
SUBDIVISION REPORT - 

CONCEPT/DEVELOPMENT PLAN

SUBDIVISION: THOMPSON CREEK 

APPLICANT/DEVELOPER:

TAX IDENTIFICATION:

NUMBER OF LOTS: 150

ZONING: PR (Planned Residential), up to 2.9 du/ac

VARIANCES

1. Reduce the minimum broken back curve tangent length on Road ‘B’ 

from 150 ft to 71.79 ft between curve C23 and C24. 

2. Reduce the minimum vertical curve K-value on Road ‘B’ from 25 to 

20 at STA 53+50.00.

3. Reduce the minimum vertical curve K-value on Road ‘B’ from 25 to 

19 at STA 55+15.00.

4. Reduce the minimum vertical curve K-value on Road ‘C’ from 25 to 

20 at STA 68+52.00.

5. Reduce the minimum vertical curve K-value on Road ‘A’ at the 

12   209 (PART OF)

REQUIRED:

EXISTING LAND USE: Agriculture/Forestry/Vacant Land

SURROUNDING LAND North: Rural residential, agriculture/forestry/vacant land, multifamily 
residential - A (Agricultural)
South: Agriculture/forestry/vacant land - PR (Planned Residential) up to 2.9 
du/ac
East: Agriculture/forestry/vacant land, rural residential, single family 
residential - A (Agricultural)
West: Agriculture/forestry/vacant land, rural residential - A (Agricultural)

USE AND ZONING:

LOCATION: West side of Thompson School Rd, northwest of Karnes Dr

JURISDICTION: County Commission District 8

APPROXIMATE ACREAGE: 78.1 acres

SURVEYOR/ENGINEER:

ACCESSIBILITY: Access is via Thompson School Road, a major collector with a pavement 
width that varies from 18-20 ft within a 40-ft right-of-way.

PROPOSED USE:

11-H-25-DP

FILE #: 11-SC-25-C

Detached residential subdivision

SUBDIVISION VARIANCES

GROWTH POLICY PLAN: Rural Area

AGENDA DATE: 11/13/2025

AGENDA ITEM #: 30

OWNER(S):

WATERSHED: Beaver Creek

STREET ADDRESS:

View map on KGIS

HAM LAND PARTNERS 

7921 THOMPSON SCHOOL RD

FIRE DISTRICT: Rural Metro Fire

Ham Land Partners

Jordan Richardson Robert G. Campbell & Associates
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intersection approach with Thompson School Road from 25 to 15. 

ALTERNATIVE DESIGN STANDARD REQUIRING PLANNING 

COMMISSION APPROVAL:

None noted.

ALTERNATIVE DESIGN STANDARDS REQUIRING KNOX COUNTY 

ENGINEERING AND PUBLIC WORKS APPROVAL (PLANNING 

COMMISSION APPROVAL NOT REQUIRED):

1. Increase the maximum intersection grade from 1 percent to 2 

percent at the intersection of Road ‘A’ at Thompson School Road. 

2. Increase the maximum intersection grade from 1 percent to 2 

percent at the intersection of Road ‘B’ at Road ‘A’. 

3. Increase the maximum intersection grade from 1 percent to 2 

percent at the intersection of Road ‘C’ at Road ‘A’.

STAFF RECOMMENDATION:

Approve the variance to reduce the minimum broken back curve tangent length on Road ‘B’ from 150 ft 

to 71.79 ft between curve C23 and C24, based on the following evidence of hardship.

A) The reduced tangent between horizontal curves allows for less disturbance into the floodplain to 

the south and HP (Hillside Protection) area to the north.

B) The stream and steep slopes are preexisting conditions on the site. 

C) Approval of the variance is not anticipated to be detrimental to public safety, health, or welfare 

because the short street length is anticipated to result in lower vehicle speeds. The Knox County 

Department of Engineering and Public Works recommends approval of this variance based on the 

justification provided by the applicant.

Approve the variance to Reduce the minimum vertical curve K-value on Road ‘B’ from 25 to 20 at STA 

53+50.00, based on the following evidence of hardship.

A) The reduced K-value allows for less disturbance into the floodplain to the south and HP (Hillside 

Protection) area to the north. 

