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SUBDIVISION REPORT -

Planning CONCEPT/DEVELOPMENT PLAN

m FILE#:  2-SD-26-C AGENDA ITEM #: 33
2-E-26-DP AGENDA DATE: 2/12/2026

# SUBDIVISION: SIMMONS' FARM ON ROBERTS ROAD

# APPLICANT/DEVELOPER: JOSH SANDERSON

OWNER(S):

Josh Sanderson Smithbilt Homes

TAX IDENTIFICATION:

22 00514 View map on KGIS

JURISDICTION: County Commission District 8
STREET ADDRESS: 6701 ROBERTS RD
= LOCATION: West side of Roberts Rd, north of Washington Pk
GROWTH POLICY PLAN: Rural Area
FIRE DISTRICT: Rural Metro Fire
WATERSHED: Flat Creek
k= APPROXIMATE ACREAGE: 74.73 acres
* ZONING: PR (Planned Residential) up to 2 DU/AC
PLACE TYPE: RL (Rural Living)

B EXISTING LAND USE:
p» PROPOSED USE:

SURROUNDING LAND
USE AND ZONING:

Agriculture/Forestry/Vacant Land
Detached residential subdivision

North: Agricultural/forestry/vacant land - A (Agricultural)

South: Single family residential, agricultural/forestry/vacant land - A
(Agricultural), PR (Planned Residential) up to 3 du/ac

East: Agricultural/forestry/vacant land - A (Agricultural)

West: Public-quasi public land (TVA substation),
transportation/communications/utilities (KUB substation) - A (Agricultural)

NUMBER OF LOTS:
SURVEYOR/ENGINEER:

ACCESSIBILITY:

SUBDIVISION VARIANCES
REQUIRED:

149
Wanis A. Rghebi, PE Southland Engineering Consultants, LLC

Acccess is via Roberts Road, a major collector with a pavement width of 20
ft within a 50-ft right-of-way.

VARIANCES
None

ALTERNATIVE DESIGN STANDARDS REQUIRING KNOXVILLE-KNOX
COUNTY PLANNING COMMISSION APPROVAL
None

ALTERNATIVE DESIGN STANDARDS REQUIRING KNOX COUNTY
ENGINEERING AND PUBLIC WORKS APPROVAL (PLANNING
COMMISSION APPROVAL NOT REQUIRED)

1. Increase the maximum intersection grade from 1% to 1.02% on Road
‘B’ at Road ‘A’.
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2. Increase the maximum intersection grade from 1% to 1.5% on Road
‘D’ at Roberts Road.

STAFF RECOMMENDATION:

* Approve the Concept Plan subject to 14 conditions.

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) REVISED (2/10/2026)- Implementing the recommendations of the Simmons’ Farm Traffic Impact Study
(Cannon & Cannon, 10/28/2024) as required by Knox County Engineering and Public Works and the
Tennessee Department of Transportation during the design plan phase (see Exhibit B), excluding the
recommendation of a westbound left turn lane on Emory Road at the Roberts Road intersection, and partnering
with Knox County to install an advanced warning flasher with radar detection on both Emory Road and Roberts
Road (see Exhibit C).

4) REVISED (2/10/2026)- Entering into a Memorandum of Understanding with Knox County Engineering and
Public Works for completing off-site improvements per Chapter 54, Article V of the Knox County Code (Ord. O-
23-4-102). The County will engage the developer's TIA preparer to create an estimate to complete the left turn
lane required at Roberts Roads and Washington Pike, and once the developer has submitted the
corresponding funds equal to the estimate, the County will design and implement a larger project to align the
northern and southern Roberts Road intersections. The cost sharing agreement for the advanced warning
flashers on E. Emory Road and Roberts Road, as outlined in condition #3, will be determined during the design
plan phase.

5) 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, 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.

6) Labeling Lot 17 as a Common Area lot on the final plat, such as CAL, to indicate it is not a house lot.

