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Planning

KNOXYILLE | KNOX COUNTY

H FILE#  12-A-25-UR AGENDA ITEM #: 39
POSTPONEMENT(S): 12/11/2025, 1/8/2026 AGENDA DATE: 2/12/2026
* APPLICANT: RELIANCE DEVELOPMENT, LLC
OWNER(S): Aziz Kherani Reliance Development, LLC
TAX ID NUMBER: 42 056 View map on KGIS
JURISDICTION: County Commission District 8
STREET ADDRESS: 2718 SHIPETOWN RD
# LOCATION: Northeast side of the Rutledge Pike and Shipetown Rd intersection
k APPX. SIZE OF TRACT: 1.83 acres
GROWTH POLICY PLAN: Planned Growth Area
ACCESSIBILITY: Access is via Rutledge Pike, a major arterial, median-divided road within a

250-ft right-of-way, and via Shipetown Road, a local road with a pavement
width of 20 ft within a 40-ft right-of-way.

UTILITIES: Water Source: Northeast Knox Utility District

Sewer Source: Knoxville Utilities Board

FIRE DISTRICT: Rural Metro Fire
WATERSHED: Roseberry Creek
* ZONING: CN (Neighborhood Commercial)
PLACE TYPE: CMU (Corridor Mixed-use)
# EXISTING LAND USE: Single Family Residential
» PROPOSED USE: Fueling service station with a convenience store, restaurant, and drive-

through facility

HISTORY OF ZONING: This property was rezoned from A (Agricultural) to CN (Neighborhood
Commercial) in 2014 (5-A-14-RZ).
SURROUNDING LAND North: Commercial - CA (General Business)

USE AND ZONING: South:  Shipetown Rd, Commercial, Single Family Residential - CN

(Neighborhood Commercial), A (Agricultural), RA (Low Density
Residential)

East:  Single Family Residential - A (Agricultural)
West: Rutledge Pike, Rural Residential - CN (Neighborhood Commercial)

NEIGHBORHOOD CONTEXT: The subject property is located at the intersection of Shipetown Road,
Roberts Road, and Rutledge Pike, which forms a small commercial node.
This area is otherwise comprised of single family residential dwellings on
small and large lots, and East Knox County Elementary is approximately 1
mile north of the subject site.

STAFF RECOMMENDATION:
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# Approve the requested fuel station with up to 5 gas pumps (10 fueling stations), a restaurant inside the
convenience store, as shown on plan sheet P101, and a drive-through facility, subject to 11 conditions.

1) Connection to the sanitary sewer and meeting any other relevant requirements of the utility provider.

2) Meeting all applicable requirements of the Knox County Zoning Ordinance, including but not limited to
signage, landscaping, lighting, and the drive-through facility.

3) All site lighting shall utilize full-cutoff fixtures that are shielded and downlit from neighboring residential
properties.

4) Implementing the recommendations of the Shipetown Square Transportation Impact Study (Fulghum
Maclndoe, Revised 2/22/2021), as required by Knox County Engineering and Public Works during the
permitting phase (see Exhibit B), excluding improvements that were recently completed by the Tennessee
Department of Transportation at the Rutledge Pike and Shipetown Road intersection.

5) Installation of a sidewalk along the entire Shipetown Road frontage and a pedestrian connection from this
sidewalk to the site, with final design to be reviewed and approved by Knox County Engineering and Public
Works during permitting.

6) Constructing the Rutledge Pike driveway to accommodate a crosswalk if sidewalks are installed along this
frontage in the future, consistent with the recommendations of the CMU (Corridor Mixed-Use) place type.

7) Installation of all landscaping as shown on the development plan within six months of the issuance of an
occupancy permit, or posting a bond with the Knox County Department of Engineering and Public Works to
guarantee such installation.

8) Meeting all applicable requirements of the Knox County Department of Engineering and Public Works.

9) Obtaining all necessary permits from the Tennessee Department of Transportation.

10) 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.

11) The drive-through facility operating hours shall not be later than 10 pm or earlier than 6 am, as proposed in
the Drive Through Notes on plan sheet C1.With the noted conditions, this plan meets the requirements

for approval of a restaurant, drive-through facility, and fueling service station in the CN (Neighborhood
Commercial) zone, and the criteria for approval of a use on review.

COMMENTS:

This development includes three uses that require Use on Review approval by the Planning Commission: a
fueling service station, a restaurant, and a drive-through facility. The Planning Commission approved this
request in March 2021 (3-D-21-UR), but that approval is no longer vested. This request must meet all current
zoning and site development standards and recommendations of adopted plans. This 1.83-acre property was
rezoned from A (Agricultural) to CN (Neighborhood Commercial) in June 2014 (5-A-14-R2Z).

