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DEVELOPMENT REQUEST APPLICATION

Greater than 40% Slope
Ridgetops

Hillside Protection (HP) Area

51.67

RECOMMENDED
CATEGORY ACRES | bistursancesupcer | Do URBANCE AREA
(Percent) (Acres)
Total Area of Site 83.77
Non-Hillside 32.10 N/A
0-15% Slope 3.47 100% 3.47
15-25% Slope 14.07 50% 7.03
25-40% Slope

Recommended
disturbance budget within

HP Area (acres)

Percent of HP Area

Staff - Slope Analysis

Case: 5-SE-25-C

] Hillside & Ridgetop
Protection Area

Percent Slope

15.1% - 25%

=
]
I:] 25.1% - 40%
=}
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Transportation Impact Study EXHIBIT B
Pickens Gap Road Subdivision Conclusions & Recommendations

par

3
‘\--‘ four internal streets on Pickens Gap Road constructed for the development, as shown in

Pickens Gap Road Subdivision Internal Roads: The layout plan shows one entrance and

Figure 3 and below.

3a) A 25-mph Speed Limit (R2-1) sign with additional plaque signage, as shown in the
image below, is recommended to be posted near the beginning of the development
entrance off Pickens Gap 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. Stop Signs (R1-1) with 24” white stop bars are recommended to be installed

at the internal road locations, as shown below.

Internal Traffic Sign Locations

R1-1

R1-1
R1-1

R1-1
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Transportation Impact Study EXHIBIT B
Pickens Gap Road Subdivision Conclusions & Recommendations

3¢)

3d)

3e)

3f)

3g)

Sight distance at the new internal intersections must not be impacted by new signage,
parked cars, or future landscaping. With a proposed 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.

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

bicycle-safe.

Several of the internal roadways will have long, straight segments. Straight road
segments encourage higher vehicle speeds. It is recommended that the site designer
consider including traffic calming measures on these segments, such as speed humps or
tables. Specifics regarding this recommendation should be discussed in the design

phase with Knox County Engineering.

For residential subdivisions with more than 150 housing units, Knox County has a long-
standing unwritten design policy requiring a boulevard road section at the entrance if a
secondary access point is not provided. Since the proposed layout of the Pickens Gap
Road Subdivision only provides one means of ingress and egress, the subdivision
entrance may need to be designed and constructed with a boulevard roadway section.
Providing a boulevard section at the entrance at Pickens Gap Road would likely require
a widened box culvert and alteration to the existing water conveyance along the east
side of Pickens Gap Road. A decision regarding this issue should be coordinated with

Knox County Engineering.

All road and intersection elements should be designed to AASHTO and Knox County

specifications and guidelines to ensure proper transportation operations.

56 Revised April 15, 2025



STATE OF TENNESSEE
TENNESSEE DEPARTMENT OF ENVIRONMENT AND CONSERVATION

KNOXVILLE ENVIRONMENTAL FIELD OFFICE
3711 MIDDLEBROOK PIKE
KNOXVILLE, TENNESSEE 37921

PHONE (865) 594-6035 STATEWIDE 1-888-891-8332 FAX (865) 594-6105

November 26, 2024

Mr. Storm Shular
307 Blue Peacock Way
Seymour, TN 37865

Re: Hydrologic Determination of Water Resources (DWR ID No. 33664)
Pickens Gap Development
Stock Creek Watershed, Knox County, TN

Mr. Shular:

The Tennessee Department of Environment and Conversation, Division of Water Resources (TDEC-DWR) has
reviewed “Jurisdictional Water Resource Inventory ” for the proposed Pickens Gap Development project in Knox
County. This report was prepared by UES Professional Services 19, LLC and submitted on your behalf to our
office on November 4, 2024 (final revision on November 21, 2024) in support of jurisdictional hydrologic
determinations of water features associated with the above referenced site. These water features are located on
property at 35.876974 / -83.821912 (Lat/Long), off Pickens Gap Road in Knox County, TN. Please note that all
geographic coordinates provided in this letter have a limited precision and should be considered approximate.
As part of our review, Division staff conducted a site visit on November 19, 2024.

Based on the information and documentation submitted in the report, our observations on-site, and the Division’s
rules and guidance regarding hydrologic determinations, the Division accepts the jurisdictional determination of
the assessed water features as documented in the submitted report and portrayed on Figure 8 — Findings Map.
These findings as presented in the report and accompanying information are summarized and displayed in the
table below and the attached map from the report (Attachment 1).

Please note that while Channel 1 crosses the property boundary at approximately 35.874980 / -83.822260
(Lat/Long), it continues to run alongside the western border of the site, between the property boundary and
Pickens Gap Road, before it enters Nickols Branch just to the north of the property.



