
SUBDIVISION: SEAL PROPERTY SUBDIVISION

APPLICANT/DEVELOPER: BALL HOMES, LLC 

TAX IDENTIFICATION:

NUMBER OF LOTS: 265

ZONING: PR  (Planned Residential)

ALTERNATIVE DESIGN STANDARDS REQUIRING PLANNING 

COMMISSION APPROVAL:

1. REDUCE MINIMUM HORIZONTAL CURVE RADIUS FROM 250-FT TO 

200-FT FOR ROAD "D" FROM STA 0+63.47 TO STA 3+76.88

2. REDUCE MINIMUM HORIZONTAL CURVE RADIUS FROM 250-FT TO 

150-FT FOR ROAD "D" FROM STA 13+91.26 TO STA 15+94.83

3. INCREASE MAXIMUM ROAD GRADE FROM 12.00% TO 12.49% FOR 

ROAD "A" FROM STA 47+26.10 TO STA 54+47.88

4. REDUCE MINIMUM HORIZONTAL CURVE RADIUS FROM 250-FT TO 

129   037

REQUIRED:

EXISTING LAND USE: Vacant land

SURROUNDING LAND North: Residences - A (Agricultural) and PR (Planned Residential)
South: Residences - A (Agricultural) and PR (Planned Residential)
East: Residences - A (Agricultural) and PR (Planned Residential)
West: Residences - A (Agricultural) and PR (Planned Residential)

USE AND ZONING:

LOCATION: Intersection of Hardin Valley Rd. & Hickory Creek Rd., west side of 

Marietta Church Rd.

JURISDICTION: County Commission District 6

SECTOR PLAN: Northwest County

APPROXIMATE ACREAGE: 117 acres

SURVEYOR/ENGINEER:

ACCESSIBILITY: Access is via Hardin Valley Road, a minor arterial with a pavement width of 
20.5 feet within a right-of-way width of 60 feet. Access is also via Hickory 
Creek Road, a minor arterial with a pavement width of 20 feet within a rightof-
way width of 60 feet. Access is also along Marietta Church Road, a minor
collector, with a pavement width of 19.9 feet within a right-of-way width of 60 
feet.

PROPOSED USE:

8-E-20-UR

FILE #: 8-SC-20-C

Single family residential

SUBDIVISION VARIANCES

GROWTH POLICY PLAN: Rural Area

AGENDA DATE: 8/13/2020

AGENDA ITEM #: 25

OWNER(S):

WATERSHED: Conner Creek

SUBDIVISION REPORT - 

CONCEPT/USE ON REVIEW

STREET ADDRESS: 12140 Hardin Valley Rd.

View map on KGIS

John Seal

William C., Jr. Fulghum
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150-FT FOR ROAD "A" FROM STA 14+58.27 TO STA 16+59.24

ALTERNATIVE DESIGN STANDARDS APPROVED BY KNOX COUNTY 

ENGINEERING:

1. INCREASE MAXIMUM ROAD GRADE APPROACH AT INTERSECTION 

FROM 1.00% TO 1.50% FOR ROAD "B" FROM STA 13+00.00 TO STA 

2+10.23

2. INCREASE MAXIMUM ROAD GRADE APPROACH AT INTERSECTION 

FROM 1.00% TO 2.00% FOR ROAD "B" FROM STA 4+05.06 TO STA 

9+52.78

3. INCREASE MAXIMUM ROAD GRADE APPROACH AT INTERSECTION 

FROM 1.00% TO 1.89% FOR ROAD "C" FROM STA 0+13.00 TO STA 

0+74.62

4. INCREASE MAXIMUM ROAD GRADE APPROACH AT INTERSECTION 

FROM 1.00% TO 2.55% FOR ROAD "C" FROM STA 19+13.19 TO STA 

23+17.19

5. INCREASE MAXIMUM ROAD GRADE APPROACH AT INTERSECTION 

FROM 1.00% TO 1.50% FOR ROAD "D" FROM STA O+13.00 TO STA 

0+63.00

6. INCREASE MAXIMUM ROAD GRADE APPROACH AT INTERSECTION 

FROM 1.00% TO 2.22% FOR ROAD "D" FROM STA 11+27.70 TO STA 

17+16.62.

