
SUBDIVISION REPORT - 

CONCEPT/DEVELOPMENT PLAN

SUBDIVISION: BUTTERMILK ROAD SUBDIVISION

APPLICANT/DEVELOPER:

TAX IDENTIFICATION:

NUMBER OF LOTS: 87

ZONING: PR (k) (Planned Residential) with conditions, up to 2 du/ac

VARIANCES

1. Reduce the K value from 25 to 20 at the intersection of Road A and 

Buttermilk Road. 

2. Reduce the K value from 25 to 15 at the intersection of Road B and 

Hickory Meadows Drive.

ALTERNATIVE DESIGN STANDARDS REQUIRING KNOXVILLE-KNOX 

COUNTY PLANNING COMMISSION APPROVAL

1. Reduce the pavement width from 26 ft to 20 ft on Road B from STA 

0+00.00 to 1+63.29.

129   096     103

REQUIRED:

EXISTING LAND USE: Rural Residential, Agriculture/Forestry/Vacant Land

SURROUNDING LAND North: Single family residential, rural residential, agriculture/forestry/vacant 
land - RA (Low Density Residential)
South: Agriculture/forestry/vacant land, single family residential - RA (Low 
Density Residential), A (Agricultural)
East: Agriculture/forestry/vacant land - RA (Low Density Residential), A 
(Agricultural)
West: Agriculture/forestry/vacant land, rural residential - A (Agricultural), PR 
(Planned Residential) up to 2.5 du/ac

USE AND ZONING:

LOCATION: South side of Buttermilk Rd, west of Graybeal Rd

JURISDICTION: County Commission District 6

APPROXIMATE ACREAGE: 43.84 acres

SURVEYOR/ENGINEER:

ACCESSIBILITY: Access is via Buttermilk Road, a minor collector with a pavement width of 18 
ft within a 50-ft right-of-way.

PROPOSED USE:

2-D-26-DP

FILE #: 2-SC-26-C

87-lot detached residential subdivision

SUBDIVISION VARIANCES

GROWTH POLICY PLAN: Rural Area

AGENDA DATE: 2/12/2026

AGENDA ITEM #: 32

OWNER(S):

WATERSHED: Hickory Creek

STREET ADDRESS:

View map on KGIS

BALL HOMES, LLC 

12434 BUTTERMILK RD

FIRE DISTRICT: Karns Fire Department

PLACE TYPE: RL (Rural Living), HP (Hillside Ridgetop Protection)

David & Juanita Longworth

Christopher H. Golliher
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2. Reduce the right-of-way from 50 ft to 40 ft on Road B from STA 

0+00.00 to 1+63.29.

3. Increase the road grade from 12% to 15% on Road A.

ALTERNATIVE DESIGN STANDARDS REQUIRING KNOX COUNTY 

ENGINEERING AND PUBLIC WORKS APPROVAL (PLANNING 

COMMISSION APPROVAL NOT REQUIRED)

1. Increase the intersection grade from 1% to 2% at Road A and 

Buttermilk Rd.

STAFF RECOMMENDATION:

1. Connection to sanitary sewer and meeting other relevant utility provider requirements.
2. Providing street names consistent with the Uniform Street Naming and Addressing System within Knox 
County (County Ord. 91-1-102).
3. Before certification of the final plat for the subdivision, establishing 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.
4. Meeting all applicable requirements of the Knox County Department of Engineering and Public Works. 
5. Meeting all applicable requirements of the Knox County Zoning Ordinance, including the condition of the 
rezoning case 11-D-26-RZ.
6. 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.
7. Implementing the recommendations of the Buttermilk Road Subdivision Traffic Impact Study (Ardurra, 
12/2025) as required by Knox County Engineering and Public Works during the design plan phase. If the TIS is 
further revised, it must be submitted to the Planning staff for review and approval by all applicable agencies.
8. Submitting a geotechnical report for review and approval by Knox County Engineering and Public Works 
during the design plan phase to determine if any areas shown as closed contour sinkholes on the concept plan 
are required to be shown on the final plat as a closed contour sinkhole with a 50 ft buffer as required by 
Section 3.06.B. If any building construction is proposed within the 50 ft buffer area around the designated 
sinkholes/depressions (including the depressions), a geotechnical report must be prepared by a registered 
engineer to determine soil stability, and that report must be submitted to the Knox County Department of 
Engineering and Public Works for consideration. Any construction in these areas is subject to approval by the 