B) The stream and steep slopes are preexisting conditions on the site.  

C) Approval of the variance is not anticipated to be detrimental to public safety, health, or welfare 

because the request meets the American Association of State Highway and Transportation Officials 

(AASHTO) design standards. The Knox County Department of Engineering and Public Works 

recommends approval of this variance based on the justification provided by the applicant.

Approve the variance to reduce the minimum vertical curve K-value on Road ‘B’ from 25 to 19 at STA 

55+15.00, based on the following evidence of hardship.

A) The reduced K-value allows for less disturbance into the floodplain to the south and HP (Hillside 

Protection) area to the north. 

B) The stream and steep slopes are preexisting conditions on the site.  

C) Approval of the variance is not anticipated to be detrimental to public safety, health, or welfare 

because the request meets the American Association of State Highway and Transportation Officials 

(AASHTO) design standards. The Knox County Department of Engineering and Public Works 

recommends approval of this variance based on the justification provided by the applicant.

Approve the variance to reduce the minimum vertical curve K-value on Road ‘C’ from 25 to 20 at STA 

68+52.00, based on the following evidence of hardship.

A) The reduced K-value allows for less disturbance into the HP (Hillside Protection) area. 

B) The steep slopes are a preexisting condition on the site.  

C) Approval of the variance is not anticipated to be detrimental to public safety, health, or welfare 

because the request meets the American Association of State Highway and Transportation Officials 

(AASHTO) design standards. The Knox County Department of Engineering and Public Works 

recommends approval of this variance based on the justification provided by the applicant.

Approve the variance to reduce the minimum vertical curve K-value on Road ‘A’ at the intersection 

approach with Thompson School Road from 25 to 15, based on the following evidence of hardship.

A) The reduced K-value allows for less grading and positive stormwater drainage away from 
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1. Connection to sanitary sewer and meeting other relevant utility provider requirements.
2. Provision of street names consistent with the Uniform Street Naming and Addressing System within Knox 
County (County Ord. 91-1-102).
3. Implementing the recommendations of the Thompson Meadows (Thompson Creek) Transportation Impact 
Analysis (Fulghum MacIndoe, 12/14/2022), as revised and approved by Planning Commission staff and Knox 
County Engineering and Public Works (see Exhibit B).
4. 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 an 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.
5. Install sidewalks per Chapter 54, Article IV of the Knox County Code, including but not limited to Road ‘A’ 
and a connection between Phase 2 and Phase 1 of the subdivision either through the common area as 
proposed or along the Thompson School Road frontage. The location of the sidewalks will be determined by 
Knox County Engineering and Public Works during the design plan phase. 
6. If the pedestrian connection between Phase 2 and Phase 1 is through the common area as proposed, the 
sidewalk must be located within a common area strip that is a minimum 10 ft wide when between lots. The 
common area strip may be required to be larger if determined necessary by Knox County Engineering and 
Public Works during the design plan phase.
7. Providing access to all common areas without road frontage with either an access easement or common 
area strip. 
8. The community mail kiosk(s) shall be reviewed and approved by Knox County Engineering and Public 
Works during the design plan phase, including but not limited to the location (easement or common area) and 
associated parking. 
9. Providing a note on the final plat for the maximum land disturbance of lots 77-79, with the disturbance for 
each lot listed separately. The maximum land disturbance within the HP (Hillside Protection) area for Phase 2 
of the subdivision shall not exceed 27.81 acres. 
10. Meeting all applicable requirements of the Knox County Department of Engineering and Public Works.
11. Before certification of the final plat for the subdivision, establish a property owners association or other 
legal entity responsible for maintaining common facilities, such as common areas, amenities, private roads, 
and/or stormwater drainage systems.

COMMENTS:

This proposal is a revision of Phase 2 of the Thompson Creek Subdivision, that reduces the number of lots in 
this phase from 197 (100 detached and 87 attached) to 150 detached, modifies the road layout, and removes 
the road connection between Phases 1 and 2. Phase 1 was approved for 100 house lots (1-SG-23-C / 1-F-23-
DP), but according the projects notes on this proposal, this will be reduced to 91 lots. The reduction of lots in 
Phase 1 does not require Planning Commission approval because the subdivision hasn’t changed otherwise.  
The property was rezoned from A (Agricultural) to PR (Planned Residential) up to 2.9 du/ac in in June 2022 (4-
M-22-RZ). The overall development will have 241 lots at a density of 2.23 du/ac.

