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APPLICANT:
OWNER(S):

AGENDA ITEM #: 33
AGENDA DATE: 3/5/2026
CHRIS SLATE, PE STERLING ENGINEERING, INC
DCB Capital LLC

TAX ID NUMBER:
JURISDICTION:
STREET ADDRESS:
LOCATION:

APPX. SIZE OF TRACT:

GROWTH POLICY PLAN:

ACCESSIBILITY:

141 050 (PARTIAL)
County Commission District 6
609 VINTAGE HILLS WAY

View map on KGIS

South side of Everett Rd, southwest side of Yarnell Rd

36.37 acres

Planned Growth Area

Access is via Everett Road, a major collector with 19-20 ft of pavement width
within a right-of-way width that varies from 42-49 ft.

UTILITIES: Water Source:  West Knox Ultility District
Sewer Source:  West Knox Utility District
FIRE DISTRICT: Rural Metro Fire
WATERSHED: Hickory Creek
ZONING: PR (Planned Residential) up to 5 du/ac
PLACE TYPE: SR (Suburban Residential), RC (Rural Conservation), HP (Hillside Ridgetop

EXISTING LAND USE:
PROPOSED USE:

HISTORY OF ZONING:

SURROUNDING LAND
USE AND ZONING:

NEIGHBORHOOD CONTEXT:

Protection)
Agriculture/Forestry/Vacant Land

Multifamily Development

In 2013 the property was rezoned from A (Agricultural) and F (Floodway) to
PR (Planned Residential) up to 5 du/ac and F (12-E-13-RZ2).

North:  Single family residential, agriculture/forestry/vacant land - PR
(Planned Residential) up to 5 du/ac

South: 1-40/I-75 Right-of-Way
East:  1-40/I-75 Right-of-Way
West:  Single family residential, rural residential - A (Agricultural)

This site is near the Watt Road exit off of I-40 and the commercial and
industrial node at that interchange. The surrounding area otherwise consists
of single family residential subdivisions and large undeveloped lots.

STAFF RECOMMENDATION:

Approve the development plan for a multifamily development with up to 224 dwelling units in the PR
(Planned Residential) zone as depicted on the site plan, subject to 5 conditions.

1) Connecting the development to sanitary sewer, as well as meeting other applicable requirements of the
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Knox County Health Department.

2) Implementing the recommendations of the Vintage Knoxville West Traffic Impact Study (CDM Smith,
revised 02/05/2026) as required by Knox County Engineering and Public Works during the design plan phase.
3) Installing all landscaping as shown on the landscape plans within six months of issuance of the first
occupancy permit for the project, or posting bond with the Knox County Department of Engineering and Public
Works, to guarantee such installation. Landscaping shall not interfere with sight visibility requirements at the
driveway entrances.

4) Meeting all other applicable requirements of the Knox County Zoning Ordinance.

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

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

COMMENTS:

The applicant is proposing to construct a multifamily development with up to 224 units located on the
southwest side of Everett Road, southeast of Yarnell Road. The multifamily development was previously
approved as a use on review in 2022 (1-E-22-UR) and is part of the Hickory Village Mixed Use Development
approved in 2016 (3-SB-16-C/3-A-16-UR). That approval was for a mix of residential uses that included the
single family detached residential subdivision to the northeast, an assisted living facility on the part of this
parcel north of Everett Road, and this multifamily development, which was approved for up to 224 dwelling
units. However, while the use was approved for this property, the site plans only included the single family
detached residential subdivision, and a second approval was needed to approve the plans for the multifamily
development. The plans were approved in 2022 but are no longer vested, prompting the need for a new
approval of the site plans.

The property is zoned PR (Planned Residential) with up to 5 du/ac. This request pertains to the portion of the
subject parcel south of Everett Road, which comprises 15.68 acres and yields a density of 14.30 du/ac for this
phase of development. However, since the property was approved as part of a larger planned district in 2013
(12-E-13-RZ), the density for the overall development will be 4.4 du/ac.

The proposed development would have two points of access on Everett Road, a major collector. The main
entrance would have a boulevard design and be located near the northwest corner of the site, adjacent to the
pool and clubhouse. The secondary entrance would be to the east and positioned directly across from Yellow
Glen Boulevard.

The proposed development features 72 one-bedroom units, 126 two-bedroom units, and 26 three-bedroom
units within 8 three- and four-story buildings. The buildings meet the required 35-ft peripheral setback of the
PR zone. The proposed parking includes 416 spaces, 403 of which will be surface parking and 13 will be in
garages. The proposed parking exceeds the minimum number of parking spaces required by the Knox County
Zoning Ordinance, which is 280 spaces. However, the ordinance does not have a maximum number of parking
spaces permitted, and the amount of proposed parking has not increased since the previous 2022 approval.

A revised Traffic Impact Study (TIS) prepared by CDM Smith was submitted for review by the Knox County
Department of Engineering and Public Works and Planning Commission staff. The TIS recommends the
following improvements: Installing signage for a multi-way STOP for the intersection of Everett Road and
Yarnell Road with advance STOP AHEAD signs posted for the Everett Road approaches, minimizing
landscaping with low growing vegetation to ensure that safe sight distance is maintained, developing the site
accesses with a minimum 300-foot corner sight-distance as required by Knox County, and posting STOP signs
(R1-1) for the proposed site access approaches to Everett Road.

The landscaping along Yarnell Road calls for trees planted at intervals, but the trees are located far enough
from the right-of-way so as not to impede sight distance. The 300-ft distance from intersections is in the
subdivision regulations as a recommended separation from roads. In this case, the spacing from the
intersection is to the apartment entrance and not a road. The Knox County Department of Engineering and
Public Works has approved the western access point as proposed, located 260 feet from the intersection of
Everett and Yarnell Roads, measured center-to-center. Signage, sight distance, and stop signs will be
evaluated at the time of permitting.

