
ZONING: PR  (Planned Residential) & F (Floodway)

EXISTING LAND USE: AgForVac

PROPOSED USE: Multi-dwelling development

HISTORY OF ZONING: The property was rezoned from CA to PR up to 23 du/ac in May 2022 (4-K-
22-RZ)
North: Agricultural/forestry/vacant -- CA (General Business) & RN-6 (Multi-

Family Residential Neighborhood)
South: Agricultural/forestry/vacant, public-quasi public land & commercial -- 

C-R-2 (Regional Commercial) & CA (General Business)
East: Multi-family residential, hotel (under construction) & office -- RN-6 

(Multi-Family Residential Neighborhood) & OP (Office Park)
West: Agricultural/forestry/vacant -- CA (General Business)

NEIGHBORHOOD CONTEXT: The area has multiple access points to nearby Interstate 40/ 75 and 
approximately a 1/4 mile away from the KAT "superstop" on Walbrook Drive. 
The parcel is adjacent to a Walmart Supercenter and Sam's Club, and it 
neighbors several multi-family developments. The Ten Mile Creek Greenway 
runs through the subject property.

SURROUNDING LAND
USE AND ZONING:

USE ON REVIEW REPORT

APPLICANT: DANIEL LEVY (ARCHITECT)

TAX ID NUMBER: 119 L A 00119

LOCATION: East side of Walker Springs Rd, southwest side of N Gallaher View Rd

SECTOR PLAN: Northwest County

ACCESSIBILITY: Access is via Walker Spring Road, a minor arterial street with a center turn 
lane and a 75-ft pavement width within a 112-ft right-of-way; and via N. 
Gallaher View Road, a minor arterial street with a turn lane and a 67-ft width 
within a 100-ft right-of-way.
Water Source: Knoxville Utilities Board

Sewer Source: Knoxville Utilities Board

UTILITIES:

JURISDICTION: County 3rd

APPX. SIZE OF TRACT: 18.15 acres

STAFF RECOMMENDATION:

FILE #: 7-D-22-UR

DENSITY PROPOSED: 23 du/ac

GROWTH POLICY PLAN: Urban Growth Area

AGENDA DATE: 7/14/2022

AGENDA ITEM #: 37

OWNER(S):

WATERSHED: Ten Mile Creek

STREET ADDRESS: 0 Walker Springs Rd.

View map on KGIS

Walker Springs Company
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1) Meeting all applicable requirements of the Knox County Zoning Ordinance.
2) Meeting all applicable requirements of the Knox County Department of Engineering and Public Works and
City of Knoxville Department of Engineering.
3) Meeting all applicable requirements of the City of Knoxville Department of Engineering.
4) Provide a detailed landscaping plan for review and approval by Planning staff during permitting. The
landscaping shall be consistent with the proposed landscape plan on sheet L1.
5) Providing a concrete pad for a bus stop shelter on the Gallaher View Road and Walker Springs Road
frontages in coordination and compliance with the requirements of Knoxville Area Transit.
6) Implementing the recommendations of The Rowan Transportation Impact Study (AJAX Engineering,
6/13/2022), as revised and approved by Planning and Knox County Engineering and Public Works staff (see
Exhibit B).
7) Verifying during permitting that the subject lot has a minimum of 13.82 acres zoned PR (Planned
Residential) up to 23 du/ac to support the requested 318 dwelling units.

COMMENTS:
SUMMARY
This proposal is for a 318-unit apartment complex on a proposed 14.579-acre lot (see Final Plat 7-SB-22-F – 
Agenda item # 44). The entire parcel is 18.661 acres and was rezoned from CA (General Business) to PR 
(Planned Residential) up to 23 du/ac in May 2022 (4-K-22-RZ). Only 13.82 acres of the subject site is zoned 
PR. The remaining .76 acres of the site are zoned F (Floodway) and cannot be counted toward the acreage 
when calculating the maximum density allowed. The amenities for the development include shared 
work/meeting spaces, a pool, fitness center, pickleball court, and dog park. KAT has requested a concrete pad 
for a bus stop on each frontage, with the details to be worked out during permitting.

DEVELOPMENT PLAN ANALYSIS PER ARTICLE 6, SECTION 6.50.06 (APPROVAL OR DENIAL)
In the exercise of its administrative judgment, the Planning Commission shall determine if the proposed plan is 
in harmony with the general purpose and intent of the zoning ordinance and adopted plans.

