
ZONING: O (Office)

EXISTING LAND USE: P-QP (Public/Quasi Public Land)

PROPOSED USE: Permanent supportive housing

HISTORY OF ZONING: The Preliminary Plan for the development was approved by City Council in 
June 2020 (4-A-20-PD).
North: Public parks / OS (Parks and Open Space) District

South: Office / O (Office) District

East: Public parks / OS (Parks and Open Space) District

West: Office, Community facilities / O (Office) District, OS (Parks and 
Open Space) District

NEIGHBORHOOD CONTEXT: This area consists of a mix of uses including Caswell Park (ballfields), small-
lot single family dwelling units, small apartment buildings, office, and 
commercial uses in the near vicinity. East Magnolia Avenue is one block to 
the south.

SURROUNDING LAND
USE AND ZONING:

APPLICANT: VOLUNTEER MINISTRY CENTER 

TAX ID NUMBER: 82 P K 039

LOCATION: North side of E. Fifth Avenue between Winona Street and Myrtle Street

SECTOR PLAN: Central City

ACCESSIBILITY: Access is via E. Fifth Avenue, a local road with 30' of pavement width within 
60' of right of way, and Winona Street, a minor collector street with 30' of 
pavement width within 54' of right of way.
Water Source: Knoxville Utilities Board

Sewer Source: Knoxville Utilities Board

UTILITIES:

JURISDICTION: City Council District 6

APPX. SIZE OF TRACT: 1.07 acres

STAFF RECOMMENDATION:

FILE #: 11-A-20-PD

APPROVE the final plan for the Caswell Manor Apartments development with 48 permanent supportive 

housing units at 1501 East 5th Avenue because it is in substantial conformance with the approved 

preliminary plan (4-A-20-PD), subject to 4 conditions. 

GROWTH POLICY PLAN: N/A

AGENDA DATE: 11/12/2020

AGENDA ITEM #: 51

OWNER(S):

WATERSHED: First Creek

STREET ADDRESS: 1501 E. Fifth Ave.

View map on KGIS

PLANNED DEVELOPMENT

FINAL PLAN

Caswell Manor, LP

11/5/2020 08:46 AM11-A-20-PDFILE #:AGENDA ITEM #: 51 51-1PAGE #:MIKE REYNOLDS

https://www.kgis.org/maps/planningcases.html?run=SearchCases&casenumber=11-A-20-PD


1) Constructing the development in conformance with the attached final plan. Modifications to the final plan
must be approved in accordance with Article 16.7.F (Modifications to Approved Final Plans).
2) Approval of the zoning map amendment by City Council to add the PD (Planned Development) designation.
3) Meeting all applicable requirements of the City of Knoxville Department of Engineering.
4) Meeting all applicable requirements of the City of Knoxville Zoning Ordinance.

COMMENTS:

Project Description

Volunteer Ministry Center (VMC) is proposing the construction of a 48 dwelling unit residential development 
that will provide supportive housing for formerly homeless individuals. The proposed development will consist 
of two residential buildings, each three stories and containing 24 residential units, and a community building 
that will contain a meeting area, laundry room, and staff offices. The buildings will be connected by a screened 
breezeway. Twenty-two (22) surface vehicular parking spaces and bicycle parking are proposed. The site is 
located on a transit route and a transit stop is located at the site. Open space and landscaping are proposed as 
part of the development. Supportive services will be available for the residents and staff will be on-site 24 hours 
a day.

The community benefits identified by the applicant to justify the requested exceptions from the City’s Zoning 
Code are:
1. The development serves a vulnerable and underserved population.
2. The development provides permanent supportive housing, thus diminishing the burden and expense of
community resources for emergency provisions for people who would otherwise remain on the streets.
3. The development addresses the highest priority need (affordable permanent supportive housing) as
identified by the City’s Consolidated Plan for 2020 – 2024.

Approved Exceptions from District Regulations

The following exceptions to the underlying dimensional, design and use regulations were recommended by the 
Planning Commissions and approved by the City Council as part of the preliminary plan for the Caswell Manor 
Apartments development at 1501 East Fifth Avenue (4-A-20-PD). Under each exception is verification that the 
proposal is in conformance with these standards.
1. An increase in the permitted density to allow 48 dwelling units

o The proposed density is for a total of 48 dwelling units. There are 24 dwelling units in both of the 
3-story buildings. 

2. A reduction in the required number of off-street parking spaces from 58 spaces to 22 spaces
o The 22 space off-parking lot is located between the two 3-story structure and accessed from E. 
Fifth Avenue.  The location and design of the parking lot is substantially unchanged from the one 
shown on the preliminary plan. 

3. A reduction in the ground floor transparency requirements from 30% to 20%
o The ground floor transparency for the front façade is greater than the minimum of 20% (see notes on 
plan sheet A-5.0 & A-5.1). The E. Fifth Avenue elevations are considered the front façade since that is 
the street the property is addressed and the main entrance is oriented toward. 

The proposed development is in conformance with the other dimensional and design standards of the O 
(Office) District and no non-conformities with the other general standards of the zoning ordinance were 
identified by Staff as part of this review.

If the final plan is approved by the Planning Commission, the application will go forward to City Council for 
consideration of an amendment to the official zoning map to add the PD (Planned Development) designation. 
City Council will not be reviewing the final plan as part of this process unless the Planning Commission 
approval is appealed.