The multifamily development is adjacent to one single family home to the west. While the Knox County Zoning
Ordinance does not require landscape screening between multifamily and single family residential uses,
Planning recommended for the first 250 feet of the western property line to be planted with the “Type A —
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Dense” landscape screening (Knox County Ordinance, Section 4.10.11.B.1) to buffer the adjacent residence to
the west. The house is located approximately 100 ft from the proposed pool area, which is likely to generate
noise during warmer months. This buffer has been included in the landscaping plans.

DEVELOPMENT PLAN ANALYSIS PER ARTICLE 6, SECTION 6.50.06 (APPROVAL OR DENIAL).
In exercise of its administrative judgement, 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) zone with up to 5 du/ac

A. The PR zone requires a development plan to be approved before any building permits can be issued. The
PR zone allows detached and attached houses, multi-dwelling structures, accessory buildings, and community
facilities.

B. The PR zone limits building height for houses and duplexes to three stories. The height of all other
structures shall be determined by the Planning Commission. The proposed structures are three- and four-
stories.

C. The development plan meets the 35-ft peripheral setback requirements of the PR zone.

2) KNOX COUNTY COMPREHENSIVE PLAN — FUTURE LAND USE MAP

A. The subject property is primarily designated SR (Suburban Residential) on the Future Land Use Map, while
the southeastern section is designated RC (Rural Conservation) and HP (Hillside Protection). The SR place
type allows up to 12 du/ac, and the RC place type allows up to 5 du/ac. The proposed development, when
calculated using the mixed residential development as a whole, including the single-family detached residential
development, yields a density of 4.4 du/ac.

B. The RC place type and HP area designation are intended to conserve hillside, forested, and other natural
areas. The rear southeastern boundary has not previously been disturbed or cleared. A 0.38-acre replanting
area with a mix of evergreen and native tree species has been added to the plans along the southeastern
boundary line to reforest and stabilize the slopes.

3) KNOX COUNTY COMPREHENSIVE PLAN — IMPLEMENTATION POLICIES

A. The proposed development plan is consistent with Implementation Policy 5: Create neighborhoods with a
variety of housing types and amenities in close proximity. A shortage of housing is widely acknowledged, and
the proposed development would increase the range of housing options in an area that has experienced
significant residential growth, with nearby access to 1-40. As stated previously, this is a subsequent phase of a
mixed-use residential development.

4) KNOXVILLE — FARRAGUT — KNOX COUNTY GROWTH POLICY PLAN

A. The property is located within the Planned Growth Area of the Growth Policy Plan. The purpose of the
Planned Growth Area is to encourage a reasonably compact pattern of development and offer a wide range of
housing choices. The proposed development plan is consistent with the intent of the Planned Growth Area.

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: 19 (public school children, grades K-12)

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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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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DEVELOPMENT REQUEST APPLICATION Staff - Slope Analysis
Case: 3-A-26-DP

RECOMMENDED
CATEGORY ACRES DISTURBANCE BUDGET DISTURBANCE AREA
(Percent) (Acres)
Total Area of Site 14.66
Non-Hillside 9.22 N/A
0-15% Slope 0.99 100% 0.99
15-25% Slope 2.88 50% 1.44
25-40% Slope !
AC
!
|

=

Greater than 40% Slope
Ridgetops

Recommended

disturbance budget within
HP Area (acres)

YARNELLRD:

Hillside Protection (HP) Area| 54+

2
o

Percent of HP Area

DEVELOPMENT PLAN 3-A-26-DP/ Petitioner:  Chris Slate, PE Sterling
Engineering, Inc
E Multifamily in PR (Planned Residential) up to S du/ac, F (Floodway) Map No: 141
Jurisdiction: County
0 410
Original Print Date: 1/29/2026 [—
Knoxwille - Knax County Planning Commission * City / County Bullding * Knaxville, TN 37902 Feet

Slope Analysis



*\ LOCATION MAP
SCALE

INDEX OF DRAWINGS:

TITLE SHEET
T1.1 TITLE SHEET

SITE. GRADING & DRAINAGE PLANS

CP 1.1  EXISTING CONDITIONS
CP 1.2  EXISTING CONDITIONS
CP 2.1 SITE LAYOUT

CP 2.2 SITE DETAILS

CG 1.1  SITE GRADING PLAN
CG 1.2 SITE GRADING PLAN
CD 1.1 SITE DRAINAGE PLAN
CD 1.2 SITE DRAINAGE PLAN

UTILITY PROVIDERS:

ELECTRIC: LENOIR CITY UTILITIES BOARD
7698 CREEKWOOD PARK BLVD

LENOIR CITY, TN 37772
844-687-5282

GAS: KNOXVILLE UTILITIES BOARD
4505 MIDDLEBROOK PK
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865-524-2911

WATER & SEWER: WEST KNOX UTILITY DISTRICT

2328 LOVELL RD
KNOXVILLE, TN 37932
865-690-2521
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DEVELOPER:
TDK DEVELOPMENT, LLC
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KNOXVILLE WEST '

609 VINTAGE HILLS WAY
INSTR: 202208240012453
TAX MAP 141 PARCEL 050
DISTRICT 6, KNOX COUNTY
TOTAL ACREAGE: %15.668 AC.

MPC INFORMATION:

ZONING CLASSIFICATION: PR<5 DU/Acre
CENSUS TRACT: 59.09

PLANNING SECTOR: NORTHWEST COUNTY
PLANNING FILE NO. 1—E—22-5U 3.p-26.DP

REQUIRED PARKING:

1.5 PER DU _FOR FIRST 20 UNITS: 30

1.5 PER 2/3 BR DU AFTER FIRST 20: 198

1 PER 1 BR DU AFTER FIRST 20: 52

REQUIRED TOTAL: 30+198+52=280 SPACES
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DETAIL "A”
TYPICAL PAVEMENT SECTION

NOT TO SCALE

ASPHALT SURFACE
(GRADING €)™
ASPHALT BINDER
(GRADING 5M)