STAFF RECOMMENDATION:

1)  Connection to sanitary sewer and meeting any other relevant requirements of the utility provider.
2)  Provision of street names which are consistent with the Uniform Street Naming and Addressing System 
within Knox County (County Ord. 91-1-102).
3)  Developer to participate in the intersection improvements at Hardin Valley and Hickory Creek Road. The 
level of participation will be determined by calculating the percentage increase in total trips added to the 
intersection as result of the development. Developer will be responsible for this percentage of the design and 
construction of the improvement. Details for this agreement will be worked out during the design plan phase, 
and final agreement must be in place prior to the platting of any lots.
4)  Platting the 20' greenway easement on the south side of the Hickory Creek Road right-of-way from the 
western property line to the Road 'A' intersection Road 'A' and the proposed traffic circle, as shown on the 
Concept Plan, or as otherwise required by the Knox County Department of Parks and Recreation and the Knox 
County Department of Engineering and Public Works.
5)  Approval of the Road 'A' "loop lane" design that provides access for lots 20-23 by the Knox County 
Department of Engineering and Public Works during the design plan phase. 
6)  Meeting all other applicable requirements of the Knox County Department of Engineering and Public Works.
7)  Implementing the recommended transportation improvements in the Seal Property Subdivision 
Transportation Impact Analysis, as amended and approved by Planning Commission staff and the Knox 
County Department of Engineering and Public Works.
8)  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.

APPROVE the development plan for up to 265 detached residential lots subject to 2 conditions.

1)  Meeting all applicable requirements of the Knox County Zoning Ordinance.
2)  Implementing the reforestation of graded slopes as shown on sheet C1 and detailed on sheet C3. The 
timing for installation will be reviewed and approved by the Knox County Department of Engineering and Public 
Works during design plan phase.

With the conditions noted, this plan meets the requirements for approval in the PR District, and the other 
criteria for approval of a use on review.

APPROVE alternative design standards 1-4 based on the recommendations of the Knox County 

Department of Engineering and Public Works.

APPROVE the Concept Plan subject to 8 conditions.
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COMMENTS:

Summary

This proposal is for the construction of 265 detached houses on the 117-acre site in the southwestern side of 
the Hardin Valley Road and Hickory Creek Road intersection. The zoning on the property is PR (Planned 
Residential) up to 2.8 du/ac and the proposed density is 2.26 du/ac. This proposal includes redesigning the 
Hardin Valley Road, Hickory Creek Road, and East Gallaher Ferry Road by installing a roundabout that is 
conceptually shown on the plan, which is to be designed and installed as separate process by Knox County. 
There are two access points proposed, the primary access will be a boulevard street that connects to the future 
roundabout intersection and the secondary access will be to Hardin Valley Road at the Moss Creek Lane 
intersection. Approximately 76.8 acres of this site is within the Hillside Protection (HP) area and this proposal 
will disturb approximately 66.4 acres of the HP area (86.5 percent). The applicant has proposed reforesting the 
disturbed HP area that is located in the common area shown as the shaded area on plan sheet C1.

Plan Recommendations

The Hillside and Ridgetop Protection Plan provides guidance for how much land disturbance should be 
permitted within the HP area. Based on the acreage of land within the different slope categories, the 
recommended land disturbance maximum is 40.558 acres (52.8 percent) of the total 76.8 acres in the HP 
area. This proposal exceeds the recommended disturbance area by approximately 25.8 acres. To offset this 
additional disturbance, the applicant proposes to reforest the disturbed areas that are located in common area, 
as shown on plan sheet C1.