7) 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 building setback (buffer) as
required by Section 3.06.B of the Subdivision Regulations. If it is determined by the Tennessee Department of
Environment and Conservation (TDEC) that the feature is not a sinkhole, or Knox County Department of
Engineering and Public Works staff determines that the closed contour designation on KGIS is the result of a
manmade feature, the feature will not have to be designated on the plat. If the approved geotechnical report
determines that a closed contour identified by Knox County Engineering and Public Works is not a sinkhole,
the certification to be provided by Knox County Engineering and Public Works must be placed on the final plat
and sealed by the applicant's engineer.

8) Adding a note on the final plat that all structures will have to be located outside of the 50-foot setback area
unless a geotechnical study prepared by a registered engineer states that building within the 50'
sinkhole/closed contour area setback is acceptable and the study is approved by the Knox County Department
of Engineering and Public Works. The geotechnical study must be reviewed and approved prior to approval of
a plat for any proposed lots that do not have an adequate building area outside of the 50-foot setback area.
Building construction is not permitted within the sinkhole/closed contour area or within any required drainage
easement for the sinkhole/closed contour area.

9) Certifying that the required sight distance is available along Roberts Road in both directions at the Road 'D'
intersection, with documentation provided to the Knox County Department of Engineering and Public Works for
review and approval during the design plan phase.

10) All double frontage lots must meet the requirements of Section 3.02.A.4. of the Subdivision Regulations.
11) Providing the total acreage of the property (parcel 022-00514) on the subdivision’s final plats per condition
#2 of the Development Plan (2-E-26-DP) to confirm the proposed 149 lots (dwellings) does not exceed 2 du/ac.
12) Meet all applicable requirements of the Knox County Zoning Ordinance.

13) Meet all applicable requirements of the Knox County Department of Engineering and Public Works.

14) 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.

# Approve the development plan for up to 149 detached residential lots, subject to 2 conditions.

1) Meeting all other applicable requirements of the Knox County Zoning Ordinance.
2) The subdivision shall not exceed 149 residential lots (dwellings) based on plan note #5 on the concept plan,
which states the property is approximately 74.73 acres. If the total area of the property is less than 74.5 acres,
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the maximum number of residential lots (dwellings) must be reduced to conform with the maximum density of 2
du/ac.

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

COMMENTS:

REVISION (2/10/2026) -- Conditions #3 and #4 were modified per the recommendation of TDOT and Knox
County Engineering and Public Works to install advanced warning flashers with radar along these roadways in
lieu of a westbound left turn lane on E. Emory Road at the Roberts Road intersection. The turn lane is currently
warranted without the development. However, sight distance does not meet the minimum standard looking
east along E. Emory Road, and the left-turn movements from Roberts Road onto E. Emory Road would be
impacted by the development. Therefore, the advanced warning signs will be installed as a partnership
between Knox County and the developer.

aaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaa

This proposal is for a 149-lot detached residential subdivision on the 74.73-acre property at a density of 1.99
du/ac. The majority of the lots are clustered on 28.5 acres on the eastern portion of the property, closer to
Roberts Road. The remainder of the property is split into several lots larger than 1-acre, a 17-acre lot, and a 5-
acre common area. The southwestern portion of the site is identified as a wetland, with a 50-ft buffer. The
property was rezoned from A (Agricultural) to PR (Planned Residential) up to 2 du/ac in March 2024 (2-J-24-
RZ).

BACKGROUND

In November 2024, the Planning Commission approved a 141-lot concept plan and development plan for this
property (11-SA-24-C / 11-A-24-DP), with a lot and road layout similar to the current proposal. The main
difference between the previous (2024) and current (2026) subdivision plan is that the 2024 plan labeled the
western portion of the property as “future development”. The Planning Commission’s approval of the
development plan (11-A-24-DP) was appealed and heard by the Knox County Board of Zoning Appeals in
January 2025 (BZA file # 24-Z0069). The motion to uphold the Planning Commission's approval failed 2-7,
rendering the appeal approved and denying the development plan. In addition, this rendered the concept plan
approval null and void. The rationale for denying the development plan was not provided in a motion, but a
primary concern expressed by the board members was that the rear (western) 48-acre portion of the property
lacked a proposed use and was labeled "future development”. This has been addressed by proposing 7 large
house lots and 1 common area.