STONE BASE~_|
(TYPE A CLASS A GRADING E)

DETAIL "B”
TYPICAL CUERB

NOT TO SCALE

(AS REQD)

STONE BASE-

DETAIL "C”
TYPICAL SIDEWALK

NOT TO SCALE

CONCRETE\

STONE BASE

DETAIL "D”
TYPICAL SIGNAGE

NOT TO SCALE

30" x 30" R1-1

" RESIDENTIAL OR

| BUSINESS DISTRICT
7 (EXAMPLE)

2y MIN.
s3
NS SIGN
SR / SUPPORT POST
NG (ve)
EDGE OF-
TRAVELED / CURB
ez
ws

|

ROAD WITH CURB

DETAIL "E”
ACCESSIBLE BAMP IN SIDEWALK

NOT TO SCALE

DETAIL "G”
TYPICAL HANDICAP
PARKING SIGN

DETAIL "F”
TYPICAL HANDICAP
PARKING SIGN

NOT TO SCALE NOT TO SCALE
f— 12" —-t
RESERVED) ‘
PARKING[
]

OR TOP OF CURB OR TOP OF CURB

TOP OF S/DEWALK\ TOP OF S/DEWALK\

DETAIL "H”
CONCRETE SIDEWALK &
TURN DOWN CUREB

NOT TO SCALE 6'x6" W1.4xW1.4 WWF
= 2" MIN. COVER

4" CONCRETE
SIDEWALK

~—1% MIN.—BROOM_FINISH

4" CRUSHED
STONE BASE

DETAIL ’T”
TYPICAL PAVEMENT ARREOW

NOT TO SCALE
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NOTE
All pavement markings, including pavement arrows, shall be in
accordance with Manual on Uniform Traffic Control Devices.

GENERAL SITE NOTES:

1. Electric service requirements to be determined by architect and
coordinated with Lenoir City Utilities Boara.

The contractor shall install erosion control measures such as silt fencing
and straw bale barriers as needed to prevent siltation of adjoining properties
and existing drainage ways. Such devices shall be maintained until
construction is complete and jon is 2
3. The contractor shall notify the Engineer immediately if discreponcies or
omissions are found or if clarifications are required on the plans.

. Any existing utility structures shall be brought into conformance with
finish_grode.

5. Contractor shall have an approved stamped and signed copy of the site
plans on site to work from.

6. Actual location of all underground utilities should be verified through
Tennessee 1 call (1-800—351—1111) or the utility provider prior to any
excavation or construction.

7. Handicap parking spaces, ramps, striping, signage and any other
accessibility feature shall be constructed in accordance with the 2006 edition
of the International Building Code and ANSI-A117.1 2003 edition.

8. Pre—construction ground cover shall not be disturbed more than 20
calendar days prior to grading or earth moving unless area is seeded and/or
mulched or other temporary cover is installed.

9. Contractor shall immediately clean up any sediment deposited on streets.

FAX. 865.981.2515
i stering us com
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GRADING AND COMPACTION NOTE:

7. Controctor shall piace fill malerials in loyers nat more than & inches in
fopt

DISTURBANCE WITHIN HP AREA: 3.76 ACRES

LOCATION MAP
W o seatE

loase

2. Contractor shall compact each layer within +3 percent of optim:
moisture. content as delermined! by e, Standard Froctor Test. Tris procedure
may require contractar to wet or dty sois as needed.

3. Contractor shall compact all il to af least 98 percent maximum dry
donsity as datermined by the Standard Proctor Method (ASTW D598).

4. Whers subgrade or layer of soil material must be moisturs—conditioned
before compacting, contractar shall uniformly apply water to surface to
prevent free water from appearing on surface during or subsequent to
Gompooting operations.

5. Gontractor shall remove and replace, ar scurify and air oy soil material
that s too wet to permit compacting to specified density.

6. Soil_material that has been removed because It is too et to permit
Cormpactig ooy . stockpicd o spread and loved to-dys Confractay moy
ssist drying by dlscing, harrowing, or pulverizing until moisture content is

reduced to oplimum vaiue s determined by moisture—density relation tests.

7. All cut slopes shown hersan greater than 3:1 shall be treated with grass
matting in order to quickly re—establish vegetation. The mat type may be
seccted by the Contracior; however, seecied materds shal 6o suilble for
intanded ute on the

FAX: 865.981-2815
waw sterling us.com
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bRADI G_AND COMPACTION NOTES:

GRADING AND COMPACTION NOTES:
7. Controctor shall piace fill malerials in loyers nat more than & inches in
fopt

loase

2. Contractor shall compact each layer within +3 percent of optim:
moisture. content as delermined! by e, Standard Froctor Test. Tris procedure
may require contractar to wet or dty sois as needed.

3. Contractor shall compact all il to af least 98 percent maximum dry
donsity as datermined by the Standard Proctor Method (ASTW D598).

4. Whers subgrade or layer of soil material must be moisturs—conditioned
before compacting, contractar shall uniformly apply water to surface to
prevent e vater rom gppeatng on sstace dug o subsequent to
Gompooting operations.

5. Gontractor shall remove and replace, ar scurify and air oy soil material
that s too wet to permit compacting to specified density.

6. Soil_material that has been removed because It is too et to permit

Teduced o eptmum voe o8 determined by mosture—densiy ration tests.

7. All cut slopes shown hersan greater than 3:1 shall be treated with grass
matting in order to quickly re—establish vegetation. The mat type may be
Selected by the Contractor; however, selected materials shal be suilable for
intanded use on the site.