1) ZONING ORDINANCE
PR (Planned Residential) up to 23 du/ac:
a) The PR zone allows multi-dwelling development (apartments) as a permitted use. The administrative
procedures for the PR zone require the Planning Commission to approve the development plan before permits
can be issued (Article 5, Section 5.13.15).
b) This PR zone district is approved for a maximum of 23 du/ac. The subject site has 13.82 acres zoned PR,
which is 23 du/ac. If it is determined during permitting that the subject lot has less than 13.82 acres zoned PR,
then additional PR zoned acreage must be added to the subject lot, or the number of dwelling units must be
reduced to conform with the maximum density. An additional 4.082 acres zoned PR up to 23 du/ac on the
southeast side of the Ten Mile Creek is available for future development. A portion of that property is zoned F
(Floodway), so not all of the acreage can be used for density.
c) The maximum height is determined by the Planning Commission for any use other than houses and
duplexes. The proposed maximum height is 4-stories and 48 feet to the roof line. This does not include the
parapet wall and stair/elevator towers. See the attached plan for more details.
d) The peripheral setback applies to all lot lines except the southeast lot line adjacent to the remaining portion
of the PR district. The applicant requests a 25 ft peripheral setback along the Gallaher View Road frontage. All
other peripheral setbacks will be 35 ft. The requested 25 ft setback along Gallaher View Road is for only a
small portion of a building. It will not adversely impact the sense of open space between the development and
the public realm.

F (Floodway):
a) The F zone does not allow residential uses, so this acreage cannot be used toward the allowed density for
this site.
b) Approximately .76 acres of the subject site is zoned F (Floodway).

2) GENERAL PLAN – DEVELOPMENT POLICIES
a) Protect the natural drainage systems associated with floodways and floodplains (Policy 7.5) – The
development is within the 100- and 500-year FEMA floodplain, however, the property owner was previously 
permitted to fill a portion of the floodplain (see Exhibit A, Flood Study Map. The proposed development does 
not increase the area of fill.

Approve the development plan for a multi-dwelling development with up to 318 dwelling units and a 
peripheral setback reduction to 25 ft along the Gallaher View Road frontage, subject to 7 conditions.
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b) Provide trees and minimize impervious surfaces when developing parking lots (Policy 7.7) – The
development includes trees in the parking lot and around the foundation of the buildings.
c) Develop land use patterns and infrastructure that encourage trip reduction (Policy 7.12) – The subject
property is located along a transit route and near the Walbrook “Superstop”.
d) Ensure that the context of new development, including scale and compatibility, does not impact existing
neighborhoods and communities (Policy 9.3) – The proposed height will not adversely impact existing
neighborhoods because it is surrounded by commercial properties and 5-lane roads.

3) NORTHWEST COUNTY SECTOR PLAN
a) The property is classified MDR (Medium Density Residential), which allows consideration of up to 24 du/ac
in the County if the property is located within ¼ mile of transit service with sidewalk connections to the transit
service. The property has transit service on both road frontages and has sidewalk connections to the nearby
KAT “superstop” adjacent to the Walmart property.
b) The property is partially within the SP (Stream Protection) land use classification. The property owner
developed a floor study to permit filling the site, which is already complete.

4) Knoxville – Farragut – Knox County Growth Policy Plan
a) The property is within the Urban Growth Boundary. The purposes of the Urban Growth Boundary
designation are to encourage a reasonably compact pattern of development, promote the expansion of the
Knoxville-Knox County economy, offer a wide range of housing choices, and coordinate the actions of the
public and private sectors, particularly with regard to the provision of adequate roads, utilities, schools,
drainage and other public facilities and services.

