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APPLICANT: KING PROPERTIES & DEVELOPMENT LLC 

OWNER(S):

TAX ID NUMBER: 104   171, 172, 17201 (PARTIAL) View map on KGIS

JURISDICTION: County Commission District 3

STREET ADDRESS: 2220 LOVELL RD  (2224, 2240 LOVELL RD)

LOCATION: South side of Lovell Rd, west of its intersection with Hibbert Rd

APPX. SIZE OF TRACT: 16.32 acres

GROWTH POLICY PLAN: Planned Growth Area

ACCESSIBILITY: Access would be via Lovell Road, a minor arterial with a pavement width of 
20 ft within a 55-ft right-of-way.

UTILITIES: Water Source: West Knox Utility District

Sewer Source: West Knox Utility District

FIRE DISTRICT: Rural Metro Fire

WATERSHED: Beaver Creek

ZONING: PR (Planned Residential) up to 5 du/ac

EXISTING LAND USE: Single Family Residential, Rural Residential, 

Agriculture/Forestry/Vacant Land

PROPOSED USE: Multifamily development

DENSITY PROPOSED: 4.79

HISTORY OF ZONING: All three parcels were rezoned from A (Agricultural), F (Floodway) to PR 
(Planned Residential) up to 5 du/ac, F (Floodway) in 2001 (7-K-01-RZ).

SURROUNDING LAND North: Rural residential, agriculture/forestry/vacant land, multifamily 
residential - A (Agricultural), CB (Business and Manufacturing), PR 
(Planned Residential) up to 16 du/ac

USE AND ZONING:

South: Wholesale, multifamily residential - A (Agricultural)

East: Multifamily residential, single family residential - PR (Planned 
Residential) up to 5 du/ac

West: Single family residential - PR (Planned Residential) up to 12, 5, and 
4 du/ac, RA (Low Density Residential)

NEIGHBORHOOD CONTEXT: This area is comprised of a mix of single family and multifamily residential 
dwellings on small suburban lots as well as some commercial uses along 
Lovell Road and Middlebrook Pike. Ball Camp Elementary School is about 
1/2 mile north of the subject property, and Plumb Creek Park is about 1/2 
mile to the south.

STAFF RECOMMENDATION:

MCCLAIN CAROLYN J TRUST
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Approve the development plan for 60 townhomes and 16 multifamily units and a peripheral setback 

reduction from 35 ft to 20 ft as shown on the plan, subject to 8 conditions.

1) If during design plan approval or construction of the development, it is discovered that unforeseen off-site 
improvements within the right-of-way are necessary as caused by the development, the developer will either 
enter into a memorandum of understanding (MOU) with the County for these improvements or reimburse the 
County for their direct expenses (if completed by County crews) to make corrections deemed necessary.
2) Multi-dwelling structures shall not exceed 35 ft in height.
3) Providing a greenway easement along the rear of the property.
5) Providing a Type B landscape screen along the eastern boundary adjacent to residential development 
(Exhibit B). 
6) Implementing the recommendations of the Lovell Road Townhomes Transportation Impact Analysis (TIA) 
(Ardurra, 5/20/2025) as required by Knox County Engineering and Public Works during the design plan phase. 
If the TIA is further revised, it must be submitted to Planning staff for review and approval by all applicable 
agencies.
7) Meeting all other applicable requirements of the Knox County Zoning Ordinance.
8) Meeting all requirements of the Knox County Department of Engineering and Public Works.

With the conditions noted, this plan meets the requirements for approval in the PR district and the criteria for 
approval of a development plan.

COMMENTS:

This proposal is to create 60 townhomes and two 8-unit apartment buildings in the Planned Residential zone in 
the County. Access will be via a private driveway system from Lovell Road. The 2050 Mobility Plan lists 
expansion of Lovell Road from 2 lanes to 4-lanes, including pedestrian and bicycle facilities. However, the 
horizon year (expected completion) is not until 2035. This development would maintain the standard 35-ft 
peripheral boundary required in the PR zone along Lovell Road.

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

1) ZONING ORDINANCE
PR (Planned Residential) up to 5 du/ac:
A. The PR zone allows multi-dwelling developments as a permitted use. The administrative procedures for the 
PR zone require the Planning Commission to approve the development plan before permits can be issued 
(Article 5, Section 5.13.15).
B. The Planning Commission determines the maximum height for any use other than houses and duplexes 
(Article 5, Section 5.13.12). Staff recommends a maximum height of 35 ft for all buildings, consistent with the 
maximum height allowed on surrounding properties.  
C. The Planning Commission can reduce the 35-ft peripheral setback to 15 ft along shared lot lines with 
properties zoned A (Agricultural) and PR. The applicant requests a reduction from 35 ft to 20 ft along the north 
and south boundary lines which are adjacent to the A and PR zones. 
D. This PR zone district is zoned for a maximum of 5 du/ac. The proposed density is 4.79 du/ac.
E. Only a portion of one of the properties is included in this request. That parcel has the F zone. The F-zoned 
portion of the property is not included in this request, and the structures within would not be placed the 
Floodway. 

2) KNOX COUNTY COMPREHENSIVE PLAN - IMPLEMENTATION POLICIES
A. Policy 11: Promote connectivity with new development. The development is a private driveway system and 
does not connect to any adjacent properties. Still, internal connections have been provided and a stub out for 
future development to the rear of the property.
B. Policy 21: Connect a system of greenways. A greenway easement has been provided along the rear of the 
property that would go to Plumb Creek Park. This easement coincides with the County's proposed greenway 
trail, connecting to the existing greenway on the other side of Pellissippi Parkway. 