RECOMMEND that City Council amend the zoning map for this property to add the PD (Planned 

Development) designation.

493 (average daily vehicle trips)

Average Daily Vehicle Trips are computed using national average trip rates reported in the latest edition of 
"Trip Generation," published by the Institute of Transportation Engineers.  Average Daily Vehicle Trips 
represent the total number of trips that a particular land use can be expected to generate during a 24-hour day 
(Monday through Friday), with a "trip" counted each time a vehicle enters or exits a proposed development.

ESTIMATED TRAFFIC IMPACT:
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The Planning Commission's approval or denial of this request is final, unless the action is appealed to the 
Knoxville City Council.  The date of the Knoxville City Council hearing will depend on when the appeal 
application is filed.  Appellants have 15 days to appeal a Planning Commission decision in the City.

Not applicable.ESTIMATED STUDENT YIELD:
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CASWELL MANOR APARTMENTS
1501 EAST 5TH STREET KNOXVILLE, TN
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CONTRACTOR:

CONTACT: WILL ROBINSON

PHONE: 386-4200

CARYVILLE, TN 37714

1248 N. SHOREWOOD LN

WILL ROBINSON & ASSOCIATES

ENGINEER:

CONTACT: 

PHONE: 
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WELL AS EXISTING UTILITIES DISCOVERED DURING CONSTRUCTION.

INCLUDE VERTICAL AND HORIZONTAL INFORMATION ON ALL NEW UTILITIES AS

AND STORM SEWER STRUCTURES SHALL BE INCLUDED.  DRAWINGS SHALL

LOCATIONS AND ALL NEW SIDEWALK RAMPS, ELEVATIONS FOR ALL SANITARY

DISTRIBUTION TO THE ENGINEER UPON COMPLETION.  INCLUDE ALL UTILITY

MAINTAIN ONE SET OF AS-BUILT DRAWINGS ON THE JOB SITE FOR

OF BUILDING UNLESS NOTED OTHERWISE.

DIMENSIONS ARE TO FACE OF CURB, EDGE OF PAVEMENT, OR TO THE FACE

INSTALLATION OF PAVEMENT AND/OR CONCRETE.

FINAL GRADES MAY BE REQUIRED.  INSTALL ALL STORM SYSTEMS PRIOR TO

CONCRETE AND NEW PAVEMENT AND/OR CONCRETE.  FIELD ADJUSTMENT OF

PROVIDE A SMOOTH TRANSITION BETWEEN EXISTING PAVEMENT AND/OR

OWNER.

UTILITIES, OR OTHER EXISTING IMPROVEMENTS AT NO EXPENSE TO THE

CORRECT ALL DAMAGE TO EXISTING PAVEMENT, SIDEWALKS, DRAINAGE STRUCTURES,

DEVICES.

MAINTAINED IN ACCORDANCE WITH THE MANUAL ON UNIFORM TRAFFIC CONTROL

TRAFFIC CONTROL IN CONSTRUCTION AREAS TO BE INSTALLED AND

BE NOTIFIED OF ANY INTERFERENCES OR DISCREPANCIES.

FEATURES BEFORE STARTING WORK.  THE OWNERS REPRESENTATIVE SHALL

VERIFY SITE CONDITIONS, DIMENSIONS, ELEVATIONS, AND LOCATION OF EXISTING 

HANDBOOK.

OF ENVIRONMENT AND CONSERVATION EROSION AND SEDIMENT CONTROL

SHALL BE PERFORMED IN ACCORDANCE WITH THE TENNESSEE DEPARTMENT

CONSTRUCTION ISSUED BY THE US DEPARTMENT OF LABOR.  ALL CONSTRUCTION

OF AMERICA, INC. AND THE SAFETY AND HEALTH REGULATIONS FOR

'MANUAL OF ACCIDENT PREVENTION IN CONSTRUCTION' ISSUED BY THE AGC 

CONTRACTOR SHALL COMPLY WITH ALL PERTINENT PROVISIONS OF THE 

AND REGULATIONS.

SHALL BE IN ACCORDANCE WITH FEDERAL, STATE, AND LOCAL LAWS, RULES

EXECUTION OF THE WORK.  ALL MATERIALS AND EXECUTION OF THE WORK

THE CONTRACTOR SHALL OBTAIN ALL REQUIRED PERMITS AND LICENSES FOR

REAR: 20'

CORNER SIDE: 15'

INTERIOR SIDE: 15'

FRONT: 15'

SETBACKS:

TOTAL PROVIDED: 22 SPACES

TOTAL REQUIRED: 22 SPACES (WAIVER APPROVED IN PRELIMINARY PLANS, 4-A-20-PD)

PARKING SUMMARY:

OF THIS INFORMATION.

PROVIDERS.  THE CONTRACTOR IS REPSONSIBLE FOR DETERMINING THE ACCURACY 

UTILITY INFORMATION IS BASED ON INFORMATION OBTAINED FROM THE UTILITY 

THE OTHERS.