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

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

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:  Cedar Bluff Elementary, Bearden Middle, and Bearden High.
• 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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Site Data
(Assuming Rezoning from CA (General Business)

to PR (Planned Residential)
Parking
Required Parking
  209 - 1 Bedroom Units
    69 - 2 Bedroom Units
    40 - 3 Bedroom Units  
  318 - Total Units

1.5 Spaces per first 20 units    20 x 1.5 =  30 spaces
 
1.5 spaces per each 2 or more bedroom units 89 x 1.5 = 134 spaces

1.0 spaces per each 1 bedroom unit            209 x 1.0 = 209 spaces
     Total Required Spaces = 373 spaces
Provided Parking
   490 surface parking spaces
   +34 garage parking spaces
   524 total parking spaces (1.64 spaces / unit)

Density
318 units / 13.819 acres (outside of Zone F) = 23 units/acre

Paved Area
4.48 acres (195,025 sf) of paved area = 31% of total site area

Amenities
Outdoor Amenities include a Pool Area, Pickleball, Court, and Dog Park.
For Indoor Amenities see Architectural Plans

06/24/22         Staff Comments

Note: Signage will meet requirements of Section
3.90 of the Knox County Zoning Ordinanace

07/05/22         Staff Comments
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Common Name Botanical Name Minimum Size QTY. % of Total Trees 
Allee Elm Ulmus parvifolia 'Emer II' 2" cal. 45 23.81%
Foster Holly Ilex x attenuata 'Fosteri' 8' ht. 39 20.63%
Sugar Maple Acer saccharim 'Legacy' 2" cal. 23 12.17%
Nutall Oak Quercus nutallii 2" cal. 50 26.46%
Redbud Cercis canadensis 'Forest Pansy' 2.5" cal. 32 16.93%

Total Trees 189 100.00%

Proposed Trees

Foundation Landscape for Buildings 1,2,& 4
Total linear footage of building - 750 lf
750 lf x 60% = 450 lf of required planting area

450 lf / 3 = 150 shrubs required
450 lf / 50 = 9 shade trees required or
       18 ornamental trees required
60% of landscape area required to be planted
with live groundcover, perennials,
or ornamental grasses

Foundation Landscape for Building 3
Total linear footage of building - 750 lf
1160 lf x 60% = 700 lf of required planting area

Planting Area Requirements
696 lf / 3 = 232 shrubs required
696 lf / 50 = 14 shade trees required or
         28 ornamental trees required
60% of landscape area required to be planted
with live groundcover, perennials,
or ornamental grasses

Landscape Notes
1. A minimum of 60% of the site landscape area to be planted
with living plant meterial.
2. Landscape area to be irrigated with an automatic, underground
irrigation system. Contractor will provide irrigation design.
3. See civil engineering plans for location of utilties, drainage facilities,
and proposed grading.
4. Trees will be located a minimum of ten feet from the center line of
underground utilities.
5. Landscaping adjacent to transformers will be located a minimum of
three feet from sides and six feet away from the side with doors.
6. Foundation plantings will be provided per requirements as noted.
7. Signage locations noted on plan for clarity. For detail see signage
plans by others

Plant List

mreynolds
Typewritten Text
Revised: 6/28/2022
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UNIT MATRIX

BLDG A (U-SHAPED BLDG)
NUMBER OF BLDGS (1)

UNIT COUNT BY TYPE
1BR'S 74
2BR'S 24
3BR'S 16
TOTAL 114

UNIT COUNT BY LEVEL
LEVEL 1 18 UNITS, 7 GARAGES
LEVEL 2 32 UNITS
LEVEL 3 32 UNITS
LEVEL 4 32 UNITS

AREA
36,380 SF PER FLOOR 
TOTAL 145,520 SF

BLDG B (L-SHAPED BLDG)
NUMBER OF BLDGS (3)

UNIT COUNT BY TYPE
1BR'S 45 (135 IN 3 BLDGS)
2BR'S 15 (45 IN 3 BLDGS)
3BR'S 8   (24 IN 3 BLDGS)
TOTAL 68 (204 IN 3 BLDGS)

UNIT COUNT BY LEVEL
LEVEL 1 14 UNITS, 9 GARAGES
LEVEL 2 18 UNITS
LEVEL 3 18 UNITS
LEVEL 4 18 UNITS

AREA
19,511 SF PER FLOOR
TOTAL 78,044 SF

(3) BLDGS 234,132 SF

UNITS PER SITE
1BR'S 209
2BR'S 69
3BR'S 40
TOTAL 318
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Exhibit A. 7-D-22-UR Flood Study Map
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Transportation Impact Study   
The Rowan  Conclusions & Recommendations 
 

 48 Revised June 2022 

CONCLUSIONS & RECOMMENDATIONS 
 

The following is an overview of recommendations to minimize the transportation impacts of the 

proposed The Rowan development on the adjacent transportation system while attempting to 

achieve an acceptable traffic flow and safety level. 

