
ZONING: OB (Office, Medical, and Related Services)

EXISTING LAND USE: AgForVac (Agriculture/Forestry/Vacant Land)

PROPOSED USE: Multi-family Development

HISTORY OF ZONING: The property was rezoned from A (Agricultural) to OB (Office, Medical and 
Related Services) in June 2021 (Cases 4-I-21-RZ and 4-B-21-SP).
North: Rivers Edge West School - A (Agricultural) and OA (Office Park)

South: Single family residence and cell phone tower - A (Agricultural)

East: Dollar General Market - CA (General Business)

West: Vacant land - A (Agricultural)

NEIGHBORHOOD CONTEXT: The subject property is in a neighborhood with several low density residential 
subdivsions in the PR zone. In addition, this neighborhood has a mix of 
agriculture, and commercial uses in the A and CA zones.

SURROUNDING LAND
USE AND ZONING:

USE ON REVIEW REPORT

APPLICANT: MBCOMMONS, LLC 

TAX ID NUMBER: 105   057 & 058

LOCATION: Southwest side of Middlebrook Pike, northwest of N. Cedar Bluff Road

SECTOR PLAN: Northwest County

ACCESSIBILITY: Middlebrook Pike is a major arterial with a  landscaped median and 74-ft 
pavement width within a right-of-way that varies in width from approximately 
94 ft to approximatelyt 138 ft at this location.
Water Source: West Knox Utility District

Sewer Source: West Knox Utility District

UTILITIES:

JURISDICTION: County Commission District 6

APPX. SIZE OF TRACT: 5.29 acres

STAFF RECOMMENDATION:

1) Connecting the development to sanitary sewer, as well as meeting other applicable requirements of the 
Knox County Health Department.
2) Implementation of the street and intersection improvements and driveway recommendations outlined in the 

FILE #: 7-B-21-UR

23.86

Approve the development plan for a multi-family development with up to 120 dwelling units and a 

maximum height of approximately 52 feet, subject to 8 conditions.

GROWTH POLICY PLAN: Planned Growth Area

AGENDA DATE: 7/8/2021

AGENDA ITEM #: 29

OWNER(S):

WATERSHED: Turkey Creek

STREET ADDRESS: 0 Middlebrook Pk.

View map on KGIS

Karen Speegle
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Middlebrook Commons Transportation Impact Study prepared by AJAX Engineering, as last revised on June 
15, 2021, and approved by the Tennessee Department of Transportation, Knox County Department of 
Engineering and Public Works, and Planning Commission staff.
3) Obtaining all necessary approvals from the Tennessee Department of Transportation (TDOT) for the 
location of the driveway and the required improvements to Middlebrook Pike.
4) Installation of all sidewalks as shown on the revised development plan and providing a pedestrian 
connection from the apartment complex to Middlebrook Pike as reviewed and approved by Knox County 
Engineering and Public Works staff. Sidewalks shall meet all applicable requirements of the Americans with 
Disabilities Act (ADA) and the Knox County Department of Engineering and Public Works. A bond shall be 
provided to the Knox County Department of Engineering and Public Works by the developer in an amount 
sufficient to guarantee the installation of the sidewalks.
5) Installation of all landscaping and privacy fencing as shown on the landscape plan within six months of 
issuance of the first occupancy permit for the project, or posting a bond with the Knox County Department of 
Engineering and Public Works, to guarantee such installation. 
6) Meeting all applicable requirements of the Knox County Department of Engineering and Public Works.
7) If security gates are proposed, obtaining approval from the Knox County Fire Marshal and Knox County 
Engineering and Public Works.
8) Meeting all applicable requirements of the Knox County Zoning Ordinance, including but not limited to 
Section 3.90 (Signs, billboards, and other advertising structures).

With the conditions noted above, this request meets all requirements for approval in the OB (Office, Medical, 
and Related Services) zoning district, as well as the criteria for approval of a use on review.

