
ZONING: RN-2 (Single-Family Residential Neighborhood)

EXISTING LAND USE: Commercial

PROPOSED USE: Multi-family dwellings

HISTORY OF ZONING: None noted

North: Agriculture/forestry/vacant Land, single family residential - RN-1 
(Single-Family Residential Neighborhood), RN-2 (Single-Family 
Residential Neighborhood)

South: Single family residential - RN-2 (Single-Family Residential 
Neighborhood)

East: Rural residential, single family residential - RN-1 (Single-Family 
Residential Neighborhood), RN-4 (General Residential 
Neighborhood)

West: Public/quasi public land (vacant), single family residential - OS 
(Parks and Open Space), RN-2 (Single-Family Residential 
Neighborhood)

NEIGHBORHOOD CONTEXT: The site is the former Giffin School in the South Haven neighborhood. The 
surrounding uses are predominately detached houses. Baker Creek is 
located along the north property boundary and a tributary to Baker Creek is 
along the east property line. Mary James Park is located to the southeast of 
the site.

SURROUNDING LAND
USE AND ZONING:

APPLICANT:

TAX ID NUMBER: 109 C D 032

LOCATION: East side of Beech Street, south of Lenland Avenue

SECTOR PLAN: South City

ACCESSIBILITY: Access is via Beech Street, a local street with a pavement width that varies 
from 22 ft to 27 ft within a 40-ft right-of-way. A 5' wide sidewalk is located on 
the same side of the street as the subject property.
Water Source: Knoxville Utilities Board

Sewer Source: Knoxville Utilities Board

UTILITIES:

JURISDICTION: City Council District 1

APPX. SIZE OF TRACT: 6.21 acres

FILE #: 11-A-23-PD

12.4 du/ac

GROWTH POLICY PLAN: N/A (Within City Limits)

AGENDA DATE: 11/9/2023

AGENDA ITEM #: 18

OWNER(S):

WATERSHED: Baker Creek

STREET ADDRESS:

View map on KGIS
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STAFF RECOMMENDATION:

1.  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.  The development shall comply with the City of Knoxville Zoning Ordinance unless an exception has been 
approved through the planned development process outlined in Article 16.7.
5.  All Project Documents are incorporated herein by reference and made a part of this Staff Report as if they 
were fully set out verbatim. To the extent there is a conflict or ambiguity between the terms of any of the 
Project Documents, and notwithstanding anything to the contrary in the foregoing documents, the order of 
priority listed below will be used for purposes of resolving the conflict or ambiguity:
     a. The Approved Final Plan;
     b. The Approved Preliminary Plan, Planning File No. 4-A-22-PD;
     c. The City of Knoxville Zoning Code.

COMMENTS:

Project Description

Historic Giffin LP is proposing a multi-family development that includes the renovation of the historic Giffin 
School and the construction of two new buildings.  The development has 77 dwelling units composed of 
efficiencies, one, two, and three-bedroom residences. In addition to dwelling units, the historic school structure 
includes approximately 3,000 sqft of community gathering space that will be available to residents and 
neighborhood groups for meetings, small events, and group activities.

The community benefits identified by the applicant to justify the requested exceptions from the City’s Zoning 
Code are:
1.  Preservation of the historic Giffin School structure. 
2.  Providing workforce housing.
3.  Providing community gathering space, made available to neighborhood groups.  

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 (4-A-22-PD). Under 
each exception is verification that the proposal is in conformance with these standards.
1.  Article 9-2, Table 9-1: Add Dwelling – Multi-Family as a permitted use in the RN-2 district.
-- The proposal is for a 77-unit multi-family development. The final plan is in conformance with this exception 
and the RN-2 district.
2.  Allow 1 dwelling unit per 3,500 sq. ft. of land area (MF: 3,500 SF/DU)
-- The property is 6.21 acres, which allows up to 77 dwelling units. The final plan has 77 dwelling units.
3.  Remove/delete RN-2 from Article 10.1.A General Development Requirements EN, RN-1, and RN-2 Districts 
allow no more than one principal building per lot. In all other districts, more than one principal building is 
permitted on a lot.
-- This proposal has three primary structures: the historic school structure and two new multi-family structures. 
The final plan is in conformance with this exception.

The proposed development is in conformance with the other dimensional and design standards of the RN-2 
(Single-Family Residential Neighborhood) zoning district and no non-conformities with the other general 
standards of the zoning ordinance were identified by Staff as part of this review.

Approve the final plan for the Historic Giffin Square development with 77 multi-family dwelling units 

because it is in substantial conformance with the approved preliminary plan (4-A-22-PD), subject to 5 

conditions.

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

Development) designation.

7 (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.
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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.

Schools affected by this proposal:  Dogwood Elementary, South Doyle Middle, and South Doyle 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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July 12, 2022 

Mr. Mike Conger 
Knoxville-Knox County Planning 
400 Main Street, Suite 403 
Knoxville, TN 37902 

Re:  Traffic Letter for Griffin School Apartments 

Dear Mr. Conger: 

Giffin Senior Community, LLC is proposing a multi-family residential development at 1834 
Beech Street in Knoxville, Tennessee.  The total area of development is 6.30 acres and the 
property is currently zoned as RN-2 (Single-Family Residential Neighborhood).  The 
preliminary concept plan shows the construction of a new parking lot, two new apartment 
buildings with 77 apartment units and the existing two-story brick building to remain. 
Construction is proposed to take place this year and this analysis assumes full build out for 
the development will occur in 2025. 

A preliminary schematic including the two driveway locations is included in the 
Attachments.  

The purpose of this traffic analysis is to evaluate the trip generation and trip distribution of 
the development as well as the sight distance at the access points to Beech Street.      

Existing Site Conditions 
Beech Street is a two-lane road with a minimum width that varies between 22 feet and 24 
feet. The Knoxville-Knox County Planning Commission does not classify Beech Street; 
therefore, it is considered a local street. The posted speed limit on Beech Street is 30 mph. 
There is an existing sidewalk located on the east side of Beech Street between Lenland 
Avenue and McClung Avenue.  An aerial photo of the existing property is included in the 
attachments.  

Transit Network 
The Knoxville Area Transit (KAT) operates in the vicinity of the proposed development. 
Route 40 (South Knoxville) travels from Knoxville Station to Island Home Drive, to the 
intersection of Sevier Avenue at Sevierville Pike and to Chapman Highway.  The nearest 
KAT stops are currently located on Sevier Avenue at McClung Avenue and McClung 
Avenue at South Haven Road on Route 40.  The walking distance from the site to the 
nearest bus stop is approximately 0.2 miles or a 5-minute walk.   A map of KAT bus route 
40 is included in the attachments and labeled “Transit Network”. 

11-A-23-PD
(4-A-22-PD) 
TIL Version 3 
7/12/2022



Mr. Conger 
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Pedestrian / Bicycle Network 
There are no designated bike lanes or paved greenways that access the proposed 
development along Beech Street.  The “Knoxville Bicycle Map 2017” classifies McClung 
Avenue and South Haven Road as comfortable bike routes. Nearby there are signed bike 
routes along Island Home Avenue and Sevier Avenue as well as the paved Will Skelton 
Greenway north of the proposed development.  A copy of the Knoxville Bicycle Map 2017 
is included in the attachments and labeled “Bicycle Network.”    
 
Trip Generation  
The Giffin School Apartments proposes 77 apartment units.  The Knoxville-Knox County 
Planning Commission published a memorandum (“Local Trip Generation Rates for Multi-
Family Residential Uses”, August 14, 2000) for the purpose of providing locally collected 
data for all multi-family residential developments.  The fitted curve equations from the local 
study were used to calculate site trips for the Giffin School Apartments. A trip generation 
summary is shown in Table 1 – Trip Generation Summary. 
 

Table 1 - Trip Generation Summary  
Giffin School Apartments 

 
 

Land Use  Density  Daily   AM Peak Hour  PM Peak Hour 
     Trips  Enter Exit  Enter Exit 

 
Apartments   77 units  754  9 33  34 28 
(Local Trip Gen Study)  

 

The total number of new trips generated by the proposed residential development at Giffin 
School Apartments is estimated to be 754 new daily trips, 42 trips during the AM peak hour 
and 62 trips during the PM peak hour.  
 
Trip Distribution 
The directional distribution of the traffic generated by the Giffin School Apartments was 
estimated using the existing roadway network.  FMA assumed that 50% of traffic would 
enter/exit from the intersection of S Haven Road at Lenland Avenue and 50% of traffic 
would enter/exit from the intersection of McClung Avenue at Beech Street.   
 
Figure 1 shows the peak hour trip distribution and Figure 2 shows the peak hour site traffic 
from the Giffin School Apartments.   
 
Driveway Connections 
There are two proposed full access driveway connections shown on the preliminary 
schematic.  The first driveway will tie into the existing intersection of Beech Street at Buford 
Street and the second driveway connection is located in the vicinity of the existing Giffin 
School southern driveway.    
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Sight Distance   
The minimum required stopping sight distance was determined using the AASHTO 
“Geometric Design of Highways and Streets.”  The required stopping sight distance is 200 
feet with a road with a 30 mph design speed.  At the driveway connections the stopping 
sight distance was measured with a driver height of 3.5 feet and an object height of 2.0 feet 
per AASHTO.   
 
The required stopping sight distance at the proposed intersection of Beech Street at Buford 
Street / driveway connection (north) is 227 feet traveling northbound with a +9% upgrade 
and 184 feet traveling southbound with -6% downgrade.  The required stopping sight 
distance at the proposed intersection of Beech Street at driveway connection (south) is 200 
feet traveling northbound and southbound with a less than 3% grade.   
 
The sight line profiles for the intersection of Buford Street / driveway connection (north) at 
Beech Street and Beech Street at driveway connection (south) are included in the 
attachments.       
 
Conclusion and Recommendations 
Beech Street between the intersection with Buford Street and the intersection with McClung 
Avenue has some pavement sections that are uneven; however, the overall condition of the 
pavement and sidewalks in the vicinity of the proposed development are in good condition.  
FMA recommends any improvements on Beech Street, including driveway access and 
location, resurfacing, striping plan, etc. be coordinated with the City of Knoxville.   
 
The sight distance evaluation showed that the two proposed driveway connections have 
adequate stopping sight distance.  FMA recommends that the sight distance be certified by a 
surveyor prior to the completion of construction activities. 
 
I hope that this is helpful.  Please contact me if you have any questions. 
 
Thank you, 

 
Addie Kirkham, P.E. 
 
Enclosure:  Attachments 
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Transit Network 

 

Bus Route 40 (South Knoxville)

 

Project Site 

Project Site 



Bicycle Network 
 
 

 

 

 

Project Site 



Project:  Giffin School Apartments
Date Conducted: 7/12/2022

Local Apartment Trip Generation Study
77 Apartment Units

Average Daily Traffic
T = 15.193 (X)^0.899
T = 15.193 (99) ^0.899
T = 754

Peak Hour of Adjacent Street Traffic
One Hour Between 7 and 9 a.m.
T = 0.758 (X) ^0.924
T = 0.758 (77) ^0.924
T = 42

Peak Hour of Adjacent Street Traffic
One Hour Between 4 and 6 p.m.
T = 0.669 (X) + 10.069
T = 0.669 (77) + 10.069
T = 62

Enter Exit Enter Exit
Weekday (24 hours) 754 50% 50% 377 377
AM Peak Hour 42 22% 78% 9 33
PM Peak Hour 62 55% 45% 34 28

Time Period Total Trips
Percent Number
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01 Proposed Use 
 

 

The proposed use as defined in this Final Plan application adheres to the Preliminary Plan approved  in June 2022 with minimal modifications.  