Open Space / Amenities

The proposed open space and amenities includes a community building and pool to the east of the boulevard 
entrance and useable open space on Road ‘D’. A 20’ wide greenway easement is provided along the Hickory 
Creek Road frontage from the west property boundary to the Road ‘A’ intersection with the proposed traffic 
circle. This greenway easement will connect the to the existing greenway easement at the Creekside Manor 
entrance road and terminates at the traffic circle because the Knox County Greenway Corridor Study 
recommends the greenway location either be along Conner Creek and then turn north on E Gallaher Ferry 
Road to Melton Hill Park, or utilize another route that is north of Conner Creek. The greenway is not planned to 
be located along Hardin Valley Rd.

Road Design

Road ‘A’ has a feature that is best described as an "eyebrow" or "loop lane" that provides access to lots 20-23. 
This type of road feature is not addressed in the Knoxville-Knox County Subdivision Regulations but has been 
approved by the Planning Commission and Knox County Engineering and Public Works (EPW) in 2003 (10-SF-
03-C / 10-I-03-UR) for the Wyndham Pointe subdivision (FKA Grayhawk Landing) off of Beaver Ridge Road. 
No subdivision regulations variances were approved for this previous plan, only that the design be approved by 
Knox County EPW. This loop lane is not considered a separate road, so it is part of Road ‘A’ and will be 
addressed as such. If this type of road feature is desired in our community, standards should be added to the 
subdivision regulations so these don’t have to be considered on a case-by-case basis.

EFFECT OF THE PROPOSAL ON THE SUBJECT PROPERTY, SURROUNDING PROPERTY AND THE 
COMMUNITY AS A WHOLE

1)  Public utilities are available to serve this site.
2)  The developer is required to participate in the intersection improvements at Hardin Valley and Hickory 
Creek Road, which includes the installation of a traffic circle that is to be designed and installed by Knox 
County. 
3)  The applicant is proposing to reforest the hillside protection area that is disturbed and located in the 
common area.
4)  A 20' greenway easement will be provided on the south side of Hickory Creek Rd. 

CONFORMITY OF THE PROPOSAL TO CRITERIA ESTABLISHED BY THE KNOX COUNTY ZONING 
ORDINANCE

1) With the stated conditions, the detached residential development meets the standards for development 
within a PR (Planned Residential) Zone and all other requirements of the Zoning Ordinance.

8/11/2020 03:40 PMCORRECTED8-SC-20-CFILE #:AGENDA ITEM #: 25 25-3PAGE #:MIKE REYNOLDS



2) The proposed development is consistent with the general standards for uses permitted on review: The 
proposed development is consistent with the adopted plans and policies of the General Plan and Sector Plan. 
The use is in harmony with the general purpose and intent of the Zoning Ordinance. The use is compatible with 
the character of the neighborhood where it is proposed. The use will not significantly injure the value of 
adjacent property. The use will not draw significant additional traffic through residential areas.

CONFORMITY OF THE PROPOSAL TO ADOPTED PLANS

1) The Northwest County Sector Plan designates this property for low density residential use with a maximum 
density of 5 du/ac. At a proposed density of 2.26 du/ac, the development is consistent with the Sector Plan.
2) The site is located within the Rural Area on the Knoxville-Knox County-Farragut Growth Policy Plan map.
3) With the reforestation of the disturbed areas within the Hillside Protection area, the proposal meets the 
recommendations of the Hillside and Ridgetop Protection Plan when the approved disturbance is more than 
recommended.

Knoxville-Knox County Planning Commission's approval or denial of this concept plan request is final, unless 
the action is appealed to Knox County Chancery Court.  The date of the Knox County Chancery Court hearing 
will depend on when the appeal application is filed.

110 (public school children, grades K-12)ESTIMATED STUDENT YIELD:

Knoxville-Knox County Planning Commission's approval or denial of this use on review request is final, unless 
the action is appealed to the Knox County Board of Zoning Appeals.  The date of the Knox County Board of 
Zoning Appeals hearing will depend on when the appeal application is filed.