This proposal includes a 4,088 SF convenience market with 5 gas pumps (10 fuel dispensers) and a restaurant
with a drive-through window, located at the intersection of Rutledge Pike and Shipetown Road. There is also

approximately 3,340 SF of retail shops located behind the rear of the lot. There are two proposed driveways for
the development: a right-in/right-out driveway on Rutledge Pike and a full-access driveway on Shipetown Road.

The Shipetown Square Transportation Impact Study (Fulghum Maclndoe, Revised 2/22/2021) was prepared to
address the impact of the proposed development on Rutledge Pike and Shipetown Road (see Exhibit B). The
driveway design recommendations were incorporated into the site design. There were no recommended
improvements to the external street system. The Tennessee Department of Transportation (TDOT) and Knox
County recently completed improvements to the Rutledge Pike and Shipetown Road intersection. The
intersection improvements include signalization and turn lanes, as outlined in the TIS.

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) THE PROPOSED USE IS CONSISTENT WITH THE ADOPTED PLANS AND POLICIES, INCLUDING
THE COMPREHENSIVE PLAN OF KNOX COUNTY.

A. The property is designated the CMU (Corridor Mixed-Use) place type on the Future Land Use Map. These
areas are appropriate for moderate-scale, walkable, mixed-use development along major corridors and shall
provide connectivity to nearby neighborhoods. The place type’s form attributes recommend buildings of 2-5
stories, with variable setbacks depending on location and street classification.

B. Staff recommends installing a sidewalk along the full length of the Shipetown Road frontage to provide
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pedestrian access to the existing and future residential uses to the southeast, and a pedestrian connection
from the public sidewalk to the site.

C. Commercial uses are considered a primary use in the CMU place type. With the proposed conditions, the
proposal is consistent with the place types’ intent and recommended form attributes.

D. The proposed landscape screening and recommended site lighting and sidewalks are consistent with the
Comprehensive Plan’s Implementation Policies 2, 4, and 13, to ensure development is sensitive to existing
community character, the creation of neighborhood service nodes, and provides alternative transportation
options.

E. The proposed development is also compatible with the subject property's location in the Planned Growth
Area of the Growth Policy Plan, which ito encourage a reasonably compact pattern of development, promote
expansion of the Knox County economy, offer a wide range of housing choices, and coordinate the action of
the public and private sectors, particularly with regard to provision of adequate roads, utilities, schools,
drainage and other public facilities and services.

2) THE USE IS IN HARMONY WITH THE GENERAL PURPOSE AND INTENT OF THE ZONING
ORDINANCE.

A. The CN (Neighborhood Commercial) zone is intended to provide the opportunity to locate limited retail and
service uses in a manner convenient to and yet not disruptive to established residential neighborhoods. The
CN’s development standards maximize compatibility between commercial uses and adjacent residential uses.
B. The fuel station, restaurant, and drive-through facility are uses permitted on review in the CN zone. The
zoning code does not have specific standards for fuel stations or restaurants in the CN zone, but it does
include supplemental regulations for drive-through facilities (Article 4.108). The drive-through facility meets
subsection A of the drive-through standards. If it is determined during permitting that the standards in
subsection B apply, the revisions necessary to meet those standards can be accommodated without significant
modifications to the site plan.

C. The CN zone permits individual buildings or commercial establishments that are no more than 5,000 sqft.
The convenience store/restaurant is approximately 4,088 sqft, and the retail shop building is approximately
3,340 sqft.

D. The CN zone has landscaping standards for parking areas and side and rear yards. The proposed
landscape plan meets the CN zone standards.

E. The CN zone requires that site lighting be directed away from residential and agricultural zones and any
public right-of-way. The attached plans do not show the site lighting, but it must be provided and approved
during permit review. This includes the recommended site lighting condition, if approved by the Planning
Commission.

3) THE USE IS COMPATIBLE WITH THE CHARACTER OF THE NEIGHBORHOOD WHERE IT IS
PROPOSED, AND WITH THE SIZE AND LOCATION OF BUILDINGS IN THE VICINITY.

A. The one-story building height and setback from the southeast property line are compatible with the area.

B. There are one-story retail establishments to the northeast and southwest.

C. The landscape screening required by the CN zone buffers the proposed use from the residential uses to the
south.

4) THE USE WILL NOT SIGNIFICANTLY INJURE THE VALUE OF ADJACENT PROPERTY.

