
SUBDIVISION REPORT - 

CONCEPT/DEVELOPMENT PLAN

SUBDIVISION: HOROBET ON BOB GRAY ROAD

APPLICANT/DEVELOPER:

TAX IDENTIFICATION:

NUMBER OF LOTS: 94

ZONING: PR(k) (Planned Residential) up to 10 du/ac, TO (Technology Overlay)

None.

118   071

REQUIRED:

EXISTING LAND USE: Agriculture/Forestry/Vacant Land

SURROUNDING LAND North: Rural residential - RA (Low Density Residential), TO (Technology 
Overlay)
South: Multifamily residential - PR (Planned Residential) up to 12 du/ac, TO 
(Technology Overlay)
East: Pellissippi Parkway right-of-way
West: Single family residential - RA (Low Density Residential), TO 
(Technology Overlay)

USE AND ZONING:

LOCATION: South side of Bob Gray Rd, west side of Pellissippi Pkwy, northern 

terminus of Blinken St

JURISDICTION: County Commission District 3

APPROXIMATE ACREAGE: 9.87 acres

SURVEYOR/ENGINEER:

ACCESSIBILITY: Access is via Bob Gray Rd, a major collector street with 20 ft of pavement 
width within 48 ft of right-of-way. Access is also via Boyington Dr, a local 
street with 26 ft of pavement width within 50 ft of right-of-way.

STAFF RECOMMENDATION:

PROPOSED USE:

POSTPONEMENT(S): 6/13/2024, 7/11/2024

6-E-24-DP

FILE #: 6-SB-24-C

Attached residential subdivision

Postpone the concept 30 days until the September 12, 2024 Planning Commission meeting at the 

request of the applicant.

SUBDIVISION VARIANCES

GROWTH POLICY PLAN: Planned Growth Area

AGENDA DATE: 8/8/2024

AGENDA ITEM #: 41

OWNER(S):

WATERSHED: Turkey Creek

STREET ADDRESS:

View map on KGIS

ARCIP HOROBET 

0 PELLISSIPPI PKWY

FIRE DISTRICT: Rural Metro Fire

Arcip Horobet

David Harbin Batson, Himes, Norvell and Poe
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https://www.kgis.org/maps/planningcases.html?run=SearchCases&casenumber=6-SB-24-C


Postpone the development plan 30 days until the September 12, 2024 Planning Commission meeting at 

the request of 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.

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

The Planning Commission's approval or denial of this development plan request is final, unless the action is 
appealed either to the Board of Zoning Appeals or to a court of competent jurisdiction within thirty (30) days of 
the decision being appealed (Knox County, Tennessee Code of Ordinances, Appendix A, Zoning, 6.50.08).

842 (average daily vehicle trips)

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

ESTIMATED TRAFFIC IMPACT:

Schools affected by this proposal:  Farragut Primary/Intermediate, Hardin Valley Middle, and Hardin Valley 
Academy.
•  Potential new school population is estimated using locally-derived data on public school student yield 
generated by new housing.  
•  Students are assigned to schools based on current attendance zones as determined by Knox County 
Schools. Students may request transfers to different zones, and zone boundaries are subject to change.
•  Estimates presume full build-out of the proposed development. Build-out is subject to market forces, and 
timing varies widely from proposal to proposal.
•  Student yields from new development do not reflect a net addition of children in schools. Additions occur 
incrementally over the build-out period. New students may replace current population that ages through the 
system or moves from the attendance zone.
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DEVELOPMENT REQUEST APPLICATION Staff - Slope Analysis

Case: 6-SB-24-C

CATEGORY ACRES
RECOMMENDED 

DISTURBANCE BUDGET                  

(Percent)

DISTURBANCE AREA

(Acres)

Total Area of Site 9.8

Non-Hillside 7.4 N/A

0-15% Slope 0.17 100% 0.17

15-25% Slope 1.95 50% 0.98

25-40% Slope 0.25 20% 0.05

Greater than 40% Slope 0.01 10% 0.00

Ridgetops

Hillside Protection (HP) Area 2.4

Recommended 

disturbance budget within 

HP Area (acres)

1.20

Percent of HP Area 50.3%

Slope Analysis
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December 11, 2023 

 

Batson, Himes, Norvell & Poe 
4334 Papermill Drive 
Knoxville, TN 37909 

 

Attention:  Mr. David Harbin 
 harbin@bhn -p.com 

 

Subject: Jurisdictional Stream Determination 
 Bob Gray Road at Pellissippi Parkway 
 Knox County, Tennessee 

GEOServices Project No. A23109.00497.000 
 
Dear Mr. Harbin: 
 

GEOServices, LLC has completed a Jurisdictional Stream Determination to assess the status of  hydrologic 

features at the proposed project site, located at the intersection of Bob Gray Road and Pellissippi 

Parkway in Knox County, Tennessee. Attached you will find a copy of our report, as well as a property 

access form for the Tennessee Department of Environment and Conservation. Please have the 

landowner sign and return this form for jurisdictional confirmation. GEOServices will defend the 

findings of this report for 6 months after delivery. 

