APPLICATION TYPE: SUBDIVISION
CONCEPT PLAN

CASE SUMMARY e
o

Planning

File Number: 4-SE-22-C Related File Number:  4-1-22-UR KNOXVILLE T KNOX COUNTY
Application Filed: 2/28/2022 Date of Revision:
Applicant: BALL HOMES, LLC

PROPERTY INFORMATION

General Location: North side of Hickory Creek Road, west side of Gallaher Ferry Road

Other Parcel Info.:

Tax ID Number: 129 035 Jurisdiction:  County
Size of Tract: 23.26 acres
Accessibility: Access is via West Gallaher Ferry Rd, a local street with 19-20 ft of pavement width within 40-50 ft of

right-of-way; and via Hickory Creek Road, a minor arterial with 23 ft of pavement width within 50-60 ft
of right-of-way.

GENERAL LAND USE INFORMATION

Existing Land Use: Vacant land

Surrounding Land Use: North: Agriculturefforestry/vacant -- A (Agricultural)
South: Agriculture/forestry/vacant, single family residential -- A (Agricultural), PR (Planned Residential)
East: Agriculture/forestry/vacant, rural residential, single family residential -- A (Agricultural)
West: Agriculture/forestry/vacant, rural residential -- A (Agricultural), PR (Planned Residential)

Proposed Use: Density: 3.48 du/ac
Sector Plan: Northwest County Sector Plan Designation:
Growth Policy Plan: Rural Area

Neighborhood Context:

ADDRESS/RIGHT-OF-WAY INFORMATION (where applicable)
Street: 2205 W. Gallaher Ferry Rd.

Location:
Proposed Street Name:
Department-Utility Report:

Reason:

ZONING INFORMATION (where applicable)
Current Zoning: PR (Planned Residential)

Former Zoning:

Requested Zoning:
Previous Requests:
Extension of Zone:

History of Zoning:

PLAN INFORMATION (where applicable)
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Current Plan Category:

Requested Plan Category:

SUBDIVISION INFORMATION (where applicable)

Subdivision Name: W. Gallaher Ferry Subdivision
No. of Lots Proposed: 81 No. of Lots Approved: O
Variances Requested: VARIANCES

1. Reduce the minimum tangent for broken back curves from 150 ft to 94.8 ft on Road 'E' between
STA 1+40.98 and 2+35.78.

2. Reduce the minimum intersection approach vertical curve for W. Gallaher Ferry Road at Hickory
Creek Road from K=25 to K=15.

3. Reduce the minimum vertical curve K value on W. Gallaher Ferry Road from K=25 to K=20 at STA
9+48

4. Reduce the minimum vertical curve K value on W. Gallaher Ferry Road from K=25 to K=20 at STA
11+34

ALTERNATIVE DESIGN STANDARDS REQUIRING KNOXVILLE-KNOX COUNTY PLANNING
COMMISSION APPROVAL

1. Increase the maximum grade for W. Gallaher Ferry Road from 12 percent to 12.5 percent
2. Reduce the minimum horizontal curve radius from 250 ft to 150 ft on Road 'D' between STA
5+16.81 and 5+92.02

ALTERNATIVE DESIGN STANDARDS REQUIRING KNOX COUNTY ENGINEERING AND PUBLIC
WORKS APPROVAL

1. Increase the maximum intersection grade from 1 percent to 3 percent at the intersection of W.
Gallaher Ferry Road at Hickory Creek Road.

S/D Name Change:

OTHER INFORMATION (where applicable)

Other Bus./Ord. Amend.:

PLANNING COMMISSION ACTION AND DISPOSITION

Planner In Charge: Mike Reynolds

Staff Recomm. (Abbr.): Approve variances 1-4 and alternative design standards 1-2 on the recommendations of the Knox
County Department of Engineering and Public Works and because the site conditions restrict
compliance with the Subdivision Regulations and the proposed variances will not create a traffic
hazard.

Approve the Concept Plan subject to 13 conditions.