Approve the variance to reduce the K value from 25 to 20 at the intersection of Road A and Buttermilk 

Road. 

A. Due to the existing steeper topography along Road A coming from the intersection with Buttermilk 

Rd and the shape of the property, a reduction of the vertical curve length is needed to keep site 

grading balanced.

B. This property has a narrow frontage, so the entrance must be located here. 

C. This is a road with low traffic volumes, and the variation is not great enough to cause detriment to 

public safety, health, or welfare, nor would it be injurious to other properties in the neighborhood. 

Knox County EPW recommends approval of this variance based on the justifications provided by the 

applicant.

Approve the variance to reduce the K value from 25 to 15 at the intersection of Road B and Hickory 

Meadows Drive. 

A. The proposed reduction to the k value on Road B is required because of the topography and 

existing roadway geometry. 

B. The zoning condition requires the new street Road B to connect at this specific location with the 

existing Hickory Meadows Drive. This location has some topography challenges. 

C. This is a road with low traffic volumes, and the variation is not great enough to cause detriment to 

public safety, health, or welfare, nor would it be injurious to other properties in the neighborhood. 

Knox County EPW recommends approval of this variance based on the justifications provided by the 

applicant.

Approve the alternative design standards based on the justification provided by the applicant and 

recommendations of the Knox County Department of Engineering and Public Works.

Approve the Concept Plan subject to 8 conditions.
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County following a review of the report. Engineered footings must be designed for these areas. For those lots 
that do not have a building site outside of the 50 ft buffer, approval by Knox County will be required prior to final 
plat approval. The sinkholes/depressions and 50 ft buffer shall be designated on the final plat even if they are 
approved to be filled.

COMMENTS:

This is a request for an 87-lot single family subdivision that will be accessed off Buttermilk Road. Conditions of 
the zoning require this development to make a road connection to the developing Meadows at Hickory Creek 
subdivision next door to the west. 

There is one sinkhole on the property. The sinkhole and the 50-ft buffer are shown in common area. There is 
also a wetland along the rear of the property. The wetland and its required buffers are also within common 
area. 

The houses will be minimally visible from Buttermilk Road. There are approximately 0.5-acre lots lining 
Buttermilk Road with an additional, approximately 5-acre open space area directly behind those homes 
situated toward the front of the property.

Approve the development plan for up to 87 single family houses on individual lots and reduction of the 

peripheral boundary as shown on the development plan, subject to 1 condition.

1. Meeting all applicable requirements of the Knox County Zoning Ordinance, including the condition of the 
rezoning case 11-D-25-RZ.

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

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
A. The property is zoned PR(k) (Planned Residential) with a density of up to 2 du/ac, subject to 1 condition: 1) 
Development shall provide street connectivity to Centerview Road, subject to review and approval by the Knox 
County Engineering & Public Works Department during the development plan phase. The street connection is 
shown on the plan.
B. The applicant is proposing to subdivide this 43.84-acre tract into 87 lots with single family houses. The 
development will yield a density of 1.98 du/ac. The PR zone allows single family 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).
C. The applicant is requesting a reduction in the peripheral boundary along Lots 1 and 86 to 20 ft from 35 ft 
and 15 ft for Lot 87, as shown on the plan. The Planning Commission may reduce the setback to 15 ft along all 
property lines when a development is adjacent to A (Agricultural) or PR zones, which is the case here.