TRANSPORTATION IMPACT STUDY (TIS)

The TIS studied the impact of the additional traffic at the proposed Roberts Road access points and the
intersections of Washington Pike to the south and E. Emory Road to the north. The conclusions of the study
are:

1. Install a left turn lane (50 feet storage) on E. Emory Road (SR 331) at Roberts Road intersection.

UPDATE (2/10/2026)- TDOT and Knox County Engineering and Public Works recommend installing
advanced warning signs with radar on E. Emory Road and Roberts Road in lieu of the turn lane. The TIS
preparers recommendation regarding the advanced warning flashers is provided in Exhibit C.

2. At the intersections of Roberts Road at Washington Pike, a left turn lane is warranted during the PM peak
hour at the eastern intersection and during the AM peak hour at the western intersection. Due to the proximity
of the eastern and western intersections of Roberts Road at Washington Pike (around 200 feet), installing left
turn lanes for opposing movements would not be easily accommodated. It is recommended to realign Roberts
Road to create a more traditional four-way intersection to accommodate the additional traffic associated with
this development.

3. Maintain intersection corner sight distances on the site driveways by ensuring that new site signage and
landscaping is appropriately located.

The County will engage the developer's TIS preparer to create an estimate to complete the left turn lane
required at Roberts Roads and Washington Pike, and once the developer has submitted the corresponding
funds equal to the estimate, the County will design and implement a larger project to align the northern and
southern Roberts Road intersections.

ALTERNATIVE DESIGN STANDARDS
The applicant requests to increase the maximum intersection grade from 1% to 1.02% on Road ‘B’ at Road ‘A’,
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and to 1.5% on Road ‘B’ at Road ‘D’. Knox County Engineering and Public Works can approve an intersection
grade of up to 2% when there is a crosswalk and 3% when there is no crosswalk.

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 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 (Article 5,
Section 5.13.15).

B. The proposed density is 1.99 du/ac. Because the concept plan states the total acreage is approximately
74.73 acres and the proposed density is so close to exceeding the maximum allowed, development plan
condition #2 states that the number of lots must be reduced to conform with the maximum density of 2 du/ac if
the total area of the property is less than 74.5 acres.

C. The property has two closed contours that must be studied during the design plan phase to determine if they
are sinkholes. If they are determined to be sinkholes, the proposed lots that do not have buildable areas
outside of the top of the sinkhole must be eliminated or combined with adjacent lots.

2) COMPREHENSIVE PLAN — IMPLEMENTATION POLICIES

A. The subdivision has 5 acres (lot 17) identified as common area, approximately 3 acres of which is identified
as wetland or wetland buffer. This is consistent with Policy 7, to encourage development practices that
conserve and connect natural features and habitat. The remainder of the 8-acre wetland is primarily on the
adjacent 17-acre lot (lot 40), with small areas on lots 20 and 21.

B. The County will leverage the funds provided by the developer for improvements at the Washington Pike
intersection and implement a larger project to align the northern and southern Roberts Road intersections. This
is consistent with Policy 9, to coordinate infrastructure improvements with development.

3) FUTURE LAND USE MAP

A. The property is classified as the RL (Rural Living) place type on the Future Land Use Map. 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. — 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 RL place type allows consideration of PR (Planned Residential) up to 2 du/ac as a patrtially related zone
per the Place Type and Zoning Correspondence Matrix (Appendix H of the Comprehensive Plan). The
proposed development has a density of 1.99 du/ac.

