
SUBDIVISION REPORT - CONCEPT

SUBDIVISION: ISABEL ESTATES

APPLICANT/DEVELOPER:

TAX IDENTIFICATION:

NUMBER OF LOTS: 24

ZONING: PR (Planned Residential) up to 3 du/ac

None.

20 K B 068, 070 & 071

LOCATION: North, east, and south sides of Moonbeam Ln and Night Shade Ln, 

north of Tall Shadow Ln

JURISDICTION: County Commission District 8

APPROXIMATE ACREAGE: 5.67 acres

SURVEYOR/ENGINEER:

STAFF RECOMMENDATION:

1) As recommended by the Transportation Impact Study and Knox County Engineering and Public Works, a 
maximum of 66 lots may be platted before the left turn lane on E. Emory Road has been installed by the 
applicant, or future improvements to E. Emory Road that includes an eastbound left turn lane at the Brackett 
Road intersection, are complete, or a signed (executed) Memorandum of Understanding between the applicant 

EXISTING LAND USE: Agriculture/Forestry/Vacant Land

SURROUNDING LAND North: Agriculture/forestry/vacant land - A (Agricultural)
South: Agriculture/forestry/vacant land, single family residential (under 
construction) - PR (Planned Residential) up to 3 du/ac
East: Agriculture/forestry/vacant land - A (Agricultural), PR (Planned 
Residential) up to 3 du/ac
West: Agriculture/forestry/vacant land - PR (Planned Residential) up to 3 
du/ac

USE AND ZONING:

PROPOSED USE:

ACCESSIBILITY: Access is via Moonbeam Lane, a local street with 26-ft of pavement width 
within a 50-ft right-of-way; and via Night Shade Lane, a local street with 26-ft 
of pavement width within a 50-ft right-of-way.

SUBDIVISION VARIANCES

REQUIRED:

POSTPONEMENT(S): 3/13/2025

FILE #: 3-SE-25-C

Detached residential subdivision

Approve the modification of condition #3 for the Isabel Estates concept plan (10-SC-21-C) as request 

by the applicant in condition #1, subject to 2 conditions.

GROWTH POLICY PLAN: Planned Growth Area

AGENDA DATE: 4/10/2025

AGENDA ITEM #: 49

OWNER(S):

WATERSHED: Beaver Creek

STREET ADDRESS:

View map on KGIS

EAGLE BEND DEVELOPMENT, LLC 

0 MOONBEAM LN  (0 NIGHT SHADE LN)

FIRE DISTRICT: Rural Metro Fire

Eagle Bend Development LLC

Robert G. Campbell, PE Robert G. Campbell and Associates
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https://www.kgis.org/maps/planningcases.html?run=SearchCases&casenumber=3-SE-25-C


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

and Knox County, an executed permit has been issued by the Tennessee Department of Transportation, and 
a notice to proceed has been issued by Knox County. 
2) All other aspects of the Isabel Estates concept plan approval (10-SC-21-C) remain unchanged and effective.

COMMENTS:

This request is to modify condition #3 of the approved concept plan for Isabel Estates (10-SC-21-C / 10-E-21-
UR), which restricts the subdivision to 66 platted lots before improvements to the E. Emory Road intersection 
are complete (see below for the full condition). The subdivision was approved for up to 90 lots. The plat for the 
first phase of Isabel Estates was recorded in November 2023 with 66 lots. The remaining 24 lots cannot be 
platted until the turn lane is installed on E. Emory Road. 

When Isabel Estates was approved in 2021, Knox County had not yet created the Memorandum of 
Understanding (MOU) process, where off-site improvements are paid for by the applicant, but the work is 
implemented by Knox County Engineering and Public Works. The requested modification to condition #3 
allows an executed MOU between the applicant and the County as an option for allowing the remaining 24 lots 
to be platted. With this modification, the lots can be platted once the turn lane construction is ready to start. 