A condition of the original approval was to “provide an internal road connection between Phase 1 and Phase 2 
of the development, between Road ‘A’ and Road ‘D’, shown as Road ‘G’. If environmental constraints prevent 
this connection, the applicant shall submit a revised concept plan removing the connection and providing 
justification via a detailed environmental analysis.” The justification is provided in Exhibit C. The reason for this 
condition is that Phase 2 originally exceeded the 150-lot threshold when two access points is typically required 

Approve the development plan for up to 150 detached residential lots in Phase 2 of the Thompson 

Creek subdivision, subject to 1 condition.

1. Meeting all applicable requirements of the Knox County Zoning Ordinance.  

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

Thompson School Road.

B) The slopes along the Thompson School Road frontage are a preexisting condition on the site.  

C) Approval of the variance is not anticipated to be detrimental to public safety, health, or welfare 

because the request meets the American Association of State Highway and Transportation Officials 

(AASHTO) design standards. The Knox County Department of Engineering and Public Works 

recommends approval of this variance based on the justification provided by the applicant.

Approve the Concept Plan subject to 11 conditions.
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when it can be feasibly accommodated. A pedestrian connection will still be provided between the two phases, 
either through the common area, as shown, or along the Thompson School Road frontage.

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 2.9 du/ac.
A. The PR zone allows detached houses 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 (Knox County 
Zoning Ordinance Article 5, Section 5.13.15).
B. The PR zoning allows consideration of up to 2.9 du/ac. The Thompson Creek Subdivision will have a total of 
241 dwelling units, a gross density of 2.23 du/ac.

2) COMPREHENSIVE PLAN - FUTURE LAND USE MAP
A. The property is in the RL (Rural Living) place type and is partially within the HP (Hillside Protection) area. 
Rural Living areas are primarily made up of single family residential within a rural setting. These areas may 
include agriculture, open space, and some limited commercial that supports agriculture and civic uses.
B. Single family residential on a wide range of lot sizes is a primary use in the RL place type. Primary uses are 
intended to be the predominant focus of the place. – The proposed single family development with varying lot 
sizes is consistent with the RL place type.
C. The proposal conforms to the form attributes of the RL place type, which recommends building heights of 1-
2 stories. – The maximum height is 35 ft for houses in the PR zone.
D.  The site has approximately 44.82 acres in the HP (Hillside Protection) area, and the recommended 
disturbance budget is 27.81 acres. The proposed land disturbance, including an allocation of disturbance for 
lots 77-79 in the northwest portion of the site, is 25.82 acres. Staff is recommending that a maximum 
disturbance for lots 77-79 be provided on the final plat, with the total disturbance in the HP area not to exceed 
27.81 acres.

3) COMPREHENSIVE PLAN - IMPLEMENTATION POLICIES
A. The development has a common area corridor between Phase 1 and Phase 2, consistent with Policy 7 
which encourages development practices that conserve and connect natural features and habitat. 
B. A pedestrian connection between Phase 1 and Phase 2 is required, consistent with Policy 11 to promote 
connectivity with new development. 

4) KNOXVILLE - FARRAGUT - KNOX COUNTY GROWTH POLICY PLAN
A. The property is located within the Rural Area on the Growth Plan Map. According to the Growth Policy Plan, 
the Knox County Zoning Ordinance and Zoning Map shall determine land uses permitted in the Rural Area. 
The rural designation shall not impede the right of a property owner to use or develop the property for a 
purpose permitted by that property’s zoning. – The proposed development is consistent with the PR zoning 
district.
B. The Plan also stipulates that residential development in the rural area be limited to all of the following 
conditions: (a) no more than 2 dwelling units per acre; and (b) sanitary sewer, or a sewage system approved 
and maintained by a public utility company and public water must be available; and © must be on a collector 
road with a minimum width of 18ft pavement.— The proposed density in Phase 2 is 1.92 du/ac, will be serviced 
by sanitary sewer, and is located on a collector road with a minimum pavement width of 18 ft.