 

N Gallaher View Road at Walker Springs Road:  The 2026 projected level of service 

calculations for the signalized intersection of N Gallaher View Road at Walker Springs 

Road resulted in low to average vehicle delays during the AM and PM peak hours using 

the existing signal timing.  Based on the study analyses and review, no specific 

recommendations are proposed for this intersection. 

 

N Gallaher View Road and Walker Springs Road at Proposed East Entrance and West 

Entrance:  The results of the 2026 projected level of service calculations for the Proposed 

East and West Entrances intersections at N Gallaher View Road at Walker Springs Road 

were determined to be relatively low with respect to vehicle delays.  The construction of 

right-turn lanes for entering traffic is not warranted at either entrance.  A single exiting 

lane will be sufficient at both proposed entrances.  Entering left-turns into the 

development will be adequately served by the existing two-way left-turn lanes in the 

center of N Gallaher View Road and Walker Springs Road. 

 

2a) It is recommended that Stop Signs (R1-1) be installed, and 24” white stop bars be applied 

to the proposed entrance approaches at N Gallaher View Road and Walker Springs 

Road.  The stop bars should be applied a minimum of 4 feet away from the edge of the 

intersecting roadway and placed at the desired stopping point that maximizes the sight 

distance.    

 

2b) Sight distances at the proposed entrance approaches must not be impacted by future 

landscaping, signage, or vegetation.  Based on a posted speed limit of 40-mph on N 

Gallaher View Road and Walker Springs Road, the desirable ISD is 500 feet looking in 

each direction at each entrance.  The required SSD is calculated to be 300 feet looking to 

the north and 305 feet to the south at the Proposed East Entrance.  The required SSD is 

calculated to be 310 feet looking to the north and 295 feet to the south at the Proposed 

West Entrance.  A visual inspection determined that the intersection and stopping sight 

distances are available.  The site designer must ensure that these sight distances are 

accounted for and provided in the design plans.   
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Transportation Impact Study   
The Rowan  Conclusions & Recommendations 
 

 49 Revised June 2022 

2c) The City of Knoxville requires specific corner clearance distances between intersecting 

streets.  The intersection of N Gallaher View Road at the Proposed East Entrance will be 

within the City’s boundary.  The Proposed East Entrance will be a private driveway and 

located 235 feet away from Broome Road.  This distance is greater than the required City 

of Knoxville spacing requirement of 150 feet. 

 

 Furthermore, based on the calculations provided from the Synchro software, the 

projected 2026 AM and PM peak hour volumes turning left from N Gallaher View Road 

in the TWLTL at the Proposed East Entrance will have limited vehicle queues and 

should not interfere with the traffic operations to the southeast at the intersection of N 

Gallaher View Road at Broome Road.  As shown in the reports produced from the 

Synchro software, the maximum 95th percentile queue length for this left-turn 

movement in the TWLTL occurs in the PM peak hour and is calculated to be 7.5 feet.   
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Transportation Impact Study   
The Rowan  Conclusions & Recommendations 
 

 50 Revised June 2022 

The Rowan Internal Drives/Parking Lot Aisleways:  The current layout plan shows two 

entrance driveways with several parking lot aisleways constructed for the development, as 

shown in Figure 3.   

 

3a) A 15-mph Speed Limit Sign (R2-1) is recommended to be posted near the beginning of 

the development entrance driveways off N Gallaher View Road and Walker Springs 

Road.   Since the entrance driveways will not be public roads, a posted speed limit of 

less than 25-mph is acceptable.   

 

3b) Stop Signs (R1-1) with 24” white stop bars and other traffic signage are recommended 

to be installed at the internal locations, as shown below: 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

R1-1 

Internal Traffic Sign Locations 
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Transportation Impact Study   
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 51 Revised June 2022 

3c) Sight distance at the new internal intersections must not be impacted by signage, parked 

cars, or future landscaping.  With a speed limit of 15-mph in the development, the 

internal intersection sight distance is 170 feet.  The required stopping sight distance is 

80 feet for a level road grade.  The site designer should ensure that internal sight distance 

lengths are met.   