 

GEOServices appreciates the opportunity to continue providing services to you and looks forward to 

working with you in the future. If you have any questions, please do not hesitate to contact us at your 

convenience. 

 
Sincerely, 
GEOServices, LLC 

      
Daniel Douglas, AWB      Jason Mann, PE, TN-QHP #1042-TN10 
Senior Biologist        Stormwater Engineer  
 

 

GEOServices, LLC | 2561 Willow Point Way, Knoxville, TN, 37931 | Phone (865) 539-8242 Fax (865) 539-8252 | www.geoservicesllc.com 

mailto:bbarton@geoservicesllc.com
http://www.geoservicesllc.com/


Stream Determination 
Bob Gray at Pellissippi Parkway Knox County, Tennessee 

GEOServices Project No. A23109.00497.000 
December 11, 2023 

 

1.0 INTRODUCTION 

 

GEOServices, LLC (GEOServices) performed a Jurisdictional Stream Determination at the property 

located at the intersection of Bob Gray Road and Pellissippi Parkway (henceforth, subject property) 

located in southwestern Knox County, Tennessee. The subject property is located within the 

Turkey Creek watershed (HUC12 060102010208) and all hydrologic features on site drain to Turkey 

Creek. The Stream Determination was performed on November 28, 2023. 

 

The subject property is located on Parcel ID: 118 073 according to the Knox County Property 

Assessor. The approximate coordinates of the subject property are lat/long 35.82895°, -

84.13981°, it is approximately 10-acres in size, and consists of mixed pine and hardwood forest 

surrounded by residential properties (Figure 1, Appendix A). 

 

The USGS 7.5-minute topographic map (Lovell quadrangle) shows two dashed blue line features, 

indicating intermittent streams, present within the boundaries of the subject property (Figure 2, 

Appendix A). The topography of the subject property is typical of that of the Ridge and Valley 

physiographic province of east Tennessee with steep, elongate ridges and deep valleys/ravines 

with shales, dolomite, and limestone dominating the areas geology (Miller 1974). Additionally, 

the subject property has an approximate elevation between 1040 and 1160 feet above mean sea 

level. 

 

The subject property is underlain by three soil types, all of which are characterized as non-hydric 

(USDA 2023) (Figure 3, Appendix A). Additionally, both the National Wetlands Inventory (NWI) 

(USFWS 2023) and the National Hydrography Dataset (NHD) (Terziotti and Archuleta 2020) maps 

(Figures 4 and 5, Appendix A) were also examined to determine if any hydrologic features are 

present on the subject property. The NWI map shows two riverine features present on the 

subject property, while the NHD map also shows two intermittent features present within the 

boundaries of the project. 
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GEOServices Project No. A23109.00497.000 
December 11, 2023 

 

2.0  METHODS 

 

Hydrologic features were evaluated using the most current hydrologic determination guidance for 

the state of Tennessee (TDEC 2020). Potential wetland areas were analyzed following the routine 

three parameter approach to wetland delineations as published by the United States Army Corps 

of Engineers (USACE 1987 and 2012). Photographs taken during the investigation and field data 

sheets completed during the determinations are provided in Appendices B and C, respectively. 

Weather calculations, jurisdictional documents (i.e., TDEC Hydrologic Determinations and Site 

Access form), and a copy of QHP Certification 1042-TN10 are provided in Appendices D-F, 

respectively. 

 

3.0 RESULTS 

 

One hydrologic feature was found on the subject property (Figure 6, Appendix A). This feature 

was evaluated using the TDEC (2020) guidance and classified accordingly (Table 1). The feature 

on the subject property displayed characteristics of a wet weather conveyance (Appendix B) and 

scored as such (Appendix C). No hydric soils or wetland vegetation were observed anywhere on 

the subject property.  

 

Table 1: Channel locations and classifications. 

Feature Upstream Lat/Long: Downstream Lat/Long: Waters of the State Classification 

Channel 1 35.92996° 
-84.14096° 

35.92870° 
-84.13890° Wet Weather Conveyance 

 

3.1 Soils 

 

Hydrologic features found on the subject property are underlain by non-hydric soils (Table 2 and 

Figure 3). Soils on the subject property were typical of an area with topography of this nature in 

that it is very well drained. 
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Table 2: Soil types* underlying hydrologic features found on the subject property. 