A. The fuel station could have noise, lights, fumes, or odors that are a nuisance to nearby residential uses.

B. The retail shops are located near the southeast, which should help buffer the fuel station from the
residential area, as well as the required landscape screening. The fuel station will also be at a lower elevation,
which will help reduce the potential for the lighting to be a nuisance to the nearby residential uses.

5) THE USE WILL NOT DRAW ADDITIONAL TRAFFIC THROUGH RESIDENTIAL AREAS.
A. The development has access to Rutledge Pike, which is a major arterial street. Shipetown Road is classified
as a local road, but provides access to the new signalized intersection at Rutledge Pike.

6) THE NATURE OF DEVELOPMENT IN THE SURROUNDING AREA IS NOT SUCH AS TO POSE A
POTENTIAL HAZARD TO THE PROPOSED USE OR TO CREATE AN UNDESIRABLE ENVIRONMENT
FOR THE PROPOSED USE.

A. There are no known uses in the area that could be a potential hazard or create an undesirable environment
for the proposed uses within the development.

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: Not applicable.
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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.
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Fueling service station with convenience store, restaurant, and drive-
through facility in CN (Neighborhood Commercial)
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1.Thiss 3 priority construction activiy.

Certification of Concept Plan by Reglstered Engineer

Reglstered Englneer___

Dofe: %2826

Tennessee License No. 104281

1 hereby certify that I am a registered engineer. |lcensed fo practice englneering under fthe
lows of the State of Tennessee. [ further certlfy that the plan and accompanying drawings.
documents and stafements conform, to fthe best of my knowledge, to all applicable
provisions of the Knoxvi Ile-knox County Subdivision Requlations except s has been [temized
and described Tn a report filed with the Flanning Comission.
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SITE

LOCATION MAP - NO SCALE

DRIVE THROUGH NOTES:

1) DRIVE THROUGH MINIMUM WIDTH IS TEN (10) FEET.

2) OUTDOOR SPEAKERS TO HAVE SOUND OUTPUT
OR LESS.

OF 75 DB 3

OUTDOOR SPEAKERS SHALL BE LOCATED ON A SEPARATE

SPEAKER POST INSTEAD OF ON A MENU BOARD, AND ALLOW
VEHICLES TO PULL UP PARALLEL TO AND WITHIN TWO (2) FEET

OF THE SPEAKER BOX.

©OUTDOOR SPEAKER EQUIPMENT TO UTILIZE AUTOMATIC

VOLUME CONTROL (AVC) TECHNOLOGY TO REDUCE THE SOUND
OUTPUT RELATED TO THE AMBIENT NOISE OF THE ENVIRONMENT.
DRIVE THROUGH SPEAKERS SHALL NOT REGISTER MORE THAN 65 dB
AT THE PROPERTY LINE IN COMMON WITH A RESIDENTIAL USE.
SPEAKER SPECIFICATION SHALL BE SUBMITTED WITH THE SITE PLANS
DEMONSTRATING COMPLIANCE!

3) DRIVE THROUGH TO HAVE A MINIMUM OF FOUR (4)
STACKING SPACES 18 FEET IN LENGTH.

4) EXTERIOR LIGHTING AND VEHICULAR HEADLIGHTS

ON SITE TO BE DIRE

ROM PUBLIC RIGHT

CTED AWAY F
OF WAYS. SHRUBS TO BE UTILIZED AS NEEDED.
FIXTURES SHALL BE FULL CUTOFF
LIGHTING LEVELS SHALL NOT EXCEED 0.2 fc AT ANY SHARED
PROPERTY LINE WITH A RESIDENTIAL USE OR ZONE.
PHOTOMETRIC PLAN TO BE SUBMITTED WITH SITE PLAN.

5) DRIVE THROUGH HOURS OF OPERATION: 6:00am-10:00PM
6) LIGHT POLES SHALL NOT EXCEED 15 FEET IN HEIGHT,

MEASURED FROM TOP OF GRADE TO TOP OF POLE.

12-A-25-UR
Revised: 1/16/2026

NOTES:

1) HIGHWAY ENTRANCE PERMIT TO BE OBTAINED FROM
TENNESSEE DEPARTMENT OF TRANSPORTATION (TDOT)

2) FUTURE INTERSECTION IMPROVEMENTS AND SIGNALIZATION
BY KNOX COUNTY SHOWN ON SHEET 2.