ESTIMATED TRAFFIC IMPACT:  A traffic impact study was prepared by the applicant. The findings of that 
study were used in formulating the recommendations of this staff report.

Schools affected by this proposal:  Hardin Valley Elementary, Hardin Valley Middle, and Hardin Valley 
Academy.
•  Potential new school population is estimated using locally-derived data on public school student yield 
generated by new housing.  
•  Students are assigned to schools based on current attendance zones as determined by Knox County 
Schools. Students may request transfers to different zones, and zone boundaries are subject to change.
•  Estimates presume full build-out of the proposed development. Build-out is subject to market forces, and 
timing varies widely from proposal to proposal.
•  Student yields from new development do not reflect a net addition of children in schools. Additions occur 
incrementally over the build-out period. New students may replace current population that ages through the 
system or moves from the attendance zone.
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NOTES:

ELECTRIC

UTILITY OWNERS:                                 

GAS

TELEPHONE

WATER & SEWER

OFFICE PHONE: 865.988.0707

CONTACT: MR. MITCH LEDBETTER

LENOIR CITY, TN 37771

P.O. BOX 449

LENOIR CITY UTILITY BOARD (LCUB)

OFFICE PHONE: 865.558.2123

CONTACT: MR. CHRIS McCORMICK

KNOXVILLE, TN 37950-9017

P.O. BOX 59017

KNOXVILLE UTILITIES BOARD (KUB)

OFFICE PHONE: 865.690.2521

CONTACT: MR. WAYNE HASTINGS

KNOXVILLE, TN 37950-1370

P.O. BOX 51370

WEST KNOX UTILITY DISTRICT (WKUD)

OFFICE PHONE: 865.539.8579

CONTACT: MR. VAUGHN JONES

KNOXVILLE, TN 37922

9733 PARKSIDE DRIVE

AT&T

LEGEND:                                                                  

PROPOSED LOT NUMBER

PROPOSED ASPHALT PAVEMENT

PROPOSED PROPERTY/ROW LINE

EXISTING PROPERTY LINE

PROPOSED ROAD CENTER LINE

EXISTING CONTOUR

PROPOSED SETBACK
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SCALE:  1" = 100'

100 200

OVERALL SITE PLAN
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DESIGNED BY OTHERS

PROPOSED ROUNDABOUT 

DETENTION AREA

AMENITY AREA

50
'R

4
0
'R

EASEMENT

DISTANCE

200' SIGHT

MATCHLINE

75
'R

7
5
'R

6
5
'R

65
'R

200'R

MATCH LINE - SHEET C3

HICKORY CREEK ROAD

HARDIN VALLEY ROAD

E 2,495,553.4945

N 580,227.8506

STA 18+33.64 ROAD "A" 

STA 23+30.19 ROAD "C"=

END ROAD "C" 

E 2,496,062.1437

N 580,529.7696

STA 17+36.76 ROAD "C"

STA 17+29.62 ROAD "D"=

END ROAD "D"

E 2,497,352.1937

N 581,046.9063

STA 3+17.49 ROAD "C"

STA 0+00.00 ROAD "D"=

BEGIN ROAD "D"

E 2,497,654.9237

N 581,141.4908

STA 54+10.17 ROAD "A"

STA 0+00.00 ROAD "C"=

BEGIN ROAD "C" 

THE PROPOSED DENSITY IS 269 UNITS/117.00 AC = 2.30 DU/AC

AND CABLE TV.

CURB, STORM SEWER, SANITARY SEWER, WATER, ELECTRIC, TELEPHONE, 

PROPOSED IMPROVEMENT INCLUDE: 26' WIDE PUBLIC ROAD, EXTRUDED

PERIMETER LOT LINES. 5' EACH SIDE OF ALL INTERIOR LOT LINES.