COMMENTS:

This proposal is for a 120-unit multi-family apartment complex on 5.29 acres and a density of 23.86 du/ac. The 
development will include three 4-story buildings and a 1-story amenity building with a pool. The property was 
recently rezoned from A (Agricultural) to OB (Office, Medical and Related), and the Northwest County Sector 
Plan was amended from LDR (Low Density Residential) to O (Office). The O land use designation does not 
have a maximum residential density and the OB zone allows consideration of up to 24 du/ac. 

Access to the site is from Middlebrook Pike and is a shared driveway with the Dollar General Market store. The 
and the applicant proposes three different options (scenarios) for improvements to Middlebrook Pike to 
improve access to the site (see sheet C3.3). Options 1 and 2 propose a new median opening, with option 1 
providing full access and option 2 providing left-in only access. Option 3 does not include a new median 
opening but does include an eastbound right turn lane. Middlebrook Pike is a TDOT facility so any 
improvements to the road must meet their standards and obtain their approval for permitting. To date, TDOT 
has only agreed to allow Option #3 because the new median opening does not meet the minimum separation 
standard between median openings.

DEVELOPMENT STANDARDS FOR USES PERMITTED ON REVIEW (ARTICLE 4.10 – SECTION 2)
The planning commission, in the exercise of its administrative judgment, shall be guided by adopted plans and 
policies, including the general plan and the following general standards:

1) THE PROPOSED USE IS CONSISTENT WITH THE ADOPTED PLANS AND POLICIES, INCLUDING THE 
GENERAL PLAN AND SECTOR PLAN. 
A. The Northwest County Sector Plan designates this property as O (Office), which does not specifically 
address residential densities. The proposed apartment development at a density of 23.86 du/ac is consistent 
with the O land use classification.
B. The site is located within the Planned Growth Area of the Knoxville-Knox County-Farragut Growth Policy 
Plan map. 

2) THE USE IS IN HARMONY WITH THE GENERAL PURPOSE AND INTENT OF THE ZONING 
ORDINANCE.
A. The OB (Office, Medical and Related Services) zone is intended to provide areas for professional and 
business offices and related activities that require separate buildings and building groups surrounded by 
landscaped yards and open areas. The intent herein is to provide centralized, compact locations for business 
offices, clinics, medical, and dental offices near residential neighborhoods. 
B. The OB zone allows consideration of the residential uses per the requirements of the RB (General 
Residential) zone. The RB zone allows consideration of densities up to 24 du/ac, however, developments over 
12 du/ac must obtain Use on Review approval.
C. The RB zone only provides a maximum height for houses and duplexes, not for other uses such as 
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apartment buildings. The height of multi-dwelling structures approved as a Use on Review shall be determined 
by the planning commission. The proposed 4-story structures with a height of 52-FT to the midpoint of the roof 
are appropriate for this location.
D. For buildings more than 3-stories in height, 1-FT of additional side yard must be provided on each side of 
the main building for each additional 2-FT in excess of 36-FT in height. For this proposal, the side setback has 
been increased from 12-FT to 20-FT for the 4-story structures. 

3) THE USE IS COMPATIBLE WITH THE CHARACTER OF THE NEIGHBORHOOD WHERE IT IS 
PROPOSED, AND WITH THE SIZE AND LOCATION OF BUILDINGS IN THE VICINITY.
A. The surrounding uses include a church to the north, Dollar General Market to the east, a residential house 
and telecommunication tower on a large lot to the south, and a vacant lot between the subject site and a 
residential neighborhood to the west.
B. There is no specific character to the area where this development is located. The subject site is located at a 
higher elevation than the adjacent church and Dollar General Market that are located between it and 
Middlebrook Pike. The structures will only be partially visible from the public road.
C. The 4-story building height is only a concern for the residential structure to the south. The existing house will 
be approximately 105-FT away from the nearest structure. The ground floor of the building is approximately 10-
FT lower than the residential lot and the applicant has proposed an 8-FT tall privacy fence on top of the 
retaining wall to provide additional screening (see that landscape plan, sheet C8.1). as shown on the 
landscape plan adjacent to the residential lot for additional screening. The residential lot also has some trees 
between the house and the proposed development. The other apartment building that is also adjacent to the 
residential lot will have evergreen trees along the property line. This structure is closer to the 170-FT monopole 
telecommunication tower. 

