
SUBDIVISION REPORT - 

CONCEPT/DEVELOPMENT PLAN

SUBDIVISION: THOMPSON MEADOWS

APPLICANT/DEVELOPER:

TAX IDENTIFICATION:

NUMBER OF LOTS: 299

ZONING: PR (Planned Residential)

Pending

12   209

REQUIRED:

EXISTING LAND USE: Agriculture/Forestry/Vacant Land

SURROUNDING LAND North: Agriculture/forestry/vacant -- A (Agricultural)
South: Single family residential, Rural residential -- PR (Planned 
Residential), A (Agricultural)
East: Agriculture/forestry/vacant, Rural residential, Single family residential -- 
A (Agricultural)
West: Agriculture/forestry/vacant, Rural residential, Single family 
residential -- PR (Planned Residential), A (Agricultural)

USE AND ZONING:

LOCATION: West side of Thompson School Rd, northwest of Karnes Dr

JURISDICTION: County Commission District 8

SECTOR PLAN: Northeast County

APPROXIMATE ACREAGE: 108.26 acres

SURVEYOR/ENGINEER:

ACCESSIBILITY: Access is via Thompson School Road, a major collector, with a pavement 
width between 18-ft and 20-ft and a right-of-way width of 40-ft.

STAFF RECOMMENDATION:

The applicant is requesting postponement to allow additional time to address comments from staff.

PROPOSED USE:

1-F-23-DP

FILE #: 1-SG-23-C

Attached and detached residential subdivision

Postpone the development plan to the February 9, 2023 Planning Commission meeting as requested 

Postpone the concept plan to the February 9, 2023 Planning Commission meeting as requested by the 

applicant.

SUBDIVISION VARIANCES

GROWTH POLICY PLAN: Rural Area

AGENDA DATE: 1/12/2023

AGENDA ITEM #: 39

OWNER(S):

WATERSHED: Beaver Creek

STREET ADDRESS:

View map on KGIS

ROBERT G. CAMPBELL & ASSOCIATES 

7921 THOMPSON SCHOOL RD  (7923)

HAM Land Partners, LLC

Austin Johnson Robert G. Campbell & Associates

1/5/2023 01:16 PM1-SG-23-CFILE #:AGENDA ITEM #: 39 39-1PAGE #:MIKE REYNOLDS

https://www.kgis.org/maps/planningcases.html?run=SearchCases&casenumber=1-SG-23-C


COMMENTS:

This proposal is a residential subdivision with 299 lots on 108 acres. This is a density of 2.76 du/ac. The 
property was rezoned from A (Agricultural) to PR (Planned Residential) up to 2.9 du/ac in June 2022 (4-M-22-
RZ).

This development is split up into 2 phases; phase 1 has 99 lots on the south side of the stream and phase 2 
has 200 lots on the north side of the stream.

by the applicant.

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.

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

82 (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:  Gibbs Elementary, Gibbs Middle, and Gibbs 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.

1/5/2023 01:16 PM1-SG-23-CFILE #:AGENDA ITEM #: 39 39-2PAGE #:MIKE REYNOLDS
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10330 Hardin valley road suite 201  knoxville, tn  37932  t 865.690.6419  f 865.690.6448 www.fulghummacindoe.com 

THOMPSON MEADOWS SUBDIVISION 
Transportation Impact Analysis 

7921 & 7923 Thompson School Road 
Knox County, TN 

A Transportation Impact Analysis for the Thompson Meadows 
Subdivision 

Submitted to 

Knox County Engineering and Public Works

Updated December 14, 2022 
November 28, 2022 

FMA Project No. 588.014 

Submitted By: 

1-SG-23-C / 1-F-23-DP 
TIS Version 2
12/14/2022
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Thompson Meadows Subdivision 
Transportation Impact Analysis 

December 14, 2022 

22 

6 Turn Lane Warrant Analysis 

The intersections of Thompson School Road at Karnes Drive and Thompson School 
Road at both driveway connections were 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.   

There are no turn lanes warranted at the intersections of Thompson School Road at 
Karnes Drive, Thompson School Road at the proposed driveway Access #1 and 
Thompson School Road at the proposed driveway Access #2 during either the AM 
or PM peak hours after the full buildout of the Thompson Meadows Subdivision 
residential development.   

The turn lane warrant worksheets and analysis are included in Attachment 8. 