10' UTILITY & DRAINAGE EASEMENT INSIDE ROAD FRONTAGE AND S/D

ACCESS TO LOTS IS RESTRICTED TO INTERNAL STREETS.

IN REAR, AND 35-FT PERIPHERAL.

BUILDING SETBACKS ARE 20-FT. IN FRONT, 5-FT. ON SIDE, 15-FT 

OWNER:

KNOX COUNTY CLT MAP 129. ZONING FOR THE PROPERTY IS PR, 

PROPERTY CONCERNED REFLECTS PARCEL 129 037 AS SHOWN IN 

THE BOUNDARY & TOPOGRAPHIC DATA WAS TAKEN FROM KGIS.

E 2,496,610.1812

N 581,500.1273

EP ROUNDABOUT

STA 0+00.00 ROAD "A"=

BEGIN ROAD "A" 

HARRODSBURG, KY 40330

1158 CORNISHVILLE DR

JOHN SEAL

SETBACK, TYP

35' PERIPHERAL
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BEGIN ROAD "B" 

E 2,495,451.6669 
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STA 15+58.75 - 41.35' RT
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E 2,497,478.4470

N 581,449.0746

STA 57+67.84 ROAD "A"

STA 9+65.78 ROAD "B"=

END ROAD "B" 

E 2,497,374.5575

N 581,642.0387

EP HARDIN VALLEY ROAD

STA 59+89.08 ROAD "A"=

END ROAD "A" 
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20' GREENWAY
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DISTANCE

200' SIGHT

COMMISSION APPROVAL:
ALTERNATIVE DESIGN STANDARDS REQUIRING PLANNING

COUNTY ENGINEERING APPROVAL:
ALTERNATIVE DESIGN STANDARDS REQUIRING KNOX
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BB

B
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EASEMENT

SIGHT DISTANCE

B

B

B

1.00% TO 2.22% FOR ROAD "D" FROM STA 11+27.70 TO STA 17+16.62.

INCREASE MAXIMUM ROAD GRADE APPROACH AT INTERSECTION FROM 

1.00% TO 1.50% FOR ROAD "D" FROM STA 0+13.00 TO STA 0+63.00;

INCREASE MAXIMUM ROAD GRADE APPROACH AT INTERSECTION FROM 

1.00% TO 2.55% FOR ROAD "C" FROM STA 19+13.19 TO STA 23+17.19;

INCREASE MAXIMUM ROAD GRADE APPROACH AT INTERSECTION FROM 

1.00% TO 1.89% FOR ROAD "C"  FROM STA 0+13.00 TO STA 0+74.62;

INCREASE MAXIMUM ROAD GRADE APPROACH AT INTERSECTION FROM 

1.00% TO 2.00% FOR ROAD "B" FROM STA 4+05.06 TO STA 9+52.78;

INCREASE MAXIMUM ROAD GRADE APPROACH AT INTERSECTION FROM

1.00% TO 1.50% FOR ROAD "B" FROM STA 13+00.00 TO STA 2+10.23;

INCREASE MAXIMUM ROAD GRADE APPROACH AT INTERSECTION FROM 

6.

5.

4.

3.

2.

1. 

150-FT FOR ROAD "A" FROM STA 14+58.27 TO STA 16+59.24.

REDUCE MINIMUM HORIZONTAL CURVE RADIUS FROM 250-FT TO

"A" FROM STA 47+26.10 TO STA 54+47.88;

INCREASE MAXIMUM ROAD GRADE FROM 12.00% TO 12.49% FOR ROAD 

150-FT FOR ROAD "D" FROM STA 13+91.26 TO STA 15+94.83;

REDUCE MINIMUM HORIZONTAL CURVE RADIUS FROM 250-FT TO 

200-FT FOR ROAD "D" FROM STA 0+63.47 TO STA 3+76.88;

REDUCE MINIMUM HORIZONTAL CURVE RADIUS FROM 250-FT TO 

4.