4) THE USE WILL NOT SIGNIFICANTLY INJURE THE VALUE OF ADJACENT PROPERTY.
A. With the inclusion of landscape screening and privacy fencing, there is no indication that a multi-family 
apartment complex will significantly injure the value of adjacent properties.

5) THE USE WILL NOT DRAW ADDITIONAL TRAFFIC THROUGH RESIDENTIAL AREAS.
A. The property has direct access to Middlebrook Pike and will not draw additional traffic through residential 
areas.

6) THE NATURE OF DEVELOPMENT IN THE SURROUNDING AREA IS NOT SUCH AS TO POSE A 
POTENTIAL HAZARD TO THE PROPOSED USE OR TO CREATE AN UNDESIRABLE ENVIRONMENT 
FOR THE PROPOSED USE.
A. There are no known uses in the area that could be a potential hazard or create an undesirable environment 
for the proposed apartment complex.

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

1124 (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:

Schools affected by this proposal:  Cedar Bluff Elementary, Cedar Bluff 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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The Planning Commission's approval or denial of this 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.  Appellants have 30 days to appeal a Planning Commission decision in 
the County.
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Transportation Impact Study 

Middlebrook Commons Executive Summary 

1 

EXECUTIVE SUMMARY 

 

Preface:  

MB Commons, LLC is proposing a multi-family residential development on the south side of 

Middlebrook Pike between Frederick Drive and Andes Road in West Knox County, TN.  This 

proposed residential development is “Middlebrook Commons” and will consist of either a 

minimum of 90 or a maximum of 120 multi-family apartments on 5.03± acres.  This development 

is anticipated to be fully built-out and occupied by 2023 and will have one entrance on the south 

side of Middlebrook Pike.  This study's primary purpose is to determine and evaluate the 

potential impacts of the development on the adjacent transportation system with two analyses: 

the development constructed with 90 and 120 apartments.  The study includes a review of the 

primary access roads and intersections and is a Level 2 study established by Knoxville/Knox 

County Planning.  Recommendations and mitigation measures will be offered if transportation 

operations have been projected to be below recognized engineering standards.     

 

Study Results:  

The findings of this study include the following: 

 Middlebrook Commons with 90 multi-family apartment units is calculated to 

generate 868 trips on an average weekday at full build-out and occupancy. Of 

these trips, 49 will occur during the AM peak hour and 71 trips in the PM peak 

hour in the year 2023.  With 120 multi-family apartment units, the development is 

calculated to generate 1,125 trips on an average weekday. Of these trips, 64 will 

occur during the AM peak hour and 91 trips in the PM peak hour in the year 2023.   

 This development will have one entrance on Middlebrook Pike, a 4-lane divided 

highway.  The entrance will be on the south side of Middlebrook Pike, adjacent 

and shared with an existing rear entrance for a Dollar General Market.  The 

entrance is calculated in the 2023 projected conditions to operate with minimal 

vehicle delays.  TDOT has stated that this proposed development would not be 

allowed to have a center median opening on Middlebrook Pike, requiring a right-

turn-in/right-turn-out-only entrance and thus requiring entering and exiting 

traffic to make U-turns at existing upstream and downstream intersections.  These 

existing intersections are currently unsignalized and operate with high vehicle 

delays on the minor approaches in the AM and PM peak hours.  One of these 

intersections, Middlebrook Pike at Andes Road/Church Driveway, currently 

meets Warrant #2 and #3 for a traffic signal, and the other intersection, 
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Middlebrook Pike at Frederick Drive/Dollar General Driveway (Main), currently 

meets Warrant #3 for a traffic signal.  The Middlebrook Pike at Andes 

Road/Church Driveway is deemed more critical in this study to be considered for 

traffic signalization due to its higher northbound and southbound traffic volumes, 

vehicle delays, and vehicle queues. 