Faor prop 3) SIGNS TO MEET REQUIREMENTS OF SECTION 3.90.
4) EXISTING FIRE HYDRANT TO BE RELOCATED AS SHOWN.
3, LOCATION IS IN COMPLIANCE WITH SECTION 507 OF THE
, or five or more acres if 2018 INTERNATIONAL FIRE CODE.
. (see COPsec3.. PARKING SUMMARY
5) THE PROPOSED DRIVEWAYS AND PARKING AISLES WILL PROVIDE
washed streams by CONVENIENCE STORE: ACCESS MEETING THE REQUIRMENTS OF SECTION 503 OF THE
by the permittee with the adjoining land owner. TOTAL AREA = 4,088 SQUARE FEET 2018 INTERNATIONAL FIRE CODE.
ihen design capchy s een redced oy SO, o RETAIL FLOOR SPACE = 2,000 SQUARE FEET 6) PREVIOUS PLANNING SERVICES FILE NUMBER: 3-D-21-UR
6.Lier, © NUMBER OF REQUIRED SPACES = 2000/ 100 = 20 SPACES
lltionsourcefor strmwater discharges
s RETAIL SHOPS: CLT MAP: 42
5 o v 15 oyt TOTAL AREA = 3,340 SQ FT PARCEL: 56
: RETAIL FLOOR SPACE = 2,400 SQ FT DEED REFERENCE: 20210408-0082663
rtemporsiy bl it 7o e NUMBER OF REQUIRED SPACES = 24 SPACES N G, CAWPBELL
AND ASSOCIATES OMNER DL OPER  oMENT. LLC PROPERTY ZONED: CN
GRAPHIC SCALE 1r=30" TOTAL REQUIRED SPACES = 44 SPACES Ziﬁvﬁfgék%uggssa 671 CENTRAL AVE PIKE. SUITE 16
", y PHONE: (865) 947-5396 L T a2 TOTAL AREA: 1.72 ACRES
5 o o 5 NUMBER OF SPACES PROPOSED = 49 TOTAL W/ 4 ADA SPACES FAX: 1865) 547-7556 (865) 253-7866
} } } } éAROBERT G. CAMPBELL & ASSOC., L.P. SHIPETOWN SQUARE DESIGNED 8Y | CHECKED Y | SCALE - [SHEET @
CONSULTING ENGINEERS — NO.
NO. | DATE | DESCRIPTION [ 8 [cko GC&A USE ON REVIEW GENERAL LAYOUT DRAWN BY DATE FILE NO.
REVISTONS KNOXVILLE, TENNESSEE PLANNING SERVICES FILE NUMBER: T 1-8-26 20306
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boosion 20 A MIX SITE
Wy, WATER VALVE 10’ BASE STONE
PROPOSED PAVEMENT WITHIN
TDOT RIGHT-OF-WAY B FIRE HYDRANT F ﬂ
O, PoNER/TELERHOE ==
7 SAW CUT AND REMOVE EXISTING PAVENENT
PR ALONG. INTERFACE WITH NEW BINDER

PAVEMENT SECTIONl;I S-C;[EDOT RIGHT-OF-WAY LOCATION MAP - NO SCALE

NOTES:
1) All driveways meet TDOT interection sight distance requirements.

2) A TIL will be required during permitting to evaluate whether the
traffic signal timing needs to be adjusted.

3) Posted Speed Limit = 30mph.

4) All striping in TDOT right-of-way to be thermoplastic.
Pavement markings per Standard Drawing T-M-1.

5) There will be no increase in the Q50 runoff from the development
onto TDOT right-of-way.

6) TDOT D-SEW 1A Safety Endwalls for both ends of pipe.
Standard Drawing D-PE-18A
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CLT MAP: 42
PARCEL: 56
DEED REFERENCE: 20210408-0082663

W ENGINEER:
ADAssceiaTEe O ANCE DEVLopUENT, L PROPERTY ZONED: CN
i T S Sare 1
= y PHONE: (865) 947-5396 CONTACT: EDDIE KHERANI TOTAL AREA: 1.72 ACRES
) 30 5o 50 FAX: (865) 947-7556 (865) 253-7886
I | | | DESIGNED BY | CHECKED BY SCALE. SHEET

— A\ ROBERT GC. &Q“U”LF’TFN%LELN%S\E‘ES&?C” L.P. SHIPETOWN SQUARE TDOT HIGHWAY ENTRANCE PERMIT |~ v veo e N0.®

NO. | DATE | DESCRIPTION ["&v [cxo. GC&A PROPOSED LAYOUT DRAWN BY DATE FILE NO.
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KEYNOTES
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EQUIPMENT.

EQUIPMENT.

02.1.2.