AND/OR COMPLETENESS OF EXISTING CONDITIONS INFORMATION PROVIDED BY 

THE ENGINEER ACCEPT NO RESPONSIBILITY FOR THE ACCURACY 

EXISTING INFORMATION PRIOR TO CONSTRUCTION.  THE ARCHITECT NOR 

BY PLS SURVEYING DATED 07/18/2020.  THE CONTRACTOR SHALL VERIFY THE

SITE BOUNDARY AND TOPOGRAPHIC INFORMATION IS FROM A SURVEY

SITE BENCHMARK: CONTACT SURVEYOR FOR SITE BENCHMARK. DATUM NAVD 88.

FLOOD HAZARD AREA SEE MAP 0281G.

THIS PROPERTY IS  NOT LOCATED IN AN AREA DESIGNATED AS A SPECIAL 

DEED REFERENCE: 20200817-0013350, CITY BLOCK: 15802, WARD: 15

TOTAL SITE: 1.22 AC, TOTAL DIST AREA: 1.41 AC, TOTAL NEW IMPERV: 0.73 AC.

TOTAL BUILDING AREA: PROPOSED 44,110 SF (3 STORY) 

USE: GROUP RESIDENTIAL, ZONING: O, PARCEL 082PK039

AREA: 7,454 SF
VEHICULAR USE

RIGHT OF WAY
ACROSS
GRASS PAVE DRIVE

PARKS ACCESS
FOR KNOXVILLE CITY
NEW ROLL CURB

LIMIT ACCESS
BOLLARDS TO
REMOVABLE

6" THICK
DRIVEWAY MINIMUM
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PROPOSED BUILDING

PROPOSED CONNECTOR

WELL AS EXISTING UTILITIES DISCOVERED DURING CONSTRUCTION.

INCLUDE VERTICAL AND HORIZONTAL INFORMATION ON ALL NEW UTILITIES AS

AND STORM SEWER STRUCTURES SHALL BE INCLUDED.  DRAWINGS SHALL

LOCATIONS AND ALL NEW SIDEWALK RAMPS, ELEVATIONS FOR ALL SANITARY

DISTRIBUTION TO THE ENGINEER UPON COMPLETION.  INCLUDE ALL UTILITY

MAINTAIN ONE SET OF AS-BUILT DRAWINGS ON THE JOB SITE FOR

OF BUILDING UNLESS NOTED OTHERWISE.

DIMENSIONS ARE TO FACE OF CURB, EDGE OF PAVEMENT, OR TO THE FACE

INSTALLATION OF PAVEMENT AND/OR CONCRETE.

FINAL GRADES MAY BE REQUIRED.  INSTALL ALL STORM SYSTEMS PRIOR TO

CONCRETE AND NEW PAVEMENT AND/OR CONCRETE.  FIELD ADJUSTMENT OF

PROVIDE A SMOOTH TRANSITION BETWEEN EXISTING PAVEMENT AND/OR

OWNER.

UTILITIES, OR OTHER EXISTING IMPROVEMENTS AT NO EXPENSE TO THE

CORRECT ALL DAMAGE TO EXISTING PAVEMENT, SIDEWALKS, DRAINAGE STRUCTURES,

DEVICES.

MAINTAINED IN ACCORDANCE WITH THE MANUAL ON UNIFORM TRAFFIC CONTROL

TRAFFIC CONTROL IN CONSTRUCTION AREAS TO BE INSTALLED AND

BE NOTIFIED OF ANY INTERFERENCES OR DISCREPANCIES.

FEATURES BEFORE STARTING WORK.  THE OWNERS REPRESENTATIVE SHALL

VERIFY SITE CONDITIONS, DIMENSIONS, ELEVATIONS, AND LOCATION OF EXISTING 

HANDBOOK.

OF ENVIRONMENT AND CONSERVATION EROSION AND SEDIMENT CONTROL

SHALL BE PERFORMED IN ACCORDANCE WITH THE TENNESSEE DEPARTMENT

CONSTRUCTION ISSUED BY THE US DEPARTMENT OF LABOR.  ALL CONSTRUCTION

OF AMERICA, INC. AND THE SAFETY AND HEALTH REGULATIONS FOR

'MANUAL OF ACCIDENT PREVENTION IN CONSTRUCTION' ISSUED BY THE AGC 

CONTRACTOR SHALL COMPLY WITH ALL PERTINENT PROVISIONS OF THE 

AND REGULATIONS.

SHALL BE IN ACCORDANCE WITH FEDERAL, STATE, AND LOCAL LAWS, RULES

EXECUTION OF THE WORK.  ALL MATERIALS AND EXECUTION OF THE WORK

THE CONTRACTOR SHALL OBTAIN ALL REQUIRED PERMITS AND LICENSES FOR

REAR: 20'

CORNER SIDE: 15'

INTERIOR SIDE: 15'

FRONT: 15'

SETBACKS:

TOTAL PROVIDED: 22 SPACES

TOTAL REQUIRED: 22 SPACES (WAIVER APPROVED IN PRELIMINARY PLANS, 4-A-20-PD)

PARKING SUMMARY:

OF THIS INFORMATION.

PROVIDERS.  THE CONTRACTOR IS REPSONSIBLE FOR DETERMINING THE ACCURACY 

UTILITY INFORMATION IS BASED ON INFORMATION OBTAINED FROM THE UTILITY 

THE OTHERS.

