure for the specific proposed purchase of development
rights, the city, village, or township provides the county with written approval of the
purchase.
B. Has a productive capacity suited for the production of feed, food and fiber and has a greater
potential for long-term agricultural production. Specific selection criteria may be based on
soil classifications, parcel size, agricultural income, enrollment in the Farmland and Open
Space Preservation Act, or the implementation of a soil conservation plan.
C

Is under the threat of development. Specific selection criteria may be based on proximity to
public sanitary sewer or water, the extent of development activity in the township or the
amount of road frontage.

D. Complements other farmland protection efforts in the County. Specific selection criteria
may include proximity to other permanently protected farmland, proximity to other
protected lands or surrounding land enrolled in the State Farmland and Open Space
Preservation Act, or inclusion in an agricultural zoning district.
E. Has additional matching funds provided by a local unit of government, landowner or private
sources.
F. Other factors considered important by the County Agricultural Preservation Board such as
unique physical, historical or environmental characteristics.

Section 7: Application and Selection Process
A. The County shall on an annual basis, at the discretion of the County Agricultural
Preservation Board, conduct a voluntary application and selection process for property
owners who wish to sell development rights under the County farmland preservation
program.
B. The County Agricultural Preservation Board shall begin each application cycle by giving
notice at least 90 days in advance of the application deadline that the County is accepting
applications to the County farmland preservation program. Notification shall be given in
newspapers of general circulation within the County, through the County Farm Bureau,
County Conservation District, County MSU-Extension Service, local township offices and
other organizations.
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C. The application may require information to be filled out by the property owner, the county
Conservation District and the local unit of government.
D. All applications represent the applicant’s intent to sell the development rights of the property
to the County subject to mutually acceptable terms. The application will remain active per
annual written approval of landowner, provided there are no subsequent modifications to the
scoring criteria or application that require additional information. Local cities, villages, and
townships will be asked to sign a letter of continued support for standing landowner
applications and all applications, both new and old, will be scored and ranked for each cycle.
E. The County Agricultural Preservation Board shall give notice to each city, village, or
township in which an applicant for the purchase of development rights has been received,
and the disposition of that application.
F. At the close of the application deadline, an initial determination of eligibility shall be
completed by the County Agricultural Preservation Board or designated staff. The property
owner shall be notified if their application is not eligible for the program. Each application
shall be evaluated and scored according to selection criteria approved by the County
Agricultural Preservation Board and the County Board of Commissioners prior to the
application cycle.
G. The County Agricultural Preservation Board shall rank parcels according to the selection
criteria score but shall also individually evaluate and prioritize the top scoring parcels. The
County Agricultural Preservation Board may reprioritize the top scoring parcels based on
individual review of each application and establishment of a priority on which development
rights should be purchased first based on available funds.
The written rationale for reprioritization of the top scoring parcels shall be included with
each application.
H. The final ranking and prioritization of applications shall be submitted to the County Board
of Commissioners for their approval.
I.

Agricultural value shall be based upon a price established by the County Agricultural
Preservation Board using a state certified appraiser or a points based appraisal method
established in section 10.

J.

Upon mutual agreement to the terms of the purchase by the property owner and the County
Agricultural Preservation Board, but before the approval of the County Board of
Commissioners, a title search shall be completed before signing and recording of the
agricultural conservation easement. Any questions or concerns regarding clear title to the
property shall be resolved prior to signing of the agricultural conservation easement. All
individuals, parties or entities with an interest in the property must be willing to agree to the
terms and provisions of the agricultural conservation easement.
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K. Each purchase of development rights and agricultural conservation easement requires the
approval of the County Board of Commissioners. The County Board of Commissioners may
alter the recommendation by the County Agricultural Preservation Board to purchase the
development rights at its discretion.
L. Once the application has been approved for purchase by the County Board of
Commissioners, the County and the property owners shall sign the agricultural conservation
easement and it shall be legally recorded with the County Clerk’s office.
M. The County shall notify the appropriate local unit of government of each agricultural
conservation easement.
N. The agricultural conservation easement will be monitored in accordance with procedures
and guidelines established by the County Agricultural Preservation Board.

Section 8: Agricultural Conservation Easement Provisions
A. Upon the agreement of the sale of development rights by the County Agricultural
Preservation Board, the property owner and the County Board of Commissioners, the
County and the property owner shall execute an agricultural conservation easement,
approved by the County Agricultural Preservation Board and the County Board of
Commissioners, that will perpetually protect the parcel’s agricultural use by preventing any
use that would significantly impair or interfere with the agricultural value or use of the
farmland. The agricultural conservation easement shall contain a provision indicating that
the easement runs with the land and may not be terminated except as provided for in this
Ordinance and the easement.
B. Restrictions on that portion of the property included in the agricultural conservation
easement shall include, but not be limited to, the following:
i. Property shall not be divided into parcels less than 40 acres in size.
ii. The construction of residences for new owners of any divisions shall be prohibited.
iii. Construction of any other buildings, unless they are built for uses consistent with farming
operations shall be prohibited.
iv. Commercial or industrial activity that is inconsistent with a typical farming operation
shall be prohibited.
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v. Excavation of topsoil, sand, gravel, rock, minerals or other materials that significantly
impairs or interferes with the agricultural values of the property shall not take place
without prior written approval of the County Board of Commissioners or its designee.
C. Permitted uses and retained development rights in the agricultural conservation easement
shall include, but not be limited to, the following:
i. Construction of buildings necessary for and consistent with agricultural uses.
ii. The right to construct one additional residence for an individual essential to the farm
operation as defined in section 36110(5) of the Natural Resources and Environmental
Protection Act, MCL 324.36110(5); MSA 13A.36110(5). Structure built must be in
conformance with all applicable federal, state and local laws, ordinances and regulations.
iii. The right to maintain, renovate, add on to, or replace existing structures. Structure built
must be in conformance with all applicable federal, state and local laws, ordinances and
regulations.
iv. The right to sell, mortgage, bequeath or donate the property, provided any conveyance
will remain subject to terms of the easement.

Section 9: Duration of the Agricultural Conservation Easement
A. The agricultural conservation easement shall run with the land regardless of transfers in
property ownership. It is the intent of this ordinance to preserve valuable farmland through
the establishment of permanent conservation easements. Development rights acquired
pursuant to this Ordinance shall be held by the County in perpetuity and the development
rights may be repurchased by the landowner only when a court of competent jurisdiction has
determined through eminent domain that the use of those development rights is necessary
for a specific public interest, need or purpose.
B. Upon a court’s determination of eminent domain and that the purchase of the development
rights from the County is necessary for a specific public interest, need or purpose, the parties
exercising the use of the development rights through eminent domain or the landowner shall
pay the fair market value of those development rights at the time of their purchase to the
County, as determined by a State Certified Appraiser or utilizing the points based appraisal
in section 10, before the termination of the agricultural conservation easement. The value of
the development rights shall be determined as the difference between the fair market value
of the property with all development rights intact and the value of the property for
agricultural use with an agricultural conservation easement in place or the value of the
developments. If the appraiser has a conflict of interest associated with a potential appraisal,
the appraiser shall report the conflict to the County and the County shall select another
appraiser to complete the appraisal.
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C. The County will deposit the proceeds from any repurchases into the farmland preservation
fund and the proceeds shall be used to purchase additional development rights and
agricultural conservation easements on additional farmland within the county.

Section 10: Determining the Value of the Agricultural Conservation Easement
A. The County Agricultural Preservation Board shall utilize a state certified appraiser to
determine the value of the development rights or shall establish a points-based appraisal
method and formula for determining the value of the agricultural conservation easement
prior to each application cycle. The appraisal may calculate the value of the development
rights as the difference between the fair market value of the property with all development
rights intact and the value of the property for agricultural use with an agricultural
conservation easement in place. The County Agricultural Preservation Board may establish
guidelines, consistent with state standards, for the state certified appraiser to use in
determining the fair market value or the agricultural value. The points-based appraisal
method, as authorized under P.A. 262 of 2000, reduces administration costs, is much more
time efficient, provides a consistent and objective value for all applicants and allows
property owners to determine the value of the agricultural conservation easement prior to
submitting an application. The formula shall establish a Base Value based on the parcel’s
soil characteristics, size and proximity to other protected farmland. The Base Value shall be
increased if the parcel qualifies for a market value adjustment based on the parcel’s location
within the county and the amount of road frontage. In determining the market value
adjustment, an average of actual vacant land sales of parcels over 20 acres in size zoned for
agricultural purposes sold during the prior three years shall be determined for each
township. The parcel may also qualify for a premium based on its proximity to sewer and
water as determined by formula established by the County Agricultural Preservation Board.
The County Agricultural Preservation Board shall review the points-based appraisal method
at the end of each application cycle and compare agricultural conservation easement values
relative to actual fair market sales in the county.
B. The property owner may obtain, within a reasonable time frame, an appraisal of the
development rights from a state certified appraiser at the property owner’s expense. The
appraisal may calculate the value of the development rights as the difference between the
fair market value of the property with all development rights intact and the value of the
property for agricultural use with an agricultural conservation easement in place. The
County Agricultural Preservation Board may establish guidelines, consistent with state
standards, for the state certified appraiser to use in determining the fair market value or the
agricultural value.
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C

The County Agricultural Preservation Board shall approve the price to be offered and paid
for the agricultural conservation easement. If the property owner obtains an independent
appraisal, the County Agricultural Preservation Board may elect to renegotiate the initial
offer based on qualified circumstances.

D. The property owner may be paid a cash payment or offered an installment purchase contract,
or a combination of both.

Section 11: Related Costs
The cost of services ordered by the County Agricultural Preservation Board in relation to the
County’s farmland preservation program shall be paid from all available farmland preservation
program funding sources within the County, including state and federal matching funds, which
may include the cost of appraisal, engineering, surveying, planning, financial, legal,
environmental assessments, title searches, developing baseline assessments, monitoring
easements. The County shall not be responsible for any expenses incurred by the property owner
incidental to any aspects of application for purchase of the development rights that the County
Agricultural Preservation Board has determined is the responsibility of the property owner,
which may include title searches, appraisals, or surveying.

