
RESOLUTION NO. 74510 

A RESOLUTION AUTHORIZING THE ADOPTION OF THE 
LAND USE PLAN REVISIONS FOR THE HIXSON-NORTH 
RNER COMMUNITY PLAN. 

WHEREAS, the present Hixson-North River Community Plan was adopted by 

Chattanooga City Council on November 9,2004; and 

WHEREAS, further public comment initiated a request for review of a specific land use 

recommendation to the Regional Planning Agency from this Council; and 

WHEREAS, area residents strongly desire that the Hixson-North River Land Use Plan to 

recommend specific property for a low density residential use rather than the high density use 

currently shown; and 

WHEREAS, upon review of the TVA deed-restricted property along Gann Store Road, 

said property has been changed on the Land Use Plan map to Low-Density Residential; and 

WHEREAS, the intent of the Single-Unit Residential designation was previously stated 

for "detached singlc-family dwellings" and the need for an additional revision to the text of the 

land use plan has been identified; and 

WHEREAS, this amendment will change all the Single-Unit Residential classified areas 

to Low-Density Residential throughout the plan study area to bctter reflect the needed land use 

for the Hixson-North River area and correct an oversight in the 2004 plan recommendations; and 

WHEREAS, the plan and subsequent revisions are policy, and as such, do not guarantee 

the funding for projects or other recommendations contained therein. 



NOW, THEREFORE, 

BE IT RESOLVED BY THE CITY COUNCIL OF THE CITY OF CHATTANOOGA, 

TENNESSEE, That the Hixson-North River Land Use Plan revisions, a copy of which are 

attached hereto, be and are hereby adopted. 

ADOPTED: July 12 ,2005 

/add 



Secfion 5: LAND USE PLAN UPDATE 2004 

5.1 Plan Update 

The Hixson-North RiOer Plan has been tested bv monv commercial and residential rezonino reauests - .  
since its odoption b y  the Chattanooga City cbunci~in July 2002. At that time the plon 
recommended thal i t  may be necessary in the fulure to reexamine the recommended land use 
along Hwy. 153 and Hixson Pike to ensure the continued success 01 the Hixson-North River 
Comrnunily. While minor chonges hove been mode to the original text, the l a ~ d  use plan 
~ecommendation~ along thoie corridors, in addition to the rest of the plon area, hove been 
examined and updated to reflect recent changes in lond use patterns. 

Severol projects hove either been comizleted, under conslruction 01 
slated lo begin since plon completion. These include: 

i Corporate image office complex 
r North River Civic Center 
> Proposed Torget store with additional retail: 30 acres. 2 

new lraflic lights. ond 300.000 s q .  feet of new retail. 
devolopmer~l plan olso Includes 4 or 5 outparcels 

i Stonewall Farm: 106 acres, residenlial subdivision with 

ring road ond Hamill Rd.1 
- 

> 0onk ond Office Development: Windinn Lane at H w .  
. . 

Z Several new small strip commercial centers 
> Oasis Office Pork: Homlll Rd. 
Z North River Sports Barn: Harnill Rd. 
> City of ~ h o t l o n o o ~ o  Soccer Fields: Access ~ d .  

Additionally, Severol rezonina requests have been denied or 
deferred. 

This update will allow the Hixson-North River Community Plan's 
Use Pian: 

b 10 bcller mcct plon (Jr,ric pler 
i l o  a nu. 1er.o . t y  o'oa'd JSF: LclogOr es 

Land 

Stonewall Forms Subdivision 

> To clarify intent of land use categ&ies Orthodontics bf Design 
> To provide a detailed analysis of certain focus areas 



.- - 
5.2 Plan Update Process 

On September 14. 2004. Chottonooga City Council formally requested that the Chottonooga- 
Hamilton Counfy Regional Planning Agency update the previously adopted Hixson-North River 
Communitv Plan. Followina this request. an Open House was held at the North River Civic Center 
to gather l ~ p u t  frorri c o m n h y  st&eholders regarding the proposed land use map updates and 
recommendations. A meetina with the Hixson Leadership Committee, which wos formed durina - 
the initial plon development, provided additional feedbdck on proposed changes. 