EXACT LOCATION.
3V UPTO 3 VIR
45 B/6, SEE CIVIL DWG FOR CONT

3' FLOOR SINK FS-1, DISCHARGE ALL NEARBY INDIRECT WASTE
CONNECTIONS FULL SIZE WA GAT AT LEAST TWICE THE DIAVETER OF
INDIRECT WASTE PIFE (SEE DETAL). FIELD COORDINATE WITH INSTALLED

37HUB DRAIN HD-1. DISCHARGE ALL NEARBY INDIRECT WASTE
CONNECTIONS FULL SIZE WIAIR GAP AT LEAST TWICE THE DIAMETER OF
INDIRECT WASTE PIPE (SEE DETAL) FIELD COORDINATE WITH INSTALLED

(@ 3 HUB DRAIN HD- . DISCHARGE FULL SIZE CONDENSATE LINE FROM
FREEZERICOOLER EVAPORATOR(S) TO THIS LOCATION WITH AR GAP.
TAILPIECE ABOVE P-TRAP WITH AIR BREAK IN ACCORDANCE WITH IPC

DO NOT INSTALL P-TRAP ON THIS FLOOR DRAIN. PROVIDE INLIKE
BACKWATER VALVE IN VERTICAL (J.R_ SMITH 7080 SERIES) ¢ RUN BIF
O HUB DRAIN LOCATED OLTSIDE OF COOLER

() 4" GWB/G TO 1500 GALLON GREASE INTERCEFTOR, FIELD COORDINATE

COLD STORAGE
o

OPEN SHELY NG AREA

0 ¥

PROFICIENT
ENGINEERING
4110 Suberand Avenue
Knoxite, Tomessee 37913

8654095755
PROJECT #221123
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PLANTING SPECIFICATIONS

SCOPE OF WORK
ALL LABOR AND EGUIFMENT NECESSARY FOR A COMPLETE AND GUALITY LANDSCAPE 4 FER FLANS AND
SrECHCATIONG,
REFERENCES AND STANDARDS
PERFORM ALL ACCORDANCE WITH ALL APFLICABLE NATIONAL, STATE AND LOCAL CODES, AND ORDINANCES.
PROVIDE LICENSES AND NECESSART FERMTS PRIOR TO BEGNNNG WORK.
CARRY GENERAL LIABILITT AND WORKHAN'S COMPENSATIONS INGURANCE N AMOINTS REGURED BY THE STATE:
GUALITY CF ALL MATERIALS SHALL MEET OR EXCEED THE STANDARDS OF THE "AMERICAN STANDARD FOR NURSERY
STOCK LATEST EDITIN, A8 FUBLIGHED BY THE AMERICAN ASSCCIATION OF NURBERTMEN.
ProJECT connimions
COME PAMLIAR T ST CANDITIONS AND CONSTRICTION POCLSENTS. FROTECT AL LT TS
Am Ex\srmﬁ FACILITES, FIELD VERFY RO)
DETRIMENTAL T0 FLANT mw mn mmunw Py ENcsuNrEiED, (IE ADvERSE DRANAGE
CoDoNS D CRamIcTIoNS; CoNTacT E ARCHTEGT FOR NSTRUCT
LAYoUT

LATOUT 400 $14KE ALL 81T uome 400 pLAN NG
Contact APEROVAL PRIOR 10 81aRT OF UORK.
NG T RER Dars AFTER NOTFICATION OF STANG Fom A

THE LANDECASE ARCHITECT dkre/ES THE HGHT 10 ADWST PLANTINGS LOCATIONS, BTC, 10 ACCCITIODATE |
LocAL CONDITIONS. BUGH ACNSTHENTS, IF MADE, WL BE DEEMED CLARFICATIONS AND NOT ChHa
ERosioN conTROL AND eITE cLEAM

L A6 NECESGARY. MANTAN SITE CLEANUP THROUGHCUT WORK AND PROVIDE A FINAL

JAEse smUBS AND GROUNDCOVERS
PLANT MATERAL
SRUN, SCUND, HEALTHY A0 VIGORDUS WELL SHANCHED AND DEVSELY FOLIATED UHEN N LEAF 400

UAL O EXCEED TE MEASUREMENTS DENGTED IN THE FLANT LIST, UHICH ARE MINIMUM
AccEPYABLE oizes,
28 DIREGTED BT | ANDBCAFE ARGHITEGT N NO GASE SHOULD THE PLANTS BE FRINED BACK TO AN