AND/OR COMPLETENESS OF EXISTING CONDITIONS INFORMATION PROVIDED BY 

THE ENGINEER ACCEPT NO RESPONSIBILITY FOR THE ACCURACY 

EXISTING INFORMATION PRIOR TO CONSTRUCTION.  THE ARCHITECT NOR 

BY PLS SURVEYING DATED 07/18/2020.  THE CONTRACTOR SHALL VERIFY THE

SITE BOUNDARY AND TOPOGRAPHIC INFORMATION IS FROM A SURVEY

SITE BENCHMARK: CONTACT SURVEYOR FOR SITE BENCHMARK. DATUM NAVD 88.

FLOOD HAZARD AREA SEE MAP 0281G.

THIS PROPERTY IS  NOT LOCATED IN AN AREA DESIGNATED AS A SPECIAL 

DEED REFERENCE: 20200817-0013350, CITY BLOCK: 15802, WARD: 15

TOTAL SITE: 1.22 AC, TOTAL DIST AREA: 1.41 AC, TOTAL NEW IMPERV: 0.73 AC.

TOTAL BUILDING AREA: PROPOSED 44,110 SF (3 STORY) 

USE: GROUP RESIDENTIAL, ZONING: O, PARCEL 082PK039
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@ 1.0% SLOPE
51 LF 15" HDPE

@ 1.0% SLOPE
59 LF 15" HDPE

@ 1.0% SLOPE
71 LF 15" HDPE

@ 1.0% SLOPE
94 LF 15" HDPE

@ 1.0% SLOPE
51 LF 15" HDPE

@ 1.0% SLOPE
22 LF 18" HDPE

@ 1.0% SLOPE
78 LF 18" HDPE

@ 1.8% SLOPE
134 LF 18" HDPE

@ 10.0% SLOPE
10 LF 18" HDPE

INV.892.51
T/900.66
STRUCTURE
TIE TO EXISTING

@ 0.46% SLOPE
195 LF 24" RCP

@ 0.46% SLOPE
36 LF 24" RCP

INV OUT 891.44
INV 15" 898.94
T/907.34 RAISE TO 909.10
EXISTING AREA DRAIN

INLET
LID ON EXISTING
BOX MANOLE
INSTALL JUNCTION

CENTERLINE
10' FROM
EASEMENT

C1.3

SITE GRADING NOTES
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PERMANENT SEEDING RECOMMENDATIONS FOR HIGH MAINTENANCE AREAS (REGION III)

ZONE BEST MARGINAL RATE/MIX
(LB/ACRE)

REGION III HIGH MAINTENANCE
<2500 FT ELEV.;

MAR 1 - APR 1
AUG 15 - SEPT 1

APR 1 - JUNE 10
SEPT 1 - SEPT 15

25 CHEWING FESCUE
45 HARD FESCUE
45 RED FESCUE
15 BROWNTOP MILLET (NURSE CROP)

PLANTS AND PLANTING DATES
TDEC MANUAL TABLE 7.9-1 PREFERRED SEED MIXTURES USING NATIVES OR NATURALIZED

ZONE BEST MARGINAL RATE/MIX
(LB/ACRE)

REGION III HIGH MAINTENANCE
<2500 FT ELEV.;

MAR 1 - APR 1
AUG 15 - SEPT 1

TDEC MANUAL TABLE 7.9-2 ALLOWABLE SEED MIXES AND PLANTING DATES

APR 1 - MAY 10
SEPT 1 - SEPT 15
JULY 25 - AUG 15

200 KY 31 FESCUE
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TREE PROTECTION ORDINANCE.

LANDSCAPING WILL COMPLY WITH ALL ASPECTS OF THE CITY OF KNOXVILLE

THE CITY OF KNOXVILLE.

DISTURBED AREAS AND ESTABLISH A THICK STAND OF GRASS ACCEPTABLE TO

CONTRACTOR SHALL INSTALL 4" THICK LAYER OF QUALITY TOPSOIL ON ALL

STAGING AREA IN AN NEAT AND ORDERLY MANNER.

PROVIDE A TRASH RECEPTACLE WITH A LID.  MAINTAIN THE MATERIAL

THE BUILDING AND MIDDLEBROOK PIKE.  FOR TRASH ON THE PROJECT,

CONSTRUCTION MATERIALS WILL BE STAGED IN THE PARKING AREA BETWEEN

NO VEHICLE MAINTENANCE OF CONSTRUCTION VEHICLES WILL OCCUR ONSITE.

CLOSE TO STREAMS, WETLANDS, OR STORM DRAINS.

PLACEMENT OF PORTA-POTTIES ON THE PROJECT WILL NOT BE LOCATED

PROXIMITY OF THE MATERIALS AS WELL.

STORED.  SPILL CLEANUP MATERIALS MUST BE LOCATED WITHIN THE IMMEDIATE

CAPABLE OF STORING THE CONTENTS OF THE TOTAL AMOUNT OF CHEMICALS

ENCLOSED, WATERPROOF LOCATION OR PROVIDED WITH SECONDARY CONTAINMENT

CONTRACTOR SHALL STORE CHEMICALS AND SOLUABLE MATERIALS IN AN

AND/OR CONTRACTOR.