    
 “Historic Giffin Square” is anchored by and builds upon the community legacy of Giffin School, circa 1928 - 1950. 

 
The school building is on the National Register of Historic Places and the National Park Service has previously approved Part 1 & 2 of our Historic Tax Credit 
application; currently being resubmitted to reflect use as “workforce” housing.  

 
The proposed development will provide well-appointed multi-family housing units for working class families and individuals. The formularized rents will address a 
critical housing need for those in the South Haven Neighborhood and larger Knoxville Community below 60% of the median income range. 

 
The development will provide 77 dwelling units composed of Efficiencies, One, Two, and Three-Bedroom residences. The historic structure, incorporating 
Commons spaces, and two new residential buildings will be utilized. 

 

 

02 Community Benefits 
 

The proposed Planned Development presents a flexible and creative design preserving historic architecture through an innovative site and facility design of 
affordable multi-family housing posing a number of benefits to the City and South Haven Neighborhood. 

 

The Planned Development application was originally submitted February 28, 2022. Upon acquiring the property in 2015, we established a relationship with the 
South Haven Neighborhood Association ( SHNA ). Prior to submitting our application, we engaged the SHNA in dialogue and discussion about our proposed 
development resulting in a series of Neighborhood forums: 
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2022 
February 19 Met at Hillcrest United Methodist Church to present / discuss a preliminary plan and receive input. (attendance aprx 20-25) 
March 26 Met at owner / developer office to present/discuss 2-28-22 application and receive input. (attendance aprx 25+) 
April 16 SHNA met at Hillcrest United Methodist Church to discuss/collect definitive input as requested by owner/developer. (attendance aprx. 25) 
April 22 Video conference to clarify 4-16-22 SHNA input. 
May 7 Met at owner / developer office to present/discuss revised concept and receive input. (attendance 6) 
May 21 Met at Hillcrest United Methodist Church to again present / discuss revised concept for those unable to attend the 5-7-22 meeting and receive additional input. (15 attendance) 
Additionally the owner / developer offered open office hours for “drop by” discussion of the development. 

2023 
February 13  Attended South Knoxville Community Open House and offered update to SHNA members in attendance. 
August 24  Presented design / project update and reviewed the SHNA M.O.U. item by item to the SHNA monthly meeting with no dissenting opinions expressed (attendance aprx 15-20) 
September 25 Shared Final Plan submittal with SHNA President for sharing with members 
October 26  Shared design progress via Miro Boards with SHNA President for sharing with members 
October 27  Shared revised Final Plan with SHNA President for sharing with members 

The developer / owner has maintained communications with the SHNA on a regular basis monitoring monthly SHNA developments and providing updates on Giffin project milestones as they occur. 

In consideration of this process, salient community benefits and the results of the neighborhood’s involvement are as follows: 

• Restores a vacant derelict “historic property” to meaningful use. The
property has been on Knox Heritage’s “Fragile Fifteen“ for a number of
years. The existing building cannot readily be demolished, and the site
utilized otherwise due to an easement and deed restriction held by Knox
Heritage. The property is on the National Historic Register.

• Development and occupancy of the property will add vitality, increased
security, activity, and a welcome addition to the neighborhood.

• Housing in the development’s price range is sorely needed in Knoxville.
“Workforce Housing” is not public housing, far from it. This type housing
will be very beneficial to Knoxvillians in that it lowers the cost of good
family housing through federal tax credits and private dollars.

The people who will benefit from our development are teachers, police and
firemen, service workers (servers, cooks, bartenders), coaches, church staff,
mechanics, construction workers, virtual workers, etc.….a mixture
comparable to the vocations and incomes of current-day South Haven /
South Knoxvillians. It is fair to say that our development will offer quality
housing opportunities to the very families and friends of those currently
living in the South Haven Neighborhood.

The project brings working families and individuals…. contributing to the 
community and strengthening the neighborhood economy. 

• New buildings:

• are required to be compatible and complimentary of the 1928 Colonial Revival (Barber & McMurray) and the 1950 
Modernist (Bruce McCarty) styles of the school. The exteriors of the school will be rehabilitated per the Secretary of 
the Interiors Standards for the Treatment of Historic Properties and as per a Knox Heritage easement / deed 
restriction recorded at the Knox County register of Deeds.

• will attain a high level of sustainability and environmental innovation.
• New construction has a low impact on street frontage. One building aligned with the existing building setback, has 

only a nominal 130’ front elevation. The second building is located due east of and aligns with the first. Elevations of 
the new buildings at the ambient Beech Street topography are of an allowed three-story residential height of 35’; 
lower than the roof ridge line of the existing historic school building.

• new construction is essentially limited to the existing playground area and intrudes only approximately 2,200 SF 
into existing tree line at each dwelling unit building.

• Community Gathering Space will include computers / internet service, warming / catering kitchen, gathering / event 
space, workout space,  mailboxes, restrooms, and laundry facility. As agreed upon during prior meetings with the 
South Haven Neighborhood Association, the owners of Historic Giffin Square property will make available to 
residents and neighborhood groups the approximately 3,000 square feet of new community space for meetings, small 
events, and group activities. We see ourselves and our residents as invested members of the South Haven community 
and will make good faith efforts to participate in all community events that occur in the years to come."

• Density, through collaboration with the neighborhood, resulted in dwelling units reduced from 99 to 77 generating 135 
bedrooms, a reduction of 64 bedrooms from the original submittal.
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• Parking:

• Although 78 spaces are required of the development, we are providing 
one space per bedroom to allay the concerns of the SHNA. Our Final 
Plan application requests approval for 140 spaces . The maximum 
allowable by code is 143.

• Sight Lines:

• were studied and it was determined that sight lines are not a problem, 
allaying SHNA concerns.

• Storm Drainage:

• concerns were eliminated by communicating the City’s requirement that 
the new development requires that pre-development rates of storm water 
discharge be maintained.

• Developers are strongly incentivized to maintain the development and to 
keep occupancy rates high through a minimum 30-year commitment to 
the property or they risk elimination from future tax credit deals in 
addition to the loss of their substantial financial guarantees. The 
development will have an on-site property manager and maintenance 
foreman. A template lease to be utilized for the property has been shared 
with the SHNA that strongly addresses the concerns of the neighborhood 
regarding safety and management.

• The development is poised to begin immediately upon approval of
the Planned Development.

• More than $1,000,000 has been spent to date in stabilization of
the property.

• The previously approved Historic Tax Credit is subject to
minor adjustments and a new application resulting from
the interior floor plan changes.

• First-class site design and development provides a
handsomely landscaped and maintained site as an
outdoor amenity for residents and visitors.

• All elements of the project are outside the flood plains.

• Mature plant material on sloped areas will be sensitively maintained and cleared of underbrush,
providing a pleasing canopy for passive use and exploration. Diseased and damaged trees will be
professionally pruned or removed. We are committed to the reforestation of the flood plain in
compliance and cooperation with jurisdictional authorities.

• The development will offer additional benefits in the form of:

• gathering spaces and amenities such as plazas, gardens, pedestrian walks, and landscaped areas.
• sustainable design and architecture will address elements such as high-quality, energy efficient

construction  using established standards such as Energy Star (etc.).
• Preservation of existing environmental features, protections for steep slopes, provision of additional trees

and plant material through our landscaping / reforestation effort for the slopes and flood plain.
• welcome the opportunity to work with the City to incorporate on / or tangent to our property, the

development of recreational open space, including parks and playgrounds, natural water features (Baker
Creek) and conservation areas, jogging trails and fitness courses (Giffin Trail), dog parks, and similar
features.

• Affordable housing set-asides are a key characteristic and motivation for our proposed project.
• While not establishing senior housing set-asides based on Section 8 housing, we will rent to seniors,

accepting vouchers, etc. Our Efficiency Units are a good fit for seniors.
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03 RN-2 District Exceptions 

Giffin Historic Square requires three exceptions to the underlying RN-2 zoning requirements as follows: 

Exception #1: Article 9-2, Table 9-1: Add Dwelling – Multi-Family as a permitted use in the RN-2 district. 

Exception #2: Allow 1 dwelling unit per 3,500 sq. ft. of land area (MF: 3,500 SF/DU) 

Exception #3: Remove/delete RN-2 from Article 10.1.A General Development Requirements EN, RN-1, and RN-2 
Districts allow no more than one principal building per lot. In all other districts, more than one principal 
building is permitted on a lot. 

• The concept utilizes 3 buildings: existing historic structure and two new residential buildings; more than two acres per
building.

• Article 10 Site Development Standards; 10.1 - General Development Requirements
Number of Structures on a Lot
There must be no more than one principal building per lot in the EN and RN-1 Districts. This does not include permitted accessory
structures or permitted accessory dwelling units. In all other districts, more than one principal building is permitted on a lot, provided that
all structures comply with the dimensional standards of the district

cody
Rectangle

cody
Typewritten Text
MF: 3,500 sf per DU
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04 RN-2 Applicable Regulations 

1. Design complies with the standard for façade development. Please reference attached elevations and “material palette”. New buildings are respectful and
compatible with the existing building and neighborhood character.

2. Design complies with the standard for façade development. Please reference attached elevations and “material palette”. New buildings are respectful and
compatible with the existing building and neighborhood character.

9.3.I – PRINCIPAL USE STANDARDS: Dwelling - Multi-Family or Townhouse 
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The material palette options of the new buildings were developed after careful study of the elements and characteristics of the existing, historical Giffin 
School. The material palettes draw inspiration from the original contextual elements found on the campus. Brick, limestone, wood, steel, aluminum, and 
glazed block materials clad this historic structure, which spans from the 1920’s to 1950’s. With limestone noticeably absent from the adjacent 1950’s building, 
this material was reintroduced, along with presently represented materials such as brick and aluminum / steel, and incorporated into the new new residential 
buildings, serving as the primary palette for the new addition.  

“INVERSE” 
Inverse looks at incorporating the existing color palette into new 
materials and textures. The goal of this option is to incorporate 
enough of the existing building language into the new facades  to 
create a contemporary interpretation without mimicking the 
historic school elements. 

“EARTH TONE” 
Drawing inspiration from the "carving" of the site, Earth Tone 
attempts to re-blend the new buildings with the landscape, while 
still reflecting materiality of the existing school through the primary 
masonry elements. Fiber cement panels also incorporate existing 
color tones of the historic 12-over-12 windows. 

“TRADITIONAL” 
The Traditional palette aims to make a direct correlation between 
the new and existing buildings in materiality and color. This option 
relies on the massing and geometry as a primary differentiator 
between new and existing. 
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3. Façade Transparency exceeds the required minimum of 20% and expresses design elements and horizontality of adjacent 1950’s modernist design. Façade
Transparency as shown of elevations represents approximately 24%.

4. Design complies with the standard. New prototypical buildings are separated by +80’  from each other and are 81’-0” from the existing building.

5. A. Design complies with the standard. No materials listed are used. Please reference attached elevations and aforementioned material palette options. New
buildings are respectful and compatible with the existing building and neighborhood character.

B. Design complies with the standard. Design incorporates aluminum / steel as a “slab cap” on elevations in respect of steel windows and trim of existing
historic building.   No other materials listed are used. Please reference attached elevations and aforementioned material palette options. New buildings are
respectful and compatible with the existing building and neighborhood character.

10.1 – GENERAL DEVELOPMENT REQUIREMENTS 

A. Number of Structures on a Lot
• Approved Exception #3: Remove/delete RN-2 from Article 10.1.A General Development Requirements EN, RN-1, and RN-2 Districts allow no more than

one principal building per lot. In all other districts, more than one principal building is permitted on a lot.

10.3 – ACCESSORY STRUCTURES AND USES 

N. Flat Roof Features
• Design complies with this standard. A green roof is designed for the one unit on the lower floor of each new building and is addressed in the structural

narrative provided.