FAX. 865 9812815
i stering us com

KNOX COUNTY, TN

PLANNING FILE NO. 3-A-26-DP

KNOXVILLE WEST
TDK CONSTRUCTION COMPANY

GRADING PLAN
VINTAGE

REVISIONS

504 | Address Knox County Planning Comments

DATE | BY
2/5/26

“““"""""I

SRS A
§ R 4,
7

GRICUYTURE wj

A
S
DA
RIS
i oG

i

g 25 e e,
SHEET
G.1.2

DESIGNED: CLS
DRAWN CLs
CHECKED:
DATE: 12/19/25
SCALE: 1" = 40’
DRAWING:

7356A-CG
PROJECT NO!

SEI#7356-A




-
+ DWELLWELL -

SINCE 1979

INTAGE

STERLIN
CIVIL ENGINEERING|
CONSULTING
LAND SURVEYING
LAND PLANNING

KNOXVILLE WEST

1020 WILLIAM BLOUNT DRIVE
MARYVILLE, TENNESSEE
378028401
P.0. BOX 4878
MARYVILLE, TENNESSEE
378024878

PHONE:

FAX: 8659812515
wiaw.sterling us.com

A= ARC LENGTH

D= CENTRAL ANGLE (0ELTA)
8= CHORD BEARING
o= cHORD LENGTH

SF SQUARE FEET
WDS  WARRANTY DEED BOOK
ce

oe  CATCH BASN

nCs  CATCH BASN (DESIN)

G cewmEmNE

Ge  ELECTRIC VAULT

M FIRE HYORANT (DESIGN)
vaLve

———> POLE GUY ANCHOR

3-A-26-DP

KNOX COUNTY, TN

PLANNING FILE NO. 1-E-22-SU

KNOXVILLE WEST
TDK CONSTRUCTION COMPANY

DRAINAGE PLAN
VINTAGE

EDGE OF GRAVEL/ROAD
CONCRETE CU
PARKING/LANE. STRIPES (EXISTING)
ROAD STRIPE YELLOW SOLID
SMOOTH—WALL PLASTIC PIPE (SCP)
CORRUGATED METAL PIPE (GF)
REINFORCED GONCRETE PIPE (RGF)

SILT FENGE (EROSION GONTROL)
ELECTRIC LINE (OVERHEAD)
ELECTRIC LINE (EXISTING U/G)

REVISIONS

WATER LINE (EXISTING)
WATER LINE (DESIGN)
SEWER LINE (EXISTING)

504 | Address Knox County Planning Comments

SEWER LINE (DESIGN)

— SWALE LINE

DATE | BY
2/5/26

LAKE//RIVER/CREEK LINE

BUILDING CANOPY LINE < \\ \

P RAP LNE =

EXISTING INTERMEDATE GONTOUR % "o o //
—— —— 960 — EXSTING INDEX CONTOUR - 2.\ X
——————————— DESIGN NTERMEDATE CONTOUR . I\

DESIGN INDEX CONTOUR
—t — ST FENCE

LOCATION MAP
W o seatE

i
e i,

a
\S, %
SR,

GRICUYTURE T

<
5%

W,

A
ey
AN §
S
CEpEgE 18 2 T
SHEET
CD.1.1
DESIGNED: CLS
DRAWN: CLS
CHECKED:
DATE: 12/19/25
SCALE: 1" = 40’
DRAWING:
7356A-CD
PROJECT NO!

SEI#7356-A




LOCATION MAP
W o seatE

« DWELLWELL »

VINTAGE

KNOXVILLE WEST

SINCE 1979

STERLING

CIVIL ENGINEERING
‘CONSULTING
LAND SURVEYING
LAND PLANNING

1020 WILLIAM BLOUNT DRIVE
MARYVILLE, TENNESSEE
378028401
P.0. BOX 4878
MARYVILLE, TENNESSEE
378024878

PHONE:

RNELL ROAD
(60" PusLEE )

FAX. 8659812515
i stering us com

KNOX COUNTY, TN

PLANNING FILE NO. 3-A-26-DP

KNOXVILLE WEST
TDK CONSTRUCTION COMPANY

DRAINAGE PLAN
VINTAGE

REVISIONS

2/5/26 | S0 | Address Knox County Plaming Comments

DATE | BY

Ny,
St "y,

GRICUYTURE T

%(
%
N
o
-
2}
=

i

£

OMNERC,

’3s

"

W
-
§?$am~

=1
%

S

=

S
S
2\

Ui

2
B

DESIGNED:

DRAWN CLS

CHECKED:
DATE. 12/19/25
SCALE. 1" = 40’
DRAWING:

7356A-CD
PROJECT NO:

SEI#7356-A




GAMBLE
DESIGN COLLABORATIVE
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CITY OF KNOXVILLE LANDSCAPE NOTES:

L ANY PLANT MATERIAL THAT DES orer
ENEXT GROWING SEASON, WHICH EVER COMES FRST.OTHER DEFECTIVE LANDSCARE MATERIAL SHALL BE
REPLACED \WITHIN THREE MONTHS.

2 ALL TREES SHALL MEET KNOXVILLES MINIMU SZE AND QUALITY STANDARDS. ALLFLANTS SHALL BE HEALTHY

RS, AND HEIGHT TO W DTH RATIOS
SHALL CONFORM TG THE 7€ STANDARDS S FORTH I\ THE AMERICAN STANISARDS FOR NURSERY STOCK,
CURRENT EDITION,

3. ALL REQUIRED MeeT
SCHEDULE

ASLISTED IN THE PLANT

4. PLANT MATERIAL SHALL NOT OBSCURE TRAFFIC OR PARKING SIGNSISIGNALS OR VEHICULAR SIGHT LINES.
5. TREE TOPP NG IS NOT PERMITTED.