3) KNOX COUNTY COMPREHENSIVE PLAN - PLACE TYPE
A. The property is classified as TN (Traditional Neighborhood) and SP (Stream Protection). Traditional 
Neighborhoods are areas that feature a mix of housing ranging from single family to townhomes and small 
multifamily buildings. They have a walkable block pattern, a mix of housing types within the neighborhood, and 
neighborhood amenities such as parks and schools. The development contains 1-2 story townhomes and 2-
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story apartments. A greenway easement is provided at the rear of the property, and Plumb Creek Park is 0.3 
miles away on Hickey Rd.

4) KNOXVILLE - FARRAGUT - KNOX COUNTY GROWTH POLICY PLAN
A. The property is within the Planned Growth Boundary. The purposes of the Planned Growth Boundary 
designation are to encourage a reasonably compact pattern of development, promote the expansion of the 
Knox County economy, offer a wide range of housing choices, and coordinate the actions of the public and 
private sectors, particularly with regard to the provision of adequate roads, utilities, schools, drainage and other 
public facilities and services. This development is in alignment with these goals.

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

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).

Schools affected by this proposal:  Ball Camp Elementary, Cedar Bluff 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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INTRODUCTION
Landscape screening 
reduces the impact of 
intense development 
upon adjacent land 
uses by providing visual 
separation, reducing 
the transmission 
of glare and air 
pollution, and limiting 
access. Screening 
also promotes the 
aesthetic appeal of 
a neighborhood and 
promotes higher 
property values.

This series of design 
guidelines defines 
several types of 
landscape screen. 
Each type is applicable 
to a certain intensity 
of conflict between 
adjacent land uses. 
Each screen type is 
illustrated by several 
planting schemes with 
an equivalent height, 
density and opacity of 
landscaping.

Planning uses these 
guidelines to illustrate 
desirable levels of 
screening appropriate 
to various site planning 
situations. Creative 
alternatives which 
achieve a comparable 
effect are encouraged.

The contents of these 
guidelines are advisory 
and are intended 
to supplement, but 
not replace, the 
requirements of 
the Knoxville Zoning 
Ordinance and the 
Knox County Zoning 
Ordinance.Knoxville-Knox County Planning | KnoxPlanning.org

400 Main Street, Suite 403 | Knoxville, TN 37902 | 865.215.2500

Landscape Screening
Design Guidelines

APPROPRIATE LOCATION: Boundaries of commercial and industrial 
developments adjoining residential areas

NOTE: Landscape buffer strips should be a minimum of 15 feet in width, 
and sown with grass or ground cover for their full width, allowing for 
mulch at the base of plantings.

Type “A” Screen: Dense

• Two offset rows of deciduous or evergreen canopy trees with a 6 ft. high 
continuous dense evergreen hedge, fence, wall or earth berm

• Two offset rows of evergreen trees with branches touching the ground

Maximum 16’ Centers

Maximum 4’ Centers

Maximum 12’ Centers
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INTRODUCTION
Landscape screening 
reduces the impact of 
intense development 
upon adjacent land 
uses by providing visual 
separation, reducing 
the transmission 
of glare and air 
pollution, and limiting 
access. Screening 
also promotes the 
aesthetic appeal of 
a neighborhood and 
promotes higher 
property values.

This series of design 
guidelines defines 
several types of 
landscape screen. 
Each type is applicable 
to a certain intensity 
of conflict between 
adjacent land uses. 
Each screen type is 
illustrated by several 
planting schemes with 
an equivalent height, 
density and opacity of 
landscaping.

Planning uses these 
guidelines to illustrate 
desirable levels of 
screening appropriate 
to various site planning 
situations. Creative 
alternatives which 
achieve a comparable 
effect are encouraged.

The contents of these 
guidelines are advisory 
and are intended 
to supplement, but 
not replace, the 
requirements of 
the Knoxville Zoning 
Ordinance and the 
Knox County Zoning 
Ordinance.Knoxville-Knox County Planning | KnoxPlanning.org

400 Main Street, Suite 403 | Knoxville, TN 37902 | 865.215.2500

Landscape Screening
Design Guidelines

Type “B” Screen: Continuous
APPROPRIATE LOCATION: Screening parking and loading areas from 
adjoining residential and office districts 

NOTE: Landscape buffer strips should be a minimum of 12 feet in width, 
and sown with grass or ground cover for their full width, allowing for 
mulch at the base of plantings.

•      Two offset rows of evergreen shrubs

• A continuous row of evergreen shrubs on a 3 ft. high earth berm

• A 5 ft. high masonry wall or timber fence with evergreen trees and low  
   shrubs or climbing vines

• One row of evergreen trees with branches touching the ground

Maximum 4’ Centers

Maximum 3’ Centers

Maximum 50’ Centers

Maximum 10’ Centers

SH
RU

B 
HE

IG
HT

In
st

al
le

d:
 4

 ft
.

M
at

ur
e:

 6
 ft

.

SH
RU

B 
HE

IG
HT

In
st

al
le

d:
 2

 ft
.

M
at

ur
e:

 3
 ft

.

TR
EE

 H
EI

GH
T

In
st

al
le

d:
 8

 ft
.