Section 12: Farmland Preservation Fund
A. Available funding for the County farmland preservation program shall be deposited in a
special farmland preservation fund. Money in such farmland preservation fund may be
temporarily deposited in such institutions or invested in such obligations as may be lawful
for the investment of county money. The revenues from the deposit and/or investment of the
farmland preservation fund shall be applied and used solely for the purpose of purchasing of
development rights and agricultural conservation easements under this Ordinance, making
payments obligated under installment purchase contracts, promoting farmland preservation
programs, or paying for costs of administering or enforcing the county farmland
preservation program.
B. Supplemental or matching funds from private sources or other governmental agencies,
including local municipalities, the State or Federal Government, may become available to
pay a portion of the cost of acquiring development rights or agricultural conservation
easements or to supplement or enlarge such acquisitions. The County Board of
Commissioners authorizes the County Agricultural Preservation Board to use such funds to
purchase development rights of farmland and acquire agricultural conservation easements.
C. The County, upon approval by the County Board of Commissioners, may finance the
County farmland preservation program through 1 or more of the following sources:
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i. General appropriations by the county.
ii. Proceeds from the sale of development rights by the county under Section 9.
iii. Grants.
iv. Donations.
v. General fund revenue.
vi. Bonds or notes as permitted by law.
vii. Special assessments as permitted by law.
viii. Other sources approved by the County Board of Commissioners and
law.

permitted by

Section 13: Amendments
This Ordinance may be amended at the discretion of the County Board of Commissioners by
majority vote.

Section 14: Severability
Any provision of this Ordinance which is found by a court of competent jurisdiction to be
invalid, void or illegal shall in no way affect, impair or invalidate any other provision contained
in the Ordinance and such other provisions shall remain in full force and effect.

Section 15: Effective Date
This ordinance shall become effective on the date upon which notice of its adoption is published
in a newspaper of general circulation in Kent County.
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Blount County Technical Memorandum #14
To:

Blount County

From:

Hunter Interests Inc.

Subject:

Sample Transfer of Development Rights (TDR)

Date:
January 24, 2005
__________________________________________________________________

It is recommended that Blount County and proximal jurisdictions pursue a Transfer of
Development Rights program as part of a regional growth strategy. This Technical
Memorandum conveys a sample ordinance for consideration.

I. TDR Description

In a TDR program, a community identifies an area within its boundaries that it would like to see
protected from development (the sending zone) and another area where the community desires
more urban style development (the receiving zone). Landowners in the sending zone are
allocated a number of development credits that can be sold to developers, speculators, or the
community itself. In return for selling their development credits, the landowner in the sending
zone agrees to place a permanent conservation easement on his or her land. Meanwhile, the
purchaser of the development credits can apply them to develop at a higher density than
otherwise allowed on property within the receiving zone. TDR programs use market forces to
simultaneously promote conservation in high value natural, agricultural, and open space areas
while encouraging smart growth in developed and developing sections of a community.
Many people find TDR programs complex and administratively challenging, requiring the local
unit of government to make a strong commitment to administering a potentially complicated
program and educating its citizens and potential developers. TDR programs must be combined
with strong comprehensive planning and local controls in order to be successful.
Montgomery County, Maryland, near fast growing Washington, DC, established its TDR
program in 1980. By the end of fiscal year 1997, the TDR program had protected 39,180 acres
(out of a total sending area of 89,000 acres) under protective easement. See language below.

URBAN ECONOMICS • FINANCE • REAL ESTATE DEVELOPMENT
121 MAIN STREET • ANNAPOLIS, MARYLAND 21401 • (410) 269-0033 • fax (410) 280-9163

II. TDR Sample Language
Following are two sample documents, one prepared by the American Planning Association, and
one prepared for Montgomery County, Maryland. They are intended to provide samples of the
type of program that might be used in Blount County.

A.

Model TDR Language: American Planning Association

This model statute was prepared as part of the Growing Smart initiative of the American
Planning Association to develop the next generation of model statutes for planning and land
development regulation. The result of the project will be a Legislative Guidebook containing a
comprehensive model planning and land use code ready for adoption by state legislatures and
including in-depth commentary.
(1) A local government may adopt local land development regulations and amendments that
include provisions for the transfer of development rights, in the manner prescribed in this
Act.
The purposes of this Act are to:
(a)
(b)
(c)
(d)

preserve open space, critical and sensitive areas, and natural hazard areas;
conserve agriculture and forestry uses of land;
protect lands and structures of aesthetic, architectural, and historic significance;
ensure that the owners of land that is so preserved, conserved, or protected may
make reasonable use of their property rights by transferring their right to develop to
other properties that can make use of it;
(e) provide a mechanism whereby development rights may be reliably transferred;
(f) ensure that development rights are transferred to properties that are in areas or
districts that have adequate community facilities, including transportation, to
accommodate additional development; and
(g) authorize the local government to create a TDR Bank, where development rights
may be purchased and conveyed by the local government in order to stabilize the
market in development rights and
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to regulate or control the development of property that the local government, intends to
protect under subparagraphs (a) through (c) above.
(3)
As used in this Act, and all other statutes where "transfer of development rights" is
referred to:
(a) "Development Rights" mean the rights of the owner of a parcel of land, under land
development regulations, to place that parcel and the structures thereon to a particular use
or to develop that land and the structures thereon to a particular area, density, bulk, or
height;
(b)"Receiving District" means one or more districts in which the development rights of
parcels in the sending district may be used;
(c) "Receiving Parcel" means a parcel of land in the receiving district that is the subject of a
transfer of development rights, where the owner of the parcel is receiving development
rights from a sending parcel, and on which increased density and/or intensity is allowed
by reason of the transfer of development rights;
(d "Sending District" means one or more districts in which the development rights of
parcels in the district may be designated for use in one or more receiving districts;
(e) "Sending Parcel" means a parcel of land in the sending district that is the subject of a
transfer of development rights, where the owner of the parcel is conveying development
rights of the parcel, and on which those rights so conveyed are extinguished and may not
be used by reason of the transfer of development rights; and
(f) "Transfer of Development Rights" means the procedure prescribed by this Act whereby
the owner of a parcel in the sending district may convey development rights to the owner
of a parcel in the receiving district, whereby the development rights so conveyed are
extinguished on the sending parcel and may be exercised on the receiving parcel in
addition to the development rights already existing regarding that parcel.
(4) The legislative body of a local government may adopt a transfer of development rights
program only by ordinance, in the manner for land development regulations pursuant to
[relevant state statute], and an ordinance pursuant to this Act shall:
(a) be adopted by the legislative body only after it has adopted:
1. a local comprehensive plan;
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2. for a transfer of development rights program concerning critical and sensitive areas, a
critical and sensitive areas element within the local comprehensive plan;
3. for a transfer of development rights program concerning natural hazards, a natural
hazards element within the local comprehensive plan;
4.

for a transfer of development rights program concerning agriculture or forest
preservation, an agriculture and forest preservation element within the local
comprehensive plan; and/or

5. for a transfer of development rights program concerning historic preservation, an
historic preservation element within the local comprehensive plan;
(b) be adopted by the legislative body only after a public hearing has been held on the proposed
ordinance, with notice to all owners of property in the proposed sending and receiving
districts. Any purported adoption contrary to this subparagraph shall be void;
(c) include a citation to enabling authority to adopt and amend the transfer of development
rights ordinance;
(d) include a statement of purpose consistent with the purposes of zoning pursuant to [relevant
state statute] and with paragraph (2) above;
(e) include a statement of consistency with the local comprehensive plan and with the
applicable elements thereof, as listed in subparagraph (4)(a) above, that is based on the
findings of a detailed comparison of the proposed ordinance with the local comprehensive
plan;
(f) describe in detail both the sending and receiving districts and shall require the designation of
both the sending and receiving districts on the zoning map of the local government;
(g) describe the development rights to be transferred in reasonable detail, preferably in
quantifiable terms such as area, building coverage ratio, density, floor area ratio, height, or
other forms of measurement;
(h) require that the owner of a sending parcel execute, and record with the county [recorder of
deeds], a deed or instrument creating a conservation easement, describing the released
development rights in reasonable detail and preferably in quantifiable terms, with the
sending parcel as the subservient estate and the local government as the holder of the
easement; and require that before any such easement is recorded that the instrument be
submitted to the [local planning agency] for its approval;
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(i) require that, before any transfer of development rights from a sending parcel to a receiving
parcel or parcels may be completed, that the [local planning agency] shall approve the
transfer. The only bases for rejecting a proposed transfer are that:
1. the development rights released by the instrument vary significantly from the
development rights that the sending parcel is supposed to be releasing pursuant to the
transfer of development rights, or there is some other significant error in the instrument;
2. the proposed receiving parcel is not in a receiving district; or
3. the transfer would increase the density or intensity of development on the receiving
parcel to a degree that violates one or more of the provisions of paragraph (8) below.
(j) require that, once a transfer is approved, the [local planning agency] issue to the owner of a
receiving parcel, and record with the county [recorder of deeds], a certificate assigning to
the receiving parcel, and all present and future owners thereof, the development rights that
the receiving parcel is to receive through the transfer of development rights. Such certificate
shall describe the development rights in reasonable detail and refer to the instrument
creating the conservation easement, and the certificate shall have a copy of the instrument
attached.
(5) Any instrument purporting to convey a conservation easement pursuant to this Act but that
the local government has not indicated its approval on the instrument is void, and shall not
be recorded or accepted by the county [recorder of deeds] for recording.
(6) No district shall be designated as a receiving district unless the local legislative body finds,
before enacting an ordinance authorized by this Act, that the district has or will have
adequate community facilities and other resources to accommodate the increased
development authorized by the transfer of development rights from the sending district.
(7) No district, or portion of any district, designated as a receiving district, shall be down-zoned
to the degree that no reasonable use can be made of a parcel of property, either after an
ordinance pursuant to this Act has been adopted or before such adoption in anticipation of
adoption.
[Note: This paragraph is intended to prevent the takings problem discussed above, whereby,
to encourage the use of TDRs in a receiving district, the local government downzones the
district to the degree that owners cannot make a reasonable use of their property in the
district unless they purchase TDRs.]
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(8) Any other provision of local land development regulations to the contrary, the density or
intensity of development of a receiving parcel may be increased by the transfer of
development rights so long as the increase in density or intensity:
(a) is consistent with the local comprehensive plan;
(b) is not incompatible with the land uses on neighboring lots or parcels;
(c) is not more than 20 percent greater than the development rights of the receiving parcel
without the transfer of development rights.
[Note: No increase in density or intensity may contravene the plan or be inconsistent with
surrounding land uses. However, some states may prefer a clear, numerical, limitation on the
increase, and therefore subparagraph (c) is provided as an option. Note that the 20 percent
figure can be altered at the state's preference.]
(9) The local government shall notify the county [property tax assessor] of a transfer of
development rights within 30 days of:
(a) The issuance of a certificate pursuant to subparagraph (4)(j) above:
(b)The condemnation or purchase of development rights by the local legislative body or the
TDR Bank, pursuant to subparagraphs (10)(a) or (b) below;
(c)The receipt by the TDR Bank of a donation of development rights pursuant to
subparagraph (10)(e) below; or
(d)

The sale or conveyance of development rights by the TDR Bank pursuant to
subparagraph (10)(c) below; and the [assessor] shall adjust the valuations for purposes of
the real property tax of the sending parcel and of the receiving parcel or parcels, if any,
appropriately for the development rights extinguished or received.