TDEC Hydrologic Determination (DWR ID No. 33664)
Pickens Gap Development Project Knox County, TN

Hydrologic Determination of Assessed Water Features
Pickens Gap Development project, Knox County

Page 2

.. . . Length (Linear Area
Feature ID Determination Beginning Ending
Feet) (Acres)
CH1 Stream 35.87460°, -83.82165 35.87498°, -83.82226 236
(property boundary) (property boundary)
Wet Weather 35.87822°, -83.81849° 35.87754°, -83.82031°
CH2 - 629
Conveyance (origin) (confluence w/ Pond A)
CH3 Wet Weather 35.87791°, -83.82083° 35.87839°, -83.82117° 281
Conveyance (Pond A outfall) (property boundary)
Wet Weather 35.87632°, -83.82305° 35.87664°, -83.82353°
CH4 .. 207
Conveyance (origin) (confluence w/ CH1)
Pond A Non-Jurisdictional Pond 35.87762", -83'82‘048 0.24
(appr. center point)

Itis important to note that the Division’s evaluation and concurrence is restricted to only the water features identified
within the submitted report and as depicted on the attached map. Only the water features listed above were assessed
as part of this hydrologic determination, therefore this correspondence is not intended to represent a comprehensive
water resource inventory of the entire site. It is the property owner’s responsibility to consider and report any
additional water features within the property boundaries that may be affected by any construction activities
associated with future development.

Any alterations to jurisdictional streams, wetlands, or open water features may only be performed under the
coverage of, and conformance to, a valid Aquatic Resource Alteration Permit (ARAP) issued by the Division.
ARAP applications and provisions are available on-line at https://www.tn.gov/environment/permit-permits/water-
permitsl/aquatic-resource-alteration-permit--arap-.htmi.

Alterations to Wet Weather Conveyances typically may be performed without application or notification to the
Division, provided they conform to the provisions found under Tennessee Code Annotated § 69-3-108 (Q).

Please note that coverage under the General NPDES Permit for Stormwater Discharges from Construction
Activities (CGP) will be needed if the proposed land disturbance activity for this project is one acre or more in
size. Information and applications regarding the Division’s construction storm water program can be found
online. A completed Notice of Intent form, an application fee, and a storm water pollution prevention plan should
be submitted to the above address for review and coverage under this permit prior to any land disturbance.

Discharges and alterations to sinkholes may require the submittal of an application and written authorization
under the provisions of TDEC Rules. Information and applications regarding the Underground Injection Control
program may be seen online at https://www.tn.gov/environment/permit-permits/water-permitsl/underground-
injection-control-permit.html. Physical alterations or re-routing of surface hydrology to a sinkhole may require
coverage under the Class V Injection Control Permit.

Hydrologic determinations are advised and governed by Tennessee Department of Environment and


https://www.tn.gov/environment/permit-permits/water-permits1/aquatic-resource-alteration-permit--arap-.html
https://www.tn.gov/environment/permit-permits/water-permits1/aquatic-resource-alteration-permit--arap-.html
https://www.tn.gov/content/tn/environment/permit-permits/water-permits1/npdes-permits1/npdes-stormwater-permitting-program/npdes-stormwater-construction-permit.html
https://www.tn.gov/environment/permit-permits/water-permits1/underground-injection-control-permit.html
https://www.tn.gov/environment/permit-permits/water-permits1/underground-injection-control-permit.html

TDEC Hydrologic Determination (DWR ID No. 33664) Page 3
Pickens Gap Development Project Knox County, TN

Conservation (TDEC) rules and regulations, and therefore only apply to the State’s permitting process. Because
these and other various water features on-site may potentially also be considered jurisdictional Waters of the
United States, any alterations to them should only be performed after consultation with the U.S. Army Corps of
Engineers.

We appreciate the opportunity to assess the jurisdictional status of these water features prior to site plan
finalization and initiation of construction activities. Because natural variation and human activities can alter
hydrologic conditions, the Division reserves the right to reassess the status of the water featuresin the future.

Thank you for your interest in water quality in Tennessee. Please contact Doug Lawrence at 865-306-9437 or by
email at Douglas.Lawrencejr@tn.gov if you have any questions.

Respectfully,
D&ufz L awence

Doug Lawrence
Environmental Scientist Il
TDEC Division of Water Resources

Enclosures: Attachment 1: Figure 8 — Findings Map

Cc: File copy
Jason Mann, UES Professional Solutions 19, LLC: jmann@teamues.com
Will Nelson, UES Professional Solutions 19, LLC: wnelson@teamues.com
USACE District Nashville: NashvilleRegulatory@usace.army.mil
Knox County MS4 Land Development: LandDevelopment@knoxcounty.org
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Attachment 1: Figure 8 — Findings Map
(Map taken and modified from “Jurisdictional Water Resource Inventory” by UES Professional Services 19, LLC)
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¢ Planning

KNOXVILLE | KNOX COUNTY

Type “B” Screen: Continuous

APPROPRIATE LOCATION: Screening parking and loading areas from
adjoining residential and office districts

EXHIBIT D

Design Guidelines

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.

e Two offset rows of evergreen shrubs

ﬁ.

|--_.

SHRUB HEIGHT
Installed: 4 ft.

Mature: 6 ft.