Feature Soil Name Symbol Hydric Rating 

Channel 1 
Minvale-Bodine-Fullerton Complex MfE No 

Etowah-Minvale Complex EvB No 
*Source: USDA (2023) 

 

3.2 Hydrologic Feature Characterization 
 

Channel 1 - Unnamed tributary to Turkey Creek: Wet Weather Conveyance due to secondary 

indicator scoring. A secondary indicator score of 17 was calculated using a rigorous and 

reasonable amount of effort. 
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CONCLUSIONS & RECOMMENDATIONS 
 

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

Bob Gray Road Subdivision development on the adjacent transportation system while attempting 

to achieve an acceptable traffic flow and safety level.  The recommendations also take into account 

if Parkway Heights loses its access to Pellissippi Parkway and its trips are routed through the Bob 

Gray Road Subdivision. 

 

Lovell Road at Bob Gray Road and Yarnell Road:  The 2027 projected level of service 

calculations for this intersection resulted in high vehicle delays and poor LOS for the 

westbound and eastbound approaches of Bob Gray Road and Yarnell Road, particularly 

in the PM peak hour.  The Synchro software was used to optimize the traffic signal phases 

to combat these poor results.    

 

The signal timing for the projected 2027 PM peak hour volumes was optimized in the 

Synchro software while keeping the same cycle lengths in the AM and PM peak periods 

since the intersection is in a coordinated system.  This optimization substantially reduced 

vehicle delays for the westbound and eastbound approaches and reduced the vehicle 

queue lengths.  However, the optimization results in the mainline traffic on Lovell Road 

having slightly increased vehicle delays and queue lengths in the PM peak hour. 

 

The capacity analysis results of this modified AM and PM signal timing are shown below 

in Tables 9a and 9b. The capacity analysis results are included in Appendix G.  The 

optimization results are presented for the two scenarios included in the report, one for the 

Bob Gray Road Subdivision only (plus the Lovell Crossing Development) and the other 

for the combined residential subdivisions (plus the Lovell Crossing Development). 

 

The results in Tables 9a and 9b show the potential reduction in vehicle delays and queues 

in the AM and PM peak hours due to software optimization compared to the AM and PM 

peak hour results (Tables 7a and 8a), leaving the traffic signal timing as-is.  The results 

shown in Tables 9a and 9b are for the Bob Gray Road Subdivision only scenario (plus the 

Lovell Crossing Development).  Green and red in the table denote the changes, showing 

the decreases and increases, respectively. 

 

1 
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The results in Tables 10a and 10b below show the potential reduction in vehicle delays 

and queues in the AM and PM peak hours due to software optimization compared to the 

AM and PM peak hour results (Tables 7b and 8b), leaving the traffic signal timing as-is.  

These results are for the combined residential subdivisions plus the Lovell Crossing 

Development scenario.  Green and red in the table denote the changes, showing the 

decreases and increases, respectively. 
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Based on these results, Knox County Engineering is recommended to modify the traffic 

signal timing to reduce the considerable vehicle delays for the westbound and eastbound 

approaches on Bob Gray Road and Yarnell Road in the existing and projected conditions.   

The recommended optimization signal timing changes for the green times are shown in 

Table 11. 
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A summary of the Lovell Road at Bob Gray Road and Yarnell Road intersection capacity 

analyses are presented in Table 12.  This table provides a side-by-side summary and 

comparison of the intersection for the 2024 existing conditions, projected conditions in 

2027 without the project, the projected conditions in 2027 with the project (with the Bob 

Gray Road Subdivision, Parkway Heights Townhouses, and Lovell Crossing 

Development), and the projected conditions in 2027 (with all the developments) with the 

modified signal timing.  As can be seen in Table 12, the optimization provided significant 

benefits in reducing vehicle delays in the projected 2027 conditions. 