 The addition of Middlebrook Commons with either 90 or 120 apartment units will 

not appreciably increase vehicle delays at the adjacent existing upstream and 

downstream unsignalized intersections.  The difference in projected vehicle delays 

between constructing 90 or 120 apartment units at the adjacent existing 

unsignalized intersections is negligible. 

 As discussed in the report, it is recommended that TDOT re-examine and allow a 

center median opening for the proposed entrance on Middlebrook Pike.  The 

potential median opening location is feasible based on the minimum spacing 

required, available median width, sight distance and offers several operational 

benefits.  At a minimum, it is recommended that TDOT allow a center median 

opening to allow westbound left-turns into the development. 

 

Recommendations:   

The following recommendations are offered based on the study analyses.  The recommendations 

are offered to minimize the traffic impacts of the proposed development on the adjacent road 

system while attempting to achieve an acceptable traffic flow and safety level.  The 

recommendations marked with an asterisk indicate an existing transportation need and are not 

associated with the proposed development's projected impacts. 

 

 It is recommended that traffic counts be conducted again at the intersection of 

Middlebrook Pike at Andes Road/Church Driveway when either the current 

pandemic has ended and overall traffic volumes return closer to pre-pandemic 

levels, or when it is surmised that overall traffic volumes have reached a “new 

normal” to ensure the traffic signal warrant evaluations are valid and reasonable.  

This will allow for a re-comparison of the Traffic Signal Warrants and establish a 

timeframe of if and when this intersection could be signalized.  Traffic crash data 

should also be included in the examination.  Serious consideration should be given 

to transitioning this intersection to a traffic signal due to the existing large vehicle 

delays and queues on the northbound and southbound minor approaches of 

Andes Road and the Church Driveway. 

* 
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 Without a center median opening, some apartment residents will be required to 

perform a westbound u-turn at the intersection of Middlebrook Pike at Andes 

Road/Church Driveway.  A visual examination of the sight distance available for 

westbound U-turns at this intersection was conducted and estimated to exceed the 

recommended sight distance.  Due to the horizontal curvature of Middlebrook 

Pike to the west, the sight distance at this location could be reduced if vegetation 

is not maintained on the south side of Middlebrook Pike.  This vegetation will need 

to be maintained in the future. 

 It is recommended that traffic counts be conducted again at the intersection of 

Middlebrook Pike at Frederick Drive/Dollar General Driveway (Main) when either 

the current pandemic has ended and overall traffic volumes return closer to pre-

pandemic levels, or when it is surmised that overall traffic volumes have reached 

a “new normal” to ensure these traffic signal warrant evaluations are valid and 

reasonable.  This will allow for a re-comparison of the Traffic Signal Warrants and 

establish a timeframe of if and when this intersection could be signalized.  Traffic 

crash data should also be included in the examination.   

 If a center median opening on Middlebrook Pike is not allowed, it is recommended 

that a 75-foot eastbound right-turn lane be constructed on Middlebrook Pike at the 

Dollar General Driveway (Rear)/Proposed Apartment Driveway with a taper 

length of 60 feet (5:1).  The right-turn lane should be marked with the appropriate 

right-turn pavement marking symbols.    

 It is recommended that the Dollar General Driveway (Rear) and Proposed 

Apartment Driveway entrances be separated as much as possible.  Separating the 

entrances as the properties are currently configured will be impossible since they 

share a single access point at Middlebrook Pike with limited property availability.  

The concern is that detrimental operational issues could occur if the entrance 

location remains as is.  The driveways should have 40 feet minimum edge 

clearance spacing as shown in TDOT’s Manual for Constructing Driveway 

Entrances on State Highways in urban locations.  This spacing is not possible based 

on the existing configuration and the property lines and limits as proposed.  