O. Freestanding Roofed Structure, Pergola, or Gazebo
• Design complies with this standard. A pergola is designed for the interior courtyard of the existing building with outdoor gathering space.

T. Mechanical Equipment
• Design complies with this standard. Ground mounted equipment will be screened by year-round landscaping that is compatible with the architecture and

landscaping of the development.  Roof mounted equipment is screened by a combination of setbacks and parapets.  Please reference attached Civil and
Landscape Architecture documents.

W. Refuse Dumpsters, Recycling Containers, and Recycling Collection Facility
• Design complies with this standard. Refuse dumpster enclosure utilizes the surrounding building materials and are architecturally compatible with the overall

development.

ARTICLE 11. – OFF-STREET PARKING ( 11.4  - Req. Off-Street Parking Spaces / 11.9 – Bicycle Parking Provisions / 11.10 – Req.Off-Street Loading Spaces) 
PARKING PROVIDED: 140 SPACES* (requested by South Haven Neighborhood Association) 
CALCULATION: 1 PARKING SPACE PER BEDROOM + 1 LOADING SPACE 

PARKING REQUIRED = 78 SPACES 
EXISTING BUILDING: 
17 EFFICIENCIES X 1.2 = 20.4 
18 ONE BEDROOM X 1.2 = 21.6 
NEW CONSTRUCTION: 
14 TWO BEDROOM X 1.45 = 20.3 
28 THREE BEDROOM X 1.70 = 47.6 
LOADING SPACE = 1 
CALCULATION: TOTAL 111 SPACES X 70% EXCEPTION FOR PUBLIC TRANSIT = 78 SPACES 

BICYCLE PARKING PROVIDED = 20 SPACES; with capacity for additional spaces 

BICYCLE PARKING REQUIRED = 19.25 SPACES 
CALCULATION: 0.25 per unit x 77 units = 19.25 SPACES 
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05 Development Concept 

The Development concept for Giffin Historic Square is sensitively designed to fit the context, pattern, and history of an established neighborhood. The holistic 
design features and coordinates the many characteristics of the property: historic school’s multiple architectural vernaculars, park-like setting bordered by a natural 
creek, dramatic slopes, mature trees, and the scale of a traditional neighborhood. 

In addition to the many benefits listed above, specific characteristics and elements of the development concept are summarized as follows: 

Minimum Required Off-street parking / loading plan is satisfied with 140 spaces against a requirement of 78 and a zoning maximum allowable 143.  

Circulation will utilize the existing curb cut to the south of the property at Beech Street and a “loop” drive to a second new curb cut aligning with Buford Street 

Landscape Plan as required by zoning code will meet or exceed requirements. Existing healthy plant material and trees will be preserved to the greatest degree 
possible. The site, as is, provides for a park-like setting for our new residents. 

Building Footprints utilize the existing building pad established by the original school and constituted by the former school building, school’s ball fields, service 
areas and drives. New buildings are located on this established building pad to maximize “at grade” entrances. 

Architectural Elevations of the historic building shell will be rehabilitated per the Secretary of the Interior’s Standards for the Treatment of Historic Properties 
and as established by Instrument No. 201505220063596 in the Knox County Register of Deeds Office (easement / deed restriction held by Knox Heritage) . This 
protocol requires interior elements to be preserved and incorporated into the interior buildout and modifications. 
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New buildings borrow from the existing structure’s Colonial Revival and Modernist architectural vernacular. Design of the new buildings is subject to review per 
historic criteria and must be compatible and complimentary to the historic structure. Tasteful, timeless modern-day aesthetics are incorporated in the new structures.   

 
Project Signage will be located as compliant with the Knoxville Zoning Ordinance and as allowed in the RN-2 District. Owner will apply for a City of Knoxville 
Sign Permit as design progresses and the name of the development is confirmed. 

 
Building Setbacks will be compliant with the Knoxville Zoning Ordinance and as allowed in the RN-2 District. No exceptions to building setbacks are being 
requested. 

 
Storm Drainage infrastructure will be brought into good working condition and improvements implemented to comply with City Engineering Department’s 
requirements. Storm water will be retained detained per City requirements at pre-development rates. 

 
U.S. Mail will be delivered to the Commons mailroom. Residents will access individual address mailboxes by key / code. No exterior mailboxes will be provided 
for this project. 

 
Amenities will include passive elements such as benches / site seating, playground equipment, computers / internet service, warming / catering kitchen, gathering / 
event space, workout space,  mailboxes, restrooms, and laundry facility. No large-scale amenities for sports / recreation, athletic fields / courts, swimming pools, 
sports lighting, bleachers / grandstands, outdoor events, etc. are planned for this project. 
 
Garbage Dumpster locations are strategically placed for optimum function, management, control, and aesthetics. Enclosures will be of durable construction using 
the same design concept and material as that of the buildings. 

 
Transportation Impact Letter prepared by a qualified transportation engineer indicates no issues.   

 
Building Systems / Materials   

 
Architecture  
 

The existing structure will be restored in compliance with National Park Service guidelines. Elements that are not able to be restored will be replaced with replica elements in accordance with those standards.    
 

Design of the new residential buildings borrows from the Colonial Revival and the Mid-Century Modern vernacular of the existing structure. The design principle required is to compliment and not copy or attempt 
to replicate the existing vernacular. 
 

General exterior materials consist of: 
 

- Brick veneer  
- Rusticated stone / masonry veneer   
- Metal windows /doors / spandrel panels / coping / trim / railings / site lighting / etc. 
- Wood frame structure 
- Miscellaneous steel    
- Fiber cement cladding 
- Clear and translucent glazing 
- Membrane roof 
- Concrete walks / stairs / pads 
- Asphalt paving 

 

The new buildings’ envelope design interprets the existing building in subtle, understated ways purposely complimenting those structures. Three-story brick panels with creative coursing reflect the brick planes of the 
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1950’s classroom wing. Fenestration ( openings: windows and doors ) of the new reflect the existing dimensionally, proportionally and in the materials used.  Floor-to-ceiling windows maximize daylighting of 
residential units, reflecting the ribbon of windows of the classroom wing and with the “squares” of infill panels assuming the proportion of the openings in the existing gym elevation. The “two-bedroom” sections of 
the east and west elevations are set back, shadowed by the breezeway covering and reducing the apparent scale of the new structures. The freestanding tower is an integral part of the stairway construction and serves 
as a visual / vertical icon. 
 

The lower-level units at the northern end of each new building are clad in a rusticated stone, visually supporting the prototypical stories above and serving as a transition to the site’s hardscape vocabulary.     
 

A breezeway connects all six units on each prototypical level. New buildings are focused on an interior courtyard / playground. Site stairs connect lower-level residents with the courtyard. These features facilitate 
and encourage socializing among neighbors.                   

 

The western-most new dwelling unit respects the setback of the existing building facing Beech Street.  New dwelling buildings’ height respect current zoning and are less than the pitched roof 
portion of the existing structure. The western-most elevation of the new building facing Beech street  is a nominal 130’ in length and less than 35’ in height. The existing structure presents a 178’ 
elevation along Beech Street. 
 
Structural 

 

General Structural Requirements 
 

- 2018 International Building Code, 2018 International Residential Code, ASCE 7-16, and other applicable codes and ordinances. 
- Risk Category II 
- Soil site class D, assumed. Site class to be confirmed by geotechnical report. 
- Seismic design category C 
- Ultimate design wind speed = 105 mph 
- Wind Exposure category B 
- Ground Snow load = 10 psf 
- Typical Live Loads: 

o Residential: 40 psf 
o Balconies: 60 psf 
o Public Spaces: 100 psf 
o Roof: 20 psf 

- Based on preliminary site grading plans and existing conditions, we anticipate the need for stem walls and retaining walls. 
- Construction materials will consist of the following material divisions: 

o 03 30 00 – Cast-in-place concrete 
o 04 00 00 – Concrete Unit Masonry 
o 05 12 00 – Structural Steel Framing 
o 05 50 00 – Metal Fabrications 
o 05 51 00 – Metal Stairs 
o 06 10 00 – Rough Carpentry 
o 06 10 53 – Miscellaneous Rough Carpentry 
o 06 10 63 – Exterior Rough Carpentry 
o 06 16 00 – Sheat 
o 06 17 53 – Shop Fabricated Wood Trusses 

 
Building Description 

 

The Ground floor will contain 3 units and the 1st, 2nd and 3rd floors will contain 6 units each for a total unit count of 21 units. We anticipate the bulk of the construction to consist of wood floor 
trusses spanning between load bearing walls. We anticipate using structural steel framing for the stairs. There will be a concrete basement wall at the east end of the ground floor. 

 

Foundations: 
 

1. Wall foundations will consist of 2’-0” and 3’-0” wide x 1’-0” deep strip foundations below the perimeter walls and interior load bearing shear walls as required. 

2. Column foundations will consist of 1’-0” deep spread foundations ranging in size from 3’-0” x 3’- 0” to 4’-0” x 4’-0” foundations at columns supporting the balconies and steel stairs. 
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3. The interior slab-on-grade will be 4” thick and cast monolithically with turned down edges at the building perimeter. The turn-down edge will be 1’-4” deep, 8” wide, cast directly over the 
exterior footings, and tied to the footings with Z bars at 1’-6” on center. 

4. The slab-on-grade will be cast over a 10-mil vapor barrier and 4” compacted granular fill. The slab reinforcement will consist of WWF 6X6-W2.1XW2.1 chaired and centered in the 4” slab. 
Additional #4 bars will be utilized at all re-entrant corners. 

5. Slab control joints will be required at 12’-0” on center, maximum throughout the space. 

6. 8” thick concrete stem walls will be utilized along the perimeter of the building where foundations step up from the ground floor. The concrete stem wall will be reinforced with #5 @ 18” on 
center, each way. 

7. The anticipated foundation step wall at the east side of the ground floor will be 8” thick concrete reinforced with #5 bars at 12” on center vertical and #4 bars at 12” on center horizontal, 
centered in the wall. 

8. The foundation step wall footing will be 4’-0” wide x 1’-4” thick. The footing will be reinforced with #5 bars at 12” on center transverse and #5 bars at 12” on center continuous at bottom 
of footing. 

Exterior Walls: 

1. 2x6 studs spaced at 16” on center will be utilized at all exterior wall locations. Studs will be #1 / #2 Spruce Pine Fir or equivalent. 

2. Exterior walls will be sheathed with 7/16” OSB or 15/32” sheathing at all locations. 

3. All exterior walls will be blocked at sheathing joints. Sheathing will be nailed at all edges with 10D nails at 6” on center and all intermediate supports at 12” on center. 

4. 2x6 pressure-treated sole plates will be utilized and will be anchored to the slab with 1/2” adhesive or screw anchors spaced at 48” on center at most locations. Spacing will be decreased as 
necessary at shear walls. 

5. Simpson strapping will be required to anchor the wall top plates and roof framing above at locations of high wind uplift. 

6.  Header2x8’s, 2x10’s, and 2x12’s, as required.  

Interior Double Walls: 

1. 2x4 studs spaced at 16” on center will be utilized at all interior wall locations. Studs will be specified to be #1 / #2 Spruce Pine Fir material. 

2. Walls will be sheathed with gypsum board as required for fire ratings and interior finishes. 

3. Interior shear walls will be sheathed with 7/16” OSB, 5/8” gypsum board, or ½” plywood sheathing as required. All interior shear walls must be blocked and nail spacing will be between 3” 
and 6” on center at all joints. 

4. 2x4 pressure-treated sole plates will be at interior walls and will be anchored to the slab with 1/2” adhesive or screw anchors spaced at 48” on center. At interior shear walls, spacing will be 
decreased as necessary. 