CONSTRUCTION AREA SHALL BE THE RESPONSIBILITY OF THE PROPERTY OWNER

MAINTAIN ADEQUATE DRAINAGE AND EROSION/SEDIMENT CONTROL FOR THE

BY THE CONTRACTOR'S OR PROPERTY OWNER'S FAILURE TO PROVIDE AND

DAMAGES TO ADJACENT PROPERTY AND/OR THE CONSTRUCTION SITE CAUSED

SHALL BE PROVIDED AND MAINTAINED AT ALL TIMES DURING CONSTRUCTION.

MANAGEMENT PRACTICES, AND/OR OTHER STORMWATER MANAGEMENT FACILITIES

ADEQUATE DRAINAGE, EROSION AND SEDIMENT CONTROL MEASURES, BEST

UNTIL THE DETENTION POND CAN BE CONSTRUCTED.

SEDIMENT BASIN WILL HAVE TO BE CONSTRUCTED FIRST AT A DIFFERENT LOCATION

ACT AS A SEDIMENT BASIN.  IF THE POND CANNOT BE CONSTRUCTED FIRST, A 

DETENTION POND WILL BE THE FIRST ORDER OF CONSTRUCTION IN ORDER TO

IN' OF EROSION MAT.  

GRADING IS COMPLETED AND TOPSOIL HAS BEEN INSTALLED TO ENCOURAGE 'LOCK

SLOPES SHALL HAVE EROSION CONTROL MAT INSTALLED IMMEDIATELY AFTER SLOPE

EROSION AND SEDIMENT CONTROL HANDBOOK, LATEST EDITION.

APPROVED PLAN DETAILS.  IF DETAILS ARE NOT SHOWN, REFERENCE THE TENNESSEE 

EROSION AND SEDIMENT CONTROL BEST MANAGEMENT PRACTICES SHALL FOLLOW THE

EXCESSIVE EROSION.

PERMANENT SEEDING TO ALL NON-CONSTRUCTION AREAS WHICH SHOW SIGNS OF 

ALL CONSTRUCTION OPERATIONS WILL NOT IMPACT THE DISTURBED AREA.  APPLY 

APPLY PERMANENT SEEDING WHENEVER GRADING OPERATIONS ARE COMPLETED AND 

WITHIN ONE YEAR.  APPLY TEMPORARY SEEDING TO SOIL STOCKPILES.

FOR OVER 14 DAYS AND FINAL GRADING OR EXPOSED SURFACES IS TO BE COMPLETED 

APPLY TEMPORARY SEEDING WHENEVER GRADING OPERATIONS ARE TEMPORARILY HALTED 

NO SLOPES SHALL BE GREATER THAN 2 HORIZONTAL : 1 VERTICAL.

EROSION CONTROL FABRIC.  INSTALL FABRIC PER MANUFACTURERS RECOMMENDATIONS.

ALL SLOPES GREATER THAN 3:1 SHALL BE SPREAD WITH NORTH AMERICAN GREEN S-71

ENGINEER IF CHANGES TO THIS GRADING PLAN ARE REQUIRED TO MEET THIS GOAL.

OF THIS PLAN TO THE GOAL OF AN ECONOMICALLY OPTIMAL SITE.  CONTACT THE 

CONTRACTOR SHALL THEN FORMULATE HIS OWN OPINION AS TO THE APPLICABILITY 

SHALL REVIEW THIS PLAN, THE SITE SURVEY, AND INSPECT THE SITE ITSELF.  THE 

THIS PROJECT MAY INVOLVE IMPORT OR WASTE OF FILL MATERIAL.  THE CONTRACTOR

OF OPTIMUM.

PROCTOR METHOD.  SOIL MOISTURE CONTENT SHALL BE MAINTAINED WITHIN +/- 3% 

COMPACTED TO 98% OF ITS MAXIMUM DRY DENSITY AS DETERMINED BY THE STANDARD 

COMPACTION IN ACCORDANCE WITH THE PROJECT SPECIFICATIONS.  SOIL SHALL BE 

THE CONTRACTOR SHALL EMPLOY SOILS CONSULTANTS FOR THE TESTING OF SOIL 

BEEN SUFFICIENTLY STABILIZED.

SHALL BE RESPONSIBLE FOR MAINTAINING THESE STRUCTURES UNTIL THE SITE HAS 

RIP RAP, AND EROSION CONTROL MAT AS SOON AS PRACTICAL.  THE CONTRACTOR 

CONTRACTOR SHALL INSTALL EROSION CONTROL MEASURES INCLUDING SILT FENCE, 

CONDITIONS INFORMATION PROVIDED BY OTHERS.

ACCEPT NO RESPONSIBILITY FOR THE ACCURACY AND/OR COMPLETENESS OF EXISTING 

INFORM  THE ENGINEER OF ANY DISCREPANCIES.  THE ARCHITECT AND THE ENGINEER 

DATED 07/18/2020.  THE GRADING CONTRACTOR SHALL VERIFY CONDITIONS AND 

SITE BOUNDARY AND TOPOGRAPHIC INFORMATION IS BASED ON A SURVEY BY PLS

BENCHMARK BASIS NGVD88.