5.3 Land Use Plan 

This updoled plon, fike the lond use plan odopted in 2002 by City Council. incorporates the desired 
communitv vision. orinci~les and ooals into a future lond use develooment pattern. It should serve 
as o guide to property dwners foGhinking through development strdtegies bnd local elected 
official5 when reviewing rezoning proposals. Any potential change to the existing land use pottern, 
through a rezoning request, is contrngent upon the applicant's carefully designed site plon ond 
colloboration with the Regional Planning Agency and other City departments to oddress the 
project's impact on the sdrrounding orea. 

Through this updafe, many properties receive a different lond use category from the 2002 plon. 
The community plan's revised colegories and chonges are meont to be brood enough to give the 
public flexibility in implementation. They ore also intended to be clear enough to provide local 
officials sufficient direction in moking informed decisions to be protective of the orea. The map 
now shows clossificotions for the hi~hest recommended uses for particular areas. The revisions to 
the Hlxson - North ~ i v e r ~ o m m u n i ~ ~ l o n  should remove ony pot&tial ombiguity from the original 
plon OlthouRh more than one zoninR district may be consistent with o single lond use classification. 
Changes torevised cotegories inc~ude: 

. 

b PorksIOpen SpaceIRecreation: 

Kec r f o : . ~  areas like Cleecs Bero ond VJlleyb.oor golf coJrres ond tne Girls 
Prepcrafxy Scnoo. ctn.et:c l'elds hove Deer removed trorr In2 Parks I Open spoce / 
Rc:leot'x. dns use colegory beco~se scch oreos ore cr'vntely ownod and c o ~ l J  
POIP~~.O.,  DC reaewuped in tne 1.t~re. Tne some holds trLe lor ins"tut'ona, bu'Ia.ng: . 
not owned by the government. Also. the demarcation of the proposed North 
Chickamouao Creek Greenwoy follows the center of the creek since the process of 
plan designand site ocqulsitionis ongoing. 

9 MediumIHigh Density Residential: 

The Medium I Hlgh~Density Residentiol use has been removed from the 2002 map 
because it i s  impor?ant to set oppropriote uses ond density now. There are areas with 
that cotegory that moy not be appropriate for o density of 10 units per acre or more. 
Areas morked "mediumlhigh densityresidential" hove been morked either Medium- 
Density Residentoi or High-Density Residential. 

b Conidor Mix: 

Tne Corr dor A " *  .on3 use -o '~gory odo.cssea me oleos loco'ed along tne rrave 
cov aors o l d  oeiween larae comrnerc.ol area Spccd cc ry I loraslea arcos aio-~g 
Doyton Bivd. Hixson Pike and Highway 153. A primary goal in the community plon icto 
"concentrate or clurter commercial development as opposed to strip development". 
As evident from recent development activity and rezoning requests, it is necessory to 
now recommend a ronge of  land uses that may be more oppropriote. While the 
"corridor mix" land use category war intended for existing retoil, most of the 
delineoted oreos are already zoned for commercial uses. Excluding further 



commercial development in these oreos that ore by now substantially developed. 
could meon the potential loss of desirable projects ond plans in the future. 

The plan now classifies appropriate land use based on the following cotegories: 

Low-Densitv Residential 
Detached single-family dwellings dominate: some exceptions made for lownhouses, patio homes 

ond two-family dwellings if density i s  compatible. 

Medium-knsitv Residentid 
Single-fami!y dwellings. townhouses, patio homes, two, three and four fomily dwellings il density i s  

compatible. 

Hiah-Densitv Residential 
Single fomily dwellings. townhouses, polio homes, two, three, four and multi-family dwellings 

Lianl Business Mix 
Neighborhood Commerciol. Office. Limited Residential, or similor uses. 

Medium Business Mix 
Convenience Commercial. Neighborhood Commerciol. Office, Residential. or similor uses 

Heavy Business Mix 
Convenience Commerciol. Neighbohood Commerciol. Region-Sewing Planned COmmerCe 

Center. Office. Residentiol. Light Industry, Warehouse, Wholesole, or similar uses. 

m c e  
Olfices only 

Office / Residential 
Offices. any residentiol 

veavv lndustriol 
Manufacturing a processing 

Institutional 
Government. Education. Religious Facilities, or similoi uses. 