5. Simpson strapping will be required at load bearing wall locations to anchor the wall top plates and roof framing above. 

6. Wall headers will consist of double 2x8’s, 2x10’s, and 2x12’s as required.  

Columns: 

1. Where steel columns are required for the balconies and stairs, we anticipate utilizing HSS5x5x3/8 steel columns as needed. 
 

Floor Framing: 
 

1. Elevated floors will consist of 2’-0’ deep pre-engineered floor trusses spaced at 16” on center. 
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2. The floor trusses will support ¾” tongue and groove sheathing with a 1” gypcrete topping over the sub-floor. 

3. Trusses will span from plan north and south exterior walls to interior double party walls at each level. 

4. Patio/balcony framing to be determined.  

Roof Framing: 

1. Roof framing will consist of pre-engineered wood roof trusses spaced at 2’-0” on center spanning from plan north and south exterior walls to interior double party wall. 

2. The roof sheathing will be 19/32” exposure 1 sheathing at all locations. 

3. The roof over the ground floor will support a modular green roof tray system. It is anticipated the trays will hold 4-6 inches of soil. Due to increased loading on this roof, atypical wood truss 
depth and spacing is anticipated. 

Lateral Systems: 
 

1. Lateral stability of the structure will be achieved utilizing wood shear walls. 

2. Shear walls will be anchored utilizing Simpson HDU hold downs at each end.  

Vertical Transportation: 

1. There is one conventional switchback stair on the project. The stair will consist of a metal pan stair with 2” concrete treads supported by C12x20.7 crippled stringers. The landing will be 
framed by the crippled C12x20.7 stringers and the infill framing will be C6x8.2 channels spaced at 2’-0” on center. channels spaced at 4’-0” on center. A C8x11.5 channel will support the 
interior stringers at the landings. Edge stringers and landing framing will be supported by steel columns as needed. 

 
Mechanical  
 
Existing Building 

 
HVAC 
The common areas on the ground and first floors will be conditioned three packaged rooftop units with gas heat: one 10-ton unit and two 5-ton units.  The corridors and vestibules will be conditioned by 
ductless and ducted split system heat pumps.  The eight apartments on the ground floor will be conditioned by ducted split system heat pumps mounted above the ceiling. 
 
Ten of the apartments on the first floor will be conditioned by packaged rooftop units.  Seventeen of the apartments on the first floor will be conditioned by split-system heat pumps with the indoor unit 
located in the attic space.  The outdoor heat pump units will be located along the building exterior and on the flat roofs.  The first-floor vestibules and corridors will be conditioned by ductless and ducted 
split system heat pumps. 
 
All apartments will utilize operable exterior windows for ventilation.  All bathrooms will have ceiling exhaust fans with ASHRAE 62.2 compliant controls. 
 
Plumbing 
The building will have a 2½” domestic water service with one utility water meter and two 1½” backflow preventers and two 1½” pressure reducing valves in parallel.  The water service entrance will be in 
the old boiler room. Each apartment will have a ¾” cold water line with a ball valve for isolation and a location where a future sub-meter could be installed.  Each apartment will have a 40-gallon electric 
tank water heater.  Water heaters will be in closets and on platforms in attic space.  The common space kitchen and laundry area will have its own dedicated 150 MBH, 100-gallon gas tank water 
heater.  The building will have one 6” sanitary line leaving the facility. 
 
Water lines shall be hard drawn copper, Type “L” piping above ground and Type “K” for piping below ground, assembled with wrought copper solder fittings.  Soil, waste, and vent piping and fittings 
shall be Schedule 40 PVC-DWV assembled with solvent weld joints. The facility will have one gas meter.  Natural gas piping will be schedule 40 black steel with malleable iron fitting and ground joint 
unions. 
 
Fire Protection 
The facility will have a NFPA 13 fire sprinkler system.  The sprinkler riser will be in the old boiler room.  The sprinkler riser will be a combo wet and dry system.  The dry system will serve all sprinkler 
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piping outside the building insulation layer.  All interior piping above ground shall be schedule 40 or schedule 10 black steel pipe with 175 pound C.I. or Victaulic couplings, 2” and larger. 
 
New Buildings 

 
HVAC 
Each apartment will be conditioned by a split-system heat pump. The indoor air handlers will be wall-mounted in mechanical closets.  The outdoor heat pump units will be located on the roof.   
All apartments will utilize operable exterior windows for ventilation.  All bathrooms will have ceiling exhaust fans with ASHRAE 62.2 compliant controls. 
 
Plumbing 
The building will have a 2½” domestic water service with one utility water meter and two 1½” backflow preventers and two 1½” pressure reducing valves in parallel.  The water service entrance will be in 
a first-floor mechanical room. Each apartment will have a ¾” cold water line with a ball valve for isolation and a location where a future sub-meter could be installed.  Each apartment will have a 50-
gallon electric tank water heater.  Water heaters will be in mechanical closets below the air handler.  The building will have one 6” sanitary line leaving the facility. 
 
Water lines shall be hard drawn copper, Type “L” piping above ground and Type “K” for piping below ground, assembled with wrought copper solder fittings.  Soil, waste and vent piping and fittings shall 
be Schedule 40 PVC-DWV assembled with solvent weld joints.  
 
Fire Protection 
The facilities will have NFPA 13R fire sprinkler systems.  The sprinkler risers will be in first floor sprinkler riser rooms.  The covered walkways will be served by dry sidewall heads.  All interior piping 
above ground shall be schedule 40 or schedule 10 black steel pipe with 175 pound C.I. or Victaulic couplings, 2” and larger.  At the contractor’s option and where approved by NFPA, the insurance 
carrier, and local authorities having jurisdiction; all interior concealed piping 3” and smaller may be CPVC SDR 13.5. 

06 Exhibits 
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Project Schedule  
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         Exhibit 1 – Location Map 
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1. Location Map: 100’ 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 



 

Historic Giffin Square  Planned Development Final Plan - #11-A-23-PD Rev. 01 - October 26, 2023 
Page 23 of 34 

 
 
 
 
 
 

 
 
 
 
 
 

 
 
 
 

            Exhibit 2 - Site Survey 
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LANDSCAPE REQUIREMENT NOTES:

12.5 PARKING LOT PERIMETER LANDSCAPE YARD
- 3 trees and 10 shrubs required per every 100 LF of parking
abutting ROW
- 250 LF of parking abutting ROW
- 250

100  = 2.5, 2.5*3 = 8 trees, 2.5*10 = 25 shrubs
- 8 shade or evergreen trees and 25 shrubs required
- 4 shade or evergreen trees and 9 shrubs required

12.6 INTERIOR PARKING LOT LANDSCAPE
- 1 shade tree required in each parking lot island
- 24 shade trees required in parking lot islands
- 24 shade trees proposed in parking lot islands

12.7 SITE LANDSCAPE
1 shrub required for every 3 LF of facade and 1 shade tree
required for every 50 LF of facade
- 1,340 LF of facade
1340

3  = 447 shrubs
1340

50  = 27 shade trees
- 27 shade trees and 447 shrubs required
- 21 shade trees and 686 shrubs proposed

12.8 BUFFER YARDS
- Class A buffer required
- 210 LF
- 10' minimum width
- 1 shrub required for every 5 LF, 1 evergreen tree required for
every 25 LF, and 1 shade tree required for every 50 LF
- 210

5  = 42 shrubs
- 210

25  = 9 evergreen trees
- 210

50  = 5 shade trees
- 3 shade trees, 12 evergreen trees, and 163 shrubs required

Trees
- Total property area = 6.2 acres.  8 trees per acre required.
6.2*8 = 50 trees required.

Approximate Landscape Totals:
- 64 Shade Trees Required, 2" caliper (note: 8 of these trees
could be evergreen)
- 9 Evergreen Trees Required, 6' height
- 517 Shrubs Required, 3 gallon

ALTERNATIVE LANDSCAPE PLAN NOTES:

12.7 SITE LANDSCAPE
- Landscape strips between the new buildings and parking lot are not wide enough to locate trees.
Trees will need to be relocated elsewhere on site.

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. Irrigation system to be drip unless otherwise noted and approved.
4. Contractor to complete work within schedule established by owner.
5. Contractor to provide one year warranty for all plant material from date of substantial completion.
6. 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.
7. 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.
8. 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.
9. Plant material to be free of disease, weeds and insect pests.  Damaged plant material shall be  rejected.
10. No planting shall take place until rough grade has been reviewed and approved by the landscape architect.
11. 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.
12. 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.

13. Trees shall be installed 3" above finish grade in hardpan areas to provide good drainage unless otherwise directed.
14. 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.
15. Set all plants plumb and turned so that the most attractive side is viewed.
16. Plants shall be measured to their main structure, not tip to tip of branches.
17. Tree pit and shrub pit to be twice the size of the root mass.  Fill with plant mix.
18. 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.
19. Any plant materials shipped to site in uncovered vehicles/ trailer shall be rejected regardless of season.
20. All tree scars over 1 -1/2" shall be rejected and tree to be replaced.
21. 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.
22. Remove all excess growth of trees and shrubs as directed by landscape architect.  Do not cut central leader.
23. If rootball is wrapped in non-biodegradeable burlap, remove entire wrap after placed in pit.

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 per detail avoiding any damage to rootball or trunk of tree.
4. Add specified plant mix and soil ammedments.
5. Remove burlap on top 1/3 of tree rootball.  Remove burlap on top 1/3 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

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

General Tree Planting
Scale: NTS

Shrub & Perennial Planting
Scale: NTS

12.5 PARKING LOT
PERIMETER
LANDSCAPE YARD

12.8 BUFFER YARDS
see sheet L101

12.7 SITE
LANDSCAPE
see sheet L101

12.7 SITE
LANDSCAPE
see sheet L102

12.6 INTERIOR PARKING
LOT LANDSCAPE

APPROXIMATE EXTENT OF
EXISTING TREES TO REMAIN
UNDISTRUBED

APPROXIMATE AREA OF
REFORESTATION, TBD
(NOT REQUIRED BY CITY)

12.5 PARKING LOT
PERIMETER
LANDSCAPE YARD
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PLANTING LEGEND - ENTIRE SITE:

Qnty Botanical Name Common Name Size Notes
Deciduous Trees
4 Acer buergerianum Trident Maple 2" cal. central leader, full and dense
3 Carpinus caroliniana American Hornbeam 2" cal. central leader, full and dense
4 Ginkgo biloba Ginko 2" cal. central leader, full and dense
4 Nyssa sylvatica Blackgum 2" cal. central leader, full and dense
4 Platanus x acerifolia London Plane Tree 2" cal. central leader, full and dense 
7 Quercus acutissima Sawtooth Oak 2" cal. central leader, full and dense
8 Quercus phellos Willow Oak 2" cal. central leader, full and dense
3 Taxodium distichum Bald Cypress 2" cal. central leader, full and dense
6 Zelkova serrata Zelkova 2" cal. central leader, full and dense

Evergreen Trees
2 Cryptomeria japonica 'Yoshino' Japanese Cedar 6' hgt. central leader, full and dense
4 Ilex 'Conaf' Oakleaf Holly 6' hgt. central leader, full and dense
7 Ilex x 'Nellie R. Stevens' Nellie R. Stevens Holly 6' hgt. central leader, full and dense
6 Magnolia grandiflora  Southern Magnolia 6' hgt. central leader, full and dense
4 Magnolia grandiflora 'Brackens Brown Beauty' Bracken's Brown Magnolia 6' hgt. central leader, full and dense
3 Magnolia virginiana Sweetbay Magnolia 6' hgt. central leader, full and dense
5 Pinus taeda Loblolly Pine 6' hgt. central leader, full and dense
10 Thuja occidentalis 'Emerald Green' Emerald Arborvitae 6' hgt. central leader, full and dense
3 Tsuga canadensis Canadian Hemlock 6' hgt. central leader, full and dense