3.

2.

1. 

TENNESSEE CERTIFICATE NO. 

REGISTERED ENGINEER 

METROPOLITAN PLANNING COMMISSION.

HAS BEEN ITEMIZED AND DESCRIBED IN A REPORT FILED WITH THE 

OF THE KNOXVILLE-KNOX COUNTY SUBDIVISION REGULATIONS EXCEPT AS 

DOCUMENTS, AND STATEMENTS CONFORM TO ALL APPLICABLE PROVISIONS 

I FURTHER CERTIFY THAT THE PLAN AND ACCOMPANYING DRAWINGS, 

PRACTICE ENGINEERING UNDER THE LAWS OF THE STATE OF TENNESSEE. 

I HEREBY CERTIFY THAT I AM A REGISTERED ENGINEER, LICENSED TO 

ENGINEERING CERTIFICATION:                            

0100940

WILLIAM C. FULGHUM, JR., P.E.

PARKINGNOLANEFIRE
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Executive Summary 

Ball Homes, LLC is proposing a residential development (i.e. Seal Property 
Subdivision) with single-family housing located in Knox County.  The project is 
located south of the intersection of Hickory Creek Road at Hardin Valley Road / E 
Gallaher Ferry Road, east of Creekside Manor Lane, and west of Marietta Church 
Road.  The full buildout of the development will consist of 265 single family lots.  
Construction is proposed to take place this year and this study assumes full build out 
for the development will occur in 2023.   
 
The main driveway connection is located at the proposed roundabout at the 
intersection of Hickory Creek Road at Hardin Valley Road / E Gallaher Ferry Road.  
The main driveway connection will have a 10 foot wide curbed median, a roadway 
width of 18 feet and total width of 46 feet.  A second driveway connection is proposed 
along Hardin Valley Road 770 feet east of the proposed roundabout.     
 
In order to maintain or provide an acceptable level-of-service for each of the 
intersections studied, some recommendations are presented. 
 
Hickory Creek Road at Hardin Valley Road 
The background and full buildout traffic conditions at the proposed roundabout 
intersection will operate at a LOS A during both the AM and PM peak hours.  The 
addition of the driveway to the proposed roundabout at Hickory Creek Road, Hardin 
Valley Road and E Gallaher Ferry Road will only cause a minor increase in delay to 
the intersection; therefore there are no recommended improvements.   
 
Hardin Valley Road at Muddy Creek Lane 
As a part of the Seal Property Subdivision the driveway connection (Road “A”) will tie 
into the existing intersection of Hardin Valley Road at Muddy Creek Lane.   The full 
buildout traffic conditions for the eastbound and westbound left turning movements 
operate at a LOS A during both the AM and PM peak hours, the northbound approach 
(Road “A”) operates at a LOS B during both the AM and PM peak hours and the 
southbound approach (Muddy Creek Lane) will operate at a LOS C during both the 
AM and PM peak hours after the completion of the Seal Property Subdivision.   
 
After the completion of the Seal Property Subdivision neither an eastbound right turn 
lane nor a westbound left turn lane are warranted at the intersection of Hardin Valley 
Road at Muddy Creek Lane / driveway connection (Road “A”).    
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4 Trip Generation and Trip Distribution 

The Seal Property Subdivision proposes 265 single family lots.  Single- Family 
Detached Housing or Land Use 210 was used to calculate site trips for the subdivision 
using the fitted curve equations from the Trip Generation, 10th  Edition, published by 
the Institute of Transportation Engineers.  The land use worksheets are included in 
Attachment 5. 
 
The total trips generated by the full buildout of the Seal Property Subdivision was 
estimated to be 2,549 daily trips.  The estimated trips are 193 trips during the AM 
peak hour and 259 trips during the PM peak hour.  A trip generation summary is 
shown in Table 4-1. 