5.5 Strategies 

Although several land use cotegories have changed. the goals and strategies found in the cuttent 
plon are still relevant. lnpul for the 2004 Updote stressed the importance of severol of the existing 
strategies to the community porticulorly in regards to site design and vehicular accesr. This update 
emphasizes applicable strategies by reiterating longuage developed in the 2002 plon: 

Reduce the amount of curb-cuts through organized development efforts 
to enable controlled access and avoid excessive and donaorous turning - - 
motions. 

. Pedestrian corridors m'th safe ridewolks or paths should be provided for 
people who choose to walk or ride bicycles from one business lo onother 
or from one commercial center to another. 

. Search for opportunties to incorporate troils/parks into buffer areas and 
within the main commercial Site itself. 



.- - 
Excessive curb-cuts can be avoided though the consolidafion of properties while vehicular and 
pedestrian access issues can be addressed with assistance from the Regional Plonning Agency 
and City Traffic Engineer and County Engineer. 

The following iilustrotion depicts how an area now designated as Light Business Mix could develop: 

Potential Expanrion of Light 
Business Mix wiih the 
foilov.4ng provisions: 

1 .  Consolidotion of 
properties 

2. 2 or 3 curb cuts 
3. New traffic signal 
4. Landscaped bufiers 
5. Pedestrian 

conneciions 
6 .  Pork 



5.6 Focus Areas .- - 

This UDdOte addresses sever01 focus areas. Often. these sites are cauaht between commercial develooment 
and fhe surrounding neighborhood and are often identified by developers for commercial expansion. 'lhe 
vurvose of identifvino each orea iridividuallv is to develoo a strategy to balance cornmerciol demond while 
broiectino exisfind n&hborhoods. 

Focus Area 1: Hamlll Rd. at Godsey DI 

The Brodington Park subdivision is currently 
bounded by the roilrood track to the east, Hwy. 
153 and commercial development to the west. 
and North Park Hospital and offices to the norlh. 

The entire subdivision is recommended for Office 
District development os a complernen: to the 
hospital ond the offices norihof Hamill Kd. Also 
appropriate for lhis orea is Medium Business Mix 
which will ollow larger scale commerciol 
development. However, any proposed rezoning 
lor this ore0 should only be considered for the 
entirety of the subdvision. This W l  help prevent 
piecemeal, non-residential development thot 
would negatively impact the remaining residents. 

Additionally, any potentiol development should 
provide o public streel (concept shown here) 
connecting Dupont Parkway to Godsey Dr. This 
un'll helo mitiaote trofflc imvocts of tne 

the City Troffic tngineer should review all 
proposed rood improvements. 

Focus Area 2: Trlangle at Hwy. 153, Hlxson Pike 
and Hamill Rd. 

This area, adjacent to Northgale Moll, Is seeing 
the development of a new office purr and sports 
club south of Harnill Rd. Surrounded bv 
commerciol development. rnony of the single- 
fornilv residences in this area ore im~octed bv on 
increbsed level of noire and traffic.' 

While lhis update is not recommending o specific 
land use for the residential poition of lhis 
"lriangle". the Hixson-North River Community Plon 
acknowledges the pressure exerted on the 
residences by potentiai cornmerciol developers. 

A s  is the cose of the Bradington Porksubdivision. 
this a:eo should be considered for rezoning(s1 
only i t  multiple property consolidatior,s ore 
involved. 



Focus Areo 3: Intersection of Hwy. 153, US 27. Dayton Blvd., and Boy Scout Rd. 

One of the moin gools in the Hixson-North River Plon is to develop commercial nodes. Nodes provide for long- 
term economic sustoinobiiity as well os providing more opportunities for amenities ond more definable occess 
points lor vehiculor traffic. 