7 Conclusions and Recommendations 

7.1 Thompson School Road at Karnes Drive 

The existing, background and full buildout conditions at the unsignalized 
intersection of Thompson School Road at Karnes Drive were analyzed using the 
Highway Capacity Software (HCS7).  Thompson School Road at Karnes Drive is a 
three-legged intersection with an existing stop sign on Karnes Drive.   

The existing and background traffic conditions for the westbound approach (Karnes 
Drive) operate at a LOS A during both the AM and PM peak hours and the 
southbound approach (Thompson School Road) operates at a LOS A during both the 
AM and PM peak hours.  

After the completion of the full buildout of the Thompson Meadows Subdivision the 
traffic conditions for the intersection of Thompson School Road at Karnes Drive will 
operate as follows. The westbound approach (Karnes Drive) will operate at a LOS B 
during both the AM and PM peak hours.  The southbound approach (Thompson 
School Road) will operate at a LOS A during both the AM and PM peak hours. 

The 95% queue length is defined as the queue length that has only a 5-percent 
probability of being exceeded during the analysis time period.  The 95% queue 
length is typically used to determine the length of turning lanes in order to minimize 
the risk of blockage. 
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The unsignalized intersection capacity analysis shows the full buildout 95% queue 
length for the westbound approach (Karnes Drive) of less than one vehicle during 
the AM peak hour and 1.1 vehicles (approximately 50 feet) during the PM peak 
hour.  The existing storage lengths at the intersection of Thompson School Road at 
Karnes Drive are adequate and no additional improvements are necessary in order 
to accommodate the Thompson Meadows Subdivision residential development. 

A northbound right turn lane and a southbound left turn lane on Thompson School 
Road are not warranted during either the AM or PM peak hours per the Knox 
County Department of Engineering and Public Works handbook, “Access Control 
and Driveway Design Policy.”  

The width of Karnes Drive varies between 15.5 feet and 16 feet.  The minimum 
recommended pavement width for a local road with a 30 mph design speed and a 
low volume ADT is 18 feet per AASHTO’s A Policy on Geometric Design of 
Highways and Street.  FMA did not identify any locations where spot improvements 
might be necessary, but the existing roadway width does not meet the minimum 
recommended pavement width.   
   
The existing signage on Karnes Drive includes a speed limit sign in each direction 
and a “W1-6” horizontal rectangular sign with a large horizontal arrow pointing to 
the left for eastbound traffic approaching the horizontal curve.  FMA recommends 
any improvements to Karnes Drive between Thompson School Road and Barker 
Road including road/shoulder widening, resurfacing, increased signage, etc. be 
coordinated with Knox County Engineering and Public Works.   

7.2 Thompson School Road at Driveway Access #1  

Thompson School Road is classified as a Major Collector by the Major Road Plan.  
The minimum intersection spacing required on a collector street is 300 feet per the 
“Knoxville-Knox County Subdivision Regulations” amended through October 6, 
2022.  The driveway connection (Access #1) is located approximately 1,160 feet 
north of Karnes Drive and 590 feet south of the driveway connection (Access #2).   
The driveway Access #1 exceeds the typical minimum separation on a collector 
street; therefore, no change is necessary.   

The full buildout conditions at the unsignalized intersection of Thompson School 
Road at driveway Access #1 were analyzed using the Highway Capacity Software 
(HCS7).  The proposed driveway connection is a three-legged intersection with a 
stop sign at driveway Access #1. 

After the completion of the full buildout of the Thompson Meadows Subdivision the 
traffic conditions for the intersection of Thompson School Road at driveway Access 
#1 will operate as follows. The eastbound approach (Access #1) will operate at a 
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LOS A during both the AM and PM peak hours.  The northbound approach 
(Thompson School Road) will operate at a LOS A during both the AM and PM peak 
hours. 

A northbound left turn lane and a southbound right turn lane on Thompson School 
Road are not warranted during either the AM or PM peak hours per the Knox 
County Department of Engineering and Public Works handbook, “Access Control 
and Driveway Design Policy.”  

The minimum required sight distance for a road with a posted speed limit of 30 
mph is 300 feet in each direction in accordance with the “Knoxville-Knox County 
Subdivision Regulations” amended through October 6, 2022.  FMA measured the 
sight distance at the proposed intersection of Thompson School Road at the 
driveway Access #1 in November 2022.  At 15 feet from the edge of pavement the 
sight distance at the proposed intersection is greater than 500 feet looking to the 
north and greater than 500 feet looking to the south.  
 