SITE BENCHMARK: CONTACT SURVEYOR FOR LOCATION AND ELEVATION OF SITE 

PIPE
COOLECTOR
ROOF DRAIN

INV.907.50
T/910.75
AREA DRAIN

INV.906.99
T/910.75
AREA DRAININV.906.40

T/909.80
AREA DRAIN

INV.907.11
T/910.75
AREA DRAIN

@ 1.0% SLOPE
37 LF 15" HDPE

INV.907.38
T/910.25
AREA DRAIN

INV.905.46
T/908.75
AREA DRAIN

INV.905.23
T/908.75
AREA DRAIN

INV.904.45
T/907.75
AREA DRAIN

INV.905.97
T/908.75
AREA DRAIN

INV(8") 903.50
INV.902.00
T/906.00
UNIT
WATER QUALITY

INV OUT892.54
INV.901.00
T/904.75
AREA DRAIN

INV.892.34
T/903.50
JUNCTION BOX

PROCEDURE
ABANDONMENT
CITY PIPE
COMPLIANCE WITH
ABANDONED IN
DRAIN SHALL BE
EXISTING STORM
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LANDSCAPE REQUIREMENT NOTES:

EXISTING TREES
6 trees to remain on site:
- 20" Maple
- 30" Maple
- 4" Ginkgo
- 4" Ginkgo
- 24" Dogwood
- 20" Dogwood
9 trees to be removed
- 1 Dogwood (dead)
- 6 Maple, 12"
- 1 multi-trunk Pear, 30"
- 1 multi-trunk Maple, 9"

12.5 PARKING LOT PERIMETER LANDSCAPE YARD
- No landscape required as total parking lot area is below 10,000 SF
- Proposed parking lot area is approximately 7,602 SF

12.6 INTERIOR PARKING LOT LANDSCAPE
- No landscape required as total parking lot area is below 10,000 SF
- Proposed parking lot area is approximately 7,602 SF

12.7 SITE LANDSCAPE
One shrub for every three feet. .
- 114 LF of western facade along Winona, 114

3     =  38 shrubs required
- 63 LF of southern facade, west wing,  along Fifths, 63

3        =  21 shrubs required
- 63 LF of southern facade, east wing,  along Fifths, 63

3        =  21 shrubs required
- 226 LF of southern facade, parking lot,  along Fifths, 226

3         =  75 shrubs required

Shade trees are required in the amount of one tree every 50 feet.
- 114 LF of western facade along Winona,  114

50  = 3 trees required
- 63 LF of southern facade, west wing,  along Fifths, 63

50        =  2 trees required (2 existing, 1 proposed)
- 63 LF of southern facade, east wing,  along Fifths, 63

50        =  2 trees required (2 existing)
- 226 LF of southern facade, parking lot,  along Fifths, 226

50          =  5 trees required

12.8 BUFFER YARDS
- No buffer yard required as there are no adjacent residential zoning.

12.9 TREE PRESERVATION
6 trees to remain on site:
- 20" Maple = 5 tree credits
- 30" Maple = 5 tree credits
- 4" Ginkgo = 2 tree credits
- 4" Ginkgo = 2 tree credits
- 24" Dogwood = 5 tree credits
- 20" Dogwood = 5 tree credits

CITY COMMENTS
"SITE -Provide a landscape plan showing that 6 existing trees per acre shall be retained on the site Existing trees shall mean any woody plant with a trunk 6 inches or more in
diameter at 1 foot above the ground; or of a horticultural variety or is highly ornamental, such as a dogwood, redbud, crabapple, sourwood, flowering cherry or peach, southern
magnolia, holly or any like similar plant and has a trunk diameter of 3 inches or more at 1 foot above ground.

Existing Site is 1.07 acres, 1.07 x 6 = 6.42 trees required to be preserved, 6 trees to be preserved and remain on site.

PLANTING LEGEND:

Trees
Qnty Botanical Name Common Name Size Notes Mature Height
3 Acer rubrum October Gory Red Maple 2" cal. central leader, full and dense 40' to 50'
2 Cercis canadensis Red Bud 1.5" cal. central leader, full and dense 20' to 30'
3 Quercus phellow Willow Oak, 2" cal. central leader, full and dense 40' to 75'
2 Ulmus parvifolia Lacebark Elm 2" cal. central leader, full and dense 40' to 50'

1 Pinus Strubus White Pine 6' ht. central leader, full and dense replacement
1 Magnolia grandiflora Southern Magnolia 6' ht. central leader, full and dense replacement

Shrubs
Qnty Botanical Name Common Name Size Notes Type
20 Abelia grandiflora Rose Creek Abelia 3 gallon full and dense evergreen
1 Hydrangea panniculata Limelight Hydrangea 3 gallon full and dense deciduous
4 Hydrangea quercus Oakleaf Hydrangea 3 gallon full and dense deciduous
16 Azalea Encore Azalea 3 gallon full and dense evergreen
20 Prunus laurocerasus Otto Luyken Laurel 3 gallon full and dense evergreen
16 Amsonia hubrichtii Bluestar amsonia ` 3 gallon full and dense deciduous/grass
15 Ilex glabra Inkberry Holly 3 gallon full and dense evergreen
46 Taxus x media Densiformis Yew 3 gallon full and dense evergreen
20 Pennisetum alopecuroides Cassian Pennisetum 3 gallon full and dense deciduous/grass
6 Baptisia australis False Indigo 3 gallon full and dense deciduous