4) KNOXVILLE — FARRAGUT — KNOX COUNTY GROWTH POLICY PLAN

A. The property is located within the Rural Area on the Growth Plan Map. 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. Residential development in the Rural Area shall 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 (c) must be on a collector road with a minimum width
of 18ft pavement.—This proposal is consistent with the growth policy plan.

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: 63 (public school children, grades K-12)
Schools affected by this proposal: Corryton Elementary, Gibbs Middle, and Gibbs High.
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+ 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.

The Planning Commission's approval or denial of this request is final, unless the action is appealed. For more
information on the appeal process, contact Knoxville-Knox County Planning.
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EXHIBIT B

SECTION 7
CONCLUSIONS AND RECOMMENDATIONS ~

1.0 EXECUTIVE SUMMARY

This report provides a summary of a traffic impact study that was performed for a proposed residential
development to be located along Roberts Road in Knox County. The project site is located on the west side of
Roberts Road between E. Emory Road (SR 331) and Washington Pike. The conceptual development plan for this
project, Simmons’ Farm, proposes a single-family residential development with up to 142 dwelling units. The
project is proposed to have two primary access locations onto Roberts Road. Site Access #1 is proposed roughly
300-feet north of Mari Ben Lane and Site Access #2 is proposed roughly 900 feet north of Site Access #1.

The purpose of this study was the evaluation of the traffic operational and safety impacts of the proposed
residential development upon roadways in the vicinity of the site. Of particular interest were the two access
intersections mentioned above. Additionally, the intersections Roberts Road at E. Emory Road (SR 331), Roberts
Road at Washington Pike (eastern intersection), and Roberts Road at Washington Pike (western intersection)
were also analyzed. Appropriate intersection evaluations were conducted at these locations for existing and
future conditions, both with and without traffic volumes generated from the proposed residential development,
to determine the anticipated impacts and to establish recommended measures to mitigate these impacts. These
evaluations included intersection capacity analyses, turn lane analyses and others as appropriate.

The primary conclusion of this study is that traffic generated from the proposed development will not have
major negative impacts on the study intersections. The following listing is a summary of the improvements that
are recommended to be implemented with the construction of this project:

1. Install left turn lane (50 feet storage) on E. Emory Road (SR 331) at Roberts Road intersection.

2. At the intersections of Roberts Road at Washington Pike, a left turn lane is warranted during the PM
peak at the eastern intersection and during the AM peak hour at the western intersection. Due to the
proximity of the eastern and western intersections of Roberts Road at Washington Pike (around 200
feet), installing left turn lanes for opposing movements would not be easily accommodated. It is
recommended to realign Roberts Road to create a more traditional four-way intersection to
accommodate the additional traffic associated with this development.

3. Maintain intersection corner sight distances on the site driveways by ensuring that new site signage and
landscaping is appropriately located.

TRAFFIC IMPACT STUDY
SIMMONS’ FARM

CCI PROJECT NO. 01203-0003.000 REV. 1 - OCTOBER 2024
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SECTION 7
CONCLUSIONS AND RECOMMENDATIONS ~

7.0 CONCLUSIONS & RECOMMENDATIONS

The primary conclusion of this study is that traffic generated from the proposed development will not have
major negative impacts on the study intersections. The following listing is a summary of the improvements that
are recommended to be implemented with the construction of this project:

1. Install left turn lane (50 feet storage) on E. Emory Road (SR 331) at Roberts Road intersection.

2. At the intersections of Roberts Road at Washington Pike, a left turn lane is warranted during the PM
peak at the eastern intersection and during the AM peak hour at the western intersection. Due to the
proximity of the eastern and western intersections of Roberts Road at Washington Pike (around 200
feet), installing left turn lanes for opposing movements would not be easily accommodated. It is
recommended to realign Roberts Road to create a more traditional four-way intersection to
accommodate the additional traffic associated with this development.

3. Maintain intersection corner sight distances on the site driveways by ensuring that new site signage and
landscaping is appropriately located.