Deciduous Shrubs
65 Clethra alnifolia 'Ruby Spice' Ruby Spice Clethra 3 gallon 3' oc, full and dense
143 Hydrangea arborescens 'Annabelle' Annabelle Hydrangea 3 gallon 4' oc, full and dense
36 Hydrangea macrophylla 'Endless Summer' Endless Summer Hydrangea 3 gallon 3' oc, full and dense
3 Hydrangea quercifolia Oakleaf Hydrangea 3 gallon 5' oc, full and dense
36 Itea virginica 'Sprich' Little Henry Itea 3 gallon 3' oc, full and dense
24 Panicum virgatum 'Shenandoah' Shenandoah Switch Grass 3 gallon 2' oc, full and dense
50 Pennisetum alopecuroides 'Cassians Choice' Cassian Pennisetum 3 gallon 3' oc, full and dense
7 Viburnum acerifloium Maple Leaf Viburnum 3 gallon 6' oc, full and dense

Evergreen Shrubs
40 Abelia 'Rose Creek' Rose Creek Abelia 3 gallon 3' oc, full and dense
63 Azelea Encore Azalea 3 gallon 4' oc, full and dense
44 Ilex cornuta 'Carissa' Carissa Holly 3 gallon 4' oc, full and dense
48 Ilex crenata Japanese Holly 3 gallon 4' oc, full and dense
69 Ilex glabra Inkberry Holly 3 gallon 3' oc, full and dense
70 Juniperus chinensis 'Blue Point' Blue Point Juniper 3 gallon 5' oc, full and dense
9 Juniperus virginiana Grey Owl Juniper 3 gallon 5' oc, full and dense
32 Rhododendron 'Delaware Valley White' Delaware Valley White Azalea 3 gallon 3' oc, full and dense
75 Rhododendron yedoense var. poukhanense Poukhanense Azalea 3 gallon 4' oc, full and dense
58 Taxus x media 'Densiformis' Densiformis Yew 3 gallon 4' oc, full and dense
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LANDSCAPE REQUIREMENT NOTES:

12.7 SITE LANDSCAPE
1 shrub required for every 3 LF of facade and 1 shade tree required for every 50 LF of facade
- 1,350 LF of facade
725

3  = 242 shrubs
725
50  = 15 shade trees
- 15 shade trees and 242 shrubs required
- 15 shade trees and 404 shrubs proposed

12.8 BUFFER YARDS
- Class A buffer required
- 210 LF
- 10' minimum width
- 1 shrub required for every 5 LF, 1 evergreen tree required for every 25 LF, and 1 shade tree
required for every 50 LF
- 210

5  = 42 shrubs
- 210

25  = 9 evergreen trees
- 210

50  = 5 shade trees
- 3 shade trees, 12 evergreen trees, and 163 shrubs required

PLANTING LEGEND - EXISTING BUILDING & BUFFER:
Qnty Botanical Name Common Name Size Notes
Deciduous Trees
4 Acer buergerianum Trident Maple 2" cal. central leader, full and dense
2 Carpinus caroliniana American Hornbeam 2" cal. central leader, full and dense
4 Ginkgo biloba Ginko 2" cal. central leader, full and dense
4 Nyssa sylvatica Blackgum 2" cal. central leader, full and dense
4 Platanus x acerifolia London Plane Tree 2" cal. central leader, full and dense 
4 Quercus acutissima Sawtooth Oak 2" cal. central leader, full and dense
4 Quercus phellos Willow Oak 2" cal. central leader, full and dense
3 Taxodium distichum Bald Cypress 2" cal. central leader, full and dense
4 Zelkova serrata Zelkova 2" cal. central leader, full and dense
Evergreen Trees
2 Cryptomeria japonica 'Yoshino' Japanese Cedar 6' hgt. central leader, full and dense
7 Ilex x 'Nellie R. Stevens' Nellie R. Stevens Holly 6' hgt. central leader, full and dense
3 Magnolia grandiflora  Southern Magnolia 6' hgt. central leader, full and dense
4 Magnolia grandiflora 'Brackens Brown Beauty' Bracken's Brown Magnolia 6' hgt. central leader, full and dense
3 Magnolia virginiana Sweetbay Magnolia 6' hgt. central leader, full and dense
5 Pinus taeda Loblolly Pine 6' hgt. central leader, full and dense
Deciduous Shrubs
65 Clethra alnifolia 'Ruby Spice' Ruby Spice Clethra 3 gallon 3' oc, full and dense
143 Hydrangea arborescens 'Annabelle' Annabelle Hydrangea 3 gallon 4' oc, full and dense
3 Hydrangea quercifolia Oakleaf Hydrangea 3 gallon 5' oc, full and dense
36 Itea virginica 'Sprich' Little Henry Itea 3 gallon 3' oc, full and dense
50 Pennisetum alopecuroides 'Cassians Choice' Cassian Pennisetum 3 gallon 3' oc, full and dense
7 Viburnum acerifloium Maple Leaf Viburnum 3 gallon 6' oc, full and dense
Evergreen Shrubs
63 Azelea Encore Azalea 3 gallon 4' oc, full and dense
44 Ilex cornuta 'Carissa' Carissa Holly 3 gallon 4' oc, full and dense
69 Ilex glabra Inkberry Holly 3 gallon 3' oc, full and dense
9 Juniperus virginiana Grey Owl Juniper 3 gallon 5' oc, full and dense
32 Rhododendron 'Delaware Valley White' Delaware Valley White Azalea 3 gallon 3' oc, full and dense
58 Taxus x media 'Densiformis' Densiformis Yew 3 gallon 4' oc, full and dense
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LANDSCAPE REQUIREMENT NOTES:

12.7 SITE LANDSCAPE
1 shrub required for every 3 LF of facade and 1 shade tree required for every 50 LF of facade
- 1,350 LF of facade
615

3  = 205 shrubs
615
50  = 13 shade trees
- 13 shade trees and 205 shrubs required
- 6 shade trees and 282 shrubs proposed

ALTERNATIVE LANDSCAPE PLAN NOTES:

12.7 SITE LANDSCAPE
- Landscape strips between the new buildings and parking lot are not wide enough to locate trees.
Trees will need to be relocated elsewhere on site.
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PLANTING LEGEND - PROPOSED BUILDINGS:

Qnty Botanical Name Common Name Size Notes
Deciduous Trees
1 Carpinus caroliniana American Hornbeam 2" cal. central leader, full and dense 
3 Quercus acutissima Sawtooth Oak 2" cal. central leader, full and dense
4 Quercus phellos Willow Oak 2" cal. central leader, full and dense
2 Zelkova serrata Zelkova 2" cal. central leader, full and dense

Evergreen Trees
4 Ilex 'Conaf' Oakleaf Holly 6' hgt. central leader, full and dense
3 Magnolia grandiflora  Southern Magnolia 6' hgt. central leader, full and dense
10 Thuja occidentalis 'Emerald Green' Emerald Arborvitae 6' hgt. central leader, full and dense
3 Tsuga canadensis Canadian Hemlock 6' hgt. central leader, full and dense

Deciduous Shrubs
36 Hydrangea macrophylla 'Endless Summer' Endless Summer Hydrangea 3 gallon 3' oc, full and dense
24 Panicum virgatum 'Shenandoah' Shenandoah Switch Grass 3 gallon 2' oc, full and dense

Evergreen Shrubs
40 Abelia 'Rose Creek' Rose Creek Abelia 3 gallon 3' oc, full and dense
48 Ilex crenata Japanese Holly 3 gallon 4' oc, full and dense
70 Juniperus chinensis 'Blue Point' Blue Point Juniper 3 gallon 5' oc, full and dense
75 Rhododendron yedoense var. poukhanense Poukhanense Azalea 3 gallon 4' oc, full and dense
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Exhibit 5 – Site Illumination Plans 
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Exhibit 6 – Existing Building – Floor Plans 
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25 SEPTEMBER 2023

FLOOR PLAN NOTES:
1. CONTRACTOR SHALL NOT SCALE THIS OR ANY OTHER DRAWINGS IN THE CONTRACT 

DOCUMENTS. DIMENSIONS SHALL ALWAYS TAKE PRECEDENCE.
2.     CONTRACTOR SHALL VERIFY ALL CONDITIONS AND DIMENSIONS CONCERNING THE 

SCOPE OF WORK FOR THIS PROJECT.
3.     IN THE EVENT THE DIMENSIONS ARE IN QUESTION OR IF ANY DISCREPRENCIES ARE 

ENCOUNTERED DURING CONSTRUCTION, THE CONRACTOR SHALL NOTIFY THE 
ARCHITECT FOR CLARIFICATION PRIOR TO PROCEEDING WITH THE WORK. FAILURE TO 
DO SO CONSTITUTES THE CONTRACTOR'S ACCEPTANCE OF THE WORK AS SHOWN.

4.     SEE ENLARGED FLOOR PLANS FOR FURTHER DIMENSIONS.
5.     CONTRACTOR AND SUBCONTRACTOR SHALL BE RESPONSIBLE FOR COORDINATION 

BETWEEN TRADES. CORRECTIONS REQUIRED DUE TO THE CONTRACTOR'S FAILURE TO 
FAMILIARIZE THEMSELVES WITH OTHER TRADES ADDRESSED BY CONTRACT 
DOCUMENTS, SHALL NOT RESULT IN ADDITIONAL COST/TIME TO THE OWNER.

6.     ITEMS NOT INCLUDED IN CONTRACTOR'S CONTRACT ARE MARKED "N.I.C."
7.     DIMENSIONS ARE TO FACE OF STUDS, FACE OF MASONRY, FACE OF CONCRETE U.N.O.
8.     FOR DOOR TYPES AND FRAME TYPES, REFER TO A3 SHEETS.
9.     STOREFRONT AND SPECIALTY GLAZING TYPES ARE INDICATED BY CIRCLED NUMBERS, 

SEE A3 SHEETS FOR GLAZING ELEVATIONS.
10.  ALL MASONRY UNITS THAT NEED TO BE ALTERED FOR PIPE SLEEVES, ELETRICAL BOXES, 

ETC. SHALL BE DONE SO IN ACCORDANCE WITH THE PROJECT MANUAL. CONTRACTOR 
SHALL NOT BREAK UNITS WITH HAMMERS OR OTHER LIKE INSTRUMENTS.

11.  IN SPACES OPEN TO EXPOSED ROOF STRUCTURE, PERIMETER WALLS OF SPACE SHALL 
EXTEND TO UNDERSIDE ROOF/FLOOR DECKING ABOVE.

12.  THE CONTRACTOR SHALL OBTAIN ALL PERMITS REQUIRED FOR ANY AND ALL PORTIONS 
OF THE SCOPE OF WORK FOR THIS PROJECT. FEES AND RELATED COSTS SHALL BE THE 
RESPONSIBILITY OF THE CONTRACTOR.

13.  THE CONTRACTOR SHALL COORDINATE THE WORK OF ALL DISCIPLINES WITH EACH 
OTHER AND WITH THE ARCHITECTURAL WORK.

14.  PROVIDE GROMMET IN CASEWORK COUNTER TOPS AT ALL LOCATIONS WHERE POWER/
COMMUNICATIONS IS LOCATED BELOW - REFER TO ELECTRIAL. VERIFY EXACT 
LOCATIONS WITH OWNER.

15.  ALL EXPOSED WASTE AND SUPPLY BENEATH LAVATORIES SHALL BE INSULATED IN 
WORKMANLIKE MANNER.

16.  CONTRACTOR SHALL PROVIDE ALL BLOCKING FOR TOILET ACCESSORIES, WALL 
MOUNTED FIXTURES, TV MOUNTS, AND OWNER PROVIDED EQUIPMENT. VERIFY ALL 
EQUIPMENT LOCATIONS PRIOR TO INSTALLATION.