This uDd0fe identities a node sui:able for ex~onded commerciol develoDment: the oreo centered on H w .  153 
from US 27  lo Dofron Blvo. Dev?.opmen! c l  in's ore" as co.nmerco conp.cmenlr .ecommendo.'ons lo& 
in 1. r. Sodov-Josv Connrehr-ns:~e P~on fnf 1% o,oDcrl cs norlll of tne LS 27 intzrcncnoc.. Vv:m:n t ~ c  nener? . . - - 
oreo. the site most sensitive to slope and greenwoy concerns, wh:le providing good vehicular occess. is south 
of US 27. west of Hwy. 153 and north of W. Boy Scoul Rd. Development of  this site could provide 
approximately 37 acres of new retoil opportunities. 

Another site in the same area. properly eost of Hwy. 153 ond south of Boy Scout Rd, hos been identified in the 
oost for a ootentioi commerciol develoorneni. Due to the sensitive nature of thot site reaordino both - - 
knvironment ond tronsportot~on, two options are being presented 

Focus Areo 3: No Intersection lmprovemenl 

It no irtersect.on mprovenenls ore mooe to the 
Dor ion B'vc. 1 H w  IS? inercnonae. Ine r:le .s most 
oppropriote for ~ ~ g h - ~ e n i i t y  ~esidentiol. This reiotively 
dense residential development will increose the troffic 
significantly at thot intersection but not to the extent 
thot o large commerciol complex would. 

Additionally. the smollcr buiiding footprints usually 
found in multi-family development would enobie o 
building site that tokes the steep slope into 
consideration and decreases the need for "cut and 
fill". 

Focus Area 3: lntersectlon Improvement 

As the intersection of  Hwy. 153 and Doyton Blvd. 
currentiy exists, the Heavy Business Land Use category 
i s  only oppropriofe i f  rnojor inlersectionlinterchonge 
in:provcmenis (orea shaded in groy on mup) are 
undertoken by the developer. The amount of traffic 
generaied b y  a large cornrnerciol development ot 
tt i is site is not only 0 traffic generoting issue but 0150 o 
congestion ond safety issue on icferal streets such as 
Boy Scoul R d .  and Sand~wiich Rd. 

Any interchange, interSection and occess 
' improvements will need lo involve the City of  

Chattonooga Public Works Deportment and 
potentially the Tennessee Department of 
Tronsportation. 



5.7 Natural Environment 

The Resource Conservation clasrificotion has been taken off the land use map found in the original 
Hixson-North River Community Plan because it i s  not a land use category. However, the proper 
maintenonce and ptesewotion of the oreo's noturoi ond historic resources, specificoliy water 
quality and slope issues, must be token into consideration when determining land use categories 
and rezoning requests. 

All natural environment impacts should b e  considered with any proposed developmeni. However. 
one area of porticulor concern in regord to potential development is the o:eo around the US 27 
and H w .  153 interchange (see Focus Area 3). 



Focus Areo 3: Intersection of Hwy. 153, US.27; 
Dayton Blvd.. and Boy Scout Rd 

The area surrounding the intersection of  these 
roads has the potential for further development. 
However. this area i s  impacted by several 
environmental factors ond includes a portion of 
the North Chictarnauga Creek. Any 
developrnent- whether as identified in this land 
use pion or in accord with the existing zoning- 
should toke tne protection of oil tloodway. 
floodplain and highly sloped areas (as identified 
on the map below) and the creek into 
consideration. 

Additionaily, this plan supports the implementation of  the North Chickamauga Creek portion ot the 
Crty of Chattanoogo's Master Greenway Plan. A greenwoy is a corridor of orotected ooen soace 
curlaged fcr conser/at:on recwu on on3 ncn-m&orzed transpotraton Greenbcrs br re&toteo 
0 ~tler;, prolerl nol.rol hat:!als improve water q-al:ty ond r?auce trle impacts O' locang in 
tloodplo'n orear. Most grsenwayr contain troiis, as does the Nortn ~h i ckamau~o  ~ r e e n ~ o y ,  which 
enhance existing recreationai oDportunilies, provide routes for alternative transportalion. and improve 
the overall quality of life in on oreo. Any development along the creek should toke into account the 
plonr for the greenwoy and, if needed, provide tor greenway expansion. 