28" Existing Maple (to remain)

30" Existing Maple (to remain)

4" Ginkgo (to remain)

4" Ginkgo (to remain)

24" mulit-trunk
Dogwood (to remain)

20" mulit-trunk
Dogwood (to remain)

1 Lacebark Elm

1 October Glory
Red Maple

1 Red Bud

Patrick Beasley
865.441.4428

patrick@beasleyla.com
2616 Teeple Street, Knoxville, TN  37917

Preliminary Plans
(not for construction)

1 Limelight Hydrangea

15 Inkberry Holly

10 Rose Creek Abelia

10 Rose Creek Abelia

9 Densiformis Yew
7 Densiformis Yew

5 Azalea

1 Oakleaf Hydrangea
3 Azalea

1 Oakleaf Hydrangea
4 Otto Luyken Laurel

8 Bluestar Amsonia

7 Densiformis Yew

3 False Indigo

6 Otto Luyken
Laurel

7 Densiformis Yew

3 False Indigo

6 Otto Luyken
Laurel

1 Oakleaf Hydrangea
4 Otto Luyken Laurel
8 Bluestar Amsonia

7 Densiformis Yew

5 Azalea

1 Oakleaf Hydrangea
3 Azalea

5 Cassian Pennisetum

5 Cassian Pennisetum

1 Willow Oak

1 Willow Oak

1 Willow Oak

2 October Glory
Red Maple

1 Lacebark Elm

9 Densiformis Yew

5 Cassian Pennisetum

5 Cassian Pennisetum

1 Red Bud

Planting Notes:
1. Contractor's base bid to include all materials, labor, permits,

equipment, tools, insurance, etc. to  perform the work as
described in the contract documents.

2. Contractor to provide allowance for soil ammendments,
percolation tests, soil tests, mulch and irrigation.

3. Contractor to complete work within schedule established by
owner.

4. Contractor to provide one year warranty for all plant material
from date of substantial completion.

5. Contractor to provide interim maintenance (watering,
pruning, fertilizing, guying, mowing, trimming, adequate
drainage of ponding areas, edging, weeding, mulching,
application of insecticides/herbicides, and general  landscape
clean-up) until substantial completion notice is provided by
the owner or landscape architect.

6. The contractor shall locate and verify all existing utilities prior
to planting and report any conflicts to the landscape
architect.  Perform work in compliance with all applicable
laws, codes, and regulations required by authorities having
jurisdiction over such work and provide for permits required
by local authorities.

7. All plant material to be specimen quality as established by
the American  Association of Nurserymen, horticultural
standards, latest edition. quality of the plant material to be
judged by the landscape  architect.  Inferior plant material to
be rejected.

8. Plant material to be free of disease, weeds and insect pests.
Damaged plant material shall be  rejected.

9. No planting shall take place until rough grade has been
reviewed and approved by the landscape architect.

10. Planting plans may need to be adjusted in the field.
Contractor to coordinate layout of plant material with
landscape architect for on site approval prior to installation.

11. Test plant beds and plant pits for adequate drainage.
Hardpan or moisture barriers shall be broken, or drain pipes
to be installed to provide proper drainage of plant areas.
Plant pits shall be excavated to the bottom of the pit.  Fill
each plant pit with water and observe the pit for 2 hours.  If
the water has not dissipated by 50% within 2 hours, notify
landscape architect of such in writing before installing plants
in the questionable area.  Otherwise contractor shall be held
liable for plants.

12. Trees shall be installed 3" above finish grade in hardpan areas
to provide good drainage unless otherwise directed.

13. Groundcover and shrub mass beds shall be cultivated to a
depth of 12 inches below grade to break through compacted
or hardpan soil.  Remove all stones, roots, and weeds.  Add
specified soil amendments and fertilizer.  Install plants,  edge
bed area, mulch and water thoroughly.

14. Set all plants plumb and turned so that the most attractive
side is viewed.

15. Plants shall be measured to their main structure, not tip to
tip of branches.

16. Tree pit and shrub pit to be twice the size of the root mass.
Fill with plant mix.

17. Broken root balls for trees shall be rejected.   Contractor to
check root balls and expose rootflares to check for root
girdling.  Do not assume the rootflare is exposed upon
purchase from the nursery.

18. Any plant materials shipped to site in uncovered vehicles/
trailer shall be rejected regardless of season.

19. All tree scars over 1 -1/2" shall be rejected and tree to be
replaced.

20. All shrubs to be dense and full.  All trees to have a
symmetrical growth habit (360 degrees) unless
uncharacteristic to plant type or otherwise noted on plans.

21. Remove all excess growth of trees and shrubs as directed by
landscape architect.  Do not cut central leader.

22. If rootball is wrapped in non-biodegradeable burlap, remove
entire wrap after placed in pit.

Site Prep  Notes:

1. All topsoil within limits of construction shall be stripped and
stockpiled in an approved location on site.  Once rough
grade is approved, the topsoil shall be reused on site as
needed.

2. Contractor is responsible for keeping site clean and trees
protected throughout the entire construction project.

3. Contractor shall have utilities located prior to beginning
work.

Specified plant mix in
planting pit

Compacted subgrade

Compacted soil mix to
prevent settling and
ensure proper drainage

Set shrubs and perennials
1-2" above finished grade.
Space plants as shown on
planting plans.