 

3d) With long and straight internal parking lot aisleways, 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 aisleways.  Extending 

the parking lot islands a few feet would narrow the aisleway widths and reduce the 

available driving surface.  A narrower aisleway design would reduce driver comfort 

and internal vehicle speeds.   

 

 It is not expected that the construction of the development will lead to cut-thru traffic 

between N Gallaher View Road and Walker Springs Road. It is expected that the existing 

roadways will provide greater access control with fewer potential impediments and will 

dissuade outside motorists to cut-thru The Rowan development. The travel route 

required to and from N Gallaher View Road and Walker Springs Road via The Rowan 

internal aisleways will require longer travel times due to the lack of access control, 

including residents backing out of their parking spots and pedestrian activity.  Other 

cut-thru traffic impediments include the recommended internal Stop Signs (R1-1) and 

potential speed humps or tables. 

 

3e) All drainage grates and covers for the residential development must be pedestrian and 

bicycle safe. 

 

3f) Internal sidewalks are proposed throughout the development. The internal sidewalk 

system should connect to the existing external sidewalk system provided on N Gallaher 

View Road and Walker Springs Road. Sidewalks should have appropriate ADA-

compliant ramps at intersection corners, and the internal sidewalks are recommended 

to be 5 feet minimum in width to meet Knox County regulations.  White crosswalks 

should be marked on the road pavement internally where pedestrians are expected to 

cross. 

 

3g) As shown in Figure 3, twelve parallel parking spaces are proposed adjacent to the 

Proposed West Entrance, with six on each side of the entrance driveway.  The site design 
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at the Proposed West Entrance also shows approximately 50 feet between the beginning 

of the parallel parking spaces and Walker Springs Road.  The Synchro software capacity 

calculations in the projected 2026 conditions included 95th percentile vehicle queue 

length results.  The 95th percentile vehicle queue is the recognized measurement in the 

traffic engineering profession as the design standard used when considering queue 

lengths.  A 95th percentile vehicle queue length means 95% certainty that the vehicle 

queue will not extend beyond that point.  At the Proposed West Entrance, the 95th 

percentile queue length in the 2026 projected conditions was calculated to be 0.3 vehicles 

in the AM peak hour and 0.4 vehicles in the PM peak hour for exiting vehicles. These 

values are shown in the capacity calculation worksheets in Appendix F.   Assuming a 

standard passenger vehicle length of 25 feet, this would correspond to queue lengths of 

7.5 feet in the AM peak hour and 10 feet in the PM peak hour.  These lengths indicate 

that the site design showing approximately 50 feet of separation would be sufficient.   

 

However, to provide a factor of safety to ensure that entering vehicles are not impeded, 

or backups spill onto Walker Spring Road at the Proposed West Entrance, it is 

recommended that the first pair of parallel parking spaces off Walker Springs Road be 

removed from the site design.  This removal would result in a spacing of 70 feet between 

Walker Springs Road and the beginning of the parallel parking spaces along the 

Proposed West Entrance driveway.  This change would result in a total of ten parallel 

parking spaces at the driveway entrance.  It should be recognized that providing this 

extra spacing would be beneficial due to the greater complexity of parallel parking 

maneuvers and the associated additional time to park and would allow for at least two 

passenger vehicles to queue between the parallel parking spaces and Walker Springs 

Road. 

 

3h) Transit availability is near the development site. 

The closest bus stop is approximately ¼ mile to 

the northwest near the N Gallaher View Road at 

Walker Springs Road intersection.  It is 

unknown if the developer of The Rowan is 

interested in potentially utilizing this existing 

transit system for future residents of the 

complex.  According to discussions with KAT, 

if desired, a new bus stop could be feasible on 

the west side of the development along Walker KAT Route – Crosstown Connector 
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Springs Road, where the KAT route, “Crosstown Connector”, currently exists.  A new 

bus stop at this location would carry passengers toward Middlebrook Pike and further 

destinations to the east on the route. 

 

With a KAT route available nearby, a new bus stop closer to the proposed development 

could be installed, which would provide more convenient transit access for the residents 

in the development and reduce vehicle trips. If a bus stop is desired at the development, 

a request should be submitted to KAT officials.   

 

3i) All road grade and intersection elements should be designed to AASHTO, TDOT, 

Knoxville, and Knox County specifications and guidelines to ensure proper operation. 
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