Any required sight distance easements for the internal subdivision intersections 
should be coordinated with Knox County Engineering and Public Works and 
included on the final design drawings prior to construction of the subdivision.  

FMA recommends that the signs and pavement markings be installed in accordance 
with the standards provided in the Manual on Uniform Traffic Control Devices 
(MUTCD). 

7.3 Thompson School Road at Driveway Access #2 

Thompson School Road is classified as a Major Collector by the Major Road Plan.  
The minimum intersection spacing required on a collector street is 300 feet per the 
“Knoxville-Knox County Subdivision Regulations” amended through October 6, 
2022.  The driveway connection (Access #2) is located approximately 1,160 feet 
south of Lett Road and approximately 590 feet north of the driveway connection 
(Access #1).   The driveway Access #2 exceeds the typical minimum separation on a 
collector street; therefore, no change is necessary.   

The full buildout conditions at the unsignalized intersection of Thompson School 
Road at driveway Access #2 were analyzed using the Highway Capacity Software 
(HCS7).  The proposed driveway connection is a three-legged intersection with a 
stop sign at driveway Access #2. 

After the completion of the full buildout of the Thompson Meadows Subdivision the 
traffic conditions for the intersection of Thompson School Road at driveway Access 
#2 will operate as follows. The eastbound approach (Access #2) will operate at a 
LOS A during both the AM and PM peak hours.  The northbound approach 
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(Thompson School Road) will operate at a LOS A during both the AM and PM peak 
hours. 

A northbound left turn lane and a southbound right turn lane on Thompson School 
Road are not warranted during either the AM or PM peak hours per the Knox 
County Department of Engineering and Public Works handbook, “Access Control 
and Driveway Design Policy.”  

The minimum required sight distance for a road with a posted speed limit of 30 
mph is 300 feet in each direction in accordance with the “Knoxville-Knox County 
Subdivision Regulations” amended through October 6, 2022.  FMA measured the 
sight distance at the proposed intersection of Thompson School Road at the 
driveway Access #2 in November 2022.  At 15 feet from the edge of pavement the 
sight distance at the proposed intersection is greater than 500 feet looking to the 
north and greater than 500 feet looking to the south.  
 
Any required sight distance easements for the internal subdivision intersections 
should be coordinated with Knox County Engineering and Public Works and 
included on the final design drawings prior to construction of the subdivision.  

FMA recommends that the signs and pavement markings be installed in accordance 
with the standards provided in the Manual on Uniform Traffic Control Devices 
(MUTCD). 
 
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 subdivision 
north of Clear Spring proposes 95 townhome lots and 118 single-family lots for a 
total of 213 residential lots.  The concept plan shows a single entry/exit lane onto 
Thompson School Road at the driveway Access #2; therefore, consideration should 
be made to adding a boulevard entrance in order to provide an alternate means of 
access if one side is blocked.  A boulevard section is typically required to extend to 
the first major internal intersection in order to provide alternate travel paths.  

7.4 Traffic Impact Letter  

A Traffic Impact Letter evaluation was completed by Fulghum, MacIndoe & 
Associates in March 2022 for the Thompson Meadows Subdivision residential 
development during the rezoning process.  The total expected area of development 
was 95 acres and was rezoned from A (Agricultural and Estate) to PR (Planned 
Residential) with an estimated density of 3.2 units/acre or approximately 300 single 
family lots.  
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The TIL calculated the trip generation based on 300 single family lots with an 
estimated 2,772 new daily trips, 202 trips during the AM peak hour and 279 trips 
during the PM peak hour.    
 
The TIL estimated that 20% of the subdivision traffic would enter/exit using Karnes 
Drive as a “cut-thru” to access Tazewell Pike (SR 131) and the Gibbs Schools and 
that the subdivision would add approximately 41 trips during the AM peak hour and 
56 trips during the PM peak hour to Karnes Drive.    
    
The submitted concept plan has a total of 313 lots with a proposed combination of 
townhome and single family lots.  The total combined new trips generated by the 
Thompson Meadows Subdivision residential development were estimated to be 
3,032 daily trips. The estimated trips are 224 trips during the AM peak hour and 
301 trips during the PM peak hour.   