(10) The local government may, by ordinance, establish a transfer of development rights bank,
otherwise referred to as the "TDR Bank." The TDR Bank may be operated by the local
planning agency or by any other existing or new agency designated by the ordinance,
including a regional planning agency or the state planning agency.
(a) The TDR Bank shall have the power to purchase development rights, subject to the
approval of the local legislative body.
(b) The TDR Bank shall have the power to recommend to the local legislative body
properties where the local government should acquire development rights by condemnation.

6

(c) If the local government itself does not have the power under the state eminent domain
enabling statute to condemn development rights or a conservation easement (which is the
same thing), that statute must be amended to give the local government that power, so that it
can then be delegated pursuant to this paragraph.
(d) The TDR Bank shall have the power to sell or convey any development rights it may
possess, subject to the approval of the local legislative body.
(e) The TDR Bank may, for conservation or other purposes, hold indefinitely any
development rights it possesses.
(f) The TDR Bank may receive donations of development rights from any person or
organization, public or private, subject to the approval of the local legislative body.
(g) Except for any funding provided to the TDR Bank from the general or other fund of the
local government treasury, the purchase or condemnation of development rights by the TDR
Bank shall be funded from the proceeds of the sale of development rights by the TDR Bank,
and a separate account in the local government treasury shall be established for such
purpose.
[Note: The local government could simply make an appropriation from the general fund, or
it may earmark revenue from a particular tax or fee for the funding of the TDR Bank.]
(11) Two or more local governments may enter into an intergovernmental agreement, pursuant to
relevant state statute, whereby transfer of development rights may occur between a sending
parcel in one local government and a receiving parcel or parcels in another local
government. All relevant provisions and terms in ordinances pursuant to this Act in all local
governments that are parties to the agreement shall be substantially identical, and this may
be provided by including with the agreement a common ordinance to be adopted by all
parties to the agreement.
(12) This Act, or any provision thereof, shall not invalidate any completed transfer of
development rights pursuant to any earlier statute, ordinance, or regulation, if said transfer
was valid at that time.
[Note: Paragraph (12) is a "savings clause," preserving the validity of earlier transfers of
development rights, even if performed contrary to the requirements of this statute, as long as
they were legally proper at the time.]
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B. TDR Language for Montgomery County, MD
59-C-1.33. Transferable development rights zones.
(a) Location. No land shall be classified in any of the transferable development rights zones
unless recommended on an approved and adopted master plan or sector plan.

59-C-1.331. Methods of Development. The following 2 methods of development are
possible in each of the TDR zones:
(b) Standard method of development. Development under the standard method for
TDR zones must comply with the requirements for development and density
limitations contained in the corresponding zones as identified in section 59-C1.332. In addition, standard method development may be approved under either the
cluster development procedures of section 59-C-1.5 or the procedures for
development including moderately priced dwelling units, as contained in section
59-C-1.6, if the property satisfies the minimum requirements for these development
options.
(c) Optional method of development. Under the optional method of development for
the TDR zones, greater densities may be permitted up to the maximum density
established in the development standards of section 59-C-1.332 of the zone, but
development must also conform to the special regulations for optional method
developments using transferable development rights as contained in section 59-C1.39. The special regulations require compliance with the density, numerical
limitations, and other guidelines contained in the applicable master plan approved
by the district council.
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The optional method of
development allows more
residential uses. See subsection 59-C-1.395, chart.
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other
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the special regulation
provision of section 59-C1.39.
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59-C-1.39. Special regulations
transferable development rights.

for

optional

method

development

using

59-C-1.391. Applicability. The following procedures and regulations apply to the transfer of
development rights from land classified in the rural density transfer zone (RDT) to land
classified in the transferable development rights (TDR) zones. The planning board may
approve subdivision of such land at densities not to exceed the maximum density permitted
in the applicable TDR zone and conforming to the guidelines contained in the applicable
master plan approved by the district council. Any increase in density above the density
applicable to the standard method of development must be based on a ratio of one singlefamily dwelling unit for each transferable development right (TDR), and 2 multi-family
dwelling units for each transferable development right (TDR).

59-C-1.392. General Provisions.
(a) A development right shall be created, transferred and extinguished only by means of
documents, including an easement and appropriate releases, in a recordable form
approved by the planning board. The easement shall limit the future construction of onefamily dwellings on a property in the RDT zone to the total number of development
rights established by the zoning of the property minus all development rights previously
transferred in accordance with this section, the number of development rights to be
transferred by the instant transaction, and the number of existing one-family detached
dwellings on the property.
(b) The transfer of development rights shall be recorded among the land records of
Montgomery County, Maryland.
(c) The development density of a property under the TDR optional method may not be
increased above the maximum density permitted in the zone (section 59-C-1.332(c)) nor
beyond the density or number of dwelling units recommended for such property by the
land use plan of the applicable master plan approved by the district council.
(d) A property developed with the transfer of development rights shall conform to the
requirements of chapter 25A of the Montgomery County Code requiring MPDU's. The
applicability of chapter 25A and the MPDU density increase provided by section 59-C1.6 shall be calculated after the base density of a property has been increased by a
transfer of development rights. The density increase provided by section 59-C-1.6 may
be made without the acquisition of additional development rights.
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59-C-1.393. Development Approval Procedures Under the Optional Method of
Development.
(a) A request to utilize development rights on a property under the optional method must
be in the form of a preliminary subdivision plan submitted in accordance with the
subdivision regulations contained in chapter 50 of the County Code.
(b) Such a preliminary plan must include at least two-thirds of the number of development
rights permitted to be transferred to the property under the provisions of the applicable
master plan approved by the district council. However, upon a finding by the planning board
that for environmental or compatibility reasons it would be desirable to permit a lower
density, the two-thirds requirement may be waived.
(c) A site plan shall be submitted and approved in accordance with the provisions of
division 59-D-3.
(d) The planning board must approve a request to utilize development rights if the
request:
a. Does not exceed the limitation on the density or number of dwelling units
permitted in the zone and in the applicable master plan approved by the district
council;
b. Is in accordance with the provisions of this chapter;
c. Is in accordance with Chapter 50, title “Subdivision of Land”;
d. Is consistent with other recommendations of the master plan approved by the
district council; and
e. Achieves a desirable development compatible with both site conditions and
surrounding existing and future development.
(e) Prior to recordation of a final record plat for a subdivision using transferred
development rights, an easement to the Montgomery County Government in the form
required by Section 59-C-1.392(a) limiting future construction of dwellings on a
property in the RDT zone by the number of development rights received must be
recorded among the land records of Montgomery County, Maryland.
(f) A final record plat for a subdivision using transferred development rights shall
contain a statement setting forth the development proposed, the zoning classification
of the property, the number of development rights used, and a notation of the
recordation of the conveyance required by Section 59-C-1.392(b).
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59-C-1.394. Development Standards Applicable to the Optional Method of Development.
(a) Development under the TDR optional method density provisions of section 59- C1.332(c) must conform to the development standards and permitted residential uses as
indicated in section 59-C-1.395.
(b) For TDR densities of 3 or more per acre, the lot sizes and other development standards
will be determined at the time of preliminary plan and site plan for conformance with
applicable master plan guidelines and in accordance with the purposes and provisions of
the PD zone, except as may be specified in section 59-C-1.395.
(c) The compatibility requirements of Section 59-C-7.15(b) may be waived by the Planning
Board upon a finding that: 1) the immediately adjoining property is recommended for
institutional use on the approved and adopted master or sector plan; and 2) the
immediately adjoining property will not be adversely affected by the waiver for present
or future use. Under the waiver, the Board may not permit any building other than a onefamily detached residence to be constructed within 25 feet of adjoining land for which the
area master plan recommends a one-family detached zone.
(d) The final density achieved for any property located in a TDR receiving area developed
under the optional method procedures must be determined by the planning board at site
plan and/or subdivision review and must conform to the site plan provisions (division 59D-3 of the zoning ordinance) and subdivision regulations (chapter 50 of the Montgomery
County Code).
(e) In making this determination as to the final density, the planning board will consider
whether a proposed plan has the flexibility in design to provide an appropriate range of
housing types, taking advantage of existing topography and other natural features, to
achieve a mutually compatible relationship between the proposed residential
development and adjoining land uses, while implementing the area master plan approved
by the district council.

59-C-1.395. Special provisions for TDR developments. The following development
standards for the development of a property under the optional method apply to the TDR
density shown on the master plan for that area. Where moderately priced dwelling units are
included in accordance with the requirements of chapter 25A of this Code, as amended, the
MPDU development standards apply. The increase in density must not exceed 22 percent of
the TDR density.
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TDR Density per Acre Shown on Master
Plan

Development Standards and Permitted Residential
Uses

Without MPDU’s

With MPDU’s

1

RE-1, RE-1 cluster

Not applicable

2

R-200, R-200 cluster, R-150

R-200 MPDU

Minimum (Maximum) percentage required1
TDR Density Size of
Development3
per Acre
Shown on
Master Plan

One-Family
Detached

Multiple Family2
One-Family
Townhouse and Four-Story or
Attached
Less4

Green
Area

3-5

Less than 800
dwelling units

306

P

NP

35

3-5

800 dwelling units 306
or more

P

P(20)

35

15

P

P(35)

40

6-10
11-15

Less than 200
dwelling units

P

P

P

50

11-15

200 dwelling units P
or more

P

35(60)

50

16-28

less than 200 units P

P

P5

50

16-28

200 dwelling units P
or more

P

255

50

P
()

Permitted but not required.
Maximum percentage permitted.
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1.

Upon a finding by the planning board that a proposed development is more desirable for
environmental reasons or is more compatible with adjacent development than that which
would result from adherence to these standards, the percentage requirements for one-family
and multiple-family stated herein may be waived.

2.

Permitted only where specifically recommended as a unit type in the area master or sector
plan for the receiving area. In any instance where the minimum percentage requirement
would yield a total of 150 multiple-family dwelling units or less, this requirement does not
apply, and no such units are required. Whenever the minimum percentage would yield 151
units or more, the full number must be required except in cases covered by footnote
number 1.

3.

Total number of dwelling units planned.

4.

One-family attached may be substituted for all or part of this requirement.

5.

The four-story height limit may be waived upon a finding by the Planning Board that a
proposed development can achieve greater compatibility with adjacent development than
which would result from adherence to the standards.

6.

Development may utilize the R-60/MPDU standards as set forth in Sec. 59-C-1.625(a)(1).