& ADDITIONAL SCREEN NG MAY BE REQUIRED IF THE INSPECTION FOR THE RELEASE OF THE PERFORMANCE SURETY
REVEALS THAT THE REQURED SCREENING IS NOT EFFECTIVE

7. ALL REQUIRED TREE BE INSTALLED
PRIOR TG LAND DISTURB NG ACTIVITIES.

8 ANY SITE OR LANDSCAPE CHANGES (NCLUD NG BUT NOT LIMITED TO A CHANGE IN DESIGN, A REDUCTION
SIZE OR NUNBER OF ANT FATERAL OR TH RELOCATION OF OVERWEAD OR UNDIAGROUND UT T ED) Fy
"TO 8 SUBMITTED PRIOR TO

5. EXIST NG TREES ACCEPTED IN PARTIAL COMPLIANCE OF THE LANDSCAPE REQUIREMENTS FOR THIS SITE SHALL BE
'ACESS BLE AND FLAGGED PRIOR TO ALL LANDSCAPE INSPECTIONS,

10. ANY EXISTING TREE, SHOWNI AS BE NG PRESERVED ON APPROVED PLANS THAT IS REMOVED, DIES OR IS DAMAGED
DURING CONSTRUCTION SHALL BE REPLACED AS REQUIRED IN THE ZONING ORD NANCE

11, SCREENING PROPOSED AROUND ANY UTILITY BOX OR TRANSFORMER IS REQUIRED TO BE EVERGREEN AND
'ADEQUATELY SCREEN THE OBJECT. THE PROPOSED EVERGREEN PLANT MATERIAL SHALL BE REPLACED IF IT 1S NOT OF
'AHEIGHT SUFFICIENT TO SCREEN THE OBJECT.

12, ALL PLANT MATERIAL SHALL BE FROM THE KNOXY LLE PLANT LIST UNLESS PRIOR APPROVAL IS RECEIVED FROM THE
am.
13, ALL TREE.PROTECTION FENCING SHALL BE IN PLACE PRIOR TO THE ISSUANCE OF A GRADING PERMIT AND SHALL

B2 HANTAINED N GOOD WORK NG ORDER UNTILALL CONSTRUCTION ACTITY S COMPLETED. ANY REQU RED
EROSION CONTROL

14,TOP SO L USED IN ALL LANDSCAPE AREAS SHALL BE SCREENED PRIOR TO DEPOSITION IN PLANT NG AREAS AND
SLANDS.

15. ANY PLANT MATERIAL LOCATED ADJACENT TO A PARKING AREA SHALL BE PLANTED SO AS TO ALLOW FOR A
TWWO AND A HALF FOOT VEHICULAR BUMPER OVERHANG FROM THE FACE OF CURB TO THE EDGE OF THE MATURE
ADJACENT PLAN MATERIAL

16, THE OWNER ACKNOWLEDGES THAT PLANT NG LANDSCAE MATERIAL N A DEDICATED EASEMENT DOES NOT
WANE O MODIPY THE CITY OF KNOXVILES RIGHTS ASTHE EASCHENT HOLDER THE OVINER UNDERSTANDS THAT
THE CITY OF KNOX MAY AT ANY T MEAND
; mea,

OR APPLICABLE PRATE UTILTY SHALL HAVE NO UBLTY TO THE OWNER FOR ANY DAMAGE TO THE LANDSCAPE
FITERAL NTHE EXSEMENT WHEN SIS DAMAGE 1S DUE TO WORK WITH N THE EASEUENT. THE OWNER MAY B
HELD RESPONS BLE FOR THE REMOVAL OF THE LANDSCAPE MATERIAL TO ENABLE WORK TO BE DONE. THE OWNER
SHALL BE SOLELY RESPONS BLE FOR ANY COST INCURRED. N REPAIR NG ANDIOR REPLAC NG THE REQU RED
LANDSCAPE MATERIAL,

CITY OF KNOXY LLE MIN MUM PLANT QUALITY.

1. ALL NEWLY PLANTED LANDSCAPE PLANT MATERIALS SHALL CONFORM TO THE LATEST VERSIONS OF THE
AMERICAN STANDARD OF NURSERY STOCK (ANSI Z60.

TYPE 1, 2, AND 3 TREES (AS DEF NED. N ANSI Z60.1) USED TO MEET THE REQUIREMENTS OF THIS SUBSECTION
SHALL HAVE THE FOLLOW NG CHARACTERISTICS

A DEC DUOUS TREES SHALL HAVE ONE DOMINANT TRUNK WITH THE T P OF THE LEADER ON THE MAIN TRUNK LEFT
NTACT AN THE TERMINAL BUD ON THE CENTRAL LEADER AT THE HIGHEST PO NT ON THE TREE

8 TREE WTH FORK ABLE F AL
FoRk OCCURS N THe U DNE H roor e TRee
T ONE FoRK s (65
5 THE TOP ONE THIRD OF THE SHALLER FORK 1S REMOVED AT THE TIHE OF PLANT NG,

C.INO BRANCH IS GREATER THAN TWO-TH RDS THE DIAMETER OF THE TRUNK DIRECTLY ABOVE THE BRANCH.
D) SEVERAL BRANCHES ARE LAGER IN DIAMETER AND OBVIOUSLY MORE DOMINANT.

£ BRANCH NG HABIT IS MORE HORIZONTAL THAN VERTICAL AND NO BRANCHES ARE OR ENTED NEARLY VERTICAL
TO THE TRUNK.

. BRANCHES ARE EVENLY DISTR BUTED AROUND THE TRUNK WITH NO MORE THANK ONE MAJOR BRANCH
LOCATED DIRECTLY ABOVE ANOTHER AND THE CROWN IS FULL OF FOLIAGE THAT IS EVENLY DISTR BUTED AROUND.
THE TREE

TREE PROTECTION GENERAL NOTES:

1 PRIOR TO CONSTRUCTION THE CONTRACTOR SHALL STAKE THE LIMITS OF THE TREE PRESERVATION AREAS AND.
ASSOCIATED TREE CANOPY.