TN THAT Ty N LondaR HEET TR SrECRCATON:
SuBMITTALS

PROVIDE VERIFICATION OF FLANT INSFECTION GERTIFICATES, GENUS, BPECIES A

K, SOIL TEST RESULTS, FROFGSED
70 NSTALLATION.
PLANT MepECTION

‘NDSCAPE ARCHITECT MAT INSFECT L ANT MATERLALS EITHER AT THE P

i SR AT TE STE SEORS FLANTNG. DEFECTIVE R NGATISFACTORY TATERAL MAY BE REIECTED AT ANY
T DUR
SOIL AMENDMENTS
FERTILIZER. COMMERC RMULA CONFORMING TO US. DEPARTIMENT OF AGRIGULTURAL
P RIS N, SRGHAL NOTDNED GONTANERS Bk R VUL ACTINL S GLMNTEED ZNALYSIS

IND VARIETY, PROPOBED 6CHEDULE
‘RATES OF APPLICATION CF FERTILIZERS AND S0IL CONDITICNERS FRIOR

EXIBTING B0IL
CoNTRAGTOF

R 6144, | BE RESPONSIBLE TO VERFY EXISTNG 801 CONDITION FOR DRAINAGE AND MUTRIENT CONTENT
REFRORT ANY FROBLEMS TO LANDSCARE ARGHITECT FRIOR TO BEGINNING L ANT INSTALLATION.
Top
1 r-ﬁms FRIASLE NATURAL Lo, TrmICAL FOR LOCALTY
3 BOIL, CARABLE OF SUSTANNG VIGORCUS FLANT GROWTH.
5 TEEN o et DRANED SiTE
i SURSOIL. CLAT LIPS OR STONES L ARGER THAN ONE NCH' N DIAMETER,
PLANTS, UEEDS, AND ROOT!
5. HA/NG PH VALUE OF 54 MINIMIM r
& CONTANNG & PERGENT MNIMUM ORGANIG MATTER
B

RGANIC MATTER AND FH VALLE
LNLESS SPECIFIED IN PLANTING SCHEDILE ALL PLANTING AREAS TO HAVE 12 NCHES OF TOPSOIL AND ALL LAIN
ARE A8 TO HAVE 4 INCHES OF TP 801

PLANTING SOIL
5 PARTS TOPSOIL (LOAM) AND 2 PARTS BAND (UGE WITH CLAY LOAME OR SILTY LOAMS)
NOTE: PLANTING SOL Mix MAY BE 8UBSTITUTED UITH APFROVED ToR60lL.
PREPARED =L ANTNG BED AREAS (ANUALS ¢ GROUNDCOVERS X
TILL 6oL 70 A DEFTA GF 1
2 ADD MINMUM OF 4 INCHES rono\L AND 1 INCHES FEAT
3 EVENLY TILL To pEPTL OF
3 R BRI T B nekes PINE BARK MILCH PRICR To FLANTNG.
LANDSCAPE BEDS
AL LANDBGAPE BEDS TO BE 4 70 & NGHES LIGHER THAN EXISTNG FINGHED GRADE. TAFER BEDS ADJACENT
10 HARDECARE EURFACES AND INSTALL ! TRENCH EDGE ADJACENT 10 LAING (58 DETAILY
MuLciEs
TULCIES SHaLL o faee o MATUSED 52D, NowIOUs UEEDS, B36 CASES UARTTLL INGECTS OR AT SPECIES
DETRIMENTAL 10 THE O
Ry wpzo'puczp R P B W

ICAL

OB TR GO,
SUBSTANTIAL COMPLETION

ARTICLE 7R, CECLNE LANDECARS AREHTECT & ASPROVAL FOM SPECHE LG PR,

PRoTECTION

WORK FROM EROBION, FLOGDING, INDS AND RAN REPAIR OR REPLACE ANT DAMAGED AREAS.

pLaNTvG
AP AND TIES FROM TOP AND PARTIAL SIDES OF AL PLANT BALLS.
m.w ALL TREse sies A0 e A CER FLANTNG DeTals
BCOVER 10 B FLANTED IN 80IL NOT MULCH Tom DR

NCE
TANTAN PLNTNGS UATERING, UEEDING, FERTILIZING, CULTIVATIN, DISE AGE AND INSECT CONTROL, BTAKING,
1) UNTIL FINAL INGPECTIN AND
SUBMIT URITTEN MANTENANCE NSTRUCTIONS TO LANDSCARE ARCHITECT.
INSPECTION AND ACCEPTANCE
SLANTIG FEGLEST £ NePECTION o PROUECT acCERTA ANTIG SO
ST o FRALTEN o AN SATISE N O FOLIACE UL B ACCERED, NANTAN TE
AL RBRRCON FAGS Liot 1T (i (E)«;Lumvﬁ OF 8= 80N REFLAGEFENT =LANTG) Wave seen
TO THE BATIBFACTORY OF THE LANDSCARE ARGHITECT.
GUARANTEE AND REPLACEMENT