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

ESTIMATED TRAFFIC IMPACT:  A traffic impact study was prepared by the applicant. The findings of that 
study were used in formulating the recommendations of this staff report.

Schools affected by this proposal:  Gibbs Elementary, Gibbs Middle, and Gibbs High.
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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.

The Planning Commission's approval or denial of this request is final, unless the action is appealed to a court 
of competent jurisdiction within thirty (30) days of the Planning Commission's decision.

•  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: 11-SC-25-C

CATEGORY ACRES
RECOMMENDED 

DISTURBANCE BUDGET                  

(Percent)

DISTURBANCE AREA

(Acres)

Total Area of Site 108.26

Non-Hillside 63.44 N/A

0-15% Slope 15.28 100% 15.28

15-25% Slope 22.14 50% 11.07

25-40% Slope 7.22 20% 1.44

Greater than 40% Slope 0.18 10% 0.02

Ridgetops

Hillside Protection (HP) Area 44.82

Recommended 

disturbance budget within 

HP Area (acres)

27.81

Percent of HP Area 62.1%

Slope Analysis
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THOMPSON MEADOWS SUBDIVISION 
Transportation Impact Analysis 

7921 & 7923 Thompson School Road 
Knox County, TN 

A Transportation Impact Analysis for the Thompson Meadows 
Subdivision 

Submitted to 

Knox County Engineering and Public Works

Updated December 14, 2022 
November 28, 2022 

FMA Project No. 588.014 

Submitted By: 

11-SC-25-C / 11-H-25-C

Original case number
1-SG-23-C / 1-F-23-DP 
TIS Version 2
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6 Turn Lane Warrant Analysis 

The intersections of Thompson School Road at Karnes Drive and Thompson School 
Road at both driveway connections were evaluated to determine if a right turn lane 
or a 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.   

There are no turn lanes warranted at the intersections of Thompson School Road at 
Karnes Drive, Thompson School Road at the proposed driveway Access #1 and 
Thompson School Road at the proposed driveway Access #2 during either the AM 
or PM peak hours after the full buildout of the Thompson Meadows Subdivision 
residential development.   

The turn lane warrant worksheets and analysis are included in Attachment 8. 

7 Conclusions and Recommendations 

7.1 Thompson School Road at Karnes Drive 

The existing, background and full buildout conditions at the unsignalized 
intersection of Thompson School Road at Karnes Drive were analyzed using the 
Highway Capacity Software (HCS7).  Thompson School Road at Karnes Drive is a 
three-legged intersection with an existing stop sign on Karnes Drive.   

The existing and background traffic conditions for the westbound approach (Karnes 
Drive) operate at a LOS A during both the AM and PM peak hours and the 
southbound approach (Thompson School Road) operates at a LOS A during both the 
AM and PM peak hours.  

After the completion of the full buildout of the Thompson Meadows Subdivision the 
traffic conditions for the intersection of Thompson School Road at Karnes Drive will 
operate as follows. The westbound approach (Karnes Drive) will operate at a LOS B 
during both the AM and PM peak hours.  The southbound approach (Thompson 
School Road) will operate at a LOS A during both the AM and PM peak hours. 

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. 
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The unsignalized intersection capacity analysis shows the full buildout 95% queue 
length for the westbound approach (Karnes Drive) of less than one vehicle during 
the AM peak hour and 1.1 vehicles (approximately 50 feet) during the PM peak 
hour.  The existing storage lengths at the intersection of Thompson School Road at 
Karnes Drive are adequate and no additional improvements are necessary in order 
to accommodate the Thompson Meadows Subdivision residential development. 

A northbound right turn lane and a southbound left turn lane on Thompson School 
Road are not warranted during either the AM or PM peak hours per the Knox 
County Department of Engineering and Public Works handbook, “Access Control 
and Driveway Design Policy.”  

The width of Karnes Drive varies between 15.5 feet and 16 feet.  The minimum 
recommended pavement width for a local road with a 30 mph design speed and a 
low volume ADT is 18 feet per AASHTO’s A Policy on Geometric Design of 
Highways and Street.  FMA did not identify any locations where spot improvements 
might be necessary, but the existing roadway width does not meet the minimum 
recommended pavement width.   
   