2 TREE PROTECTION FENCING, R
MANTAINED AT THE L MITS OF THE
OF THE FENC NG BY LEss

NFENCING SHALL8E

EV EW AND APPROVAL

3. ALL GRADING WITH N THE ROOT ZONE OF TREES WITHIN THE TREE PRESERVATION AREAS SHALL BE DONE BY
HAND OR WITH SMALL EQU PMENT TO REDUICE DAMAGE TO THE TREE ROOTS

4 EQUIPMENT STORAGE ANDIOR HIN THE TREE
PROM BITED.

CONSTRUCITON ACTIVITES SHALL JOR BACKFILLED
ST TOR 501 ASSOON AS POSSBLE

LANDSCAPE PLANT NG GENERAL NOTES

CONFIRMNG ALL MATERIALS. THE
GUANY €5 ON ThE PLAN SALL TAKE FRECEDENCE OVER THE PLANT LT

2 SUBSTIUTIONS OF TYPE, SIZE, OR SPAGING OF FLANTS MAY NOT BE HADE WITHOUT PRIOR APPROYAL OF THE
RS LANDSCAPE ARCHITECT, AND MAY RESULT IN THE RESUBMITTAL OF LANDSCAPE PLANS TO THE CITY OF
KNORY LE FOR APPROVAL TRIOR T IRSTALLATION

PRIOR TO DIGGING. ALL

3AL SHALL
'DAMAGE TO UT LITES SHALL BE REPA RED AT THE. PER UTIL
4. THE PLANT LIST SPEC FICATIONS PROVIDED WITH N THE PLANT LIST FOR HEIGHT AND SIZE ARE M NIMUMS.

AL PLANT BEDS HALLBE FAKED AND CLEARED OF LARGE ROCKS.ALLLARGE DIRT CLODS SHALL B PULYERZED
‘GR REMOVED PRIOR TO PLANT N

6 AL LARGE DIRT CLODS RESUL O MULCHING.
7. PRE.EMERGINT HERBIC DE SHALL BE APPLIED AFTER INSTALLATION AND MMEDIATELY PRIOR TO MULCHING.

LL PLANT BEDS ARE TO BE MULCHED WITH A MIN MUM OF 4 INCHES OF SHREDDED PINE BARK. ALL ANNUAL BEDS
SHALL BE MULCHED WITH A MNIMUM OF 2 NCHES OF SO L CONDITIONER, P NE BARK F NES.

9. THE LANDSCAPE ARCHITECT RESERVES THE RIGHT TO REJECT ANY PLANT MATERIAL OR ANY DEFECTIVE
WORKMANSHP.

10.ALL BETILLED WITH LARGE DIRT PRIOR.
TO SOD NSTALLATION.

n TOR SHALL L STAKING AND LAYOUT OF PLANT BEDS.

12, THE LANDSCAPE CONTRACTOR SHALL BE RESPONSIBLE FOR VER FY NG THE DRA NAGE OF ALL TREE AND SHRUB.
PITS. A PVC OR GRAVEL SUMP AT THE BASE OF THE TREE WELL MAY BE REQU RED N AREAS WHERE CLAY SOILS DO
NOT ADEQUATELY DRAN.

13, THE CONTRACTOR SHALL NOT FY THE LANDSCAPE ARCHITECT WHEN THE PLANT MATERIALS ARE AT THE JOB
SITE FOR REV EW PRIOR TO INSTALLATION.

BETWEEN ALL PLANTS

EDGE OF PLANTING
B0

TYP. STAGGERED ROWS

SPACING VARIES

SHRUB PLANTING

TAMP SOIL UNDER

MIN. 12" DE CLEARANCE

PLANTING X (3 PARTS

TORSOL | PARY PEAT MOSS)
aaL

TO M NIMIZE SETTLEMENT

L EXSTNGSUBGRADE

™

UNDERSTORY TREE

GENERAL NOTES:

e et e ey gromn, iy

e size s per schedule (messured 6" above root bl

e e e semed by e s o o

(558). e
).

D
GENERAL NOTE! DD Lo ™
!Qi”ﬁf:ﬁ?fmm;’ﬂ'pff‘:‘m‘,:fl:;',ii"::ﬁ;"ﬁ:";b'” D% »Dp 5 B,
LT N
D D 5p  GENERALNOTES:
© o op I Al b ey oy 49) M
2 D D2 Remoresl et o i comd bt sompng wire o
o oo Bp T 5 e o e oy
5 D aD D 3 el i e o
5 LareR oF HULCH D nD > 5D Dby ik Sl e iy st salion. Pce 44"
> % el o e reeds o e f e, gt
 TRENCH AROUND ENTIRE PLANT NG BED
ADIACENT GRADE ©» D D B D

I LAYER OF MULCH
4 SAUCER BERM

REMOVE TOP 113 OF BURLAP
FROM 848 TREES
S FiisH GRape

MN. 12" SDE CLEARANCE

PLANTING MX (3 PARTS
TOPSOIL. | PARY FEAT MOSS)

TAMP SO L UNDER BALL
O MINIMIZE SETTLEMENT

EXIST NG SUBGRADE

SINGLE TRUNK DECIDUOUS TREE

GAMBLE
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cvine from root ball. Afer secting in hole, cut away top and sides of
wire bsket,  any.
nscall op ofplant bll even wih or 1 bove xistig grade

a0 n vertcal positon prior

Seter tion prior 10 staing.
Soak plant ball nd e immedacaly afer nscllacion. Place 46

sened e o pn e srund b of e, 3 damcr

3 LAYER OF MULCH
4 SAUCER BERM

REMOVE TOP 113 OF BURLAP
FROM B&B TREES.

~ s cuaoe

DE CLEARANCE

PLANTING Mix ( PARTS
TOROL 1 PART PEAT MOSS)

T ExsTNG sUBGRADE

, VARIES

BUILDING

SEE PLAN 2

VARIES
A g
2 7 SEEPLAN 7
NON-COMBUSTIBLE MULCH

MULCH: RIVER ROCK

Sec. 7-231. - Combustible mulch.