2) KNOX COUNTY COMPREHENSIVE PLAN – FUTURE LAND USE MAP
A. The property’s place type is RL (Rural Living) and is in the HP (Hillside Protection) area on the Future Land 
Use Map. Single family houses are considered a primary use in the SR place type. The single family lots are 
similar to the single family lots to the west. There are steep slopes along the northern portion of the property. 
Since the entire property has been previously cleared for farming, it is considered exempt from the land 
disturbance recommendations from the slope analysis.

3) KNOX COMPREHENSIVE PLAN - IMPLEMENTATION POLICIES
A. Implementation Policy 11, promote connectivity with new development. This subdivision is required to have 
a road connection with the subdivision next door. 
B. Implementation Policy 2, ensure that development is sensitive to existing community character. The single 
family lots are similar to the single family lots that they are connecting with to the west. Despite the subdivision 
next door, much of the area remains large agricultural tracts. The houses will be minimally visible from 
Buttermilk Road. There are approximately 0.5 acre lots lining Buttermilk Road with an additional, approximately 
5-acre open space area behind those homes situated toward the front of the property. 

4) KNOXVILLE - FARRAGUT - KNOX COUNTY GROWTH POLICY PLAN
A. The subject property is within the Rural Area of the Growth Policy Plan. Residential development in the 
Rural Area is limited to areas where utilities and infrastructure are currently available or can be expanded, and 
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residential development is required to meet all of the following conditions: (a) no more than 2 dwelling units per 
acre, (b) sanitary sewer and public water must be available, and © must be on a collector road with a minimum 
pavement width of 18 ft. The proposed development meets all three criteria and supports the intent of the Rural 
Area.

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.

36 (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.

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.

Schools affected by this proposal:  Hardin Valley Elementary, Hardin Valley Middle, and Hardin Valley 
Academy.

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

Case: 2-SC-26-C

CATEGORY ACRES
RECOMMENDED 

DISTURBANCE BUDGET                  

(Percent)

DISTURBANCE AREA

(Acres)

Total Area of Site 3.90

Non-Hillside 0.37 N/A

0-15% Slope 1.88 100% 1.88

15-25% Slope 0.98 50% 0.49

25-40% Slope 0.51 20% 0.10

Greater than 40% Slope 0.16 10% 0.02

Ridgetops

Hillside Protection (HP) Area 3.53

Recommended 

disturbance budget within 

HP Area (acres)

2.49

Percent of HP Area 70.5%

Slope Analysis
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BALL HOMES, LLC
3609 WALDEN DRIVE

LEXINGTON, KY
40517

MR. BRIAN STEPHENS
BSTEPHENS@BALLHOMES.COM

859.268.1191
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2160 Lakeside Centre Way, Suite 201
Knoxville, TN 37922

Phone: (865) 690-6419
www.Ardurra.com

PROPERTY/ROW LINE

PROPOSED ROAD CENTER LINE

DETAIL REF. (DETAIL NO./SHT. NO.)(1/C1.01)

TYPICALTYP

PROPOSED ASPHALT PAVEMENT

1 PROPOSED LOT NUMBER

REGISTERED ENGINEER: CHRISTOPHER H. GOLLIHER, P.E.

TENNESSEE CERTIFICATE NO.: 119773

I HEREBY CERTIFY THAT I AM A REGISTERED ENGINEER, LICENSED TO
PRACTICE ENGINEERING UNDER THE LAWS OF THE STATE OF TENNESSEE. I
FURTHER CERTIFY THAT THE PLAN AND ACCOMPANYING DRAWINGS,
DOCUMENTS, AND STATEMENTS CONFORM TO ALL APPLICABLE
PROVISIONS OF THE KNOXVILLE-KNOX COUNTY SUBDIVISION REGULATIONS
EXCEPT AS HAS BEEN ITEMIZED AND DESCRIBED IN A REPORT FILED WITH
THE METROPOLITAN PLANNING COMMISSION.