Lightly scarify rootball
and soil mass

3" Mulch as specified

Shrub & Perennial Planting
Scale: NTS

2

General Notes:
1. Excavate tree pit to a depth

equal to depth of rootball
plus 24", and a width equal
to two times the diameter
of the rootball.

2. Fill tree pit with water and
confirm percolation rate.
(Notify landscape architect
if poor drainage conditions
exist.)

3. Install tree 2-3" above
finished grade.  Avoid any
damage to rootball or trunk
of tree.

4. Add specified plant mix and
soil ammedments.

5. Remove burlap on top 2/3
of tree rootball.

6. Immediately soak tree pit
with water and remove any
air pockets that may have
occurred during backfilling.

7. Stake and guy tree with
specified materials.

Tree stake, 36" long driven a
minimum of 12" in the ground

Earth saucer to contain water
3" Mulch as specified

Polystrap

Specified plant mix in tree pit
Compacted subgrade

Rootflare of tree to be exposed.  No
mulch shall cover rootflare of tree.

Compacted soil mix to prevent
settling and ensure proper drainage

General Tree Planting
Scale: NTS

1

113.

Tree Protection Detail

A

Tree
Trunk

Drip
Line

Tree
Trunk

Drip
Line

A

B

Tree Protection Notes
1. Tree protection fencing shall be installed around trees to remain.  Use 4 foot
height, orange, plastic construction fencing fastened to metal post.  Space post 8' on
center.  Install fencing minimum of one foot outside of drip line.
2. Contractor responsible for maintaining tree protection fencing throughout
the construction process.  Tree protection fencing shall remain undisturbed.  Do not
backfill, grade, or store any material or equipment within protected area.
3. Silt fencing, where applicable, shall be outside of tree fencing protection.
5. Where trees are to be removed, such trees shall be flagged and shall be felled
away from, rather than into areas with existing trees to be preserved.

A = 4 foot height, orange, plastic construction fencing fastened to metal post.
B = Metal post.

Turf

Turf

Turf

Turf

Turf Turf

Turf

Turf

TurfTurf

Turf

Turf

Turf
TurfTurf

9" Existing multi trunk Maple
(to be removed)

30" Existing multi trunk Pear
(to be removed)

1 dead Dogwood
(to be removed)
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Existing Pine
- will be impacted
and/or removed due to
new road alignment,
replace as shown

1 White Pine

Existing Magnolia
- will be impacted
and/or removed due to
new road alignment,
replace as shown

1 Southern Magnolia
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TRANSPARENCY at 1ST FLOOR (between 2' and 10' above grade):
OPENINGS@149 SF/FACADE@ 506 SF = 29% TRANSPARENCY

TRANSPARENCY: OPENINGS@311 SF/FACADE@573 SF = 54%
(Measured between 2' & 10' above grade per Table 5-2, Knoxville Zoning Code)

TRANSPARENCY at 1ST FLOOR (between 2' and 10' above grade):
OPENINGS@220 SF/FACADE@ 909 SF = 24% TRANSPARENCY
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Luminaire Schedule

Symbol Qty Label Arrangement LLF Description Lum. Lumens BUG Rating Mounting Height [MANUFAC] [LUMCAT]

4 AA-HS SINGLE 1.000 DSX0 LED P1 40K T2M MVOLT HS 3852 B1-U0-G1 Pole Mou ted - 12'-0" Maximum O.A, Height Lithonia Lighting DSX0 LED P1 40K T2M MVOLT HS

19 L SINGLE 0.900 WDGE2 LED P1 40K 80CRI VF 1257 B0-U0-G0 Wall Mounted - 10'-0" to Bottom of Fixture Lithonia Lighting WDGE2 LED P1 40K 80CRI VF

6 N SINGLE 0.900 WF8 LED 40K MVOLT 90CRI 1629 N.A. Recessed Light in Soffit Lithonia Lighting WF8 LED 40K MVOLT 90CRI

Calculation Summary

Label CalcType Units Avg Max Min Avg/Min Max/Min

01-Front Parking Lot Illuminance Fc 1.48 4.1 0.0 N.A. N.A.

02-Building-A_FrontSidewalk Illuminance Fc 4.52 9.9 0.2 22.60 49.50

03-Building-A_Sidewalk Illuminance Fc 0.76 1.8 0.2 3.80 9.00

04-Building-B_FrontSidewalk Illuminance Fc 6.35 10.0 0.9 7.06 11.11

05-Building-B_Sidewalk Illuminance Fc 0.85 3.4 0.0 N.A. N.A.

06-FrontDoors Illuminance Fc 6.31 7.3 4.7 1.34 1.55

07-RearSidewalk Illuminance Fc 1.64 4.8 0.1 16.40 48.00

08-West_PL Illuminance Fc 0.12 0.2 0.0 N.A. N.A.

09-North-PL_1 Illuminance Fc 0.09 0.2 0.0 N.A. N.A.

10-East-PL_1 Illuminance Fc 0.24 1.0 0.0 N.A. N.A.

11-South-PL_1 Illuminance Fc 0.17 0.8 0.0 N.A. N.A.
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