Table 4-1 
Seal Property Subdivision 
Trip Generation Summary 

 
Land Use  Density  Daily          AM Peak Hour         PM Peak Hour 

       Trips  Enter Exit  Enter Exit 
 

Single-Family   265 Lots  2549  48 145  163 96  
Detached Housing 
(LUC 210) 
 

The existing distribution of traffic at the intersection of Hickory Creek Road at Hardin 
Valley Road / E Gallaher Ferry Road is 60% eastbound, 25% northbound and 15% 
southbound during the AM peak hour and 35% eastbound, 60% northbound and 5% 
southbound during the PM peak hour.   
 
The directional distribution of the traffic generated by the Seal Property Subdivision 
was determined using the existing traffic volumes along Hardin Valley Road in 
combination with the concept plan layout.   FMA assumed that 85% of traffic would 
enter/exit from Hardin Valley Road, 10% of traffic would enter/exit from Hickory 
Creek Road and 5% of traffic would enter/exit from E Gallaher Ferry Road. 
 
The subdivision traffic will enter / exit using both the roundabout and the intersection 
of Hardin Valley Road at the driveway connection (Road “A”).   FMA assumed that 
25% of the proposed site traffic would enter from the intersection Hardin Valley Road 
at the driveway connection (Road “A”) and 75% of the proposed site traffic would 
enter via the roundabout.  FMA assumed that 50% of the proposed site traffic would 
exit from the intersection of Hardin Valley Road at the driveway connection (Road 
“A”) and 50% of the proposed site traffic would exit via the roundabout.   
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6 Turn Lane Warrant Analysis 

The intersection of Hardin Valley Road at the driveway connection (Road “A”) was 
evaluated to determine if a right turn lane or a left turn lane are warranted. The Knox 
County Department of Engineering and Public Works handbook, “Access Control and 
Driveway Design Policy,” was used to analyze the information.  Neither an eastbound 
right turn lane nor a westbound left turn lane on Hardin Valley Road is warranted.  
The turn lane warrant worksheets and analysis are included in Attachment 9. 
 

7 Conclusions and Recommendations 

7.1 Hickory Creek Road @ Hardin Valley Road 

The existing conditions at the two-way stop controlled intersection of Hickory Creek 
Road at Hardin Valley Road / E Gallaher Ferry Road and the background and full 
conditions at the proposed roundabout were analyzed using the Highway Capacity 
Software (HCS7).   

The existing traffic conditions for the eastbound approach (Hickory Creek Road) 
operate at a LOS B during the AM peak hour and a LOS A during the PM Peak hour 
and the northbound left turn (Hardin Valley Road) operates at a LOS A during both 
the AM and PM peak hours.   

The background and full buildout traffic conditions at the proposed roundabout 
intersection will operate at a LOS A during both the AM and PM peak hours. 

The unsignalized intersection capacity analyses shows a 95% queue length at the full 
buildout of approximately two car lengths for the eastbound approach during the AM 
peak hour and two car lengths for the westbound approach during the PM peak hour; 
therefore the existing storage at the intersection is adequate and no change is 
necessary. 

Hickory Creek Road is classified as a Minor Arterial per the Major Road Plan. The 
minimum intersection spacing required on an arterial is 400 feet per the “Knoxville-
Knox County Subdivision Regulations” as amended through February 13, 2020.  The 
proposed driveway connection is located approximately 915 feet east of the 
intersection of Hickory Creek Road at Covered Bridge Boulevard. This driveway 
connection exceeds the typical minimum separation on a Minor Arterial; therefore, 
no change is necessary.   

 
 



Seal Property Subdivision 
Transportation Impact Analysis 

 July 27, 2020 
 

25 
 

7.2 Hardin Valley Road at Muddy Creek Lane 

The existing, background and full buildout conditions at the unsignalized intersection 
of Hardin Valley Road at Muddy Creek Lane were analyzed using the Highway 
Capacity Software (HCS7).   