SECTION

FOR SINGLE PHASE

UTILITY BOX
7 FOR 3- PHASE

7' FOR
SINGLE
PHASE

[l

12/ FOR

3-PHASE

PUBLIC ROAD

UTILITY BOX SCREEN

Combustible mulch shall not be applied or maintained within two feet of any building around
entire exterior perimeter, except one and two family dwellings, buildings with exterior walls and

exterior wall coverings constructed of noncombustible materials

NON-COMBUSTIBLE MULCH

EVERGREEN SHRUB
TO BE HEIGHT OF
UTILITY BOX

GENERAL NOTES:
'ALL T LITY BOXES AND METERS MUST
BE SCREENED FROM V EW. PLEASE USE THIS STANDARD
'DETAL FOR SCREENING REQU REMENTS.

2 ALLSCREEN NG PLAN MATERIAL SHALL B EVERGREEN.
SUGGESTED PLAN MATERIAL TO NCLUDE INKBERRY HOLLY
OR NEEDLEPOINT HOLLY.

3 M NIMUM SHREDDED HARDWOOD.
MULCH OR P NE STRAW.

SO L MIX (50% SAND, 30% TOP SOIL.
20% ACCEPTABLE LEAF COMPOST)

AL NOTES
FOLLOW ALL LANDSCAPE MATERIAL NOTES AND

SPECIFICATIONS.

FOLLOW CIVIL PLANS FOR AL BIORETENTION

DESIGN DETALS,

INORDER TO FROV DE ADEQUATE SO L voLUME

BALLS, PLEASE ALLOW 46"
DRI OF LTER MEDIA N ALL TREE HOLES.

BIORETENTION TREE PLANTING
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CONSTRUCTION DOCUMENTS
Knoxville, Tennessee

Revision Date

>>> >

LANDSCAPE NOTES
& DETAILS

SHEET

LS4.00




G

GAMBLE
DESIGN COLLABORATIVE
DEVELOPMENT PLANNING AND.

LANDSCAPE ARCHITECTURE

VINTAGE KNOXVILLE WEST
CONSTRUCTION DOCUMENTS
Knoxville, Tennessee

PER REQUEST OF o TREATMENT IN
KEEFING WITH THE INTENT OF THE RURAL CONSERVATION GOALS TO PRESERVEIRESTORE FORESTED AREAS.

7 AREA OF REFORESTATION : +:0.38 ACRES
7| 300 TRES PR ACRE 038 AGRES = 114 TREES TOTAL LANDSCAPE PLAN BUFEER PLANT SCHEDULE.
[OTY[ sYM[ BOTANICAL NAM T COMMON NAME [size T HEIGHT | LEAF | SPACING] NOTE
AN I TSOUTHERN MAGNOUIA [ 5TCAL 8/ [ 1012 | EVERGREEN AS SHOWN] BALANCED; FULLTO GROUND
[WHITE PINE [ 5TCAL®/6 | 1012 | EVERGREEN AS SHOWN] BALANCED 12092025
[7_[ 08 | QUERCUS BICOLOR [SWAMP WHITE OAK [ 3TCAL®/8 | 1017 | DECIDUOUYAS SHOWN] CENTRAL LEADER

A\ NEW SHEET - 2/19/2026

UNDERSTORY TREES
5] cc | CeRcls CANADENSSS TEASTERN REDBUD [ 2 CALB/8 | 8-10 [ DECIDUOUS AS SHOWN| CENTRAL LEADER A\ reviseo NoTES - 2033026
JUNIPERUS VIRGINIANA T EASTERN RED CEDAR T 27CAC 8/ | 510" | EVERGREEN AS SHOWN BALANCED. A
REFORESTATION AREA TO FOLLOW GUIDEL NES -
ORE THAN 20% OF THE AREA IN ANY S NGLE TREE SPECIES THE BASIC DENSITY OF PLANTINGS 5 00 A
LARGE CANOPY TREES ER ACKE, APROXIMATELY 12 EET ON CENTER
WO SHALL CANGPY ThEE e
Cano TR
WO THRDS OF seLECTED
TREES MUST. BUFFER AND
TENYEARS
NHEIGHT REFORESTATION
W STEEPSLOPE MiX (ERNMX280) AT A MIN: ATE OF SWACRE (O A COMPARABLE M, ADD NG ANNUAL
A NTER RTE GAAN AT SHEET
SOAC, HAR AUG, BROWNTOR M LLET AT I0#AC
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@ BLDG A - FRONT ELEVATION
1/8"=10"

— 10-912' AF.
SECOND FLOOR $
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FIRSTFLOOR
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(2)BLDG A- LEFT ELEVATION
1/8"=10"

10912 AF,
‘SECOND FLOOR $

_ _OAF $
FRSTFLOOR

10912
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SECOND FLOOR
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FIRST FLOOR
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THIRD FLOOR

los i =N
G (iR ez R
o lmal oo 2 T
'. Tl TR
B =l TTH
T IS

N L / L |

73).BLDG A - REAR ELEVATION

10912 AF $
SECOND FLOOR

N M
FIRSTFLOOR

ELEVATION KEYNOTES

‘CONTINUOUS RIDGE VENT (TYP)

2. ROOF SHINGLES OVER (2) LAYERS 15# FELT OVER ROOF DECK
(OVER PRE ENGINEERED WOOD ROOF TRUSSES

PREFIN. ALUM, GUTTER W/ DOWNSPOUTS

4. PREFINISHED ALUMINUM OVER FASCIA BOARD

ORNAVENTAL BRACKET (TYP)

FIBER GEMENT TRIM BOARD
7. VERTICAL FIBER CEMENT SIDING

8 HORIZONTAL FIBER CEMENT SDING -7
88, HORIZONTAL FIVER CEMENT SIDNG - 5°
9. VINYLWINDOWS - SEE SCHEDULE

10, BRICK HEADER (TYP)

11, BRICK VENEER

12 BRICKSLL (TYP)

13. STEEL RALING SYSTEM AT 36 AF.F. WITH 12 VERTICAL PICKETS
AT40'0C

14 METAL OOF OVER HEAVY TBER BRACKET
156X TIMBER COLUMN W/ BRICK BASE

1. STANDING SEAM WETAL ROOF.

17 PREFIISHED ALUMNUM FRAUE WITHNO GLAZNG

18.VINYL WINDOWS WITH TINTED BLACK GLASS - SEE SCHEDULE

9.