59-C-1.396. Special Provisions for TDR Developments Approved Prior to April 1, 1987.
Any property in the RE-2C, RE-2, RE-1, R-200, R-150, R-90 or R-60 zones which, prior to April
1, 1987, received preliminary plan of subdivision approval, and which contained lots attributable
to the TDR regulations as they existed in this chapter prior to April 1, 1987, may continue to be
developed in accordance with the requirements of the corresponding TDR zones at a density not
to exceed the maximum densities set forth in section 59-C-1.332. Governmental approvals
granted prior to April 1, 1987, for developments utilizing TDRs on property zoned in those zones
shall remain and be in full force and effect at all times notwithstanding such property's
subsequent rezoning to the RE-2C/TDR, RE-2/TDR, RE-1/TDR, R-200/TDR, R-150/TDR, R90/TDR or R-60/TDR zones respectively. In addition, any building or structure constructed or to
be constructed on a building lot in accordance with a TDR preliminary plan of subdivision
approved for such property prior to April 1, 1987, shall not be considered nonconforming.
Preliminary plan applications duly filed with and accepted as a completed filing by the
Maryland-National Capital Park and Planning Commission on or before April 1, 1987, are
deemed duly filed.
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Blount County Technical Memorandum #15

To:

Blount County

From:

Hunter Interests Inc.

Subject:

The Implementation Process

Date:

January 24, 2005

The Implementation Process
In conjunction with adoption and implementation of the Blount County Growth Strategy, many
recommendations and actions will require not only follow-up, but ongoing oversight and administration
into the future as well. These efforts will include, but not necessarily be limited to, elements of the Five
Guiding Policies such as defining, securing and expanding the green infrastructure; developing expanded
transportation plans and building the connectors and other infrastructure necessary to improve circulation
and access; pursuing both zoning, regulatory, and project-based efforts to focus development in Blount
County; ensuring economic growth through business development and harnessing the growth dynamic;
and, implementing a phased annexation process.

In order to accomplish this far-reaching undertaking, there will need to be an unprecedented
level of cooperation and joint effort between Blount County and the City of Maryville, as well as
Townsend, Friendsville, Louisville, Rockford, and the public at large. Organizations such as the
Foothills Land Conservancy, the School Board, the Little River Watershed Association, the
Maryville Housing Authority, the Industrial Board, the Chamber of Commerce, etc. will also be
involved. Indeed, the implementation of the Growth Strategy will involve virtually every public,
private, and institutional entity, and every citizen in some fashion. In order to provide an
organizational base for coordinating various decisions, actions and activities, it is recommended
that a body be created that has representatives of all key sectors involved. This body is
henceforth referred to as the Intergovernmental Commission on Smart Growth (ICSG).
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The Intergovernmental Commission on Smart Growth (ICSG)
The ICSG can serve many functions depending on how its mission is ultimately defined. Its makeup will
have to be determined as one of the early implementation steps of both the Blount County Growth
Strategy and the City of Maryville Urban Growth Strategy. An outline of form, function, and long-term
goals is provided below.
ICSG Form
The ICSG is envisioned as an entity that would reflect a diverse base of representation including
individuals in Blount County government/staff, City of Maryville government/staff, Alcoa and other
incorporated jurisdictions, conservancies, developers, and the general public to name but a few general
categories. It may be appropriate to include a state of Tennessee representative, a regional
economic/planning representative, cultural, historic, tourism, or other representatives to help reflect the
diversity of the population as well as the nature of things that will be affected by future growth and, by
extension, the growth strategies that are emerging as a result of the Chapter 1101 legislation.
The ICSG could be structured as a public non-profit, a development authority, a development corporation,
or other entity that has certain powers that may be useful/required as the implementation and oversight
process continues. It is envisioned that there would be a voting board charged with taking specific actions
with regard to growth issues, and an advisory board that would, in turn, form various sub-committees and
task forces, and be responsible for much of the on-going public awareness and involvement. A Chair
should be named who is greatly respected across political and social lines, and who can effectively guide
the vision for the future represented by intersecting aspects of the growth strategies and other planning
and development trends.
ICSG Function
The ICSG could function at a number of levels including, but not limited to, overseer of Purchase of
Development Rights and Transfer of Development Rights programs, coordinator of green-space
acquisition and preservation programs, interpreter of planning and zoning changes proposed over time,
point of contact for public awareness and interface, point of interface for governmental decisions on
water, sewer, air quality, environmental health, etc.
The ICSG could be empowered as part of the development approvals process, acting much as a design
review committee does within a zoning overlay district/design guideline scenario. The appropriateness
and logistics associated with this possible function would need to be worked out over time as the
organization develops its mission and role in the community.

ICSG Funding
The ICSG could be funded through a combination of sources including, but not limited to, development
impact fees, pro-rata general fund allocations, special tax districts, voluntary taxes, special use taxes, etc.
The funding streams could coincide with a funding and finance strategy for the PDR and TDR programs,
as well as the other green infrastructure development programs.
Maintaining a small paid staff and a large volunteer constituency could limit budgetary requirements of
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the organization, thus ensuring that a majority of any funding directed at smart growth programs would be
put to use in a manner positively impacting quality-of-life and other related issues.
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Blount County Technical Memorandum #16
To:

Blount County, TN

From:

Growth Management Institute

Subject:

Adequate Public Facilities Discussion

Date:

January 26, 2005

NOTE TO READER: At the time this technical memorandum was prepared
(January 2005) the consulting team noted several weaknesses in the
application of public facilities requirement to existing subdivision regulations.
Subsequently (Spring 2005) these regulations were amended to address
various issues pertaining to growth and public facilities. The original tech
memo is presented here with past tense noted where appropriate. The
amended subdivision regulation section follows in its entirety.

The County’s subdivision regulations state(d) that a purpose of the regulations is “to ensure that
public facilities are available and will have a sufficient capacity to serve the proposed
subdivision.” The regulations implement(ed) that goal by requiring that:
“…land shall not be subdivided until available public facilities and improvements exist
and proper provision has been made for drainage, water, sewerage, and capital
improvements such as schools, parks, recreation facilities, transportation facilities, and
[other] improvements.”

Problems in Applying the Requirement
The Planning Commission has (had) found that this provision is (was) difficult to administer and,
as a result, the Commission no longer requires developers to demonstrate that adequate
capacities of the identified public facilities are available as a condition of subdivision approval.
Administrative
difficulties
include(d):
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•

The reluctance of developers to conduct studies to demonstrate the adequacy of facilities for
the subdivisions they propose.

•

A general lack of measurable indicators of what is “available” and has “sufficient capacity”
to serve proposed subdivisions

•

The necessity of working with other agencies and organizations such as the School Board to
make these determination

Moreover, the availability of facilities is complicated by two additional issues:
•

The low standards required for subdivision streets, which are allowed to be only 18 feet wide
with no provision for sidewalks or planting strips

•

The lack of standards for on-site provision of certain types of facilities, such as parks and
recreation facilities, which many communities require as a condition of approval

The adequacy of facilities problem has received attention in recent months due to questions
about school capacities in growing areas. Residents have complained that subdivisions continue
to be approved although several schools are currently operating well above capacity. Statistics
provided by the School Department (and included in a April 7, 2004, memorandum by John
Lamb to the Planning Commission) show that 7 of 17 schools have more students than the
capacity determined by the academic capacity formula used by the School Board. Two schools,
in particular⎯Montvale Elementary and William Blount High⎯are well over capacity.
Many other schools are operating well below capacity, and in many school districts this would
allow for altering school attendance zones to balance capacities. Apparently this approach raises
problems in Blount County. At the same time, subdivision approvals have not been held up due
to the school problem.

Resolving the Problems
The assessment of subdivision impacts on public facilities provided in the subdivision
regulations should be regarded as a major input to Planning Commission decisions for
subdivision approval. The assessment should not be ignored because it poses difficulties. Many
communities require developers as a matter of course to provide studies that demonstrate the
adequacy of facilities to serve the subdivisions they propose. Such studies can provide a starting
point for evaluation of subdivision impacts, together with data assembled by County staff.

Most local jurisdictions are reluctant to halt subdivision approvals due to inadequate facility
capacities (although some communities use this requirement to slow or stop growth). However,
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as Lamb points out in his memorandum concerning the school problem, the County must act to
establish reasonable capacity standards to be applied (in this case in cooperation with the School
Board) and to establish a capital budgeting procedure that identifies the timing of facility needs
and the funding resources that will be required to provide them.
This level of effort should be put in place across the board for all the facilities required in
developing subdivisions. The members of the Planning Commission should not be expected to
estimate the adequacy of facilities without specific capacity standards and solid information on
existing facility capacities and plans for facility expansion. The County’s quality of growth is
too important to be left to guesses and hopes instead of specific standards and data.
Implementing such a requirement will not be an easy transition. It will require studies and plans
and funding programs. For example:
•

Roads ⎯ Needs for road improvements can be estimated by traffic engineers who can
project traffic generated by proposed subdivisions, determine affected roads, and propose
capacity improvements as needed. Often, planning departments require developers to
commission such studies. The studies should rely on traffic and road standards established
by the County, based on a highway and road plan that determines modern road standards
adequate for long-term needs. In time, the County may be able to acquire the capabilities of
using the Knoxville-area metropolitan planning organization’s transportation forecasting
models or one of its own to generate traffic impacts of proposed subdivisions.
Developers should be required to fund road improvements specifically needed to provide
adequate capacity for traffic generated by proposed subdivisions, both on and off the
subdivision sites; other needs should be incorporated in a County capital improvements
program.

•

Schools ⎯ As indicated above, the County staff should work with the School Department to
agree on capacity standards and work out a program of school improvements to meet future
needs. A staff responsibility should be determined to evaluate the school needs of each
proposed subdivision and to track capacity related to the location of building permits issued
each year. The location of new schools and school improvements should be closely related
to planned development as indicated in the County land use plan.

•

Sewer and Water Facilities ⎯ A plan for extending sewer and water facilities is proposed
in the section on Zoning to Retain the Rural Character of the County.
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•

Parks and Recreation Facilities ⎯ The current plan of the Parks and Recreation
Commission focuses mostly on proposals for recreation facilities. That plan should be
upgraded to include other aspects of a green infrastructure system for the County, including
parks, greenways, and environmentally sensitive areas such as stream valleys, wetlands, and
steep slopes.
Such a plan would provide the basis for requiring developers to dedicate open space based on
specific standards for conservation and per resident in proposed subdivisions.

Recommendation
The County should immediately move to reinstate the requirement for an assessment of adequate
facilities for every subdivision application. It should establish staff committees to determine
appropriate standards and define existing capacities of each type of facility. Developers should
be required to prepare parts of the assessment not available through County staff. The County
should prepare an annual six-year capital improvements program on which to base decisions
about capacity availability and public and private funding requirements in future years. The
County should consider a moratorium on subdivision approvals until such actions have been
completed or unless developers are willing to supply the required data.