Staff Recomm. (Full): 1. Connection to sanitary sewer and meeting any other relevant utility provider requirements.
2. Provision of street names consistent with the Uniform Street Naming and Addressing System within
Knox County (County Ord. 91-1-102).
3. [REVISED 4/11/2022] Implementing the recommendations of the W Gallaher Ferry Road
Subdivision Transportation Impact Study (Fulghum Maclndoe, revised 3/25/2022), as revised and
approved by Planning Commission staff and Knox County Engineering and Public Works (see Exhibit
A), including but not limited to the realignment of W. Gallaher Ferry Road as proposed on the Concept
Plan (revised 3/28/2022) and obtaining any necessary off-site grading/construction easements. The
final design of the road alignment and timing of the construction are to be worked out with Knox County
Engineering and Public Works during the design plan phase. All off-site road improvements are to be
completed before the first phase of the subdvision is platted. If any portion of the proposed W. Gallaher
Ferry Road changes from the proposed realignment, Planning and Knox County Engineering and
Public Works staff may require a new Concept Plan to be approved by the Planning Commission or the
elimination of some or all of the lots with direct access to W. Gallaher Ferry Road.
4. Providing a vehicular turnaround for Lots 1-14, located outside of the public right-of-way and any
required sight distance easements.
5. Proving a sidewalk connection from the internal road system of the subdivision to the intersection of
Hickory Creek Road and W. Gallaher Ferry Road. The timing of the sidewalk installation shall be
worked out with Knox County Engineering and Public Works during the design plan phase.
6. Providing a 300 ft sight distance easement on the final plat along the W. Gallaher Ferry Road
frontage, south of the Road ‘A’ intersection, as shown on the Concept Plan and as required by Knox
County Engineering and Public Works during the design plan phase.
7. Extending the existing driveways to the new W. Gallaher Ferry Road alignment and providing any
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Comments:

necessary access easements for the property on the southeast side of the road (parcel 129 03516).
The location of the driveway connections and access easements shall be worked out during the design
plan phase.

8. Providing a note on the final plat that all structures are to be located outside of the 50-ft buffer
(building setback) for sinkholes/closed contours unless a geotechnical study prepared by a registered
engineer states that building within the 50-ft sinkhole/closed contour buffer (building setback) is
acceptable and the study is approved by the Knox County Department of Engineering and Public
Works. The geotechnical study must be reviewed and approved by Knox County Department of
Engineering and Public Works prior to approval of a plat for any proposed lots that do not have
adequate building area outside of the 50-ft buffer (building setback) area. Building construction is not
permitted within the sinkhole/closed contour area or any required drainage easement for the
sinkhole/closed contour area.

9. Dedicating 30 ft of ROW from the centerline of Hickory Creek Road as required the Major Road Plan.
10. Meeting all applicable requirements of the Knox County Zoning Ordinance.

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

12. Submitting to Planning staff prior to final plat review by the Planning Commission or Planning staff,
the certification of design plan approval form as required by the Knoxville-Knox County Subdivision
Regulations.

13. Prior to certification of the final plat for the subdivision, establishing a property owners association
that will be responsible for the maintenance of the common areas, amenities, and drainage system.

Condition #3 was revised 4/11/2022 to include a requirement that all off-site road improvements are to
be completed before the first phase of the subdivision is platted.

* * * * *

This proposal is for an 81-lot detached residential subdivision on 23.26 acres at a density of 3.48
du/ac. The property was rezoned from A (Agricultural) to PR (Planned Residential) up to 3.5 du/ac in
January 2022 (12-K-21-RZ). W. Gallaher Ferry Road will be realigned by the developer along their
frontage to correct deficiencies in the existing road design.

ROAD REALIGNMENT

The developer has entered into an agreement with Knox County Engineering and Public Works to
realign and improve approximately ¥z mile (1,500 feet) of W. Gallaher Ferry Road. The improvements
include the following:

1) Widen the road from approximately 19 feet to 22 feet from Hickory Creek Road to the northeast
boundary line.

2) Adjust the Hickory Creek Road intersection to a 90-degree angle. The current intersection angle is
approximately 50 degrees which is less than the minimum 75-degree angle required by the Subdivision
Regulations.