TRAFFIC IMPACT STUDY
SIMMONS’ FARM
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CONCEPT & DESIGN PLAN

FOR

SIMMONS' FARM ON ROBERTS ROAD

INDEX OF PLANS

SHEET NO.  DESCRIPTION

TITLE SHEET

DESIGN & CONCEPT PLAN
ROADPROFILESFORA,B&C
ROAD PROFILESFOR D

FREESE

NOC: TNR137708 FILE

CLT MAP 022, PARCEL 5.14
DISTRICT-8, KNOX COUNTY, TENNESSEE

Revised: 1/27/2026

# 2-SD—26—C

&

2—E—-26-DP

REV. 1-27-26
REV. 12-16-25
REV. 1-8-25
REV. 10-31-24
REV. 10-23-24
SEPTEMBER 2024

DEED INST. # 202311130024782
PLAT: 14-229

OWNER:

PRIMOS LAND COMPANY, LLC

4907 BALL ROAD

KNOXVILLE, TENNESSEE 37931
PHONE (865) 694-8582

FAX: (865) 693-9699

SITE ADDRESS:
6701 ROBERTS ROAD
CORRYTON, TENNESSEE 37721

SHEET 1 OF 4 SHEETS
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2/10/26, 1:26 PM Mail - Mike Reynolds - Outlook

ﬂ Outlook

Simmons Farm TIS - Roberts Rd at Emory Rd

Date Tue 2/10/2026 1:25 PM

You don't often get email from wstokes@ardurra.com. Learn why this is important

Jim / Mike,

To Jim Snowden

Cc  Mike Conger

A recommendation from the TIS was to install a left turn lane on Emory Rd at Roberts Rd — with left turn
lane warrants being met for Existing, Background, and Build-out conditions. After reviewing the left turn
lane constructability / feasibility, an alternative mitigation recommendation was discussed internally at
Knox County. The recommendation is an actuated flasher system that would be installed along Emory
Road to warn drivers of vehicles turning onto and off of Roberts Road. Since there are already
intersection warning signs installed near this intersection, adding an actuated flashing component to the
warning signs would help bring further attention to the intersection.

Furthermore, the capacity analysis results for the combined conditions indicated a LOS C (16.6s delay)
during the AM peak hour and LOS B (13.4s delay) during the PM peak hour under build-out conditions at
this intersection. The absence of a left turn lane on Emory Road at this intersection is not anticipated to
negatively impact the intersection operation from a capacity standpoint.

Thanks,
Wesley Stokes, P.E.

/\ ) Project Manager
V 0: 865.770.4015 | M: 865.661.2810

10025 Investment Dr, Knoxville, TN 37932

wstokes@ardurra.com | www.ardurra.com
ARDURRA DOOO D

https://outlook.office.com/mail/inbox/id/AAQKAGQ40DIyZTkyLTI1ZTMtNDgxNy 1iMDMSLWU TNTY5NmNiZjk4 OAAQAF njxxjQaUvJmHtYmPhWU7¢%3D mnm



Public Notice and Community Engagement

Planning strives to provide community members with information about upcoming cases in a variety of
ways. In addition to posting public notice signs, our agency encourages applicants to provide
information and offer opportunities for dialogue related to their upcoming case(s). 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 require a sign
to be posted on the property for each application subject to consideration by the Planning Commission.

Planning staff will post the required sign. If a replacement sign(s) is needed, the applicant is responsible
for picking up the new sign(s) from Planning and will be charged $10 for each replacement.

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.

Acknowledgement Have you engaged the

surrounding property owners
By signing below, you acknowledge that public notice signs must be to discuss gozr rz qut?
posted and visible on the property consistent with the guidelines above Y a :
and between the dates listed below. X Yes [J No

01/31/2026 02/13/2026 [1 No, but I plan to prior to the

Planning Commission meeting

Date toRe Posted Date to be Removed

Josh Sanders 12/31/2025

Applic n e Applicant Name Date