Newly amended section of the Blount County Subdivision Regulations (Spring 2005)
6.1 (2) Land Unsuitably Located for Subdivision
The Planning Commission shall not approve what it considers to be scattered or premature
subdivision of land which would endanger health, safety or property because of lack of or
adverse effect on water supply, schools, proper drainage, good transportation, other public
services or public funds for the supply or maintenance of such services.
(a) In establishing the impacts of subdivision of land on public infrastructure or the public
health, safety and welfare, the Planning Commission shall require studies of such
potential impact to establish a factual basis for decision, shall refer to expert opinion and
professional standards for infrastructure service, shall require cost estimates for any
needed improvements to overcome deficiencies, and shall establish a record for each
decision under this section. The Planning Commission may require
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the developer or subdivider to provide such studies and other information as part of
subdivision plat consideration. The following subsection(s) present specific criteria and
procedures for land suitability or infrastructure of concern, but shall not limit
consideration of other issues of land suitability under this section.
(b) Minimum off-site Road Standards as Criteria Precedent to Platting. Except upon
recommendation of the County Road Superintendent, a minimum off-site of eighteen
(18) feet of paved width with two (2) foot shoulders on either side shall be present from
entrance to any subdivision or development to intersection with any road with same
standard or better, for consideration of any major plat of five (5) lots or greater. In
determining the status of a proposed subdivision as a major plat, this section shall apply
also to any combined division of the same property within one year of consideration of
any plat involving that property, and to overall platting of any land in phases.
For the purpose of determining paved width of roads, the roads list maintained by the
Blount County Highway Department showing road pavement width shall be the basis for
determination, provided that direct measurement showing roads of greater width than
listed may be considered.
For the purpose of this section, shoulder shall mean an area outside of two nine (9) foot
paved travel lanes (18 foot total travel surface) with the following characteristics:
i)
ii)

iii)

two feet of unobstructed and well drained width at outside of travel lanes,
no more than eight (8) percent slope from outside edge of travel lanes, and in no
instance more than seven (7) percent maximum algebraic difference in slope
between travel land and shoulder grades, and
surface treatment of hard pavement, gravel or compacted earth, flush with the
surface of travel lanes.

The Planning Commission may consider lesser pavement width and shoulder width upon
submission of a traffic and roads condition study by the subdivider or developer. The
traffic and roads condition study shall be done by a qualified engineer licensed in the
State of Tennessee and acceptable to the County Road Superintendent.
The traffic and roads condition study shall at a minimum contain present road and
shoulder width of off-site roads measured at intervals of no greater than one-tenth (0.1)
miles,
present
and
expected
future
ADT

5

(average daily traffic), and specific impact of the proposed subdivision or development
on the safety of traffic on off-site roads. Upon determination and recommendation by the
County Road Superintendent or his designee, the study shall also assess road geometry
(vertical and horizontal curves, etc.), sight distances, bridges, and roadside hazards as
part of determining safe and acceptable road conditions. The study shall also include
estimates of cost to improve the existing roads to safe and acceptable conditions.
The traffic and roads condition study shall assess whether or not existing road width and
shoulder width and other design factors of off-site roads would be sufficient to protect the
public health, safety and welfare of existing and future county residents in relation to
additional traffic generated by a proposed subdivision or development. Engineering
standards and practices acceptable to the County Road Superintendent or his designee
shall be the basis for determining traffic generation from the proposed subdivision or
development and assessing traffic impact and acceptable road conditions, such standards
and practices to include: A Policy on Geometric Design of Highways and Streets,
published by American Association of State Highway and Transportation Officials
(AASHTO), 2001; and Designing Safer Roads: Practices for Resurfacing, Restoration,
and Rehabilitation, Special Report 214, by Transportation Research Board of the
National Research Council, 1987.
In considering lesser pavement width and shoulder width under this subsection, the
Planning Commission shall not approve a major subdivision which has ingress and egress
on off-site road (s) with less than two hundred (200) ADT (average daily traffic) may
have distances of fifty (50) feet or less with pavement width between fourteen (14) and
sixteen (16) feet if there are warning signs and adequate approach site distances as
approved by the County Road Superintendent or his designee.
(c) Standard of School Capacity as Criteria Precedent to Platting. Except in accordance with
provisions below, no major plat of five (5) lots or greater shall be approved for
subdivision if the school capacity of the elementary school, middle school and high
school serving a proposed subdivision is classified “intolerable”. Such classification
“intolerable” shall be based on yearly November study and report from the Blount
County Board of Education, initial report for the purposes for this Section being dated
November 5, 2004 and received at the November 23, 2004 regular meeting of the Blount
County Planning Commission, in files of the Blount County Planning Department. In
determining the status of a proposed subdivision of the same property within one year of
consideration of any plat involving that property, and to overall platting of any land in
phases.
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The Planning Commission may consider a plat of five or more lots under this Section under
the following conditions:
i.

ii.

iii.
iv.
v.

The Blount County Board of Education certifies that classification of “intolerable” for
affected schools will be reasonably changed in the future based upon redistricting of
school district areas; or
The Blount County Board of Education certifies that classification of “intolerable” for
affected schools will be reasonably changed in the future based upon assured funding,
design, siting and contract approval of new or expanded school facilities affecting
subject schools; or
The Blount County Board of Education submits an amendment to its yearly report
changing the classification of an “intolerable” school to a lesser classification; or
The subdivider or developer agrees to limit final plating of lots to no more than four
(4) lots per twelve (12) month period; or
The subdivider or developer submits compelling evidence accepted by the Planning
Commission, that the proposed subdivision will not generate substantial school aged
children that would impact capacity of schools affected by the proposal.

The provisions of this Section shall not apply if the plat under construction is in part or in
whole a final plat of a current preliminary plat approved prior to adoption of this Section.
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Blount County Technical Memorandum #17
To:

Blount County, Tennessee

From:

Growth Management Institute

Subject:

Selected Zoning Recommendations

Date:

January 26, 2005

The Rural Arterial Commercial District
The Rural Arterial Commercial (RAC) District has been subject to repeated and heated debate,
as described in great detail in John Lamb’s January 5, 2004, memorandum to the County
Commissioners. The County’s first zoning ordinance included not only a Commercial District
but a special exception in the Rural 1 and Suburbanizing districts that allowed a wide variety of
general commercial uses along roads classified as arterial and collector in the major road plan of
the regional planning commission. In effect, this special exception allowed commercial
development along the entire frontage of the important travel arteries within Maryville’s urban
growth boundary (as originally drawn).

Concerns and Conflicts
Soon after adoption of the ordinance, according to Lamb’s memo, pressures for increasing
permissive commercial use occurred, leading to adoption in September 2001, of a new Rural
Arterial Commercial (RAC) District to be applied along arterial roads such as Highways 411 and
321. Property owners had to apply for rezoning to this District.
Approval of rezoning requests stirred considerable controversy, mostly from residents living near
the properties to be rezoned. As a result, in mid-2003, the Planning Commission imposed a
temporary moratorium on consideration of rezonings to consider possible amendments. Lamb’s
memo lists 13 requests for rezoning through December 2003. The Planning Commission
approved five, two
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of which were approved by the County Commission. The County Commission denied two
others (and sent one back to the Planning Commission for further consideration). The Planning
Commission approved five more pending removal of the moratorium, denied one, and had one
withdrawn.
After the moratorium was imposed, the Planning Commission held two public hearings on RAC
issues, in July and September 2003. Comments by attendees varied but many expressed dislike
of certain permitted uses and concern with the extent of commercial development, its
architectural design, and the loss of rural land to commercial strips. Thereafter, the County
Mayor’s office proposed amending the RAC provisions to better define manufacturing uses,
confine application of the RAC District to Highways 411 and 321 outside the Maryville growth
boundary, to provide for some permitted uses in addition to special exception uses, to increase
the lot depth from 500 to 750 feet (and 1000 feet in planned unit developments), and to change
review procedures for altering uses.

The Concept of Strip Commercial Development
The RAC District permits strip commercial development along the two main highways that act
as gateways to the major cities in the County. The explanations given are that commercial
development is an important generator of tax revenues, therefore commercial development
should not be overly constrained by government regulations, and that highway frontages are
traditional locations of commercial development. Often it is also implied that highways are
inappropriate locations for residential uses. These reasons have been cited by many communities
for supporting commercial development along highways.
Yet we know from experience that strip commercial zoning is responsible for increasing local
traffic on roads and highways intended to serve long-distance travel needs. The many turning
movements and distracting signs generate accidents, and commercial strips are unattractive
gateways to communities and neighborhoods. They tend to age fast as more strips are built to
compete with them.
Furthermore, commercial strips violate just about every Smart Growth principle⎯ they use lots
of land, are impossible to walk or ride transit to (even from nearby residential areas), lack
community amenities, and are not nice neighbors. The County’s 1999 Policy Plan states that
strip commercial development along all major highways should be discouraged unless served by
marginal access or frontage roads.
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As now written, the RAC zoning district allows strip commercial development at any point along
two important sections of two highways that represent the backbone of Blount County’s highway
system. There is no predictability: the zoning is permitted upon application for rezoning, each
application to be individually evaluated and decided. Furthermore, although a number of uses
are allowed through special exception, no criteria or conditions are provided to guide BZA
decisions.
And now we know how to cluster commercial activities in ways that use land more efficiently,
reduce turning movements, promote walkability, and generate attractive commercial centers that
communities can be proud of.

The Concept of Commercial Clusters
The cluster idea is not a difficult concept to understand; it simply concentrates the individual
commercial outlets and shops and services found in strip centers at designated intersections.
Developers know how to do it and develop that way more and more. The cluster provides
opportunities for designing groups of buildings, providing landscaped parking lots, allowing
some walking between stores, making a “place” in which several errands can be accomplished at
once. The County’s Policy Plan calls for “rural support centers” where service and convenience
commercial activities can be concentrated.
Clusters can provide the commercial space required for a growing county without losing
potential tax revenues. In fact, cluster commercial developments may retain and even increase
their value compared to declines and vacancies often occurring in strip development. At the
same time their appearance will contribute to the quality of the community, whereas commercial
strips usually degrade community attractiveness.