3) Increase the horizontal curve radius of the sharp curve to meet the minimum requirements of the
Subdivision Regulations (250 ft radius), approximately 750 ft from the Hickory Creek Road intersection.
4) Increase the crest vertical curve radius south the Road ‘A’ access by lowering the road grade 5-6
feet. This will remove the existing blind hill and allow the Road ‘A’ access point to achieve the minimum
300 ft sight distance looking to the south. The resulting crest vertical curve will have a K value of 20
which is less than the minimum K value of 25 that the Subdivision Regulations require. Knox County
Engineering and Public Works recommend approval of the requested variance because the proposed
vertical curve allows for the 200 ft stopping sight distance recommended by the AASHTO road design
standards.

TRANSPORTATION IMPACT STUDY

The W Gallaher Ferry Subdivision Transportation Impact Study (Fulghum Maclndoe, revised
3/25/2022) recommends the realigned W. Gallaher Ferry Road geometry outlined above and
concludes that turn lanes on Hickory Creek Road are not warranted. The TIS evaluated the available
sight distance at the Road ‘A’ intersection but this was to the current W. Gallaher Ferry Road
alignment, not the proposed realignment. The applicant’s traffic engineer provided a supplemental
sight distance study to verify Road ‘A’ will have the required sight distance of 300 ft after W. Gallaher
Ferry Road is realigned (see Exhibit B). The study shows that the line of sight extends outside of the
right-of-way, so a sight distance easement is required across the proposed common area south of
Road ‘A’ and Lot 14. Additional sight distance easements may be necessary across the frontage of lots
11-13, but this will be evaluated during the design plan phase.

LOTS FRONTING ON W. GALLAHER FERRY ROAD

This proposal has 14 lots that front and directly access the realigned W. Gallaher Ferry Road. The
Subdivision Regulations requires residential lots to have vehicular turnarounds if access is provided
from a collector or arterial street. West Gallaher Ferry Road is classified as a local street, but for safety
reasons, staff is recommending that turnarounds be provided on Lots 1-14 because of the curves and
hills in this short stretch of road (condition #4). Also, the TIS mentions that even though W. Gallaher
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Ferry Road is classified as a local street, it functions more like a collector.

PEDESTRIAN CONNECTION

The proposed subdivision does not have internal sidewalks but a sidewalk connection from the internal
road system is provided to the Hickory Creek Road intersection. The current proposal is to extend the
sidewalk from the Road ‘C’ cul-de-sac but it can be moved if this location is not feasible. The
subdivision on the south side of Hickory Creek Road was required to provide a greenway easement
along its entire road frontage. It is anticipated that a greenway or sidewalk will be installed along
Hickory Creek Road but there are no current plans for the construction.

HILLSIDE PROTECTION

There is 7.99 acres of the 23.26-acre property within the Hillside Protection (HP) area. The slope
analysis recommends disturbing a maximum of 7.4 acres of the HP area (92.1%). The proposed
disturbance within the HP area is 7.24 acres. There is a discrepancy between the total land area of the
site according to the slope analysis (25.29 acres) and the Concept Plan (23.26 acres). Regardless, the
total acres disturbed is within the limits recommended by the slope analysis.

Action: Approved with Conditions Meeting Date:  4/14/2022
Details of Action:

Summary of Action: Approve variances 1-4 and alternative design standards 1-2 on the recommendations of the Knox
County Department of Engineering and Public Works and because the site conditions restrict
compliance with the Subdivision Regulations and the proposed variances will not create a traffic
hazard.

Approve the Concept Plan subject to 13 conditions.

Date of Approval: 4/14/2022 Date of Denial: Postponements:
Date of Withdrawal: Withdrawn prior to publication?: [ | Action Appealed?:
Legislative Body: Knox County Chancery Court

Date of Legislative Action: Date of Legislative Action, Second Reading:
Ordinance Number: Other Ordinance Number References:
Disposition of Case: Disposition of Case, Second Reading:

If "Other": If "Other":

Amendments: Amendments:

Date of Legislative Appeal: Effective Date of Ordinance:
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