M
at

ur
e:

 1
5 

ft.

TR
EE

 H
EI

GH
T

In
st

al
le

d:
 8

 ft
.

M
at

ur
e:

 2
0 

ft.



INTRODUCTION
Landscape screening 
reduces the impact of 
intense development 
upon adjacent land 
uses by providing visual 
separation, reducing 
the transmission 
of glare and air 
pollution, and limiting 
access. Screening 
also promotes the 
aesthetic appeal of 
a neighborhood and 
promotes higher 
property values.

This series of design 
guidelines defines 
several types of 
landscape screen. 
Each type is applicable 
to a certain intensity 
of conflict between 
adjacent land uses. 
Each screen type is 
illustrated by several 
planting schemes with 
an equivalent height, 
density and opacity of 
landscaping.

Planning uses these 
guidelines to illustrate 
desirable levels of 
screening appropriate 
to various site planning 
situations. Creative 
alternatives which 
achieve a comparable 
effect are encouraged.

The contents of these 
guidelines are advisory 
and are intended 
to supplement, but 
not replace, the 
requirements of 
the Knoxville Zoning 
Ordinance and the 
Knox County Zoning 
Ordinance.Knoxville-Knox County Planning | KnoxPlanning.org

400 Main Street, Suite 403 | Knoxville, TN 37902 | 865.215.2500

Landscape Screening
Design Guidelines

Type “C” Screen: Partial
APPROPRIATE LOCATION: Between parking lots and public streets; 
boundaries of industrial and office development

NOTE: Landscape buffer strips should be a minimum of 8 feet in width, 
and sown with grass or ground cover for their full width, allowing for 
mulch at the base of plantings.

•      A row of small evergreen trees

• A row of large broad leaf evergreen trees with a 3 ft. high wall or hedge     
   (deciduous species of similar size & form could be used for every second tree)

• A row of evergreen conifers with a 3 ft. high earth berm or solid          
   fence or wall

Maximum 20’ Centers

Maximum 50’ Centers

Maximum 3’ Centers

Maximum 40’ Centers
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Executive Summary 

King Properties & Development, LLC is proposing a residential development.  The 
Lovell Road Townhomes proposes 76 single-family attached residential lots.  The 
project is located south of the intersection of Middlebrook Pike (SR 169) at Lovell 
Road (SR 131) and north of the Site One Landscape Supply Store in Knox County, 
Tennessee.  Construction is proposed to take place this year and this study assumes 
full build out for the development will occur in 2028.   
 
The Lovell Road Townhomes has a proposed single roadway connection to Lovell 
Road (SR 131).   
 
The Lovell Road (SR 131) Widening project was identified in the “FY 2023-2026 
Transportation Improvement Plan (TIP)” that was adopted by the Knoxville Regional 
TPO in October 2022. The project identifies the section of Lovell Road (SR 131) 
from Cedardale Lane to Middlebrook Pike or approximately 1.7 miles to be 
widened from the existing 2-lane road to 4-lanes including pedestrian and bicycle 
facilities.  The Horizon Year is listed as 2030; however, the project is not listed in 
the current TDOT 10-year project plan and was not factored into the full buildout 
analysis for the Lovell Road Townhomes.   
 
In order to maintain or provide an acceptable level-of-service for each of the 
intersections studied, some recommendations are presented. 
 
Lovell Road (SR 131) at McClain Farm Way 
After the completion of the full buildout of the Lovell Road Townhomes the 
intersection of Lovell Road (SR 131) at McClain Farm Way will operate as follows.  
The westbound approach (McClain Farm Way) will operate at a LOS E during the 
AM peak hour and a LOS F during the PM peak hour and the southbound approach 
(Lovell Road) will operate at a LOS A during both the AM and PM peak hours.    
 
The result of the queue analysis is that the proposed geometry at the intersection of 
Lovell Road (SR 131) at McClain Farm Way is adequate and there are no 
recommended improvements.   
 
At the intersection of Lovell Road (SR 131) at McClain Farm Way neither a 
northbound right turn lane nor a southbound left turn lane are recommended per 
the TDOT Highway System Access Manual (HSAM) Volume 3: Geometric Design 
Criteria dated April 2021. 
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1 Introduction 

1.1 Project Description 

This report provides a summary of a transportation impact analysis that was 
performed for the Lovell Road Townhomes residential development.   The Lovell 
Road Townhomes proposes 76 single-family attached units.  The project is located 
south of the intersection of Lovell Road (SR 131) at Hibbert Road in Knox County, 
Tennessee.   The location of the site is shown in Figure 1. 
 
Construction is proposed to take place this year and this study assumes full build out 
for the subdivision will occur in 2028.   
 
The Lovell Road Townhomes has a proposed single roadway connection (McClain 
Farm Way) to Lovell Road (SR 131) located approximately 235 feet south of Hibbert 
Road and approximately 100 feet north of the Gravel Drive and 290 feet north of 
Lovell Landing Lane / Site One Landscape Supply driveway connection.   
 
Knox County Schools provides free bus transportation except for students that live in 
the Parent Responsibility Zone (PRZ).  Students who live in the PRZ are not eligible 
for transportation services.  The PRZ for Grades K-5 is “an area of one (1) mile from 
the school, by the shortest route” and the PRZ for Grades 6-12 is “an area of one 
and one-half (1 ½) miles from the school, by the shortest route”.  The distance 
measurements for transportation purposes shall include only publicly maintained 
roads.     
 