17.  ALL ELEVATIONS AR RELATIVE TO FINISHED FLOOR. MAIN LEVEL FINISHED FLOOR 
ELEVATION IS SET TO 0'-0" FOR ALL ARCHITECTURAL DRAWINGS. REFER TO CIVIL FOR 
EQUIVALENT MEAN SEA LEVEL FINISH FLOOR ELEVATION.

18.  FURNITURE PLACEMENT SHALL NOT RESTRICT ADA ACCESS REQUIRED.
19.  CONTRACTOR TO PROVIDE MIN. R-38 BATT INSULATION AT ENTIRE DECK SPACE IF NOT 

CURRENTLY INSTALLED.
20. CONTRACTOR TO PROVIDE MIN. R-20 BATT INSULATION IN ALL FRAMED EXTERIOR 

WALLS IF NOT ALREADY PROVIDED.
21. TENANT TO PROVIDE BLINDS FOR SUN CONTROL TO ALL WINDOWS TO EXTERIOR.
22.  ROOF PENETRATIONS AND ROOF WORK TO BE PERFORMED BY OWNER'S 
       CONTRACTOR IF REQUIRED, VERIFY WITH OWNER.

FLOOR PLAN LEGEND  
NEW PARTITION. SEE 12/A3.1

EX. PARTITION TO REMAIN 

NEW DOOR 

EX. DOOR 
EX. 2-HR FIRE RATED 
PARTITION TO REMAIN 

EX. 1-HR FIRE RATED 
PARTITION TO REMAIN 

2X4 WD STUD W/ 5/8" GYP. BD. EACH SIDE

(2) 2X4 WD STUF W/ 5/8" GYP. BD. EACH 
SIDE - SOUND ATT BLANKET

1-5/8" FURRING W/ 5/8" GYP. BD.

PARTITION LEGEND:
NOTES:
1) REFER TO SHEET A3.1 FOR PARTITION DETAILS.
2) UNLESS NOTED OTHERWISE, ALL PARTITIONS ARE TYPE '1' - 
CONTACT ARCHITECT FOR CLARIFICATION IF REQUIRED.
3) REFER TO PLAN FOR INDICATION OF SOUND BLANKET INSULATION 
BY THE FOLLOWING SYMBOL:
1

2

3

4

2X6 WD STUD W/ 5/8" GYP. BD. EACH SIDE
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25 SEPTEMBER 2023

FLOOR PLAN NOTES:
1. CONTRACTOR SHALL NOT SCALE THIS OR ANY OTHER DRAWINGS IN THE CONTRACT 

DOCUMENTS. DIMENSIONS SHALL ALWAYS TAKE PRECEDENCE.
2.     CONTRACTOR SHALL VERIFY ALL CONDITIONS AND DIMENSIONS CONCERNING THE 

SCOPE OF WORK FOR THIS PROJECT.
3.     IN THE EVENT THE DIMENSIONS ARE IN QUESTION OR IF ANY DISCREPRENCIES ARE 

ENCOUNTERED DURING CONSTRUCTION, THE CONRACTOR SHALL NOTIFY THE 
ARCHITECT FOR CLARIFICATION PRIOR TO PROCEEDING WITH THE WORK. FAILURE TO 
DO SO CONSTITUTES THE CONTRACTOR'S ACCEPTANCE OF THE WORK AS SHOWN.

4.     SEE ENLARGED FLOOR PLANS FOR FURTHER DIMENSIONS.
5.     CONTRACTOR AND SUBCONTRACTOR SHALL BE RESPONSIBLE FOR COORDINATION 

BETWEEN TRADES. CORRECTIONS REQUIRED DUE TO THE CONTRACTOR'S FAILURE TO 
FAMILIARIZE THEMSELVES WITH OTHER TRADES ADDRESSED BY CONTRACT 
DOCUMENTS, SHALL NOT RESULT IN ADDITIONAL COST/TIME TO THE OWNER.

6.     ITEMS NOT INCLUDED IN CONTRACTOR'S CONTRACT ARE MARKED "N.I.C."
7.     DIMENSIONS ARE TO FACE OF STUDS, FACE OF MASONRY, FACE OF CONCRETE U.N.O.
8.     FOR DOOR TYPES AND FRAME TYPES, REFER TO A3 SHEETS.
9.     STOREFRONT AND SPECIALTY GLAZING TYPES ARE INDICATED BY CIRCLED NUMBERS, 

SEE A3 SHEETS FOR GLAZING ELEVATIONS.
10.  ALL MASONRY UNITS THAT NEED TO BE ALTERED FOR PIPE SLEEVES, ELETRICAL BOXES, 

ETC. SHALL BE DONE SO IN ACCORDANCE WITH THE PROJECT MANUAL. CONTRACTOR 
SHALL NOT BREAK UNITS WITH HAMMERS OR OTHER LIKE INSTRUMENTS.

11.  IN SPACES OPEN TO EXPOSED ROOF STRUCTURE, PERIMETER WALLS OF SPACE SHALL 
EXTEND TO UNDERSIDE ROOF/FLOOR DECKING ABOVE.

12.  THE CONTRACTOR SHALL OBTAIN ALL PERMITS REQUIRED FOR ANY AND ALL PORTIONS 
OF THE SCOPE OF WORK FOR THIS PROJECT. FEES AND RELATED COSTS SHALL BE THE 
RESPONSIBILITY OF THE CONTRACTOR.

13.  THE CONTRACTOR SHALL COORDINATE THE WORK OF ALL DISCIPLINES WITH EACH 
OTHER AND WITH THE ARCHITECTURAL WORK.

14.  PROVIDE GROMMET IN CASEWORK COUNTER TOPS AT ALL LOCATIONS WHERE POWER/
COMMUNICATIONS IS LOCATED BELOW - REFER TO ELECTRIAL. VERIFY EXACT 
LOCATIONS WITH OWNER.

15.  ALL EXPOSED WASTE AND SUPPLY BENEATH LAVATORIES SHALL BE INSULATED IN 
WORKMANLIKE MANNER.

16.  CONTRACTOR SHALL PROVIDE ALL BLOCKING FOR TOILET ACCESSORIES, WALL 
MOUNTED FIXTURES, TV MOUNTS, AND OWNER PROVIDED EQUIPMENT. VERIFY ALL 
EQUIPMENT LOCATIONS PRIOR TO INSTALLATION.

17.  ALL ELEVATIONS AR RELATIVE TO FINISHED FLOOR. MAIN LEVEL FINISHED FLOOR 
ELEVATION IS SET TO 0'-0" FOR ALL ARCHITECTURAL DRAWINGS. REFER TO CIVIL FOR 
EQUIVALENT MEAN SEA LEVEL FINISH FLOOR ELEVATION.

18.  FURNITURE PLACEMENT SHALL NOT RESTRICT ADA ACCESS REQUIRED.
19.  CONTRACTOR TO PROVIDE MIN. R-38 BATT INSULATION AT ENTIRE DECK SPACE IF NOT 

CURRENTLY INSTALLED.
20. CONTRACTOR TO PROVIDE MIN. R-20 BATT INSULATION IN ALL FRAMED EXTERIOR 

WALLS IF NOT ALREADY PROVIDED.
21. TENANT TO PROVIDE BLINDS FOR SUN CONTROL TO ALL WINDOWS TO EXTERIOR.
22.  ROOF PENETRATIONS AND ROOF WORK TO BE PERFORMED BY OWNER'S 
       CONTRACTOR IF REQUIRED, VERIFY WITH OWNER.

FLOOR PLAN LEGEND  
NEW PARTITION. SEE 12/A3.1

EX. PARTITION TO REMAIN 

NEW DOOR 

EX. DOOR 
EX. 2-HR FIRE RATED 
PARTITION TO REMAIN 

EX. 1-HR FIRE RATED 
PARTITION TO REMAIN 

2X4 WD STUD W/ 5/8" GYP. BD. EACH SIDE

(2) 2X4 WD STUF W/ 5/8" GYP. BD. EACH 
SIDE - SOUND ATT BLANKET

1-5/8" FURRING W/ 5/8" GYP. BD.

PARTITION LEGEND:
NOTES:
1) REFER TO SHEET A3.1 FOR PARTITION DETAILS.
2) UNLESS NOTED OTHERWISE, ALL PARTITIONS ARE TYPE '1' - 
CONTACT ARCHITECT FOR CLARIFICATION IF REQUIRED.
3) REFER TO PLAN FOR INDICATION OF SOUND BLANKET INSULATION 
BY THE FOLLOWING SYMBOL:
1

2

3

4

2X6 WD STUD W/ 5/8" GYP. BD. EACH SIDE

DOWN

DOWN

U
P

DOWN

DOWN

UP

UP

UP

UP

UP

R
EF

.

RG
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.
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.
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REF. RG

REF. RG

R
EF

.
R

G

REF.RG REF. RG REF.RG
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.
R
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.
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REF. RG REF. RG

R
EF

.
R

G

R
EF

.
R

G

PRIV. MEETING RM.
201

A: 150 sq ft

PROJECTION RM.
202

A: 355 sq ft COMMUNITY SPACE
203

A: 811 sq ft

ONE BEDROOM
218

A: 607 sq ft

EFFICIENCY
219

A: 324 sq ft

ONE BEDROOM
220

A: 611 sq ft

EFFICIENCY
221

A: 325 sq ft

ONE BEDROOM
222

A: 609 sq ft

EFFICIENCY
223

A: 324 sq ft EFFICIENCY
204

A: 320 sq ft

EFFICIENCY
205

A: 322 sq ft

EFFICIENCY
206

A: 322 sq ft

EFFICIENCY
207

A: 320 sq ft

ONE BEDROOM
208

A: 694 sq ft

ONE BEDROOM
209

A: 661 sq ft

ONE BEDROOM
210

A: 711 sq ft

ONE BEDROOM
211

A: 699 sq ft

ONE BEDROOM
212

A: 633 sq ft

ONE BEDROOM
213

A: 658 sq ft

ONE BEDROOM
214

A: 704 sq ft

ONE BEDROOM
215

A: 707 sq ft

ONE BEDROOM
216

A: 707 sq ft

ONE BEDROOM
217

A: 700 sq ft

EFFICIENCY
227

A: 345 sq ft

EFFICIENCY
228

A: 281 sq ft

EFFICIENCY
229

A: 277 sq ft

EFFICIENCY
230

A: 379 sq ft

EFFICIENCY
224

A: 403 sq ft

EFFICIENCY
225

A: 425 sq ft

EFFICIENCY
226

A: 429 sq ft

COURTYARD
231

CENTER STAIR
232

A: 209 sq ft

RIGHT SIDE STAIR
233

A: 39 sq ft

DW

DW

DW DW DW

DW DW

D
W

D
W

D
W

D
W

DW DW

D
W

D
W

D
W

D
W

D
W

D
W

D
W

D
W

D
W

D
W

D
W

D
W

D
W D
W

N

SCALE: 3/32" =    1'-0"

1 FIRST FLOOR PLAN
A1.2
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    Exhibit 7 – Existing Building – Elevations 
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25 SEPTEMBER 2023

FIRST FLOOR
0'-0"

COMMON AREA FLOOR
-12'-11"

ATTIC
13'-0"

T.O. OVERHANG
11'-6 1/2"

T.O. ELEVATOR
13'-6 1/2"

T.O. ROOF
17'-6 1/2"

T.O. ROOF
23'-8 1/2"

T.O. ROOF
29'-10 7/8"

NEW, ASPHALT, 3-TAB 
ROOF SHINGLES

NEW GUTTERS AND 
DOWNSPOUTS

REPAIR AND EXTEND 
EXISTING CANOPY 

NEW, ACCESSIBLE 
CONCRETE BRIDGE

NEW ELEVATOR TOWER 
WITH TRANSLUCENT 
PANEL SYSTEM. 