 

 

 

 

 

 

 

TABLE 11
TRAFFIC SIGNAL GREEN TIME MODIFICATIONS
LOVELL ROAD AT BOB GRAY ROAD AND YARNELL ROAD

AM PEAK HOUR
PHASE # MOVEMENT EXISTING GREEN TIME OPTIMIZED GREEN TIME * CHANGE

(seconds) (seconds) (seconds)
1 Southbound Left 15 11 -4
2 Northbound Thru/Right 42 51 9
3 Eastbound Left 25 21 -4
4 Westbound Thru/Right 18 17 -1
5 Northbound Left 15 15.4 0.4
6 Southbound Thru/Right 42 46.6 4.6
7 Westbound Left 20 15 -5
8 Eastbound Thru/Right 23 23 0

PM PEAK HOUR
PHASE # MOVEMENT EXISTING GREEN TIME OPTIMIZED GREEN TIME * CHANGE

(seconds) (seconds) (seconds)
1 Southbound Left 22 14 -8
2 Northbound Thru/Right 62 61 -1
3 Eastbound Left 18 20 2
4 Westbound Thru/Right 18 25 7
5 Northbound Left 19 17.5 -1.5
6 Southbound Thru/Right 65 57.5 -7.5
7 Westbound Left 18 17 -1
8 Eastbound Thru/Right 18 28 10

* Optimized output from Synchro 12
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Bob Gray Road at the Proposed Entrance:  The 2027 projected level of service calculations 

for this intersection resulted in average vehicle delays and LOS.  Poorer LOS results were 

calculated for the northbound exiting approach in the PM peak hour. 

 

2a) For the scenario that only includes the Bob Gray Road Subdivision, separate turn lanes 

on Bob Gray Road at the Proposed Entrance will not be warranted based on the 

projected peak hour 2027 traffic volumes.  For the scenario which includes the Bob Gray 

Road Subdivision and the diverted trips from the Parkway Heights Townhouses, a 

separate eastbound right-turn lane and a separate westbound left-turn lane on Bob Gray 

Road at the Proposed Entrance will be warranted based on the projected PM peak hour 

2027 traffic volumes.   

 

Due to the limited development property road frontage along Bob Gray Road, the 

eastbound right-turn lane would need to be designed and constructed with a minimal 

lane taper and maximum deceleration length possible within the confines of the 

property road frontage.  Based on the site plan, the horizontal distance between the 

centerline of the Proposed Entrance and the western property line at Bob Gray Road is 

230 feet.  The civil site designer would need to coordinate the design of this turn lane 

with Knox County and include a white right-turn arrow and lane lines on the pavement 

for this exclusive lane. 

 

A separate westbound left-turn lane is shown to be warranted in this study in the 

projected 2027 conditions if Parkway Heights loses its road access to Pellissippi Parkway 

and is diverted through the new Bob Gray Road Subdivision for road access to Bob Gray 

Road.  The Proposed Entrance location on Bob Gray Road will be just west of the 

overpass bridge on Bob Gray Road over Pellissippi Parkway.  Providing a westbound 

left-turn lane at the Proposed Entrance on Bob Gray Road would necessitate substantial 

construction costs due to the limited width of the overpass bridge on Bob Gray Road 

over Pellissippi Parkway.  This overpass bridge has a width of approximately 30 feet 

between barrier faces.  This width would not be conducive for three lanes of traffic while 

providing an adequate safe buffer from the barrier walls.  Furthermore, the future 

greenway referenced earlier stated that this overpass bridge would be the preferred 

route, which would not be achievable if three lanes for automobile traffic were proposed 

without widening the overpass bridge. 

 

2 
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Furthermore, according to the local trip generation calculations, the entering volumes 

for the 123 townhouses in the Parkway Heights Townhouses are calculated to be 51 trips 

in the PM peak hour, which, in combination with the trips from the Bob Gray Road 

Subdivision, meets the threshold for a westbound left-turn lane.  However, the traffic 

counts determined that 18 vehicles entered the Parkway Heights Townhouses during 

the PM peak hour, which is substantially less (nearly three times less) than the calculated 

theoretical value.  Thus, due to these realities, a separate westbound left-turn lane on 

Bob Gray Road is not likely feasible and recommended even if the Parkway Heights 

Townhouses traffic is diverted.  Likewise, due to the probability of over-estimating 

generated tips, the projected LOS E conditions for the exiting lane at Bob Gray Road are 

not expected, as shown in Table 7b, and will have much shorter vehicle delays. 

 

2b) Due to the vertical curve on Bob Gray Road to the west and the 

overpass bridge to the east, it is recommended that advance 

intersection warning signs be installed on Bob Gray Road to the east 

and west of the Proposed Entrance.  These warning signs should be 

Side Road Intersection Signs (W2-2r and W2-2l).  The signs should 

be installed in both directions on Bob Gray Road, preferably no less 

than 450 feet in advance of the Proposed Entrance.  

 

2c) It is recommended that a Stop Sign (R1-1) be installed, and a 24” white stop bar be 

applied to the Proposed Entrance approach at Bob Gray Road.  The stop bar should be 

applied a minimum of 4 feet away from the edge of Bob Gray Road and placed at the 

desired stopping point that maximizes the sight distance. 