The proposed Lovell Road Townhomes will be located within the Parent 
Responsibility Zone (PRZ) of Ball Camp Elementary School. 
 
The proposed site layout is shown in Figure 2.       
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1.2 Study Area 

The purpose of this study is to evaluate the impacts to the traffic conditions caused 
by the proposed development.  Hibbert Road and Lovell Landing Lane are 
considered east-west orientated roadways and Lovell Road (SR 131) is considered a 
north-south oriented roadway.  The existing intersections and existing traffic control 
are summarized in Table 1.2-1 Study Area.  
 

Table 1.2-1 
Lovell Road Townhomes 

Study Area 
 

Intersection       Existing Traffic Control 
      
Lovell Road (SR 131) at Hibbert Road    Two-Way Stop-Controlled 
 
Lovell Road (SR 131) at Lovell Landing Lane   Two-Way Stop-Controlled 
 
 

1.3 Existing Site Conditions 

Roadway geometry and posted speed limits were obtained by field observations.  
The Knoxville-Knox County Planning “2018 Major Road Plan” was used to 
determine road classification.  This information is summarized in Table 1.3-1 
Existing Site Conditions.  

 
Table 1.3-1 

Lovell Road Townhomes 
Existing Site Conditions 

 
Roadway  Speed           Lanes     Road   Major Road Plan   
   Limit        Width      
      
Lovell Road (SR 131) 35 mph    2 ~20 feet Minor Arterial – 100ft ROW  
 
Hibbert Road  25 mph  2 ~19 feet Local Street 
 
Lovell Landing Lane 25 mph  2 ~26 feet Local Street 
 

There are no sidewalks or bike infrastructure in the vicinity of the proposed 
development.    
 
An aerial photo of the property roadway frontage along Lovell Road (SR 131) is 
included in Attachment 1.  
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2 Existing Traffic Volumes 

Ardurra conducted a peak hour turning movement count at the two-way stop-
controlled intersection of Lovell Road (SR 131) at Hibbert Road on Wednesday 
April 16, 2025.  The AM peak hour occurred between 7:15 a.m. and 8:15 a.m. with 
an AM PHF of 0.93 and an hourly volume of 1,507 vehicles.  The PM peak hour 
occurred between 4:30 p.m. and 5:30 p.m. with a PM PHF of 0.95 and an hourly 
volume of 1,733 vehicles.   
 
The existing volumes including the AM and PM peak hour traffic volumes at the 
count locations are shown in Figure 3, and the count data collected is included in 
Attachment 2.   
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3 Background Growth 

The Tennessee Department of Transportation (TDOT) maintain a count station in the 
vicinity of the proposed development.     
 
TDOT count station ID 47000085 is located on Lovell Road (SR 131) south of the 
intersection of Middlebrook Pike and the proposed development in Knoxville, TN 
The annual growth rate for this station over the last twenty years is approximately 
1.41%.  The 2024 ADT was 12,730 vehicles per day.    
 
For the purpose of this study, an annual growth rate of 1.5% was assumed for traffic 
at the studied intersections until full occupancy is reached in 2028.  Attachment 3 
shows the trend line growth charts for the TDOT count stations. 
 
Figure 4 demonstrates the projected background peak hour volumes at the studied 
intersections after applying the background growth rate to the existing conditions.   
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3.1 Future Roadway Improvements 

The Knoxville Regional Planning Organization compiles a Transportation 
Improvement Program (TIP) that identifies the region’s long-range Metropolitan 
Transportation Plan “Mobility Plan 2045”.  The projects listed in the TIP are 
developed in cooperation with the Tennessee Department of Transportation 
(TDOT), regional public transportation providers, member jurisdictions and the 
public.  The resulting document provides an overview of transportation investments 
in the region over a four-year period.  All projects in the TIP must be consistent 
with, or selected from the current Metropolitan Transportation Plan and the TIP 
must be fiscally constrained based on estimated revenues.   
 
The “FY 2023-2026 Transportation Improvement Plan (TIP)” was adopted by the 
Knoxville Regional TPO in October 2022.   
 
Project ID: 09-637 Lovell Road Widening (SR 131) was included on the list of 
potential projects in Knox County.  The project identifies the section of Lovell Road 
(SR 131) from Cedardale Lane to Middlebrook Pike or approximately 1.7 miles to be 
widened from the existing 2-lane road to 4-lanes including pedestrian and bicycle 
facilities.  The Horizon Year is listed as 2030 with an estimated cost of 
$25,490,954.   
 
The Lovell Road (SR 131) Road Widening project is not currently listed in the TDOT 
10-year project plan; therefore, the project was not factored into the full buildout 
analysis for the Lovell Road Townhomes.   
 

4 Trip Generation and Trip Distribution 

Lovell Road Townhomes proposes 76 single-family attached residential lots.  
 
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 Lovell Road Townhomes development. 
 
The land use worksheets are included in Attachment 4.  A trip generation summary 
is shown in Table 4-1. 
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Table 4-1 
Lovell Road Townhomes 

Trip Generation Summary 
 

Land Use  Density  Daily   AM Peak Hour  PM Peak Hour 
     Trips  Enter Exit  Enter Exit 
 
Multi-Family  76 Lots  746  9 32  34 27 
Residential 
(Local Study)  
 

The total new trips generated by the Lovell Road Townhomes were estimated to be 
746 daily trips. The estimated trips are 41 trips during the AM peak hour and 61 
trips during the PM peak hour.   
 