Recommendation
It is recommended that the County concentrate its RAC zoning in a few areas along Highways
321 and 411, generally at important intersections, and that it formulate design guidelines for each
of these areas to promote commercial development particularly suitable to individual areas. In
the Townsend area, for example, zoning should emphasize the “gateway” effect of this area as an
entrance to the Smokey Mountains, with uses appropriate to welcome visitors. Some areas
probably can be focused around existing development but can take on new life by reducing the
over-zoning promoted by the strip commercial concept.
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Clustered zoning will require downzoning some areas to prohibit further commercial
development and upzoning others to promote clusters that use shared parking. However, the
750-foot depth of zoning for commercial development could remain appropriate.
Quoting from Lamb’s memorandum of November 17, 2003:
“If there is to be some chance for strip commercial development to be controlled, there
needs to be more than just statements of general principles. Detailed corridor land use
plans for Highway 411 South and Highway 321 will be needed to give geographic
specificity to where commercial development will be considered and where not, and
thus where zoning for commercial use would be appropriate.”
This rezoning effort would be a highly appropriate activity for the proposed Intergovernmental
Commission on Smart Growth to undertake, since it will affect the urban regions and adjoining
rural areas of the County.

Zoning to Retain the Rural Character of the County
Retaining the rural character of the County was one of the five guiding principles of the 1999
Policies Plan, and that objective was repeatedly referenced by County residents in the workshops
organized by Hunter Interests Inc. for the growth strategy study. Yet the County’s zoning for
most of the privately owned property in the County requires minimum lot sizes of a half acre.
Larger lot sizes are frequently required to meet standards for septic tanks.
The relatively low density of most County zoning has two effects on land use and development:
first, it spreads out development and therefore uses land that otherwise could remain in open
space such as farmland and forested areas, and second, it fails to create compact development
that could enliven urbanizing areas near existing cities and towns. Blount County’s zoning is
neither fish nor fowl, neither rural nor urban. Instead, it is a recipe for sprawl, which goes
against the letter and spirit of the County’s Policy Plan.
The propensity of many Americans to want large lots and large houses is being supported by
public fiscal policies that value short-term savings over long-term costs. Houses on one-acre lots
served by septic tanks, wells, and narrow quality roads seem initially attractive, and they sell
well. But years from now, when square miles of territory are covered with such development,
septic tanks and wells will need replacing by public water and sewer systems to cure
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environmental problems, and narrow roads will need improving to carry the traffic generated by
hundreds of homes. In plain terms, today’s style of development is not a good investment for
most communities.
In the particular case of Blount County, low-density development is being forced by limitations
on public sewer and water systems available to serve development outside city boundaries.
Technical Memorandum #6 described this problem, noting that “the County is virtually locked
into what is generally considered to be a low-density development pattern.” County officials
have indicated that the County does not intend to be a provider of public sewer service. Neither
Alcoa nor Maryville have worked out a specific, predictable plan for extending such systems into
the areas within their growth boundaries. The County has not worked with these jurisdictions to
promote such a plan. Nor has it investigated the possibility of allowing developers to design and
build systems that could serve their projects. Hunter Interests has described a variety of such
systems in previous Technical Memoranda.

Recommendation
Low-density development at a half-acre or more per lot will continue to be the standard choice of
developers until sewer systems are made available to allow smaller lots. To enable higher
density, urban development, the County should work with its cities to prepare a plan for
extending or locating sewer service on a phased basis within growth boundary areas. If
necessary, it should consider placing a moratorium on additional subdivision approvals within
growth boundaries until such a plan can be formulated and put into operation.
At the same time, much more could be done to discourage low-density sprawl in other parts of
the County. Experience in other jurisdictions across the nation indicates that requirements for
10, 15, or 20 acres per lot are necessary to limit the amount of low-density development. The
minimum lot size in Blount County is five acres per unit in the R-2 Zoning District near the
Smoky Mount National Park. In addition, the County could promote innovative approaches
being used throughout the nation to cluster development to conserve open space, including
traditional neighborhood designs that provide for small lots in return for provision of attractive
civic spaces.

Recommendation
As a starting point, the County should consider raising the minimum lot size of R-1 zoning
outside the city urban growth boundaries to five acres. The minimum lot size in the R-2 District
should be raised correspondingly to 10 acres. In both districts, small clusters of existing
development could be designated as “hamlets” or “villages” and allowed some expansion over
time under special regulations. This type of zoning can conserve the open space and rural
character so desired by County residents.
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Increasing minimum lot sizes can be accompanied by programs to acquire development rights
and/or transfer of development rights. The Technical Memoranda providing examples of
Purchase of Development Rights and Transfer of Development Rights ordinances suggest
approaches to County adoption of such programs.
In addition, recommendations for improving the County’s subdivision regulations propose to
require developer set-asides of land to preserve environmentally sensitive lands and provide park
and recreational open space for future residents. These conservation approaches can be
incorporated in innovative subdivision designs that reduce land required for development and
that provide for conservation of green infrastructure.
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Blount County Technical Memorandum #18
To:

Blount County, Tennessee

From:

Hunter Interests Inc. and Growth Management Institute

Subject:

Alternative Futures

Date:

January 27, 2005

The scope of work for the Blount County Growth Strategy included the task of portraying alternative
futures in Blount County predicated on implementation of the Blount County Growth Strategy (or lack
thereof), and to generally incorporate consideration of other policy, planning, economic, social,
educational, etc., elements.

Blount County in fact faces stark choices and starkly different futures depending on a host of
interrelated dynamics. These include underlying population and economic trends, the public’s
desires pertaining to the physical future of their communities and the natural and rural areas they
enjoy, policy and planning decisions, political will, and hard decisions pertaining to budgetary
and fiscal decisions.
All this and more will shape Blount County’s future.
The
intergovernmental agreements and degree of cooperation between all jurisdictions involved will
also be an extremely powerful driver of the entire region’s future.
This topic could be the subject of an entire study by itself, although to some degree the materials
contained in this report reflect an aggregate view of the future from different perspectives.
Below are some brief but targeted observations to be considered in the context of the Blount
County Growth Strategy.

Alternative One: The Status Quo
If current zoning, subdivisions, and land development regulations and ordinances remain essentially
static, the future of Blount County is likely to be marked by continued suburban sprawl, a significant
decline in the amount of green space and attendant “rural character,” unattractive and congested
transportation corridors, and other negative attributes of unmanaged growth.
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While many of the policies of Blount County government, including those contained in the
Blount County Policies Plan, are intended to foster a different future, the realities associated with
both ordinances and procedures do not. Thus, as set forth elsewhere in the document, the Blount
County Growth Strategy is intended as one implementation tool for realizing the future intended
by the Policies Plan and endorsed through a broad-based community outreach effort that has
been pursued by the County over time, including the study period for the Blount County Growth
Strategy itself.
Some specific examples associated with a future in which the status quo is maintained include
the following.
•

Routes 321 and 411 will continue to develop under a zoning ordinance that permits uncompatible uses, and offers little guidance with respect to signs, design features, etc. The
lack of sewer or an alternative treatment plan will cause the scale of commercial
development (as well as density of residential development) to remain low. For example, a
town center or village center for retail, restaurants, office space, etc., would probably be
infeasible at this time due to the limitations imposed by the septic-only sewage treatment.
This same limitation will have an impact on tax base potential which in turn has various
negative ramifications on Blount County’s future.

•

Open Space and Rural Agricultural Lands. As population in the County is expected to
increase steadily (approximately 2% per year), so too will the demand for housing. The
Blount County Growth Strategy recognizes the role such development plays in the economy
and does not seek to limit or restrict population growth. Limited management of the
development that will accompany this growth, however, will cause a fairly rapid and
irreversible conversion of what are now farmland and other open space to residential
subdivisions.

While the County has thousands of protected acres within the Great Smoky Mountain
National Park, this may be the only green resource remaining as time shifts in the
economy (movement away from agriculture), demand for housing and development
pressure gradually erode the remaining green infrastructure.
•

The Little River Watershed is endangered as well, and is likely to suffer greatly in a laissez
faire zoning and land development environment. As the soil’s capacity for accommodating
septic fields is increasingly pressured, further pollution of the Little River is inevitable.
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Furthermore, development along the river is likely to increase over time, thus
exacerbating the environmental issues while at the same time eroding green space, view
sheds, and recreational infrastructure that is at the very heart of Blount County’s tourism
industry as well as a key component of the “rural character” and quality of life the
County residents cherish.
•

Adequate public facilities, especially schools, are already succumbing to the pressure
created by more and more single-family homes that tend to attract households with
children. While that in and of itself is not a bad thing, the lack of fiscal ability to provide
for services and facilities, coupled with a widening imbalance in the tax-service ratio (an
average single family home results in a net fiscal loss to the County as demonstrated by
the Economic and Fiscal Impact Model prepared for the County) makes the laissez faire
atmosphere fraught with potential problems. A fiscal solution must be sought that
includes building the commercial/industrial economic base (currently hindered by the
septic-only sewage treatment situation), and adjusting the residential taxing bases to
assure adequate facilities (including schools, roads, etc.) can, in fact, be provided to
County residents.

Alternative Two: Managed Growth Using the Blount County Growth Strategy
and Its Attendant Recommendations
Reflecting back on the essential purpose of the Blount County Growth Strategy, which is to serve
as an implementation tool for the Blount County Policies Plan, it is the future of the County that
is precisely at the center of the growth issue. If the County manages growth pursuant to the
Blount County Growth Strategy and the interrelated plans and policies that affect its
implementation, a future very different from that which may evolve under the status quo scenario
summarized above may be achieved. Some examples include:
•

The future of Routes 321 and 411 can be dramatically altered from the negative scenario depicted in
Alternative Future #1 if various recommendations of the Blount County Growth Strategy are
followed. (For more information please refer to Technical Memorandum #9: Transportation Issues;
Technical Memorandum #16 Adequate Public Facilities Discussion; and, Technical Memorandum
#17: Selected Zoning Recommendations. Revisions to the RAC zoning that limit permitted uses to a
wide-ranging yet compatible mix will have a positive effect on the character of these important
corridors over time. Likewise, implementation of the recommended overlay districts and design
guidelines will effect physical improvements that will further enhance the further enhance the quality
and character of development, thus improving the traveler’s experience whether that person is a
tourist heading for (or home from) the National Park, or a County resident shopping or conducting
ordinary business. It is envisioned that several overlay districts would be put into place with
appropriate design guidelines prepared for each. Thus, for example, an overlay district that
encompasses a stretch of Route 321 approaching Townsend might have particulars associated with
ensuring a high quality “gateway experience,” while more highly developed (and developing)
commercial segments (e.g., Routes 411 and 321 South) could focus on the character of larger
buildings and their orientation to each other and the public at large.
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•

Open space and agricultural lands can be preserved through a combination of initiatives stressed by
the Blount County Growth Strategy. Implementation of related subdivision regulations, Purchase of
Development Rights programs (PDR), Transfer of Development Rights (TDR) programs, support for
the Foot Hills Land Conservancy and other land conservation programs can have their effect. Many
of these same initiatives can serve to enhance the economic viability of agriculture and tourism,
sectors that relate to the whole open space vision for the future.