ENGINEERING CERTIFICATION: NOTES:

129 096
KIRKMAN JOHN Q
12434 BUTTERMILK RD
KNOXVILLE, TN 37932

1. THE TOPOGRAPHIC DATA WAS TAKEN FROM AVAILABLE KGIS MAPS.
THE BOUNDARY DATA WAS TAKEN FROM LYNCH SURVEYS, LLC.
DATED SEPTEMBER 25, 2025.

2. PROPERTY CONCERNED REFLECTS PARCEL 129 096 AS SHOWN IN
KNOX COUNTY CLT MAP 129. ZONING FOR THE PROPERTY IS PR,
PLANNED RESIDENTIAL ZONING DISTRICT.

        TOTAL AREA  =   ±43.84 AC.

3. OWNER:

4. BUILDING SETBACKS ARE 20-FT. IN FRONT, MIN. 5-FT. ON SIDE,
MIN. 15-FT IN REAR, AND MIN. 35-FT. PERIPHERAL (15' PERIPHERAL
FOR LOT 87, AND 20' PERIPHERAL FOR LOTS 1 & 86)

5. ACCESS TO LOTS IS RESTRICTED TO INTERNAL STREETS.

6. PROPOSED IMPROVEMENT INCLUDE: 26' WIDE PUBLIC ROAD,
EXTRUDED CURB, STORM SEWER, SANITARY SEWER, WATER,
ELECTRIC, TELEPHONE, AND CABLE TV.

PROPOSED DENSITY
PROPERTY AREA ZONED PR=

PARCEL ZONED PR ALLOWED DENSITY =

PR ZONE PARCEL AREA =
SINGLE FAMILY DWELLING UNITS =
PROPOSED DENSITY =

43.84 AC

2 DU/AC

43.84 AC
87 UNITS
1 98 DU/AC

LEGEND:

YARNELL 
RD

ITT
MAN DR

BUTTERMILK RD

GRAYBEAL RD

GRAYBEAL RD

PROJECT
SITE

HICKORY

MEADOWS DR

ELECTRICWATER & SEWER
LENOIR CITY UTILITIES BOARD (LCUB)
P.O. BOX 449
LENOIR CITY, TN 37771
CONTACT: MR. MITCH LEDBETTER
OFFICE PHONE: 865.988.0707

WEST KNOX UTILITY DISTRICT (WKUD)
P.O. BOX 51370
KNOXVILLE, TN 37950-1370
CONTACT: MR. JIM REESE
OFFICE PHONE: 865.690.2521

TELEPHONE
AT&T
9733 PARKSIDE DRIVE
KNOXVILLE, TN 37922
CONTACT: MS. VICKIE DAILEY
OFFICE PHONE: 865.539.8571

GAS
KNOXVILLE UTILITIES BOARD (KUB)
P.O. BOX 59017
KNOXVILLE, TN 37950-9017
CONTACT: MR. CHRIS McCORMICK
OFFICE PHONE: 865 558.2123

UTILITY OWNERS:

EXISTING WETLAND

ALTERNATIVE DESIGN STANDARDS REQUIRING
PLANNING COMMISSION APPROVAL:

1. INCREASE THE ROAD GRADE FROM 12% TO 15% ON ROAD "A".

2. REDUCE PAVEMENT WIDTH FROM 26' TO 20' ON ROAD "B" WHERE
IT CONNECTS TO HICKORY MEADOWS SUBDIVISION

3. REDUCE ROW WIDTH FROM 50' TO 40' ON ROAD  "B" WHERE IT
CONNECTS TO HICKORY MEADOWS SUBDIVISION.

4. INCREASE THE ALLOWABLE INTERSECTION GRADE FROM 1% TO 2%
AT THE BEGINNING OF PROPOSED ROAD "A" AS IT INTERSECTS
BUTTERMILK ROAD.