Lovell Road (SR 131) at the intersection with the proposed roadway connection has 
an existing trip distribution of 40% northbound and 60% southbound during the 
AM peak hour and 60% northbound and 40% southbound during the PM peak 
hour. 
 
The directional distribution of the traffic generated by the Lovell Road Townhomes 
was determined using the existing traffic volumes in combination with the concept 
plan layout. The entering/exiting traffic was assumed to be 40% Lovell Road (SR 
131) northbound to/from Middlebrook Pike (SR 169) and 60% Lovell Road (SR 131) 
southbound towards Pellissippi Parkway (SR 162).  
  
Figure 5 and Figure 6 show the Lovell Road Townhomes peak hour trip distribution 
and subdivision peak hour site trips. Figure 7 shows the 2028 full buildout peak 
hour traffic including the background growth and the peak hour site trips for the 
Lovell Road Townhomes.   
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5 Projected Capacity and Level of Service 

Unsignalized intersection capacity analyses were performed using the Synchro 11 
Software at the intersection of Lovell Road (SR 131) at McClain Farm Way in order 
to evaluate the AM and PM peak hours for the full buildout conditions. 
 
Level of Service 
The results from the analyses are expressed with a term “level of service” (LOS), 
which is based on the amount of delay experienced at the intersection.  The LOS 
index ranges from LOS A, indicating excellent traffic conditions with minimal delay, 
to LOS F indicating very congested conditions with excessive delay.  LOS D 
generally is considered the minimum acceptable condition in urban areas.  Table 5-
1 shows the LOS index range for signalized and unsignalized intersections as 
defined by the Highway Capacity Manual (HCM).    
 

 
Table 5-1 

Level of Service (LOS) Index 
 
Level of Service   Signalized Intersection  Unsignalized Intersection  
 
LOS A    ≤ 10 sec    ≤ 10 sec  
 
LOS B    10 – 20 sec   10 – 15 sec 
 
LOS C    20 – 35 sec   15 – 25 sec 
 
LOS D    35 – 55 sec   25 – 35 sec 
     
LOS E    55 – 80 sec   35 – 50 sec 
   
LOS F    > 80 sec   > 50 sec 
 
 
The Synchro 11 worksheets are included in Attachments 5.  Table 5-2 shows the 
results of the capacity analyses.     
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Table 5-2 
Level of Service (LOS) Summary 

 
      Year 2025 Year 2028 Year 2028 
Intersection   Time Period Existing  Background Full Buildout 
      (Delay/LOS) (Delay/LOS) (Delay/LOS) 
 
Lovell Road (SR 131) @  AM Peak  
McClain Farm Way  WB Approach     35.9 / E 
    SB Approach     0.1 / A  
     

PM Peak 
    WB Approach     54.6 / F 
    SB Approach     0.7 / A 
 
 
 

6 Turn Lane Warrant Analysis 

The intersection of Lovell Road (SR 131) at McClain Farm Way was evaluated to 
determine if a northbound right turn lane or a southbound left turn lane are 
warranted.  The TDOT Highway System Access Manual (HSAM) Volume 3: 
Geometric Design Criteria dated April 2021 was used to analyze the information.  
TDOT recommends that a turn lane be installed at an intersection when the turn 
lane warrants are met during both the AM and PM peak hours.   
 
In order to evaluate a right turn lane warrant, the Major-Road Volume, (one 
direction), veh/h and Right-Turn Volume, veh/h were reference from Figure 7: 2028 
Full Buildout Peak Hour Traffic.  Per Figure 3-18: Right-Turn Warrant along Two-
Lane Roadway (Unsignalized Intersection with Two-Way Stop-Control) the full 
buildout conditions at the intersection of Lovell Road (SR 131) at McClain Farm 
Way will only warrant a right turn lane during the PM peak hour; therefore, a 
northbound right turn lane on Lovell Road (SR 131) is not recommended.   
 
In order to evaluate a left turn lane warrant, the Major Highway Volume (veh/h/ln) 
and the Left-Turn Volume (veh/h) were referenced from Figure 7: 2028 Full Buildout 
Peak Hour Traffic.  Per Figure 3-15: Left-Turn Lane Warrant for Urban and Suburban 
Arterials (Unsignalized) the full buildout conditions at the intersection of Lovell 
Road (SR 131) at McClain Farm Way will only warrant a left turn lane during the PM 
peak hour; therefore, a southbound left turn lane on Lovell Road (SR 131) is not 
recommended.  
   
The turn lane worksheets and TDOT Highway System Access Manual Figures are 
included in Attachment 6.    
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7 Conclusions and Recommendations 

7.1 Lovell Road (SR 131) at McClain Farm Way 

The proposed intersection of Lovell Road (SR 131) at McClain Farm Way is three-
legged two-way stop-controlled intersection with the stop sign located on the 
westbound minor approach (McClain Farm Way).   
 
After the completion of the full buildout of the Lovell Road Townhomes the 
intersection of Lovell Road (SR 131) at McClain Farm Way will operate as follows.  
The westbound approach (McClain Farm Way) will operate at a LOS E during the 
AM peak hour and a LOS F during the PM peak hour and the southbound approach 
(Lovell Road) will operate at a LOS A during both the AM and PM peak hours.   
 