GUARANTEE Al it HATERIAL FoR TEAR DATE OF FROUECT ACCERTANCE. GUARANTEE
a1 prrcs. m,upma A AND uNsAﬂsFAcron bl EXErT FoR pEECTd el NG Fo
Aecieer & > OR LNSUAL IDENTS Ui

NS REFLACE TRt oSS, O GTHER PLANTS FONG 70 BE.
TR D Aot et

QUALITY ASSURANCE
LA, NEUCROP 6EED COMPLYING UITH TOLERANCE FOR PURITY A2 GERINATION
ESTARLISUED BY CECIAL SEE ANALTSTS OF NORTH ATERICA SLBNIT SEED VENDOR'S CERTED STATEHENT FOR
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EXHIBIT A

Shipetown Square
Transportation Impact Analysis
February 22, 2021

Executive Summary

Reliance Development, LLC is proposing a commercial development (i.e. Shipetown
Square). The full build out of the development will consist of a 4,088 SF convenience
market with 10 gas station pump locations and an internal fast food restaurant with a
drive-thru window and no indoor seating. The concept plan also shows
approximately 3,340 SF of retail shops to be located behind the convenience market.
The project is located at the intersection of Rutledge Pike (US 11W) at Roberts Road
/ Shipetown Square in Knox County. Construction is proposed to take place this year
and this study assumes full build out for the development will occur in 2024.

There are two proposed driveways for the development; a right-in/right-out driveway
on Rutledge Pike (US 11W) and a full access driveway on Shipetown Road.

In order to maintain or provide an acceptable level-of-service for each of the
intersections studied, some recommendations are presented.

Rutledge Pike (US 11W) at Roberts Road/Shipetown Road

After the completion of the TDOT intersection improvements including the addition
of a traffic signal and the full buildout of the Shipetown Square development the traffic
conditions for the signalized intersection of Rutledge Pike (US 11W) at Roberts Road
/ Shipetown Road will operate at a LOS C during the AM peak hour and a LOS B
during the PM peak hour. The traffic from the Shipetown Square development will
only cause a minor increase in delay to the signalized intersection; therefore there are
no recommended improvements.

Rutledge Pike at RIRO Driveway

After the completion of the full buildout of the Shipetown Square development the
westbound right turn (driveway) will operate at a LOS A during the AM peak hour
and a LOS B during the PM peak hour. A northbound right turn lane is not warranted
at the intersection of Rutledge Pike (US 11W) at the right-on/right-out driveway
connection per TDOT Roadway Design Guidelines.

Shipetown Road at Driveway Connection

After the completion of the Shipetown Square development the intersection of
Shipetown Road at the driveway connection will operate at an acceptable LOS B or
better; therefore, there are no recommended improvements. Neither an eastbound
left turn lane nor a westbound right turn lane are warranted at the proposed driveway
connection.
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6 Turn Lane Warrant Analysis

The intersection of Shipetown Road at the full access driveway connection was
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.

Neither an eastbound left turn nor a westbound right turn lane on Shipetown Road is
warranted for the driveway connection. The turn lane warrant worksheets and
analysis are included in Attachment 9.

The intersection of Rutledge Pike (US 11W) at the right-in/right-out driveway
connection was evaluated to determine if a right turn lane is warranted. Perthe TDOT
Roadway Design Guidelines revised March 2, 2020 “As suggested in the 2076
Highway Capacity Manual, TRB, page 19-33, exclusive right turn lanes shall be
considered when the right-turn volume exceeds 300 vph and the adjacent thru-lane
volume also exceeds 300 vphpl.” The proposed right turn volumes are 17 vehicles
during the AM peak hour and 37 vehicles during the PM peak hour; therefore, an
exclusive right turn lane is not warranted at this intersection.

7 Conclusions and Recommendations

7.1 Rutledge Pike (US 11W) @ Roberts Road/Shipetown Road

The existing traffic conditions at the unsignalized intersection of Rutledge Pike (US
11W) at Roberts Road / Shipetown Road and the background and full buildout
conditions at the signalized intersection of Rutledge Pike (US 11W) at Roberts Road /
Shipetown Road were analyzed using the Highway Capacity Software (HCS?7).