See Exhibit B for the recommendations and conclusions of the Isabel Estates Transportation Impact Analysis 
(Study), by Fulghum MacIndoe & Associates, revised 9/24/2021. 

Condition #3 – current
As recommended by the Transportation Impact Study and Knox County Engineering and Public Works, a 
maximum of 66 lots may be platted before the left turn lane on E. Emory Road has been installed by the 
applicant, or future improvements to E. Emory Road that includes an eastbound left turn lane at the Brackett 
Road intersection, are complete. 

Condition #3 – modification
Add to the end, "… , or a signed (executed) Memorandum of Understanding between the applicant and Knox 
County, an executed permit has been issued by the Tennessee Department of Transportation, and a notice to 
proceed has been issued by Knox County."

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.

ESTIMATED STUDENT YIELD: 10 (public school children, grades K-12)

Schools affected by this proposal:  Gibbs Elementary, Gibbs Middle, and Gibbs High.
• Potential new school population is estimated using locally-derived data on public school student yield
generated by new housing.
• Students are assigned to schools based on current attendance zones as determined by Knox County
Schools. Students may request transfers to different zones, and zone boundaries are subject to change.
• Estimates presume full build-out of the proposed development. Build-out is subject to market forces, and
timing varies widely from proposal to proposal.
• Student yields from new development do not reflect a net addition of children in schools. Additions occur
incrementally over the build-out period. New students may replace current population that ages through the
system or moves from the attendance zone.
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Exhibit A. Contextual Images
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6 Turn Lane Warrant Analysis 

The intersection of E Emory Road (SR 131) at Brackett Road was evaluated to 
determine if a westbound right turn lane or an eastbound left turn lane are warranted. 
The Knox County Department of Engineering and Public Works handbook, “Access 
Control and Driveway Design Policy,” was used to analyze the information.   
 
A westbound right turn lane is not warranted during either the AM or PM peak hour 
after the full buildout of the Isabel Estates.   
 
An eastbound left turn lane is warranted during the PM peak hour due to the high 
volume of existing traffic on E Emory Road (SR 131).  During the PM peak hour the 
through volume on E Emory Road (SR 131) is 600 vehicles per hour which puts the 
maximum allowed left turns before a warrant is met to between 15 left turns and 20 
left turns depending on the assumption for the background growth rate.  FMA 
assumed a conservative 2% growth rate but anything less than 2% would result in an 
estimated through volume on E Emory Road (SR 131) to be less than 600.   
 
FMA calculated that 44 single family lots will increase the left turns to 15 and 66 
single family lots will increase the left turns to 20; therefore, no more than 66 single 
family homes can be built before a left turn lane will be required at the intersection 
of E Emory Road (SR 131) at Brackett Road.     
 
The turn lane warrant worksheets and analysis are included in Attachment 8. 
 

7 Conclusions and Recommendations 

7.1 E Emory Road (SR 131) @ Brackett Road 

The existing, background and full buildout conditions at the unsignalized intersection 
of E Emory Road (SR 131) at Brackett Road were analyzed using the Highway Capacity 
Software (HCS7).   
 
The existing and background traffic conditions for the eastbound left turn movement 
(E Emory Road (SR 131)) operate at a LOS A during both the AM and PM peak hours 
and the southbound approach (Brackett Road) operates at a LOS C during both the 
AM and PM peak hours.  
 
After the completion of the Isabel Estates residential development the full buildout 
traffic conditions for the intersection of E Emory Road (SR 131) at Brackett Road will 
operate as follows.  The eastbound left turn movement (E Emory Road (SR 131)) will 
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operate at a LOS A during both the AM and PM peak hours.  The southbound 
approach (Brackett Road) will operate at a LOS C during the AM peak hour and a LOS 
D during the PM peak hour.    
 
The 95% queue length is defined as the queue length that has only a 5-percent 
probability of being exceeded during the analysis time period.  The 95% queue length 
is typically used to determine the length of turning lanes in order to minimize the risk 
of blockage.   
 