Queue Analysis 
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 McClain Farm Way has a proposed storage length of 125 feet before the vehicle 
queue would block the intersection with Drift Road Way.  The unsignalized 
intersection capacity analysis shows the full buildout 95% queue length for McClain 
Farm Way of 21 feet (one vehicle) during the AM peak hour and 27 feet (two 
vehicles) during the PM peak hour; therefore, the queue is not expected to block 
access to Drift Rose Way or the residential driveways along McClain Farm Way.   
 
Turn Lane Warrant Analysis 
At the intersection of Lovell Road (SR 131) at McClain Farm Way neither a 
northbound right turn lane nor a southbound left turn lane are recommended per 
the TDOT Highway System Access Manual (HSAM) Volume 3: Geometric Design 
Criteria dated April 2021. 
 
Intersection Spacing 
Lovell Road (SR 131) is classified as Minor Arterial per the Major Road Plan.  The 
minimum intersection spacing required on an arterial road is 400 feet per the 
“Knoxville-Knox County Subdivision Regulations” amended through January 9, 
2025.  The proposed roadway McClain Farm Way is located approximately 235 feet 
south of Hibbert Road and approximately 100 feet north of the Gravel Drive and 
290 feet north of Lovell Landing Lane / Site One Landscape Supply driveway 
connection; therefore, the minimum separation on a Minor Arterial is not met.  
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The current roadway connection was determined after consulting with Knox County 
Engineering & Public Works and the Tennessee Department of Transportation after 
evaluating the site to determine the safest option for access to the development.   
  
Sight Distance 
The TDOT Roadway Design Standards revised April 30, 2025, reference the 
recommended intersection sight distance for a 2-Lane Undivided Roadway - 
Symmetrical on drawing “RD11-SD-3” as 390 feet in both directions for a passenger 
vehicle on a roadway with a design speed of 35 mph.  
 
The minimum required stopping sight distance for the intersection of Lovell Road 
(SR 131) at McClain Farm Way was determined using the AASHTO “Geometric 
Design of Highways and Streets”.  The required stopping sight distance is 250 feet 
for a roadway with a 35 mph design speed.   
 
Attachment 7 includes pictures of the intersection sight distance at the intersection 
of Lovell Road (SR 131) at the proposed roadway McClain Farm Way. Removal 
and/or clearing of vegetation located within the site frontage is the responsibility of 
the property owner.  The removal of vegetation should be sufficient to provide 
adequate intersection sight distance to the proposed roadway connection.    
 
Ardurra recommends that the intersection sight distance be certified by a land 
surveyor prior to construction in order to verify that Lovell Road (SR 131) has 
adequate intersection sight distance at the proposed subdivision entrance to comply 
with the Tennessee Department of Transportation and AASHTO guidelines. 

Ardurra recommends that the signs and pavement markings be installed in 
accordance with the standards provided in the Manual on Uniform Traffic Control 
Devices (MUTCD). 
 
Any future improvements to the intersection or the various traffic management 
infrastructure, would need to be reviewed, coordinated, and approved by both 
Tennessee Department of Transportation and Knox County Engineering and Public 
Works.     
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Project:  792.001  Lovell Road Townhomes
Intersection: Lovell Road (SR 131) at Hibbert Road
Date Conducted:  Wednesday April 16, 2025

Left Thru Right Total Left Thru Right Total Left Thru Right Total Left Thru Right Total Int. Total
7:00 AM 0 160 1 161 0 0 0 0 0 97 0 97 2 0 2 4 262
7:15 AM 0 240 0 240 0 0 0 0 1 141 0 142 4 0 3 7 389
7:30 AM 0 239 0 239 0 0 0 0 0 128 0 128 1 0 4 5 372
7:45 AM 0 272 0 272 0 0 0 0 2 127 0 129 2 0 3 5 406

Total 0 911 1 912 0 0 0 0 3 493 0 496 9 0 12 21 1429

8:00 AM 0 175 0 175 0 0 0 0 0 165 0 165 0 0 0 0 340
8:15 AM 0 198 0 198 0 0 0 0 0 123 0 123 2 0 3 5 326
8:30 AM 0 167 0 167 0 0 0 0 1 120 0 121 0 0 1 1 289
8:45 AM 0 149 1 150 0 0 0 0 0 105 0 105 1 0 4 5 260

Total 0 689 1 690 0 0 0 0 1 513 0 514 3 0 8 11 1215

2:00 PM 0 124 0 124 0 0 0 0 0 121 0 121 1 0 1 2 247
2:15 PM 0 113 1 114 0 0 0 0 0 107 0 107 0 0 1 1 222
2:30 PM 0 139 0 139 0 0 0 0 1 136 0 137 0 0 0 0 276
2:45 PM 0 131 1 132 0 0 0 0 1 134 0 135 0 0 2 2 269

Total 0 507 2 509 0 0 0 0 2 498 0 500 1 0 4 5 1014

3:00 PM 0 143 1 144 0 0 0 0 0 132 0 132 0 0 1 1 277
3:15 PM 0 139 0 139 0 0 0 0 2 164 0 166 0 0 0 0 305
3:30 PM 0 165 1 166 0 0 0 0 2 135 0 137 0 0 0 0 303
3:45 PM 0 143 2 145 0 0 0 0 0 156 0 156 3 0 0 3 304