 

2d) A single exit lane for the Bob Gray Road development entrance will be sufficient. The 

northbound exiting lane at Bob Gray Road is proposed as a shared left/right turn lane. 

 

The longest vehicle queue in the projected 2027 conditions on this exiting approach is 

calculated to be 49 feet in the AM peak hour and 48 feet in the PM peak hour for the 

scenario that only includes the Bob Gray Road Subdivision.  These queue lengths are 

reasonable and translate to just two passenger cars, assuming a length of 25 feet per 

vehicle. The longest vehicle queue in the projected 2027 conditions on this exiting 

approach is calculated to be 63 feet in the AM peak hour and 61 feet in the PM peak hour 

for the worst-case scenario that includes the Bob Gray Road Subdivision and the 
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diverted trips from the Parkway Heights Townhouses.  These queue lengths are 

reasonable and translate to nearly three passenger cars. 

 

2e) Intersection sight distance at the Proposed Entrance at Bob Gray Road must not be 

impacted by future landscaping, signage, or existing or future vegetation.  Based on a 

posted speed limit of 40-mph on Bob Gray Road, the required intersection sight distance 

is 400 feet for exiting left and right-turning vehicles.  The existing sight distances at the 

Proposed Entrance location were estimated visually to be adequate in both directions 

and were also certified by a land surveyor.  
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Bob Gray Road Subdivision Internal Roads:  The layout plan shows a single entrance at 

Bob Gray Road constructed for the development, as shown in Figure 3.   

 

3a) A 25-mph Speed Limit (R2-1) sign is recommended to be posted near the beginning of 

the development entrance off Bob Gray Road.  It is also recommended that a “No 

Outlet” Sign (W14-2a) be posted at the front of the subdivision.  This sign can be posted 

above or below the street name sign.    

 

 3b) The image below shows the recommended internal road signage for the proposed 

subdivision.   
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Dual end-of-roadway object markers (OM4-1) should be installed at the end of the 

internal roads in the subdivision that end in hammerhead turnarounds.  These markers 

should also be installed at the end of Road “F” if the road is not immediately connected 

to Blinken Street to the south in the Parkway Heights development.  Furthermore, if an 

immediate road connection is not made to Blinken Street, an additional sign should be 

posted at the end of Road “F” to follow Knoxville-Knox County Subdivision regulations.  

This sign is for notification of a possible future street connection.  It should state, 

“NOTICE – This road may be extended and connected to the south – for more info. 

contact Knox Co. Engineering & Public Works (865) 215-5800”.   

 

Stop Signs (R1-1) with 24” white stop bars are recommended to be installed at the 

internal road locations, as shown in the above image. 

 

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

parked cars, or future landscaping.  With a speed limit of 25-mph in the development, 

the internal intersection sight distance is 250 feet.  The required stopping sight distance 

is 155 feet for a level road grade.  The site designer should ensure that internal sight 

distance lengths are met and account for different proposed road grades. 

 

3d) It is recommended that a small strip of the development property be reserved as a 

potential common area for all Bob Gray Road Subdivision residents to walk or ride their 

bikes to the east.  This strip would allow for a pathway to the future Knox to Oak Ridge 

Greenway if the greenway is constructed adjacent to the subdivision and on the west 

side of Pellissippi Parkway. 

 

3e) If directed by the local post office, the site designer should include a parking area and a 

centralized mail delivery center within the development for the subdivision residents.  

 

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

bicycle safe. 

 

3g) Road “F” will have a long, straight road segment.  Straight road segments encourage 

higher vehicle speeds.  Additionally, if Parkway Heights loses its access to Pellissippi 

Parkway, residents from this other development will increase traffic volumes and may 

contribute to speeding in the Bob Gray Road Subdivision.  It is recommended that the 

civil site designer consider including traffic calming measures on the internal Road “F”, 
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such as speed humps or tables.  Specifics regarding this recommendation should be 

discussed in the design phase with Knox County Engineering. 

 

3h) All road and intersection elements should be designed to AASHTO, TDOT, and Knox 

County specifications and guidelines to ensure proper transportation operations. 
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9.87 acres

Tract Size

Commission District 3

District

City

County

Planning Sector Land Use (City)/Place Type (County) Growth Policy Plan Designation

Existing Land Use

Septic (Y/N)Sewer Provider Water Provider
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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 Name: _________________________________

Date: __________________________________________

File Number: ____________________________________

________________________________________
(applicant or staff to post sign)

___________________________________
(applicant to remove sign)

Sign posted by Staff

Sign posted by Applicant

Arcip Horobet

4/29/2024

6-SB-24-C_6-E-24-DP

■

May 10, 2024 June 14, 2024
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