The existing traffic conditions for the eastbound left turn movement (Hardin Valley 
Road) currently operate at a LOS A during both the AM and PM peak hours and the 
southbound approach (Muddy Creek Lane) operates at a LOS B during both the AM 
and PM peak hours.  
 
The background traffic conditions for the eastbound left turn movement (Hardin 
Valley Road) currently operate at a LOS A during both the AM and PM peak hours 
and the southbound approach (Muddy Creek Lane) operates at a LOS B during both 
the AM and PM peak hours. 
 
As a part of the Seal Property Subdivision the driveway connection (Road “A”) will tie 
into the existing intersection of Hardin Valley Road at Muddy Creek Lane.   The full 
buildout traffic conditions for the eastbound and westbound left turning movements 
operate at a LOS A during both the AM and PM peak hours, the northbound approach 
(Road “A”) operates at a LOS B during both the AM and PM peak hours and the 
southbound approach (Muddy Creek Lane) will operate at a LOS C during both the 
AM and PM peak hours after the completion of the Seal Property Subdivision.   
 
The standard practice for a residential subdivision with 150 or more lots is to require 
at least two access points to provide alternative access opportunities in the event that 
one access is blocked by a fallen tree, crash, or other.  The Seal Property Subdivision 
has one proposed driveway entrance/exit at the Hickory Creek Road, Hardin Valley 
road and E Gallaher Ferry Road roundabout and a second driveway connection onto 
Hardin Valley Road.  The two access points in combination with the subdivision 
layout should provide adequate accessibility.    
 
After the completion of the Seal Property Subdivision neither an eastbound right turn 
lane nor a westbound left turn lane are warranted at the intersection of Hardin Valley 
Road at Muddy Creek Lane / driveway connection (Road “A”).    
 
The minimum required sight distance for a road with a posted speed limit of 45 mph 
is 450 feet in each direction in accordance with the “Knoxville-Knox County 
Subdivision Regulations” amended through February 13, 2020.  FMA measured the 
sight distance at the existing intersection of Hardin Valley Road at Muddy Creek Lane 
in July 2020.   At 15 feet from the edge of pavement the sight distance is greater than 
600 feet eastbound and 580 feet westbound.   
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Hardin Valley Road is classified as a Minor Arterial per the Major Road Plan. The 
minimum intersection spacing required on an arterial is 400 feet per the “Knoxville-
Knox County Subdivision Regulations” as amended through February 13, 2020.  The 
proposed driveway connection (Road “A”) is located approximately 770 feet east of 
the proposed roundabout and 705 feet west of the intersection with Marietta Church 
Road. This driveway connection exceeds the typical minimum separation on a Minor 
Arterial; therefore, no change is necessary.   
 

7.3 Subdivision Roads 

Road “A”, Road “B”, Road “C” and Road “D” will have a width of 26 feet in 
accordance with the “Knoxville-Knox County Subdivision Regulations” amended 
through February 13, 2020.    
 
The minimum required sight distance for the internal subdivision Road “A”, Road “B”, 
Road “C” and Road “D” will be 250 feet in each direction in accordance with the 
“Knoxville-Knox County Subdivision Regulations” as amended through February 13, 
2020.  The sight triangles for the intersections of the internal subdivision roads are 
provided in Attachment 10.     
 
Sight triangles are used to provide adequate sight distance for a stopped driver on the 
minor approach to enter or cross the major roadway.  Any object (i.e. buildings, 
hedges, trees, walls, fences, etc.) within the sight triangle that would obstruct the 
driver’s view of an approaching vehicle should be removed or modified. FMA 
recommends any necessary landscaping that may be involved to maintain the clear 
sight triangles and comply with Knox County Engineering and Public Works 
requirements.    
 
Any required sight distance easements for the internal subdivision intersections of 
Road “A”, Road “B”, Road “C”, and Road “D” should be coordinated with Knox 
County Engineering and Public Works and included on the final design drawings prior 
to construction of the subdivision.   
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