Total 0 590 4 594 0 0 0 0 4 587 0 591 3 0 1 4 1189

4:00 PM 0 145 3 148 0 0 0 0 1 186 0 187 0 0 1 1 336
4:15 PM 0 158 4 162 0 0 0 0 5 241 0 246 1 0 0 1 409
4:30 PM 0 162 2 164 0 0 0 0 1 248 0 249 1 0 3 4 417
4:45 PM 0 205 2 207 0 0 0 0 2 247 0 249 1 0 1 2 458

Total 0 670 11 681 0 0 0 0 9 922 0 931 3 0 5 8 1620

5:00 PM 0 176 2 178 0 0 0 0 3 263 0 266 0 0 1 1 445
5:15 PM 0 165 4 169 0 0 0 0 2 240 0 242 1 0 1 2 413
5:30 PM 0 176 2 178 0 0 0 0 1 151 0 152 1 0 1 2 332
5:45 PM 0 161 4 165 0 0 0 0 0 234 0 234 1 0 1 2 401

Total 0 678 12 690 0 0 0 0 6 888 0 894 3 0 4 7 1591

Grand Total 0 4045 31 4076 0 0 0 0 25 3901 0 3926 22 0 34 56 8058
Approach % 0.0 99.2 0.8 - - - 0.6 99.4 0.0 39.3 0.0 60.7
Total % 0.0 50.2 0.4 50.6 0.0 0.0 0.0 0.0 0.3 48.4 0.0 48.7 0.3 0.0 0.4 0.7

Southbound Westbound Northbound Eastbound
Start

Lovell Road (SR 131) Hibbert RoadLovell Road (SR 131)



Project:  792.001  Lovell Road Townhomes
Intersection: Lovell Road (SR 131) at Hibbert Road
Date Conducted:  Wednesday April 16, 2025

AM Peak Hour
PM Peak Hour

Left Thru Right Total Left Thru Right Total Left Thru Right Total Left Thru Right Total Int. Total

7:15 AM 0 240 0 240 0 0 0 0 1 141 0 142 4 0 3 7 389
7:30 AM 0 239 0 239 0 0 0 0 0 128 0 128 1 0 4 5 372
7:45 AM 0 272 0 272 0 0 0 0 2 127 0 129 2 0 3 5 406
8:00 AM 0 175 0 175 0 0 0 0 0 165 0 165 0 0 0 0 340

Total Volume 0 926 0 926 0 0 0 0 3 561 0 564 7 0 10 17 1507
Future (1.5% over 3 yrs) 0 968 0 0 0 0 3 587 0 7 0 10 1576
PHF - 0.85 - - - - 0.38 0.85 - 0.44 - 0.63 0.93

4:30 PM 0 162 2 164 0 0 0 0 1 248 0 249 1 0 3 4 417
4:45 PM 0 205 2 207 0 0 0 0 2 247 0 249 1 0 1 2 458
5:00 PM 0 176 2 178 0 0 0 0 3 263 0 266 0 0 1 1 445
5:15 PM 0 165 4 169 0 0 0 0 2 240 0 242 1 0 1 2 413

Total Volume 0 708 10 718 0 0 0 0 8 998 0 1006 3 0 6 9 1733
Future (1.5% over 3 yrs) 0 740 10 0 0 0 8 1044 0 3 0 6 1812
PHF - 0.86 0.63 - - - 0.67 0.95 - 0.75 - 0.50 0.95

PM Peak Hour begins at 4:30 PM

Start
Peak Hour Analysis from 7:00 AM to 9:00 AM
AM Peak Hour begins at 7:15 AM

Peak Hour Analysis from 2:00 PM to 6:00 PM

Lovell Road (SR 131) Hibbert Road
Southbound Westbound Northbound Eastbound

7:15 AM - 8:15 AM
4:30 PM - 5:30 PM

Lovell Road (SR 131)

1507
1733



Attachment 3 
ADT Trends 

 
 
 



Year
Adjusted Average 

Daily Traffic
2001 8590
2002 8733
2003 8778
2004 9137
2005 11341
2006 11748
2007 10914
2008 11854
2009 11615
2010 10294
2011 11685
2012 12944
2013 11970
2014 12325
2015 12565
2016 13964
2017 15371
2018 14076
2019 15485
2020 13731
2021 15927
2022 15462
2023 12086
2024 12739

Most Recent Trend Line Growth
Year ADT
2004 9137
2024 12739

Annual Percent Growth 1.41%
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Attachment 4 
Trip Generation 

 
 
 



Project: Lovell Road Townhomes
Date Conducted: 5/20/2025

Local Apartment Trip Generation Study
76 units 

Average Daily Traffic
T = 15.193(X)^0.899
T = 15.193(76)^0.899
T = 746

Peak Hour of Adjacent Street Traffic
One Hour Between 7 and 9 a.m.
T = 0.758(X)^0.924
T = 0.758(76)^0.924
T = 41

Peak Hour of Adjacent Street Traffic
One Hour Between 4 and 6 p.m.
T = 0.669(X) + 10.069
T = 0.669(76) + 10.069
T = 61

Enter Exit Enter Exit
Weekday (24 hours) 746 50% 50% 373 373
AM Peak Hour 41 22% 78% 9 32
PM Peak Hour 61 55% 45% 34 27

Time Period Total Trips
Percent Number



















Attachment 5 
Intersection Worksheets – Full Buildout AM/PM Peaks 

 
 
 



HCM Unsignalized Intersection Capacity Analysis
5: Lovell Road & Driveway 05/20/2025