Obtaining additional property to the west would facilitate separating the 

entrances.  The details and layout for this entrance should be clarified further 

during the detailed design phase with Knox County and TDOT. 

 It is recommended that a Stop Sign (R1-1) and a 24” white stop bar be applied to 

the Proposed Apartment Driveway approach pavement at Middlebrook Pike. 

* 
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According to the MUTCD, Stop Signs (R1-1) can be installed up to a maximum of 

50 feet from the edge of the intersecting street.  The stop bar should be applied at 

a minimum of 4 feet away from the extended edge of the proposed right-turn lane 

on Middlebrook Pike and should be placed at the desired stopping point that 

maximizes the sight distance.   

 Intersection sight distance at Dollar General Driveway (Rear)/Proposed 

Apartment Driveway must not be impacted by future landscaping or signage.  

Based on a posted speed limit of 40-mph on Middlebrook Pike, the required 

intersection sight distance is 475 feet looking to the west.  Based on an existing 

grade of 3% on Middlebrook Pike and a posted speed limit of 40-mph, the stopping 

sight distance is calculated to be 315 feet for eastbound vehicles on Middlebrook 

Pike.  The site designer must verify that these distances will be available. 

 It is recommended that a 15-mph Speed Limit Sign (R2-1) be posted near the 

beginning of the apartment driveway off Middlebrook Pike.     

 Stop Signs (R1-1) and 24” white stop bars should be installed on the new internal 

aisleways and locations, as shown in the report. 

 Sight distance at the new internal intersections in the development must not be 

impacted by new signage or future landscaping.  With a speed limit of 15-mph in 

the development, the internal intersection sight distance requirement is 170 feet.  

The stopping sight distance required is 80 feet for a level road grade.  The site 

designer should ensure that internal sight distance lengths are met. 

 Due to the long, straight internal east-west parking lot aisleway to the north of 

Buildings 1 and 2, it is recommended that speed humps or tables be considered to 

reduce internal traffic speeds in the development.  Alternatively, parking lot 

islands could be extended toward the aisleway.   

 Due to the vast expanse of pavement in front of the access gate, it is recommended 

this pavement area be marked to show the predominant travel pattern expected 

for entering vehicles.  These pavement markings should include a single yellow 

centerline from Middlebrook Pike south to the access gate and a painted island 

with white transverse crosshatch markings on the pavement. 

 All drainage grates and covers for the residential development need to be 

pedestrian and bicycle safe. 

 It would be beneficial for the internal sidewalk system to tie to the sidewalk system 

on Middlebrook Pike.  However, due to the narrow width of the entrance access 

property and the steep grade, it is most likely not feasible. 
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 All road grade and intersection elements internally and externally should be 

designed to AASHTO, TDOT, and Knox County specifications and guidelines to 

ensure proper operation. 

 It is recommended that TDOT re-examine the decision of not allowing a center 

median opening at the Proposed Apartment Driveway location.  Allowing a center 

median opening would allow left-turns-in and out or, at a minimum, allow for 

westbound left-turns-in.  Allowing left-turns-in would eliminate U-turns from the 

apartment residents at the intersection of Middlebrook Pike at Andes 

Road/Church Driveway, would facilitate the majority of entering generated traffic, 

and eliminate the need for the exclusive eastbound right-turn lane.  If a center 

median opening is not allowed on Middlebrook Pike, the possibility of cut-thru 

traffic by the apartment residents occurring on the Dollar General Market property 

will remain high. 

 If a center median opening is not allowed for the apartment development, it is 

recommended that Do Not Enter Signs (R5-1) and speed humps be installed on the 

north side of the Dollar General Market property at the existing one-way parking 

lot aisle.  These installations will require cooperation between the two entities and 

may require Knox County's assistance to facilitate the installation to reduce cut-

thru traffic. 
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