1/8"=1-0"
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7).BLDG A2 - FRONT ELEVATION

t3

— 10912 AF. $
SECOND FLOOR

(I

T FIRSTFLOOR $

4091
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1/8"= 10"

3).BLDG A2 - REAR ELEVATION
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412 AF. $
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THIRD FLOOR
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SECOND FLOOR
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BASENENT
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ELEVATION KEYNOTES

‘CONTINUOUS RIDGE VENT (TYP )

ROOF SHINGLES OVER (2) LAYERS 15# FELT OVER ROOF DECK
‘OVER PRE-ENGINEERED WOOD ROOF TRUSSES

PREFIN. ALUM. GUTTER W/ DOWNSPOUTS

PRE FINISHED ALUMINUM OVER FASCIA BOARD
5. ORNAMENTAL BRACKET (TYP )

6. FIBER CEMENT TRIM BOARD

7. VERTICAL FIBER CEVENT SIDING

84, HORIZONTAL FIBER CEMENT SDING -7

8. HORIZONTAL FIVER CEMENT SDING -5

9. VINYLWINDOWS - SEE SCHEDULE

0. BRICK HEADER (TYP)

1. BRICK VENEER,
12, BRICKSILL (TYP)

13, STEEL RALING SYSTEM AT 3:6' A F £ WITH 112 VERTICAL PICKETS
ATa00C

14, METALROOF OVER HEAVY TIBER BRACKET
15. 8XBTIVEER COLUNN W/ BRICK BASE

16, STANDING SEAM METAL OO,

17.PREFINISHED ALUMNUM FRAME WITH NO GLAZNG

18.VINYL WINDOWS WITH TINTED BLACK GLASS - SEE SCHEDULE

9.
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BLDG A2
1/8" = 1

- LEFT ELEVATION
o

32412 AR
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“THIRD FLOOR

.81
'SECOND FLOOR $

_ __0AF $
FIRSTFLOOR
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BASENENT

7)-BLDG A2 - RIGHT ELEVATION
18" = 10"

ELEVATION KEYNOTES

‘CONTINUOUS RIDGE VENT (TYP )

2. ROOF SHINGLES OVER (2] LAYERS 15# FELT OVER ROOF DECK
‘OVER PRE-ENGINEERED WOOD ROOF TRUSSES

PREFIN. ALUM. GUTTER W/ DOWNSPOUTS

PRE FINISHED ALUMINUM OVER FASCIA BOARD

ORNAMENTAL BRACKET (TYP)

FIBER CEMENT TRIV BOARD

VERTICAL FIBER CEVENT SDING

84, HORIZONTAL FIBER CEMENT SDING -7

8. HORIZONTAL FIVER CEMENT SDING -5

VINYLWINDOWS - SEE SCHEDULE

0. BRICK HEADER (TYP)

BRICK VENEER

2. BRCK SILL(TVP)

3. STEEL RALING SYSTEM AT 3'6'AF F. WITH 112 VERTICAL PICKETS.
4000

4. METAL ROOF OVER HEAVY TIMBER BRACKET

5. 8X8 TIMBER COLUMN W/ BRICK BASE

6. STANDING SEAM METAL ROOF.
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RECOMMENDATIONS

The analyses conducted and the review of the ftraffic volumes identified the following

recommendations:

e Install signing for a multi-way STOP for the intersection of Everett Road and Yarnell
Road with advance STOP AHEAD signs posted for Everett Road approaches.

e Minimize landscaping, using low growing vegetation, and signing at the Hickory Creek
Residential Development access to Everett Road to ensure that safe sight distance is
maintained.

e Develop the site accesses with a minimum 300-foot corner sight-distance as required for
the Knox County standard.

e Post STOP signs (R1-1) for the proposed site access approaches to Everett Road.

Intersection design should conform to the recommended standards and practices of the
American Association of State Highway and Transportation Officials, the Institute of

Transportation Engineers, and the Knox County Engineering and Public Works Department.

CDM VINTAGE KNOXVILLE WEST
Traffic Impact Study

smlth 32 Knox County, Tennessee



CONCLUSION

The study of this proposed residential development evaluated the projected traffic conditions.
Background traffic was determined using a 2.0-percent annual growth rate until the horizon year
2028 and includes the buildout of Everett Woods and two proposed mult-family developments to
the west of Vintage Knoxville West. Traffic associated with the Vintage Knoxville West
development was then generated and distributed to the proposed site accesses. Using the
identified turning movements for the projected traffic conditions, unsignalized capacity and level
of service analyses were conducted using the Highway Capacity Manual. Capacity and levels
of service are found to be acceptable for the projected traffic conditions with the installation of a

multi-way STOP for the intersection of Everett Road and Yarnell Road.

With the recommendations of this report, the efficient and safe flow of traffic should be

maintained with the development of the Vintage Knoxville West development.

VINTAGE KNOXVILLE WEST

c DM Traffic Im
pact Study
smlth 33 Knox County, Tennessee



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 Pianning Commission.

Planning staff will post the required sign. If a replacement sign(s) is needed, the applicant is respansible
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 tu di unding prOD qut?
posted and visible on the property consistent with the guidelines above 0 discuss your req
and between the dates listed below. OYes XNo

[J No, but [ plan to prior to the

02/20/2026 03/06/2026 . o )
Planning Commission meeting

Date to be Posted Date to be Removed

%/”ﬁ Som Bluokow /b2

icaint Signature Appiicﬂanthame Date