•

The Little River Watershed can be protected through the use of improved sewer and water
treatment facilities, buffering of development through zoning overlay district implementation, and
enforcement of development regulations pertaining to run-off, storm water containment, etc. The
preservation of the Little River Watershed is critical to maintaining the tourism base in Blount
County, and is an integral aspect of the quality of life desires of the community.

•

Adequate Public Facilities in Blount County are also at the crux of the growth issue/dynamic, and
would be required under the zoning recommendations recommended in Technical Memorandum #16
(Adequate Public Facilities Discussion) and Technical Memorandum #17 (Selected Zoning
Recommendations). Slowing suburban sprawl in the County (an effect of the overall Growth Strategy
if implemented) will also have an impact on ensuring the provision of adequate public facilities and
services. Similarly, the implementation of the Maryville Urban Growth Strategy will contribute to
easing the burden, or at least the incremental increase in pressure, on public facility development in
the County.

The permutations of Blount County’s future related to continuing with the status quo, or taking a
proactive role in managing growth through implementation of this strategic plan reach toward
infinity. The strategy and the associated effort at implementation may be viewed as an inverted
pyramid, with cause and effect, contingent futures, leveraged actions, etc, stretching out in an
ever-widening interrelationship of growth dynamics. Clearly, policy and decisions makers as
well as its citizens in Blount County can, and will, shape its future regardless. The key is making
cognizant choices that together will have the effect of delivering a physical and economic
environment that is in keeping with the vision of the people as it has been woven into and
otherwise interpreted by the Blount County Growth Strategy.
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Technical Memorandum #19
To:

Blount County

From:

Hunter Interests Inc.

Subject:

Regional Development Trends and “Hotspots”

Date:

May 2, 2005

I.

Introduction

Development trends in Blount County are influenced by a number of key factors including
transportation and access, public facilities such as water and sewer, schools, and amenities.
Other factors such as proximity to the airport, tourism, and desirable geographic features such as
the Tennessee River and the Smoky Mountains, have exerted their own unique influences on real
estate development. For instance, as the main transportation hub for the Knoxville MSA, the
Tyson-McGhee Airport has leveraged significant new hotel construction in recent years,
particularly within the Springbrook Corporate Center in Alcoa. The area within and around
Townsend has been the recipient of lodging development as well, by virtue of its location on the
edge of the Great Smoky Mountains National Park and its role in accommodating tourists.
The following analysis examines the likely impact of growth and development trends in Blount
County that will impact it in the future. The purpose is to understand those external factors that
are likely to change the demand for land, and the forces of development in Blount County.
Attention will be focused on likely future changes in the regional highway and transportation
network, as well as large development projects nearby that are likely to have spin-off impacts.

A.

Residential

A review of historical data furnished by the Blount County Property Assessor’s Office reveals
that significant residential construction in the 1960s had already begun to move out of the cities
of
Maryville
and
Alcoa
and
into
other
sections
of
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the County. Indeed, the growth hotspots of the decade were clustered along Highway 411 South,
and Highways 129 and 33 North. Through the 1970s and 1980s, development clusters had
migrated farther away from the main transportation corridors and town centers. The
suburbanization of the rural areas was proceeding in earnest, characterized by leapfrogging
development in the pursuit of inexpensive land.
By the end of the 1980s, the heaviest density of residential development had occurred within a
band running southwest to northeast along the south side of Route 411. The northwest quadrant
of the Pellissippi Parkway and Route 129 had also been heavily developed, sections of which are
within the Alcoa city limits. During the same period, the town of Seymour experienced sufficient
residential development to evolve into a relatively coherent community. The following series of
maps shows residential structures added, by decade, from 1960.
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Yellow: Existing Housing
Red: Housing Added within Subject Timeframe

Figure 1
Single Family Residential Structures Added in 1960s
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Figure 2
Single Family Residential Structures at End of 1969
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Yellow: Existing Housing
Red: Housing Added within Subject Timeframe

Figure 3
Single Family Residential Structures Added in 1970s
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Figure 4
Single Family Residential Structures at End of 1979
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Yellow: Existing Housing
Red: Housing Added within Subject Timeframe

Figure 5
Single Family Residential Structures Added in 1980s
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Figure 6
Single Family Structures at End of 1989
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Yellow: Existing Housing
Red: Housing Added within Subject Timeframe

Figure 7
Single Family Residential Structures Added in 1990s
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Figure 8
Single Family Residential Structures at End of 1999
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Louisville and the balance of upper northwest Blount County have been largely spared the type
of dense residential development that has occurred just to the east along the major roads.
Nonetheless, the allure of the waterfront has attracted both dense townhouse development and
high-end, estate-style development.

The waterfront along the Tennessee River will continue
to attract both large-lot and dense development.

The appeal of the mountains has also drawn its share of development to Walland, Townsend, and
the area in the southeast quadrant of the County, the Laurel Valley golf course community being
a fine example. As the maps illustrate, however, the progression of development over the past
40 or more years has followed a pattern of sprawling out and away from Maryville and Alcoa,
with many more homes constructed outside of the cities’ limits than within.
Table 4 shows residential construction in Blount County from 1997 through 2001.

Table 4
Blount County
Residential Construction Activity
Units

1997

1998

1999

2000

2001

1,403

1,340

1,476

1,363

1,098

Source: East Tennessee Developmet District; Hunter Interests Inc.

The average annual number of units constructed during the five-year period equals
approximately 1,336. Annual residential construction averages for Maryville and Alcoa equal
approximately 135 and 32 units, respectively, for a combined average of 167 dwelling units per
year. Consequently, an average of 1,169 dwelling units per year are built in areas of the County
outside of its two largest municipalities, in a pattern that becomes less coherent over time.
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The most recent development patterns illustrated in Figure 7, Single Family Structures Added in
1990s, suggest that the Growth Boundary areas designated as 411 South, Carpenters Grade/Mint
Road Area, and Montvale saw the highest concentration of residential development in the 1990s
(and 1980s as well). A smaller, but very evident concentration of development also occurred in
the Growth Boundary area designated as 411 North. The four easternmost Growth Boundary
areas would be most directly impacted by an extension of the Pellissippi Parkway to State Road
336.
Upon completion of the Pellissippi extension to SR 336, the northeastern section of the City will
have a speedy connection to Knox County and the Oak Ridge area. One outcome of this
improved accessibility to key regional employment centers should be to enhance the
attractiveness of this area to potential residents, the possible net effect being acceleration in the
rate of residential development.
The proposed Maryville-Alcoa Bypass, more commonly known as the southern loop, would
provide a southern and western loop around the City. This would potentially relieve some of the
congestion through Maryville by diverting much of the transient travelers and some of the
localized traffic. Similar to the Pellissippi extension, an added consequence would likely be
acceleration in development of the area proximal to the new Bypass, and beyond. It is certainly
within the realm of possibilities that Blount County could experience a noticeable increase in its
overall population and housing growth rates as the effective distance to Knoxville and Oak Ridge
is shortened, barring some external growth limitations as a result of public policy.
Almost certainly, the interchanges created at Routes 411 and 331, and SR 336 would see a
degree of increased development activity. The intersection of Pellissippi Parkway and Topside
Road provides a case in point in support of this assumption. This area presently supports a mix
of uses, including multifamily residential, commercial office, and retail, with additional new
commercial development in the pipeline.
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The images above show the variety of use types near the
intersection of Pellissippi Parkway and Topside Road.
Upper left: Apartments. Upper Right: Marriott Business
Services office building. Lower: Auto-oriented center.

B.

Commercial and Industrial

Most of the existing commercial development clusters outside of Maryville reside within the
Alcoa city limits, such as the aforementioned Springbrook Corporate Center, the “Motor Mile,”
and, of course, the Aluminum Company of America plant. Indeed, the businesses shown in the
group of pictures above are within the Alcoa city limits.
Commercial development within other municipalities and unincorporated areas of the County are
mainly located off of the main connector roads such as State Road 333 west and Route 321 east.
Although some of the commercial development along State Road 333 in Louisville is clustered,
such as the Topside Business Park, other commercial uses are relatively isolated and appear
somewhat incompatible with the surrounding rural environment.
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The Topside Business Park on SR 333 is
generally in the vicinity of commercial uses.

This car wash and mini storage facility in Louisville
sits in isolation on a rural stretch of SR 333.

Another commercial use in a rural area
along SR 333 in Louisville.
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The more highly traveled Route 321 east, consists of a mix of local and transient serving retail,
auto-oriented uses, and community serving uses close in to Maryville that thin out as one travels
east out into the County. Heading south towards Townsend, the commercial uses become more
transient and tourist-oriented, but somewhat incoherent in their grouping. For instance, in one
cluster, an antique store coexists with a tattoo parlor and an adult video store.

These images show soft commercial clusters on Route 321
On the top, a church is next to a western apparel store.
On the bottom, an antique store resides next to an adult
emporium and tattoo parlor.
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Entering Townsend on Route 321, the dominant commercial enterprises are visitor and touristoriented uses such as lodging, food and beverage, museums, etc. A specific section of Townsend
has been designated an historic zone as a means of preserving certain structures and limiting
what can be developed there.

Lodging properties such as this constitute a sizeable
portion of Townsend’s commercial sector.

This railroad exhibit and museum/restaurant are
located within Townsend’s historic district.
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Summary Conclusion
The future patterns and trends of development will be strongly subject to influence by three key
factors: modifications in the transportation network, availability of public utilities, and public
policy. Highway extensions usually create conditions favorable to development of all types,
since access is generally improved to employment and activity centers. Absorption of
undeveloped rural land will mean increased residential development pressure in those areas,
which in turn should be the subject of growth management strategies. Businesses will continue
to seek opportunities along the area’s connector roads to capitalize on increasing local population
and tourist visitation.
Market demand and the availability of land are what attract real estate development to an area or
region. Market demand ebbs and flows based on numerous factors, not the least of which are
economic. Real estate development is an economic sector unto itself, a fact that is not lost on
most landowners. Indeed, many rural landowners recognize that their land’s highest value lies
not in farming, but in development. As long as there are people willing to buy land, there will be
willing sellers.
Market forces will determine development patterns in the years to come, as evidenced by the
residential sprawl and incoherent mix of uses in certain commercial clusters within the County.
The application of responsible public policy and growth management techniques can ensure that
development is guided and channeled in such a way as to accommodate demand while
preserving open space.
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Blount County Technical Memorandum #20
To:

Blount County

From:

Hunter Interests Inc.

Subject:

Discussion of the Urban Growth Boundary, Chapter 1101 Legislation, and
Annexation Policies Relative to the Blount County Growth Strategy

Date:

May 1, 2005

I.