REPAIR AND REPOINT BRICK PER 
NATIONAL PARK SERVICE 
PRESERVATION STANDARDS - TYP.

REPAIR AND / OR REPLACE 
EXISTING STEEL WINDOW 
SYSTEM - TYP. 

NEW STEEL FRAMED 
SUPPORT STRUCTURE 
WITH METAL MESH 
SCREEN

REPLACE EXISTING 
WITH NEW, STEEL 
FRAMED EGRESS STAIR REBUILD EXISTING 

STAIR AND RAILING

REPAIR AND / OR 
REPLACE EXISTING STEEL 
WINDOW SYSTEM - TYP. 

FIRST FLOOR
0'-0"

ATTIC
13'-0"

T.O. ROOF
17'-6 1/2"

T.O. ROOF
23'-8 1/2"

T.O. ROOF
29'-10 7/8"

COMMON AREA FLOOR
-12'-11"

NEW STEEL FRAMED 
SUPPORT STRUCTURE 
WITH METAL MESH 
SCREEN

SCALE: 1/8"   =    1'-0"

1 NORTH ELEVATION
A4.1

SCALE: 1/8"   =    1'-0"

2 EAST ELEVATION
A4.1
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25 SEPTEMBER 2023

FIRST FLOOR
0'-0"

ATTIC
13'-0"

T.O. ROOF
17'-6 1/2"

T.O. ROOF
29'-10 7/8"

NEW, ASPHALT, 3-TAB 
ROOF SHINGLES

COMMON AREA FLOOR
-12'-11"

NEW GUTTERS AND 
DOWNSPOUTS

REPAIR AND EXTEND 
EXISTING CANOPY 

REPAIR AND / OR REPLACE 
EXISTING STOREFRONT 
SYSTEM - TYP. 

NEW, ACCESSIBLE 
CONCRETE BRIDGE

NEW ELEVATOR TOWER 
WITH TRANSLUCENT 
PANEL SYSTEM. 

RESTORE / REPLACE EXISTING 
WINDOWS WITH HISTORICAL 
REPLACEMENTS - TYP.

NEW SCROLL AND COLUMNS 
AT ENTRY DOOR.PATCH AND REPAIR 

MASONRY - TYP. REPAIR AND REPOINT BRICK PER 
NATIONAL PARK SERVICE 
PRESERVATION STANDARDS - TYP.

REPAIR AND / OR REPLACE 
EXISTING STEEL WINDOW 
SYSTEM - TYP. 

NEW STEEL FRAMED 
SUPPORT STRUCTURE 

WITH METAL MESH SCREEN

REPLACE EXISTING 
WITH NEW, STEEL 

FRAMED EGRESS STAIR

FIRST FLOOR
0'-0"

ATTIC
13'-0"

T.O. ELEVATOR
13'-6 1/2"

T.O. ROOF
17'-6 1/2"

T.O. ROOF
23'-8 1/2"

T.O. ROOF
29'-10 7/8"

NEW, ASPHALT, 3-TAB 
ROOF SHINGLES

COMMON AREA FLOOR
-12'-11"

NEW GUTTERS AND 
DOWNSPOUTS

REPAIR AND EXTEND 
EXISTING CANOPY 

REPAIR AND / OR REPLACE 
EXISTING STOREFRONT 
SYSTEM - TYP. 

NEW, ACCESSIBLE 
CONCRETE BRIDGE

NEW ELEVATOR TOWER 
WITH TRANSLUCENT 
PANEL SYSTEM. 

RESTORE / REPLACE EXISTING 
WINDOWS WITH HISTORICAL 
REPLACEMENTS - TYP.

SCALE: 1/8"   =    1'-0"

1 SOUTH ELEVATION
A4.2

SCALE: 1/8"   =    1'-0"

2 WEST ELEVATION
A4.2
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     Exhibit 8 – New Buildings – Floor Plans 
  
 
 
 
 
 
 
 
 
 
 
 
 



PROJECT MGR.:

DATE:
PROJECT NO.:

A1.1

18
34

 B
EE

C
H

 S
T.

 S
E

N
EW

 W
O

R
KF

O
R

C
E 

H
O

U
SI

N
G

 F
O

R

H
IS

TO
R

IC
 G

IF
FI

N
 

SQ
U

A
R

E
KN

O
XV

IL
LE

, T
N

 3
79

20

PRELIM
INARY - 

NOT FOR 

CONSTRUCTIO
N

G
R

O
U

N
D

 A
N

D
 F

IR
ST

 F
LO

O
R

 
PL

A
N

S

23087
CWG

25 SEPT 2023

RANGE

R
AN

G
E

R
AN

G
E

RANGE

REF.

REF

REF

BEDROOM
10' x 12'

BEDROOM
10' x 12'

LIVING
15'-3" x 14'-1" KITCHEN

10'-10" x 12'-6"

D
W

TLT.
5'x10'-4"

BEDROOM
10'x14'-11"

BEDROOM
10'x13'-9"

KITCHEN
10'-9"x13'

BEDROOM
10'x11'-4"

LIVING
13'x14'

LINEN
3'-4"x3'-4"

DW

WH
2'-6"x2'-10" W/D

2'-9"x5'

TLT.
6'-4"x7'-6"

CLO.
2'-6"x3'-4"

CLO.
2'-6"x3'-4"

CLOSET
3'-4"x5'-9"

TLT.
5'x10'-4"

BEDROOM
10'x14'-11"

BEDROOM
10'x13'-9"

KITCHEN
10'-9"x13'

BEDROOM
10'x11'-4"

LIVING
13'x14'

LINEN
3'-4"x3'-4"

DW

WH
2'-6"x2'-10"

W/D
2'-9"x5'

TLT.
6'-4"x7'-6"

CLO.
2'-6"x3'-4"

CLO.
2'-6"x3'-4"CLOSET

3'-4"x5'-9"

CLOSET
6'-6" x 8'-10"

TLT.
7'-6" x 12'

CLOSET
6'-6" x 8'-10"

9

11

R
AN

G
E

RANGE

RANGE

R
AN

G
E

R
AN

G
E

R
AN

G
E

1

2

3

4

5

6

7

UP

C
us

to
m

 T
ex

t

REF

REF

REF

REF

REF

REF

40'

129'-3 1/8"

40'

9

11

TLT.
5'x10'-4"

BEDROOM
10'x14'-11"

BEDROOM
10'x13'-9"

KITCHEN
10'-9"x13'

BEDROOM
10'x11'-4"

LIVING
13'x14'

LINEN
3'-4"x3'-4"

DW

WH
2'-6"x2'-10" W/D

2'-9"x5'

TLT.
6'-4"x7'-6"

BEDROOM
10'x12'

KITCHEN
10'-11'-11"

BEDROOM
11'x12'

TLT.
5'x10'

TLT.
5'-9"x8'

LIVING
12'x18'

CLOSET
5'x2'-7"

DW

BEDROOM
10'x12'

KITCHEN
10'x11'-11"

BEDROOM
11'x12'

TLT.
5'x10' TLT.

5'-9"x8'

LIVING
12'x18'

CLOSET
5'x2'-7"

DW

PATIO/BALCONY TO 
BE DETERMINED

CLO.
2'-6"x3'-4"

CLO.
2'-6"x3'-4"

CLOSET
3'-4"x5'-9"

PATIO/BALCONY TO 
BE DETERMINED

CLO.
3'x3'-3"

WH
3'x2'-3"

CLO.
3'x3'-3"

WH
3'x2'-3"

PANTRY
2'-5"x2'-10"

PANTRY
2'-5"x2'-10"

ELEC. 
CLO.

2'-6"x5'

RISER 
ROOM
2'-6"x5'

TLT.
5'x10'-4"

BEDROOM
10'x14'-11"

BEDROOM
10'x13'-9"

KITCHEN
10'-9"x13'

BEDROOM
10'x11'-4"

LIVING
13'x14'

LINEN
3'-4"x3'-4"

DW

WH
2'-6"x2'-10"

W/D
2'-9"x5'

TLT.
6'-4"x7'-6"

CLO.
2'-6"x3'-4"

CLO.
2'-6"x3'-4"CLOSET

3'-4"x5'-9"

TLT.
5'x10'-4"

BEDROOM
10'x14'-11"

BEDROOM
10'x13'-9"

KITCHEN
10'-9"x13'

BEDROOM
10'x11'-4"

LIVING
13'x14'

LINEN
3'-4"x3'-4"

DW

WH
2'-6"x2'-10"W/D

2'-9"x5'

TLT.
6'-4"x7'-6"

CLO.
2'-6"x3'-4"

CLO.
2'-6"x3'-4"

CLOSET
3'-4"x5'-9"

TLT.
5'x10'-4"

BEDROOM
10'x14'-11"

BEDROOM
10'x13'-9"

KITCHEN
10'-9"x13'

BEDROOM
10'x11'-4"

LIVING
13'x14'

LINEN
3'-4"x3'-4"

DW

WH
2'-6"x2'-10"

W/D
2'-9"x5'

TLT.
6'-4"x7'-6"

CLO.
2'-6"x3'-4"

CLO.
2'-6"x3'-4" CLOSET

3'-4"x5'-9"

GREEN ROOF

TLT.
6'-4"x7'-6"

TLT.
6'-4"x7'-6"

TRAVEL DISTANCE

PLAN LEGEND  

NEW PARTITION. SEE 12/A3.1

NEW DOOR 

EX. 2-HR FIRE RATED 
PARTITION TO REMAIN 

EX. 1-HR FIRE RATED 
PARTITION TO REMAIN 

FIRE EXTINGUISHER CABINET - SEE 
4/A3.1 FOR FIRE EXTINGUISHER DETAILFEC

FLOOR PLAN NOTES:
1. FURNITURE PLACEMENT SHALL NOT RESTRICT ADA ACCESS REQUIRED.
2. CONTRACTOR TO PROVIDE MIN. R-38 BATT INSULATION AT ENTIRE DECK SPACE IF NOT 

CURRENTLY INSTALLED.
3. CONTRACTOR TO PROVIDE MIN. R-20 BATT INSULATION IN ALL FRAMED EXTERIOR WALLS 

IF NOT ALREADY PROVIDED.
4. TENANT TO PROVIDE BLINDS FOR SUN CONTROL TO ALL WINDOWS TO EXTERIOR.
5. ROOF PENETRATIONS AND ROOF WORK TO BE PERFORMED BY LANDLORD'S 

CONTRACTOR IF REQUIRED, VERIFY WITH LANDLORD.

NN

SCALE: 1/8"   =    1'-0"

1 GROUND FLOOR PLAN
A1.1 SCALE: 1/8"   =    1'-0"

2 FIRST FLOOR PLAN
A1.1
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R
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AN
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DOWN1

2
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6
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UP

C
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 T
ex
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REF

REF

REF

REF

REF

REF9

11

TLT.
5'x10'-4"

BEDROOM
10'x14'-11"

BEDROOM
10'x13'-9"

WH
4'x4'-6"

KITCHEN
10'-9"x13'-4"

BEDROOM
10'x11'-3"

LIVING
13'-4"x14'

W/D
4'x5'-6"

TLT.
5'x10'-4"

DW

BEDROOM
10'x12'

KITCHEN
10'x11'-11"

BEDROOM
11'x12'

TLT.
5'x10' TLT.

5'-9"x8'

LIVING
12'x18'

CLOSET
5'x2'-7"

DW

LINEN
3'-4"x3'-4"CLO.