The existing signage on Karnes Drive includes a speed limit sign in each direction 
and a “W1-6” horizontal rectangular sign with a large horizontal arrow pointing to 
the left for eastbound traffic approaching the horizontal curve.  FMA recommends 
any improvements to Karnes Drive between Thompson School Road and Barker 
Road including road/shoulder widening, resurfacing, increased signage, etc. be 
coordinated with Knox County Engineering and Public Works.   

7.2 Thompson School Road at Driveway Access #1  

Thompson School Road is classified as a Major Collector by the Major Road Plan.  
The minimum intersection spacing required on a collector street is 300 feet per the 
“Knoxville-Knox County Subdivision Regulations” amended through October 6, 
2022.  The driveway connection (Access #1) is located approximately 1,160 feet 
north of Karnes Drive and 590 feet south of the driveway connection (Access #2).   
The driveway Access #1 exceeds the typical minimum separation on a collector 
street; therefore, no change is necessary.   

The full buildout conditions at the unsignalized intersection of Thompson School 
Road at driveway Access #1 were analyzed using the Highway Capacity Software 
(HCS7).  The proposed driveway connection is a three-legged intersection with a 
stop sign at driveway Access #1. 

After the completion of the full buildout of the Thompson Meadows Subdivision the 
traffic conditions for the intersection of Thompson School Road at driveway Access 
#1 will operate as follows. The eastbound approach (Access #1) will operate at a 
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LOS A during both the AM and PM peak hours.  The northbound approach 
(Thompson School Road) will operate at a LOS A during both the AM and PM peak 
hours. 

A northbound left turn lane and a southbound right turn lane on Thompson School 
Road are not warranted during either the AM or PM peak hours per the Knox 
County Department of Engineering and Public Works handbook, “Access Control 
and Driveway Design Policy.”  

The minimum required sight distance for a road with a posted speed limit of 30 
mph is 300 feet in each direction in accordance with the “Knoxville-Knox County 
Subdivision Regulations” amended through October 6, 2022.  FMA measured the 
sight distance at the proposed intersection of Thompson School Road at the 
driveway Access #1 in November 2022.  At 15 feet from the edge of pavement the 
sight distance at the proposed intersection is greater than 500 feet looking to the 
north and greater than 500 feet looking to the south.  
 
Any required sight distance easements for the internal subdivision intersections 
should be coordinated with Knox County Engineering and Public Works and 
included on the final design drawings prior to construction of the subdivision.  

FMA recommends that the signs and pavement markings be installed in accordance 
with the standards provided in the Manual on Uniform Traffic Control Devices 
(MUTCD). 

7.3 Thompson School Road at Driveway Access #2 

Thompson School Road is classified as a Major Collector by the Major Road Plan.  
The minimum intersection spacing required on a collector street is 300 feet per the 
“Knoxville-Knox County Subdivision Regulations” amended through October 6, 
2022.  The driveway connection (Access #2) is located approximately 1,160 feet 
south of Lett Road and approximately 590 feet north of the driveway connection 
(Access #1).   The driveway Access #2 exceeds the typical minimum separation on a 
collector street; therefore, no change is necessary.   

The full buildout conditions at the unsignalized intersection of Thompson School 
Road at driveway Access #2 were analyzed using the Highway Capacity Software 
(HCS7).  The proposed driveway connection is a three-legged intersection with a 
stop sign at driveway Access #2. 

After the completion of the full buildout of the Thompson Meadows Subdivision the 
traffic conditions for the intersection of Thompson School Road at driveway Access 
#2 will operate as follows. The eastbound approach (Access #2) will operate at a 
LOS A during both the AM and PM peak hours.  The northbound approach 
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(Thompson School Road) will operate at a LOS A during both the AM and PM peak 
hours. 

A northbound left turn lane and a southbound right turn lane on Thompson School 
Road are not warranted during either the AM or PM peak hours per the Knox 
County Department of Engineering and Public Works handbook, “Access Control 
and Driveway Design Policy.”  