VARIANCES REQUIRING PLANNING
COMMISSION APPROVAL:

1. REDUCE THE K VALUE FROM 25 TO 20 AT ROAD "A" AND
BUTTERMILK RD.

2. REDUCE THE K VALUE FROM 25 TO 15 AT ROAD "B" AND HICKORY
MEADOWS DR.
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PROFILE: ROAD ''A''
SCALE: 1"=50' HORZ
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PROFILE: ROAD ''B''
SCALE: 1"=50' HORZ
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PROFILE: ROAD ''B''
SCALE: 1"=50' HORZ
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PROFILE: ROAD ''C''
SCALE: 1"=50' HORZ
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PROFILE: ROAD ''D''
SCALE: 1"=50' HORZ
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ASPHALT PAVEMENT SECTION

1 1/2" ASPHALTIC CONCRETE
SURFACE, (NOTE 2)

1.  

12
"

COMPACTED
SUBGRADE

PRIME COAT
(0.40 GAL/SY)

TACK COAT
(0.10 GAL/SY)

8" MINERAL AGGREGATE BASE,
TYPE "A", GRADE "D"2 1/2" BITUMINOUS PLANT

MIX BASE, GRADING "B"
(MODIFIED)

PAVEMENT HAS NOT BEEN DESIGNED FOR CONSTRUCTION TRAFFIC/ACTIVITIES.
USE OF THESE SURFACES FOR CONSTRUCTION ACTIVITIES SHALL BE DONE AT
THE CONTRACTOR'S CONVENIENCE AND RISK. DAMAGE TO PAVEMENT RESULTING
FROM THESE ACTIVITIES SHALL BE REPAIRED IN CONFORMANCE WITH THE INITIAL
PAVEMENT SPECIFICATIONS.

ASPHALTIC CONCRETE SURFACE COURSE SHALL BE GRADE "E" MIX FOR ROADS
WITH A SLOPE LESS THAN OR EQUAL TO 10%; FOR SLOPES GREATER, USE
GRADE "D" MIX.

2.  

NOTES:

1
C4.01 NTS

TYPICAL 26' ROAD SECTION

1.5% 2% 2% 1.5%

2'

L
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SCARIFY & COMPACT TOP 6"

C ROAD
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EXISTING
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(SEE PROFILE)

COMPACTED
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EXTRUDED CURB
(REF DETAIL)
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WATER LINE
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CABLE T.V.
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6 EVALUATIONS 

INTERSECTION CAPACITY ANALYSES 
 

 
The results summarized in TABLE 3 indicate that a LOS “A” can be anticipated at all study intersections under the 
evaluated conditions, even combined conditions.  The anticipated delay for the intersection of Buttermilk Road 
and Hickory Meadows Drive will be approximately 9.5 seconds during both the AM and PM Peak hour. The 
anticipated delay for the intersection of Buttermilk Road and the proposed site access will be approximately 9.3 
seconds during the AM peak hour and 9.5 seconds during the PM peak hour. 
  

TABLE 3 
CAPACITY ANALYSIS SUMMARY 

INTERSECTION 
TIME 

PERIOD 

YEAR 2025 
EXISTING 

(LOS/DELAY) 

YEAR 2028 
BACKGROUND 
(LOS/DELAY) 

YEAR 2028 
COMBINED 

(LOS/DELAY) 

Buttermilk Road at 
Hickory Meadows Drive 

(SIDE STREET STOP)1 

A.M. 
P.M. 

A 9.1 
A 8.9 

A 9.4 
A 9.3 

A 9.5 
A 9.5 

Buttermilk Road at 
Site Access 

(SIDE STREET STOP)1 

A.M. 
P.M. 

- 
- 

- 
- 

A 9.3 
A 9.7 

1SIDE STREET STOP CONTROL – Level-of-Service and Average Vehicular Delay (seconds) for side street 
approach utilizing HCM methodology. 
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