2'-6"x3'-4"
CLO.

2'-6"x3'-4"
CLOSET
3'-4"x5'-9"

CLO.
3'x3'-5"

WH
3'x2'-3"

PANTRY
2'-5"x2'-10"

TLT.
5'x10'-4"

BEDROOM
10'x14'-11"

BEDROOM
10'x13'-9"

WH
4'x4'-6"

KITCHEN
10'-9"x13'-4"

BEDROOM
10'x11'-3"

LIVING
13'-4"x14'

W/D
4'x5'-6"

TLT.
5'x10'-4"

DW

BEDROOM
10'x12'

KITCHEN
10'x11'-11"

BEDROOM
11'x12'

TLT.
5'x10'

TLT.
5'-9"x8'

LIVING
12'x18'

CLOSET
5'x2'-7"

DW

LIN.
3'-4"x3'-4"

CLO.
2'-6"x3'-4"

CLO.
2'-6"x3'-4"CLOSET

3'-4"x5'-9"

CLO.
3'x3'-5"

WH
3'x2'-3"

PANTRY
2'-5"x2'-10"

TLT.
5'x10'-4"

BEDROOM
10'x14'-11"

BEDROOM
10'x13'-9"

WH
4'x4'-6"

KITCHEN
10'-9"x13'-4"

BEDROOM
10'x11'-3"

LIVING
13'-4"x14'

W/D
4'x5'-6"

TLT.
5'x10'-4"

DW

LINEN
3'-4"x3'-4"CLO.

2'-6"x3'-4"
CLO.

2'-6"x3'-4"
CLOSET
3'-4"x5'-9"

TLT.
5'x10'-4"

BEDROOM
10'x14'-11"

BEDROOM
10'x13'-9"

WH
4'x4'-6"

KITCHEN
10'-9"x13'-4"

BEDROOM
10'x11'-3"

LIVING
13'-4"x14'

W/D
4'x5'-6"

TLT.
5'x10'-4"

DW

LINEN
3'-4"x3'-4"

CLO.
2'-6"x3'-4"

CLO.
2'-6"x3'-4" CLOSET

3'-4"x5'-9"

GREEN ROOF BELOW

N

SCALE: 1/8"   =    1'-0"

1 SECOND AND THIRD FLOOR PLANS
A1.2
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       Exhibit 9 – New Buildings – Elevations 
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25 SEPT 2023

5'
-1

/8
"

BEARING HEIGHT
28'-2" AFF

THIRD FLOOR
19'-11" AFF

SECOND FLOOR
9'-11 1/2" AFF

FIRST FLOOR
0'-0" AFF

GROUND FLOOR
-11'-0" AFF

BEARING HEIGHT
28'-2  AFF

THIRD FLOOR
19'-11" AFF

SECOND FLOOR
9'-11 1/2" AFF

FIRST FLOOR
0'-0" AFF

T.O. PARAPET
34'-0" AFF

T.O. PARAPET
34'-0" AFF

T.O. TPO ROOF
30'-1/4" AFF

T.O. TPO ROOF
30'-1/4" AFF

BRICK VENEER IN 
STACKED BOND 
PATTERN

METAL COPING TO 
MATCH WINDOWS

T.P.O ROOFING 
BEYOND

FIBER CEMENT PANEL

VERTICAL FIBER 
CEMENT BOARD

FIBER CEMENT 
TRANSITION BOARD

STONE VENEER

VINYL WINDOWS

STEEL RAILING WITH 
METAL MESH SCREEN

STEEL STAIR 

STONE VENEER

GRADE PLANE

CMU RETAINING WALL

(3) 1 3/4" x 14" LVL - 
SEE STRUCTURAL

34
'-1

1"

BEARING HEIGHT
28'-2" AFF

THIRD FLOOR
19'-11" AFF

SECOND FLOOR
9'-11 1/2" AFF

FIRST FLOOR
0'-0" AFF

GROUND FLOOR
-9'-11 1/2" BFF

T.O. PARAPET
34'-0" AFF
T.O. TPO ROOF
30'-1/4" AFF

STONE VENEER

BRICK VENEER IN 
STACKED BOND 
PATTERN

METAL COPING TO 
MATCH WINDOWS

T.P.O ROOFING 
BEYOND

VERTICAL FIBER 
CEMENT BOARD

FIBER CEMENT 
TRANSITION BOARD

STONE VENEER

VINYL WINDOWS

BEARING HEIGHT
28'-2" AFF

THIRD FLOOR
19'-11" AFF

SECOND FLOOR
9'-11 1/2" AFF

FIRST FLOOR
0'-0" AFF
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34'-0" AFF

T.O. TPO ROOF
30'-1/4" AFF
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28'-2" AFF

THIRD FLOOR
19'-11" AFF
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FIRST FLOOR
0'-0" AFF
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-9'-11 1/2" BFF

BEARING HEIGHT
28'-2" AFF

THIRD FLOOR
19'-11" AFF

SECOND FLOOR
9'-11 1/2" AFF

FIRST FLOOR
0'-0" AFF

GROUND FLOOR
-9'-11 1/2" BFF

T.O. PARAPET
34'-0" AFF

T.O. PARAPET
34'-0" AFF

T.O. TPO ROOF
30'-1/4" AFF

T.O. TPO ROOF
30'-1/4" AFF

SCALE: 1/8"   =    1'-0"

4 WEST ELEVATION
A4.1

SCALE: 1/8"   =    1'-0"

2 NORTH ELEVATION
A4.1 SCALE: 1/8"   =    1'-0"

3 SOUTH  ELEVATION
A4.1

SCALE: 1/8"   =    1'-0"

1 EAST ELEVATION
A4.1
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    Project Schedule 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 



project schedule issued July 13, 2023; revised : August 16, 2023

                                                                            Select a period to highlight at right.  A legend describing the charting follow Period Highlight 3 % Complete (beyond plan)                       
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  Week  1 2 3 4 5 6 7 8 9 10 11 12 13 14 15 16 17 18 19 20 21 22 23 24 25 26 27 28 29 30 31 32 33 34 35 36 37 38 39 40 41 42

Existing Building 
Schematic Design 2 7 100% SD Documents due September 20th

Design Development NA NA Will move from SD into CD Phase - No DD for the Existing Building

Construction Documents 2 17 100% CD'S due December 1st

NPS Historic Preservation Submitta 1 31 Owner's Team responsibility - Design Team to assist as needed

Permitting 19 12 Assume 12 weeks for COK Review / Response / Revision

Bidding 19 8

Construction  33 72 construction start upon Part 2 approval 

stabilzation - complete 2017 100%

New Building 
Schematic Design 2 7 100% SD Documents due September 20th

Knox Planning - Final Plan 3 13 Final Plan to be submitted to Knox Planning on September 25th 

Design Development 8 7 100% DD Documents due November 3rd Submit for Owner Review, Approval, and NTP to CD Phase

Construction Documents 15 13 100% CD'S due February 1st

Permitting 28 12 Assume 12 weeks for COK Review / Response / Revision

Bidding 28 8

Construction 40 60

Other Items

23087: Historic Giffin Square 

ACTIVITY PLAN 
START

PLAN 
DURATION

ACTUAL 
START

ACTUAL 
DURATION

PERCENT 
COMPLETE

Plan Duration Actual Start % Complete Actual (beyond plan)



 

Historic Giffin Square  Planned Development Final Plan - #11-A-23-PD Rev. 01 - October 26, 2023 
Page 32 of 34 

 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
           

      
 
  Development Request 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 







 

Historic Giffin Square  Planned Development Final Plan - #11-A-23-PD Rev. 01 - October 26, 2023 
Page 33 of 34 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
           

Appendix 
 
 
 
 
 
 
 
 
 
 

































 

Historic Giffin Square  Planned Development Final Plan - #11-A-23-PD Rev. 01 - October 26, 2023 
Page 34 of 34 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

WELCOME HOME 



11/09/2023

11-A-23-PD



0507 $1,250.00

$1,250.00

09/26/2023, SG



Date Filed

9/26/2023

Applicant Name

File Number(s)

11-A-23-PD

Meeting Date (if applicable)

11/9/2023

109 C D 032 

Parcel ID

1834 BEECH ST

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

RN-2 (Single-Family Residential Neighborhood)

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

Name / Company

Address

Phone / Email

David Cockrill

East side of Beech Street, south of Lenland Ave

6.21 acres

Tract Size

Council District 1

District

City

County

Planning Sector Sector Plan Land Use Classification Growth Policy Plan Designation

Existing Land Use

Septic (Y/N)Sewer Provider Water Provider

South City LDR (Low Density Residential), SP (Stream Protection) N/A (Within City Limits)

Knoxville Utilities BoardKnoxville Utilities Board

Commercial

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

David Cockrill Giffin Senior Community, LLC

2015 Oakwood Dr. Dr. Maryville TN 37803

865-385-3186 / dcockrillknox@gmail.com

54 Barlett St Asheville NC 28801 520-907-7704 / david@caseentDavid G. Case Historic Giffin, LP

Affiliation

Part of Parcel (Y/N)?

Printed 10/16/2023 10:51:41 AM11-A-23-PD



Please Print

Date

9/26/2023

Property Owner Signature

Applicant Signature

ATTACHMENTS

ADDITIONAL REQUIREMENTS

Fee 1

Fee 2

Fee 3

Total

$1,250.00

 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

Planned development final plan, multi-family dwellings

Proposed Subdivision Name

Total Number of Lots CreatedUnit / Phase Number

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)

David Cockrill
Please Print

Date

9/26/2023David G. Case Historic Giffin, LP

I declare under penalty of perjury the foregoing is true and correct: 1) He/she/it is the owner of the property, AND 2) the application and 
all associated materials are being submitted with his/her/its consent.

Printed 10/16/2023 10:51:41 AM11-A-23-PD



Sign Posting & 
Removal Requirement

Revised April 2021

Knoxville-Knox County Planning  |  KnoxPlanning.org  
400 Main Street, Suite 403  |  Knoxville, TN 37902  |  865.215.2500

The Administrative Rules and Procedures of the 
Knoxville-Knox County Planning Commission require 
a sign to be posted on the property for each 
application subject to consideration by the Planning 
Commission, including the following applications: 
rezoning, plan amendment, concept plan, use on 
review/special use, planned development, right-of-
way closure, and name change.  

The required public notice sign(s) will be provided by Planning to the applicant when an application is 
submitted. If an application is submitted electronically, Planning staff will post the required sign.  If a 
replacement sign(s) is needed, the applicant is responsible for picking up the new sign(s) from Planning 
and will be charged $10 for each replacement.

LOCATION AND VISIBILITY
The sign must be posted on the nearest adjacent/frontage street and in a location clearly visible to vehicles 
traveling in either direction. If the property has more than one street frontage, the sign should be placed 
along the street that carries more traffic. Planning staff may recommend a preferred location for the sign 
to be posted at the time of application.

TIMING
The sign(s) must be posted not less than 12 days prior to the scheduled Planning Commission public 
hearing and must remain in place until the day after the meeting. In the case of a postponement, the sign 
can either remain in place or be removed and reposted not less than 12 days prior to the next Planning 
Commission meeting. The applicant is responsible for removing the sign after the application has been 
acted upon by the Planning Commission.

The individual below is responsible for posting and removing the sign(s) provided consistent with the 
above guidelines and between the dates of:  

________________________________________ and _________________________________________________________________________________
(applicant or staff to post sign)

___________________________________
(applicant to remove sign)

Sign posted by Staff

Sign posted by Applicant

Applicant Name: ______David Cockrill___________________________ 

Date: _______09/26/2023___________________________________ File 

Number: _______11-A-23-PD _____________________________

■

10/27/2023 11/10/2023
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