The minimum required sight distance for a road with a posted speed limit of 30 
mph is 300 feet in each direction in accordance with the “Knoxville-Knox County 
Subdivision Regulations” amended through October 6, 2022.  FMA measured the 
sight distance at the proposed intersection of Thompson School Road at the 
driveway Access #2 in November 2022.  At 15 feet from the edge of pavement the 
sight distance at the proposed intersection is greater than 500 feet looking to the 
north and greater than 500 feet looking to the south.  
 
Any required sight distance easements for the internal subdivision intersections 
should be coordinated with Knox County Engineering and Public Works and 
included on the final design drawings prior to construction of the subdivision.  

FMA recommends that the signs and pavement markings be installed in accordance 
with the standards provided in the Manual on Uniform Traffic Control Devices 
(MUTCD). 
 
The standard practice for a residential subdivision with 150 or more lots is to 
require at least two access points to provide alternative access opportunities in the 
event that one access is blocked by a fallen tree, crash, or other. The subdivision 
north of Clear Spring proposes 95 townhome lots and 118 single-family lots for a 
total of 213 residential lots.  The concept plan shows a single entry/exit lane onto 
Thompson School Road at the driveway Access #2; therefore, consideration should 
be made to adding a boulevard entrance in order to provide an alternate means of 
access if one side is blocked.  A boulevard section is typically required to extend to 
the first major internal intersection in order to provide alternate travel paths.  

7.4 Traffic Impact Letter  

A Traffic Impact Letter evaluation was completed by Fulghum, MacIndoe & 
Associates in March 2022 for the Thompson Meadows Subdivision residential 
development during the rezoning process.  The total expected area of development 
was 95 acres and was rezoned from A (Agricultural and Estate) to PR (Planned 
Residential) with an estimated density of 3.2 units/acre or approximately 300 single 
family lots.  
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The TIL calculated the trip generation based on 300 single family lots with an 
estimated 2,772 new daily trips, 202 trips during the AM peak hour and 279 trips 
during the PM peak hour.    
 
The TIL estimated that 20% of the subdivision traffic would enter/exit using Karnes 
Drive as a “cut-thru” to access Tazewell Pike (SR 131) and the Gibbs Schools and 
that the subdivision would add approximately 41 trips during the AM peak hour and 
56 trips during the PM peak hour to Karnes Drive.    
    
The submitted concept plan has a total of 313 lots with a proposed combination of 
townhome and single family lots.  The total combined new trips generated by the 
Thompson Meadows Subdivision residential development were estimated to be 
3,032 daily trips. The estimated trips are 224 trips during the AM peak hour and 
301 trips during the PM peak hour.   

Using the same 20% estimate for traffic entering/exiting using Karnes Drive as a 
“cut-thru” to access Tazewell Pike (SR 131) and the Gibbs Schools the Thompson 
Meadows Subdivision will add approximately 44 trips during the AM peak hour and 
59 trips during the PM peak hour to Karnes Drive.   

The difference between the estimated development during the rezoning process and 
the submitted concept plan was an increase of 13 lots resulting in an expected 
increase of 260 daily trips, 22 trips during the AM peak hour and 22 trips during the 
PM peak hour. And a resulting increase to the traffic entering/exiting Karnes Drive of 
an additional 3 trips during the AM peak hour and 3 trips during the PM peak hour.   

EXHIBIT B



 
 
Robert G. Campbell & Associates                                                     

 
Main Office: 
7523 Taggart Lane                   621 Wall Street 
Knoxville, TN  37938                                 Sevierville, TN  37862 
Ph: 865-947-5996                                                                                                                               Ph: 865-429-4683 
Fax: 865-947-7556                                                                                                                             Fax: 865-429-4684 

To: Knox County  
From: Jordan Richardson 

CC:  Mike Reynolds, AICP | Principal Planner 
Steve Elliott | Knox County Codes Administration & Enforcement 

 Amanda Purkey, PE | Knox County Engineering and Public Works 

Road Connection Removal Analysis: 
 
The Thompson Creek Phase 1 and 2 Concept Plan (1-SG-23-C) was approved with the 
condition of an internal road connection between Phase 1 and 2 across Kerns Branch. 
Since then, the updated northern property has been designed without a road connection. 
Primarily this is due to feasibility and environmental impact. Removing the road 
connection will reduce the density of the project while also minimizing impact to Kerns 
Branch.  
 