The unsignalized intersection capacity analysis shows the full buildout 95% queue 
length for the southbound approach (Brackett Road) of 1.1 car lengths during both 
the AM and PM peak hours.  The distance between E Emory Road (SR 131) and the 
first driveway connection on Brackett Road is approximately 70 feet, which will allow 
up to three cars to queue before blocking the driveway connection.  Based on the 
HCS7 queue analysis the existing storage at the intersection of E Emory Road (SR 131) 
at Brackett Road is adequate and no improvements to the intersection are necessary 
in order to accommodate the Isabel Estates residential development.   
 
A westbound right turn lane on E Emory Road (SR 131) is not warranted and an 
eastbound left turn lane is warranted during the PM peak hour per the Knox County 
Department of Engineering and Public Works handbook, “Access Control and 
Driveway Design Policy.” 
 
FMA recommends that no more than 66 single family lots be built before re-evaluating 
the warrant for a left turn lane.  The need for a left turn lane will be mitigated as long 
as the TDOT road widening project on E Emory Road (SR 131) remains active and on 
schedule.   
 
The minimum required sight distance for a road with a posted speed limit of 45 mph 
is 450 feet in each direction in accordance with the “Knoxville-Knox County 
Subdivision Regulations” amended through February 13, 2020.  FMA measured the 
sight distance at the existing intersection of E Emory Road (SR 131) at Brackett Road 
in September 2021.   At 15 feet from the edge of pavement the existing sight distance 
is 400 feet eastbound and 450 feet westbound.  The inadequate sight distance 
eastbound is caused by the existing roadway profile.     
 

7.2 Brackett Road @ Driveway Connection Road “A” 

Brackett Road is not classified by the Major Road Plan; therefore, it is considered a 
local street.  The minimum intersection spacing required on a local street is 125 feet 
per the “Knoxville-Knox County Subdivision Regulations” amended through February 
13, 2020.  The Driveway Connection Road “A” is located approximately 2,210 feet 
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north of the intersection with E Emory Road (SR 131) and exceeds the typical 
minimum separation on a local street; therefore, no change is necessary.   

The minimum required sight distance for a road with a posted speed limit of 25 mph 
is 250 feet in each direction in accordance with the “Knoxville-Knox County 
Subdivision Regulations” amended through February 13, 2020.  FMA measured the 
sight distance at the proposed intersection of Brackett Road at Driveway Connection 
Road “A” in August 2021.  At 15 feet from the edge of pavement the sight distance at 
the proposed intersection is greater than 250 feet northbound and southbound; 
however, the southbound sight distance is partially blocked due to the existing trees 
and vegetation located within the right-of-way.   

FMA recommends that the sight distance be re-evaluated in the field after the 
completion of the proposed Isabel Estates residential development to ensure that the 
sight distance complies with the requirements for Knox County Engineering and 
Public Works.   
 
Road “A”, Road “B”, Road “C” and Road “D” will have a width of 26 feet in 
accordance with the “Knoxville-Knox County Subdivision Regulations” amended 
through February 13, 2020.    
 
Any required sight distance easements for the internal subdivision intersections of 
Road “A”, Road “B”, Road “C” and Road “D” should be coordinated with Knox 
County Engineering and Public Works and included on the final design drawings prior 
to construction of the subdivision.   
 

7.3 Brackett Road 

Per AASHTO “Guidelines for Geometric Design of Low-Volume Roads” Brackett 
Road is classified as a Rural Minor Access Road with its sole function to provide 
access to adjacent property.  The minimum required roadway width for a minor 
access road with a 25 mph design speed is 18 feet.  All low-volume roads have a 
maximum average daily traffic volume of 2,000 vehicles per day or less.    
 
The existing width of Brackett Road between E Emory Road and the driveway 
connection (Road “A”) varies between 18 feet and 20 feet and the length of Brackett 
Road between Bell Road and E Emory Road (SR 131) is 6,540 LF.    
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