Using the same 20% estimate for traffic entering/exiting using Karnes Drive as a 
“cut-thru” to access Tazewell Pike (SR 131) and the Gibbs Schools the Thompson 
Meadows Subdivision will add approximately 44 trips during the AM peak hour and 
59 trips during the PM peak hour to Karnes Drive.   

The difference between the estimated development during the rezoning process and 
the submitted concept plan was an increase of 13 lots resulting in an expected 
increase of 260 daily trips, 22 trips during the AM peak hour and 22 trips during the 
PM peak hour. And a resulting increase to the traffic entering/exiting Karnes Drive of 
an additional 3 trips during the AM peak hour and 3 trips during the PM peak hour.   
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Date Filed

11/29/2022

Applicant Name

File Number(s)

1-SG-23-C / 1-F-23-DP

Meeting Date (if applicable)

1/12/2023

12   209 

Parcel ID

7921 THOMPSON SCHOOL RD  / 7923

Property Address

Development Request

  CORRESPONDENCE

  CURRENT PROPERTY INFO

  STAFF USE ONLY

All correspondence related to this application should be directed to the approved contact listed below.

General Location

Zoning District

PR (Planned Residential)

Owner Name (if different) Owner Address Owner Phone / Email

Name / Company

Address

Phone / Email

Robert G. Campbell & Associates

West side of Thompson School Rd, northwest of Karnes Dr

108.26 acres

Tract Size

Commission District 8

District

City

County

Planning Sector Sector Plan Land Use Classification Growth Policy Plan Designation

Existing Land Use

Septic (Y/N)Sewer Provider Water Provider

Northeast County RR (Rural Residential), HP (Hillside Protection), SP (Strea Rural Area

Hallsdale-Powell Utility District, Northeast Hallsdale-Powell Utility District

Agriculture/Forestry/Vacant Land

Development Plan

Planned Development

Use on Review / Special Use

Hillside Protection COA

Concept Plan

Final Plat

Plan Amendment

Sector Plan

One Year Plan

Rezoning

DEVELOPMENT SUBDIVISION ZONING

Austin Johnson Robert G. Campbell & Associates

7523 Taggart Ln Knoxville TN 37938

865-947-5996 / austin.johnson@rgc-a.com

672 Fox Den Ln Lafollette TN 37766 865-567-1725HAM Land Partners, LLC

Affiliation

Part of Parcel (Y/N)?

Printed 12/20/2022 3:00:19 PM1-SG-23-C



Please Print

Date

11/29/2022

Property Owner Signature

Applicant Signature

ATTACHMENTS

ADDITIONAL REQUIREMENTS

Fee 1

Fee 2

Fee 3

Total

$1,600.00

  DEVELOPMENT REQUEST

  SUBDIVSION REQUEST

  ZONING REQUEST

  STAFF USE ONLY

  AUTHORIZATION

Development Plan Use on Review / Special Use

Hillside Protection COA

Related City Permit Number(s)

Related Rezoning File Number

Pending Plat File Number

Planned Development

Attached and detached residential subdivision

Proposed Subdivision Name

Thompson Meadows

Total Number of Lots Created

313

Unit / Phase Number

1 & 2
Split Parcels

Attachments / Additional Requirements

Proposed Density (units/acre) Previous Zoning Requests

Additional Information

Proposed Zoning

Proposed Plan Designation(s)

PLAT TYPE
Staff Review Planning Commission

Variance RequestProperty Owners / Option Holders

Design Plan Certification (Final Plat)

Use on Review / Special Use (Concept Plan)

Traffic Impact Study

COA Checklist (Hillside Protection)

Phone  / Email

Other (specify)

Additional Information

Zoning Change

Plan 
Amendment 

Residential Non-residential

Site Plan (Development Request)

Home Occupation (specify)

Robert G. Campbell & Associates

Please Print

Date

11/29/2022HAM Land Partners, LLC

I declare under penalty of perjury the foregoing (i.e., he/she/they is/are the owner of the property and that the application and all associated materials are being 
submitted with his/her/their consent) is true and correct.

Printed 12/20/2022 3:00:19 PM1-SG-23-C



11/28/2022

West side of Thompson School Rd, northwest of Karnes Dr 108 acres

8th PR (Planned Residential)

Northeast County RR, HP, & SP Rural Area

Agriculture/forestry/vacant



Attached and detached residential subdivision

Attached and detached residential subdivision

0102 Concept Plan

$1,600 MR
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