Introduction

The movement toward managing growth in Tennessee has its genus in the public expression of
concern over a changing rural landscape, one that had drawn settlers and farmers in one era, and
increasing numbers of families, retirees, and vacationers in another. In 1998, the State of
Tennessee enacted Public Chapter 1101 to provide a new framework for annexation,
incorporation, and the development of growth plans statewide. Through Public Chapter 1101, the
General Assembly provided the structures and processes for local governments to cooperatively
(an important word) determine their own future, but did not impose a single, mandated, statewide
solution. Rather, Chapter 1101 provided flexibility so that local governments could tailor their
growth plans to suit the unique character of the their area.
To a large extent, the formation of the Blount County Growth Strategy and the City of Maryville
Urban Growth Strategy have their genus in the enactment of the Chapter 1101 legislation, and
serve to some extent as implementation strategies of this statewide effort to manage growth. The
Blount County Growth Strategy also serves as an implementation strategy for the Blount County
Policies Plan that includes many self-determined efforts to manage land use, preserve the rural
character of the County, provide adequate public facilities, and other basic themes of smart
growth management.
The unprecedented cooperation of a County and City in growth management, as evidenced by
the congruent development of both the Blount County Growth Strategy and the City of Maryville
Urban Growth Strategy, represents both a field of great opportunity and a field of great practical
and philosophical issues that must be addressed. A central concern for Blount County is the
potential impact of an annexation policy by the City of Maryville (enabled and encouraged by
Public Chapter 1101) that could, in theory, allow the City to grow to the limits of the Urban
Growth Boundary.

As there has been relatively little action associated with the implementation of the statewide
growth management effort initiated by Public Chapter 1101 (beyond the establishment of Urban
Growth Boundaries throughout the state⎯a major accomplishment in and of itself) there are few
if any models that can be used to analyze the effects of facilitated annexation of county lands by
municipalities. Indeed, Blount County and the City of Maryville are on the cutting edge of this
frontier. therefore, forecasting complex cause and effect scenarios becomes an exercise in
“crystal ball gazing” that goes beyond proven economic, demographic, and planning
methodologies used in projecting future outcomes. Nonetheless, in this Technical Memorandum,
an attempt is made to evaluate some of the dynamics that are now in play, including the
formation of growth strategies in the County and the City that have many points of interface and
are otherwise designed to foster a cooperative approach to growth management. That being said,
it is clear that there will be a fair amount of push-pull dynamic associated with their respective
implementation, and that too is recognized as a fact of the matters at hand.

II. Summary of the Maryville Annexation Policy Pursuant to Chapter 1101
and the City of Maryville Urban Growth Strategy
In order to understand the implication of Chapter 1101 and Maryville’s annexation policy on
Blount County, it is important to first have a basic understanding of what these are. The intent of
Chapter 1101 is generally well known (even if it is not agreed with) and was intended, in part, to
discourage municipalities from annexing along commercial development corridors in a spider
vein encroachment into county lands that contained the greatest economic potential. At the same
time, it was meant to afford municipalities greater ease in expanding in order to accommodate
anticipated growth, and to otherwise retain growth and development pressure within designated
UGBs, as part of the statewide effort to manage growth.
A first line of conflict arose as municipalities and counties negotiated the geographic boundaries
of the UGBs, a process not unlike two foreign powers setting new national boundaries in
conquered lands. Issues of economic resources, land-use, public opinion, politics, infrastructure,
and the very future itself were subjects of intense focus. Even today, these issues are not
entirely, or even close, to being reconciled, and the process of growth management that Blount
Count and the City of Maryville are now engaged in is sure to contain pitfalls, challenges, and
disputes. Hopefully, it will also offer areas of agreement, opportunities for mutual benefit, and a
future that holds a high quality of life for all in the region.
With the Maryville UGB in place (albeit subject to possible change in the future), the City has a
foundation piece of its overall annexation plan in position, i.e., per Chapter 1101, a facilitated
and guided annexation process. How, when, where, and at what pace that annexation process is
implemented will depend on a host of factors⎯many of which are covered in the City of
Maryville Urban Growth Strategy, and by extension the Blount County Growth Strategy. In
essence, the City of Maryville Urban Growth Strategy calls for a phased annexation plan to be
developed with key and continued input from the County, and based on economic modeling that
will project new public facilities and infrastructure costs associated with growing the City
boundaries, among other things.
The other side of the fiscal coin involves impacts on the tax base, impacts on student population
and school capacity, costs of additional services, and other important factors to be considered in
any annexation scenario (particularly now that Chapter 1101 encourages annexation of “blocks”
of land that may include high concentrations of pupils, unproductive open space⎯from a tax
perspective, and other areas besides commercial corridors). These balancing factors will
probably have the effect of maintaining a fairly slow annexation process; however, it remains
that a methodical, phased annexation plan is being pursued.

III. Annexation from the County’s Perspective
The very word “annexation” can stir a visceral response within individuals who may, or may not, stand to
be impacted in anyway by such action. It seems to touch a nerve in the realm of property rights, civil
rights, and other tenets of American life that we hold dear. This is no different in Blount County and
indeed there is a recognized philosophical (as well as practical) opposition to annexation as a government
policy generally, and a policy of the City of Maryville specifically. Nonetheless, it has been a fact of life
in the past and it will remain a fact of life in the future, albeit under a new set of rules for the playing
field.
What is there to lose?
From the County’s perspective, “annexation” immediately conjures the notion that it is losing something
to the City, and indeed there is a truth to this on certain levels. Control becomes the first element coming
to mind, as the County would likely cede zoning to the City, thus giving it control over both zoning and
sub-division approvals. This would not necessarily, be a bad thing for anyone involved, but it would be a
matter of relinquishing a degree of control over land use and development.
Loss of tax revenues is probably the greatest concern, with new sources reverting to the City after a
period of years. The economic and fiscal implications of annexation in this regard have not been fully
dimensioned. However it is generally accepted that there could be a negative impact on the County’s tax
base growth potential under the implementation of a phased annexation plan that pushes outward toward
the UGB.
Property rights was mentioned previously as a precept that is closely tied to opposition of annexation
policies, and to the extent that property owners and residents would be treated under the City’s more
stringent zoning and subdivision approval regulations, there could be a perceived loss in this area as well.
Perception⎯like beauty⎯is a matter of the beholder’s eye, and not everyone would be expected to view
annexation by the City as loss of rights. Indeed the additional services and sureties provided by the City
would likely be perceived by many as a net gain.
What is there to gain?
From the County’s perspective, it would appear that there are also advantages to cooperating in a phased
annexation plan that allows the City of Maryville to grow. Among these would be the shifting of fiscal
costs associated with resident services

to the City, the shifting of a portion of the growing pupil population to the City (more residents in the City
of Maryville school system), and placement of new development on City infrastructure including water
and sewer.
At another level, the County stands to gain a better opportunity to maintain green space and the rural
character that consistently ranks highest among residents as a goal and objective of County government
and planning policy. By guiding more dense development into the UGB, the County will reduce
development pressure somewhat and thus have a greater opportunity to preserve farms and other open
areas while they still exist. Make no mistake that residential and other development will continue to take
place in the County for the foreseeable future⎯there is no doubt that it will. Indeed, it is clearly
recognized that the economic dynamic associated with real estate and the development and building
trades are important to the County. The shifting of development pressure and density via annexation
represents only an incremental redirection of this force, but perhaps enough to allow the retention of some
farms and open space that can be preserved for future generations.
Streamlining of certain regulatory issues is another area of potential gain for the County under a phased
annexation scenario. Specifically, the dichotomy that exists between the County and the City concerning
development approvals in the UGB “no man’s land” (the land area currently outside the City limits, but
inside the UGB) could be resolved. The problems that developers and homeowners have regarding the
County-based zoning, and City-based subdivision approvals, must be resolved. Annexation is one way to
achieve this, although a concerted effort to arrive at a mutually agreeable solution in the meantime would
be a laudable accomplishment.
Is there a solution?
As the County balances the manifold pros and cons of annexation, further implementation of the intent of
Chapter 1101, implementation of its own Growth Strategy, and interfacing with the City of Maryville’s
Urban Growth Strategy, many issues and opportunities must be put on the table and sorted out. Both the
Blount County Growth Strategy and the Maryville Urban Growth Strategy call for the formation of an
organization that will serve as a unifying element in the quest for smart growth management in the region.
This organization is currently referred to as the Growth Management Coordinating Committee (GMCC)
in the County strategy, and the Intergovernmental Committee on Smart Growth (ICSG) in the Maryville
strategy, but their recommended purpose is essentially the same⎯to act as the interlocutor between
County government, the City governments of Maryville, Alcoa and other jurisdictions, interest groups,
and the public at large.

It is envisioned that this organization could act as something of a mediation council on matters such as
annexation. A forum where pros and cons, reasons and responses, could be heard would provide a
meaningful and useful platform for working out the intricacies of such actions on a case-by-case basis.
While the County and City would clearly hold their own counsel on matters such as this, a third party that
included representatives of both bodies, as well as several others, might provide an important facilitating
medium necessary for a cooperative growth management effort.
When talking about solutions between the County and the City regarding the implementation of growth
plans, and specifically annexation per this Technical Memorandum, the consulting team has occasionally
referred to the perceived need for “creative horse trading.” This means that there will have to be
continued negotiated agreements on a myriad of issues, opportunities, actions, policies, plans and other
elements of a cooperative growth management effort over time. For example, the issue of the City gaining
tax revenues through annexation of commercial property could be mitigated through some type of pro rata
revenue sharing mechanism. The additional density of commercial development afforded by connection
to the City’s sewer system could thus be a gainer for both bodies. The building of new schools and
accommodation of students could be similarly negotiated to mutual advantage in an environment of
cooperation. Similarly, agreements on purchase, maintenance, and use of green space could not only
benefit both bodies, but could benefit the region’s residents greatly in the quest to preserve the rural
character and natural environment. Closely linked to this is the mutual acquisition and maintenance of
rural lands and open space as the economic base of the area’s tourism industry.
Another area subject to “creative horse trading” may in fact be the Urban Growth Boundary itself. If the
County perceives it is losing something (per the summary above), and the City perceives it may not need
the entire UGB incremental land area for expansion, perhaps this could be an area in which productive
bargaining could yield additional, mutually satisfactory results. Again, the body conceptualized as the
GMCC or ICSG could assist in the facilitation of these discussions.
Clearly, there are many important issues associated with the Public Chapter 1101 legislation and the
phased annexation policy of the City of Maryville. However, in the spirit of mutual cooperation on
growth management as evidenced by the congruent development of the Blount County Growth Strategy
and the City of Maryville Growth Strategy, it is hoped that a process and outcome will emerge that
benefits all citizens of the region involved.
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