SHRUB HEIGHT
Installed: 2 ft.
Mature: 3 ft

Maximum 4’ Centers

e A5 ft. high masonry wall or timber fence with evergreen trees and low

shrubs or climbing vines

TREE HEIGHT
Installed: 8 ft.
Mature: 15 ft

Maximum 50’ Centers

® One row of evergreen trees with branches touching the ground

TREE HEIGHT
Installed: 8 ft.
Mature: 20 ft

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

Maximum 10’ Centers

Landscape Screening

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.



STAFF REVIEW .

é& Planning Development
0o Request

Subdivision Concept Plan [ Final Plat

Zoning [ Rezoning O Plan Amendment

Development [ Development Plan [ Planned Development [ Use on Review / Special Use [ Hillside Protection COA

Heartland Development, LLC Owner
Applicant Name 05/08/2025 Affiliation
03/24/2025 Q5,405,42025 File Number(s)
Date Filed Meeting Date (if applicable) A o “r=Z5=
5-SE-25-C
5-J-25-DP

Cor respondence ‘ All correspondence will be directed to the approved contact listed below.

[ Applicant O Property Owner [ Option Holder [0 Project Surveyor @ Engineer [ Architect/Landscape Architect

Greg Presnell UA Engineering

o o i e
1111 N Northshore Dr. Suite N-200 Knoxvilie N 37919
Address T T ”"'"“""_"__“'"at}}'w 7 State 7”ZIP

(865) 217-1210

Phone

Current Property Info

BGD Development LLC 307 Blue Peacock Way Seymour, TN 37865 (865) 573-8872
Property Owner Name (ifdifferen.t)_m_“_mm_ o Property Owner Address I l;rbr;;eriyécv;er Phone
8922 Pickens Gap Rd 150 044

Property Address ) o Tparcel>
Knox Chapman Utility District Knox Chapman Utility District N

Sewer Provider T S Water Provider S S ‘ Sephc(Y/N)

'Development Request

Residential [] Non-Residential RELATED CITY PERMIT NUMBER

Single Family Residential Subdivision
Proposed Use e e
Specify if a traffic impact study is required: [®] Yes {required to be submitted with application) ] No

MARCH 2025



Subdivision Request

Pickens Gap Subdivision

RELATED REZONING FILE NUMBER

Proposed Subdivision Name

1 168

-~ [ Combine Parcels [] Divide Parcel el o
Unit / Phase Number Proposed Number of Lots (total

[] Other (specify)
Specify if requesting: [ Variance [W Alternative design standard
Specify if a traffic impact study is required: @ Yes (required to be submitted with application) [J No

Zoning Request

[J Zoning Change i 105, ] SR R
Proposed Zoning Proposed Density (units/acre, for PR zone only)

PENDING PLAT FILE NUMBER

[ Sector Plan [ One YearPlan [] Comprehensive Plan

[J Plan Amendment Change =
Proposed Plan Designation(s)

[J If, in Knox county, submit plan ~ I I

amendment request with application Previous Rezoning Requests

[ Other (specify)

AR PR [] 1 declare under penalty of perjury the foregoing is true and correct: 1) He/she/it is the owner of the
. Authorization® = property AND 2) The application and all associated materials are being submitted with his/her/its consent

T s S T mr e

Storm Shular 03/24/2025
Please Print Date
|
- Email N
Storm Shular 03/24/2025
Please Print i - : Date Paid
Staff Use Only ADDITIONAL REQUIREMENTS [] Property Owners / Option Holders

| FEE1 | FEE 2 FEE 3 TOTAL

0102 | $1,600.00




Public Notice and Community Engagement

Planning strives to provide community members with information about upcoming cases in a variety of

ways. In addition to posting public notice signs, our agency encourages applicants to provide information
and offer opportunities for dialogue related to their upcoming case(s). We require applicants to

acknowledge their role in this process.

Sign Posting and Removal

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.

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.

Acknowledgement

Location and Visibility Timing

The sign must be posted on the nearest The sign(s) must be posted not less than 12 days

adjacent/frontage street and in a location prior to the scheduled Planning Commission

clearly visible to vehicles traveling in either public hearing and must remain in place until the

direction. If the property has more than one day after the meeting. In the case of a

street frontage, the sign should be placed postponement, the sign can either remain in

along the street that carries more traffic. place or be removed and reposted not less than

Planning staff may recommend a preferred 12 days prior to the next Planning Commission

location for the sign to be posted at the meeting. The applicant is responsible for

time of application. removing the sign after the application has been
acted upon by the Planning Commission.

By signing below, you acknowledge that public notice signs must be
posted and visible on the property consistent with the guidelines above
and between the dates listed below.

03/24/2025 05/05/2025

Da \ fo be i;os_- d Date td be Rerﬁoved

Storm Shular

icant Signature Applicant Name

Have you engaged the
surrounding property owners
to discuss your request?

[JYes (W No
[ No, but | plan to prior to the

Planning Commission meeting

03/24/2025

Date
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