Kerns Branch in this area is approximately 10 to 20 feet in width with a mature riparian 
buffer full of large, older trees and a stabilized bank.  Ashlynn Sutter with UES (formerly 
GEOServices) conducted a hydrologic determination of Kerns Branch. They evaluated 
the stream with a score of 35 using rigorous and reasonable amount of effort.  
 
Additionally, in order to maintain pedestrian connection between the two developments a 
pedestrian trail/walkway will be provided. This connection will traverse the serene open 
pasture in the center of the site and provide views and activity for the residents.  
 
Finally, the removal of the road connection will decrease the overall density of the 
development leading to a reduction in disturbance to the property, reduce possible impact 
on the stream, and reduce overall impervious area of the property.  
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The minimum design and performance standards shall apply to all subdivisions unless an alternative 
design standard is permitted within Article 3 Section 3.01.D, Application of Alternative Design Standards, 
or Article 4.01.C, Street Standards (within Hillside and Ridgetop Areas).

There are some alternative design standards that require Planning Commission approval, and some that 
can be approved by the Engineering Departments of the City or County. However, the City or County 
Engineering Departments, as applicable, will provide review comments on any alternative design 
proposed. These comments will be provided during the review process.

Alternative Design Standards Requiring Planning Commission Approval  

Section 3.03.B.2 - Street frontage in the PR (Planned Residential) zone, Knox County
Section 3.03.E.1.e – Maximum grade of private right-of-way
Section 3.03.E.3.a – Pavement width reduction, private rights-of-way serving 6 or more lots
Section 3.04.H.2 – Maximum grade, public streets
Section 3.04.I.1.b.1 – Horizontal curves, local streets in Knox County

Alternative Design Standards Approved by the Engineering Departments of 
the City of Knoxville or Knox County 
Section 3.03.E.3.a – Right-of-way width reduction, private rights-of-way serving 6 or more lots
Section 3.04.A.3.c – Right-of-way dedication, new subdivisions
Section 3.04.F.1 – Right-of-way reduction, local streets
Section 3.04.G.1 – Pavement width reduction, local streets
Section 3.04.H.3 – Intersection grade, all streets
Section 3.04.J.2 – Corner radius reduction in agricultural, residential, and office zones
Section 3.04.J.3 – Corner radius reduction in commercial and industrial zones
Section 3.11.A.2 – Standard utility and drainage easement

By signing this form, I certify that the criteria for a variance have been met for each request, and that 
any and all requests needed to meet the Subdivision Regulations are requested above or are attached. 
I understand and agree that no additional variances can be acted upon by the legislative body upon 
appeal and none will be requested. 

_____________________________________________________________________________________
Signature     Printed Name     Date

___________________________________________
tuuuuuru e
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Updated: January 10, 2024 

For each alternative design standard requested, identify how the proposed alternative design either 
meets the intent of the standard in the Subdivision Regulations or meets an alternative, nationally 
recognized engineering standard such as The American Association of State Highway and Transportation 
Officials (AASHTO) or Public Right-of-Way Accessibility Guidelines (PROWAG). 
 

1. ALTERNATIVE DESIGN STANDARD REQUESTED: 
 

Approval required by:  Planning Commission       Engineering  
 
Engineering supports the alternative design standard requested 

(to be completed during review process): YES  NO  
Engineering Comments: 
 
 
 

2. ALTERNATIVE DESIGN STANDARD REQUESTED: 
 

Approval required by:  Planning Commission       Engineering  
 
Engineering supports the alternative design standard requested 
(to be completed during review process): YES  NO  
Engineering Comments: 
 
 
 

3. ALTERNATIVE DESIGN STANDARD REQUESTED: 
 

Approval required by:  Planning Commission       Engineering  
 
Engineering supports the alternative design standard requested 

(to be completed during review process): YES  NO  
Engineering Comments: 
 
 

■

■

■

Reduce intersection grade of Road "A" with Thompson School Road, Road "B" with Road "A", and Road "C" with 
Road "A" from 1-percent to 2-percent. See justification in Request 2 box below. 