The existing traffic conditions for the eastbound approach (Roberts Road) operate at
a LOS F, the westbound approach (Shipetown Road) operates at a LOS E, the
northbound left turn lane operates at a LOS B and the southbound left turn lane
operates at a LOS A during the AM peak hour. The eastbound approach (Roberts
Road) operates at a LOS D, the westbound approach operates at a LOS F (Shipetown
Road) and both the northbound and southbound left turn lanes operate at a LOS A
during the PM peak hour.

The TDOT roadway improvements are expected to be completed by the year 2024

and are therefore included in the background intersection analysis. The background
traffic conditions at the signalized intersection of Rutledge Pike (US 11W) at Roberts
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Road / Shipetown Road operate at LOS B during both the AM and PM peak hours
using the optimized signal timing per the HCS7 software.

After the completion of the full buildout of the Shipetown Square development the
signalized intersection of Rutledge Pike (US 11W) at Roberts Road / Shipetown Road
will operate at a LOS C during the AM peak hour and a LOS B during the PM peak
hour using the optimized signal timing per the HCS7 software.

The average queue length reflects the capacity of the traffic signals and 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 signalized intersection capacity analyses shows a 95% queue length at the full
buildout at the intersection of Rutledge Pike (US 11W) at Roberts Road / Shipetown
Road of 12 feet for the northbound right turn lane and 97 feet for the southbound left
turn lane during the AM peak hour and 38 feet for the northbound right turn lane and
19 feet for the southbound left turn lane during the PM peak hour. The TDOT concept
plan shows a storage capacity of 200 feet for the northbound right turn lane and 175
feet for the southbound left turn lane; therefore, the queue from the signalized
intersection is not expected to exceed the capacity for the newly designed TDOT
intersection improvements.

7.2 Rutledge Pike at RIRO Driveway Connection

The traffic conditions at the unsignalized intersection of Rutledge Pike (US 11W) at
the right-in/right-out driveway connection were analyzed using the Highway Capacity
Software (HCS7). After the completion of the full buildout of the Shipetown Square
development the westbound right turn (driveway) will operate at a LOS A during the
AM peak hour and a LOS B during the PM peak hour.

After the completion of the Shipetown Square development a northbound right turn
lane is not warranted at the intersection of Rutledge Pike (US 11W) at the right-
on/right-out driveway connection.

The minimum required intersection sight distance and stopping sight distance were
determined using the AASHTO “Geometric Design of Highways and Streets”. The
required intersection sight distance for a five lane road with a 55 mph speed limit is
566 feet and the minimum required stopping sight distance is 495 feet. FMA
measured the sight distance at the proposed intersection of Rutledge Pike (US 11W)
at the right-in/right-out driveway connection. At 15 feet from the edge of pavement
the sight distance at the proposed intersection is greater than 600 southbound.
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7.3 Shipetown Road at Driveway Connections

The full buildout traffic conditions at the unsignalized intersection of Shipetown Road
at the proposed driveway connection was analyzed using the Highway Capacity
Software (HCS?).

The intersection of Shipetown Road at the driveway connection is a four-way
intersection with stop signs located at both the Dollar General driveway and the
proposed convenience market driveway connection. After the completion of the full
buildout of the Shipetown Square development the northbound approach (Dollar
General driveway) operates at a LOS B during both the AM and PM peak hours. All
other approaches operate at a LOS A during both the AM and PM peak hours.

After the completion of the Shipetown Square development neither an eastbound left
turn lane nor a westbound right turn lane are warranted at the intersection of
Shipetown Road at the proposed driveway connection.

The minimum required sight distance for a road with a posted speed limit of 25 mph
is 250 feet in each direction in accordance with the “Knoxville-Knox County
Subdivision Regulations” amended through February 13, 2020. FMA measured the
sight distance at the existing intersection of Shipetown Road at the Dollar General
driveway connection. At 15 feet from the edge of pavement the sight distance is
greater than 250 feet eastbound and 250 feet westbound. FMA recommends any
necessary landscaping that may be involved to maintain this sight distance and
continue to comply with Knox County Engineering requirements.
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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, aur agency encourages applicants to provide
information and offer opportunities for dialogue related to their upcoming case(s). The contact
information you provide in your application may be used for that purpose. 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 reguire 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 510 for each replacement.

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.

ACRHOWIedgeme"t Have you engaged the
surrounding property owners

By signing below, you acknowledge that public notice signs must be to di o 2
posted\and visible on the property consistent with the guidelines above iy s
een the dates listed below. ves O N6

11/28/2025

A December 12, 2025 [ No, but | plan to prior to the
’ Planning Commission meeting

"Date to be Remo;f;i_

Aziz Kherani /017 vy

Appli€ant Signature o - ﬁ?ppli_cant Nan'-le Date