Full Buildout AM Peak  7:15 am 04/16/2025 Baseline Synchro 11 Report
Page 1

Movement WBL WBR NBT NBR SBL SBT
Lane Configurations
Traffic Volume (veh/h) 19 13 590 5 4 978
Future Volume (Veh/h) 19 13 590 5 4 978
Sign Control Stop Free Free
Grade 0% 0% 0%
Peak Hour Factor 0.93 0.93 0.93 0.93 0.93 0.93
Hourly flow rate (vph) 20 14 634 5 4 1052
Pedestrians
Lane Width (ft)
Walking Speed (ft/s)
Percent Blockage
Right turn flare (veh)
Median type None None
Median storage veh)
Upstream signal (ft)
pX, platoon unblocked
vC, conflicting volume 1696 636 639
vC1, stage 1 conf vol
vC2, stage 2 conf vol
vCu, unblocked vol 1696 636 639
tC, single (s) 6.4 6.2 4.1
tC, 2 stage (s)
tF (s) 3.5 3.3 2.2
p0 queue free % 80 97 100
cM capacity (veh/h) 101 478 945

Direction, Lane # WB 1 NB 1 SB 1
Volume Total 34 639 1056
Volume Left 20 0 4
Volume Right 14 5 0
cSH 150 1700 945
Volume to Capacity 0.23 0.38 0.00
Queue Length 95th (ft) 21 0 0
Control Delay (s) 35.9 0.0 0.1
Lane LOS E A
Approach Delay (s) 35.9 0.0 0.1
Approach LOS E

Intersection Summary
Average Delay 0.8
Intersection Capacity Utilization 64.7% ICU Level of Service C
Analysis Period (min) 15



HCM Unsignalized Intersection Capacity Analysis
5: Lovell Road & Driveway 05/20/2025

Full Buildout PM Peak  4:30 pm 04/16/2025 Synchro 11 Report
Page 1

Movement WBL WBR NBT NBR SBL SBT
Lane Configurations
Traffic Volume (veh/h) 16 11 1052 20 14 746
Future Volume (Veh/h) 16 11 1052 20 14 746
Sign Control Stop Free Free
Grade 0% 0% 0%
Peak Hour Factor 0.95 0.95 0.95 0.95 0.95 0.95
Hourly flow rate (vph) 17 12 1107 21 15 785
Pedestrians
Lane Width (ft)
Walking Speed (ft/s)
Percent Blockage
Right turn flare (veh)
Median type None None
Median storage veh)
Upstream signal (ft)
pX, platoon unblocked
vC, conflicting volume 1932 1118 1128
vC1, stage 1 conf vol
vC2, stage 2 conf vol
vCu, unblocked vol 1932 1118 1128
tC, single (s) 6.4 6.2 4.1
tC, 2 stage (s)
tF (s) 3.5 3.3 2.2
p0 queue free % 76 95 98
cM capacity (veh/h) 71 252 619

Direction, Lane # WB 1 NB 1 SB 1
Volume Total 29 1128 800
Volume Left 17 0 15
Volume Right 12 21 0
cSH 101 1700 619
Volume to Capacity 0.29 0.66 0.02
Queue Length 95th (ft) 27 0 2
Control Delay (s) 54.6 0.0 0.7
Lane LOS F A
Approach Delay (s) 54.6 0.0 0.7
Approach LOS F

Intersection Summary
Average Delay 1.1
Intersection Capacity Utilization 66.6% ICU Level of Service C
Analysis Period (min) 15



Attachment 6 
Turn Lane Warrants 

 
 
 



 

 

 



Attachment 7 
Sight Distance 

 
 
 



 

Lovell Road (SR 131) at Roadway – Looking Right (Northbound) 

 

Lovell Road (SR 131) at Roadway – Looking Left (Southbound) 
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Date: May 20, 2025 
 
 
To: Knoxville-Knox County Planning  
 
Subject: Lovell Road Townhomes TIS Comments (6-L-25-DP) 
 
Dear Knoxville-Knox County Planning staff, 
 
The following comment response document is submitted to address comments dated May 
16, 2025:  
 

1. Reviewer Comment: There is a long-standing policy that any multifamily residential 
dwelling unit project should use the “Local Apartment” trip generation rates instead 
of the ITE rates which were used in this study. Please update the TIS to use the Local 
Rate and determine if any changes to recommendations result. 

 
Response:  Updated the Trip Generation to use the “Local Apartment” trip 
generation rates and updated the figures and capacity analysis to reflect the change.  
There were no changes to the recommendations.   
 

2. Reviewer Comment: The sight distance analysis needs to use TDOT requirements 
since Lovell Road is a state route instead of using the County 10 times posted speed 
limit.   
 
Response:  Updated the recommended sight distance to TDOT and AASHTO 
guidelines of 250 feet stopping sight distance and 390 feet intersection sight 
distance on a roadway with a 35 mph design speed.   

 
3. Reviewer Comment: There appear to be inconsistencies in the use of east/west and 

north/south designations of the roadways referenced in the TIS, please update as 
necessary to be consistent.   

 
Response:  Updated to designate Lovell Road as North/South and the Roadway 
Connection (McClain Farm Way) to East/West.   
 

 
 
 



Mr. Conger 
May 20, 2025 
Page 2 of 2 
 
 
Sincerely, 

  
Addie Kirkham, P.E.  







05/30/2025 06/13/2025