Knox County supports this request based on applicants justification. SE

Knox County supports this request based on applicants justification. SE

Justification for Request 1 above. The slopes on these intersections of a 2-percent slope will create positive sheet 
flow of runoff while also helping to reduce the amount of fill and cut of these sections for this steep site.  
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Road "B" drops into the property here to access the site north of the creek and south of Road "A". This property 
is steep and the shape of the property longitudinal creating a tighter broken back curve. Additionally the Flood 
Plain of the creek affects the usability of this area as well. 

This property is both steep and longitudinal creating difficulty in not only the placement of the roadway and 
lots but also the separation of the broken back horizontal curves. If the variance is not approved it will be 
difficult to provide access to the western property within appropriate topography. 

Road "B" is a short 547 feet long street that terminates in a cul-de-sac creating a reduced speed street accessing 
only 18 to 20 lots. 

Knox County supports this request based on applicants justification. SE

Reduce minimum broken back horizontal curve tanget from 150' to on Road "B" between Curve C23 and C24 to 
71.79 feet. 



The topography of this site climbs steeply to the north away from the creek. In order to provide access to the 
west of the site while minimizing fill a reduction in the K Values of Road "B" will be required. 

This property is especially steep in areas creating a difficulty in accessing the west of the site. It is also 
longitudinal reducing the options of roadway length and k values required to reduce fill. If this variance is not 
approved the western property will be difficult to develop. 

Road "B" is a short 547 feet long street that terminates in a cul-de-sac creating a reduced speed street accessing 
only 18 to 20 lots. This road will remain safe for the residents with the reduced K Values. 

Knox County supports this request based on applicants justification. SE

Reduce K Value of Road "B" at Station 53+50.00 from 25 to 20 and at Station 55+15.00 from 25 to 19. 



This property is especially steep in areas creating a difficulty in accessing the northeast of the site. It is also 
longitudinal reducing the options of roadway length and k values required to reduce fill. If this variance is not 
approved the northeast site will be difficult to develop while minimizing the amount of cut and fill of the site. 

Reduce K Value of Road "C" at Station 68+52.00 from 25 to 20.

Road "C" will provide access to the northeast of the site along a ridge that provides gentler slopes than the 
remainder of the site. In order to provide access to this buildable area the end of the road will require a 
reduced K Value. This will also help reduce the maximum slope of Road "C" as well. 

Road "C" is a short public local street that is 852 linear feet and ending in a cul-de-sac. It is planned to access to 
25-28 lots.  This road will remain safe for the residents with the reduced K Value. 

Knox County supports this request based on applicants justification. SE



Knox County supports this request based on applicants justification. SE

This intersection will include a stop sign and will be 2-percent slope from Thompson School Road. It will also 
include curbs with a radius of 25-feet leaving room for ample turning width. This reduced K Value will not be a 
detriment to safety. 

A reduction of the minimum K value at the entrance will reduce the cut and fill material of the site. This site is 
large and will be difficult to grade if a reduction in the amount of cut and fill cannot be achieved. Additionally 
this will help with the drainage of the entrance road. 

The eastern property slopes steeply down to the west and this reduced K value will allow less cut into the 
property while also creating positive drainage away from Thompson School Road. 

Reduce minimum K value at beginning of Road "A" at Thompson School Rd intersection from 25 to 15. 



■

HAM Land Parterns Owner/Developer

09/29/2025

■ ■

Jordan Richardson RGC&A

7523 Taggart Lane Knoxville TN 37938

865-947-5996 JordanRichardson@rgc-a.com

Ham Land Partners 612 Fox Den Lane, Knoxville, TN 37938 865-567-1725

7921 Thompson School Road, Corryton, TN 37721 CLT 12 Parcel 209

HPUD Northeast Knox N

Single Family Residential

■

■

11/13/2025

(1) Download and fill out this form at your convenience. 
(2) Sign the application digitally (or print, sign, and scan).

(3) Either print the completed form and bring it to the 
      Knoxville-Knox County Planning offices 
      OR email it to applications@knoxplanning.org

Reset Form

11-SC-25-C
11-H-25-DP

Dallas DeArmond
Rectangle



150Phase 2
■

■

■

■

Christina Hicks 09/29/2025

865-567-1725 Christy@thehicksgroup.net

Christina Hicks

Thompson Creek

09/30/2025, SG

$1,600.000102 $1,600.00

Dallas DeArmond
Rectangle
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