
1100 Marion St., Suite 300 

Knoxville, Tennessee  37921 

tel: 865. 963.4300 

fax: 865. 524-5311

April 29, 2022 
Revised May 20, 2022 

Mr. Justin Morgan 
Everett Land Development, LLC 
134 Rutledge Pike 
Blaine, TN 37709 

RE: EVERETT WOODS, TRAFFIC IMPACT LETTER (TIL), KNOXVILLE COUNTY, TN. 

Dear Mr. Morgan: 

CDM Smith has completed its review and analysis for an additional 15 residential units with the 
development of Everett Woods and its restricted access from Yarnell Road. This review 
included a comparison of the trips generated for 184 residential units with the previous planned 
residential density of 169 units studied with the Hickory Creek Residential Development 
prepared in February 2016. Figure 1 shows the proposed site plan. Current zoning for the site 
and its vicinity is illustrated in Figure 2. The location of the proposed residential development 
is north of Everett Road and east of Yarnell Road. This site is north of Interstate 40/75 in west 
Knox County, Tennessee, near Loudon County. Figure 3 illustrates the site location relative to 
local and regional access. The roadway classifications in the site vicinity are illustrated in Figure 
4. 

This Traffic Impact Letter (TIL) evaluated if any further impact of these additional residential 
units might result from those previously determined for the study prepared for the Vintage 
Knoxville West impact assessment prepared in December 2021, which addressed the 
development of both the Everett Woods and Vintage Knoxville West apartments. Table 1 below 
provides for the trip generation, using Trip Generation, 11th Edition, for the 184 and 169 
residential units and the increased number of trips for the site. 

Table 1 
Everett Woods Trip Generation 

Land Use
Enter Exit Enter Exit

Single-Family 210 184 1768 34 96 111 65
Single-Family 210 169 1635 31 89 103 60

15 133 3 7 8 5

Reference:  Institute of Transportation Engineers TRIP GENERATION, 11th Edition
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As shown in the Everett Woods trip generation, an increase in the AM peak hour trips generated 
is 10 vehicles and the increase for the PM peak hour is 13 which would be distributed to both 
accesses to Everett Road and to Yarnell Road. The trip generation for the Vintage Knoxville 
West is provided in Table 2. 

Table 2 
Vintage Knoxville West Trip Generation 

 
Intersection geometry and traffic control is illustrated in Figure 5, and Figure 6 illustrates the 
2021 traffic turning movements for the Everett Woods access streets and for the adjacent 
intersection of Everett Road and Yarnell Road. 
 
As developed and described in the Vintage Knoxville West traffic study, background traffic 
developed, limited to the traffic growth, excluding the Everett Woods and Vintage Knoxville 
West developments is illustrated Figure 7, reflecting traffic excluding the current Everett Woods 
traffic and grown at an annual growth rate of 3-perent from 2021 to 2025. Figures 8A and 8B 
illustrates the trip distribution for the Everett Woods and Vintage Knoxville West developments. 
The distributed of Everett Woods was also accounted for the restricted access from Cedar 
Break Drive. Resulting trips for the Vintage Knoxville West and Everett Woods sites are 
illustrated in Figures 9A and 9B, respectively. Projected traffic for 2025 with these 
developments is illustrated in Figure 10. 
 
With this projected traffic, unsignalized analysis and turn lane warrants were conducted to 
determine if the trips from the additional 15 residential units resulted in any greater impact. 
Increased delays for the study intersections were negligible and volumes as determined for the 
Vintage Knoxville West traffic assessment are well below the required thresholds for turn lane 
consideration for the Everett Woods access streets of Yellow Glen Boulevard and Cedar Break 
Drive. Table 3 present the unsignalized capacity and levels of service.  
 
The proposed increase residential density of 15 units for Everett Woods is found to be negligible 
and the all previous findings and recommendations remain valid for the development. 
  

Land Use
Enter Exit Enter Exit

Multi-Family 220 224 1,970 25 88 88 72

Reference:  Knoxville/Knox Co. MPC trip rates adopted in July of 2000
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Table 3 
Unsignalized Capacity and LOS 

 
If you have any questions regarding this Traffic Impact Letter, please call me. 
 
Sincerely, 
CDM Smith Inc. 
 
 
 
 
 
 
 
 
 
 
 
 
John F. Gould, P.E. 
Senior Transportation Engineer 
 
Enclosures: Figures 1-10 
  Turn Lane Warrant Evaluation 
  HCM Unsignalized Capacity and LOS Analyses 
  Trip Generation 
  2021 Traffic without Existing Everett Woods Traffic 
  2021 Traffic Counts 
 
Project No. 273153 

TRAFFIC PEAK
CONTROL PERIOD

Everett Road & STOP AM
Yarnell Road SB PM

Everett Road & STOP AM 0.07 / 0.09 10.2 / 10.3 B / B
Yellow Glen Blvd/Apt Access E NB/SB PM 0.06 / 0.07 11.4 / 11.8 B / B

Yarnell Road & STOP AM
Cedar Break Drive WB PM

Note:  Average vehicle delay estimated in seconds. STOP control analyses presented by total minor approaches. 
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Via Email: gouldjf@cdmsmith.com 

MAY 13, 2022 
John F. Gould, P.E. 
CDM Smith 
1100 Marion St., Suite 300 
Knoxville, TN 37921 

RE: Everett Woods Phase 2C TIL Review Comments (6-SC-22-C/6-E-2-UR) 

Dear Mr. Gould, 

The Transportation Impact Letter (TIL) for the above referenced use on review case that was received on 

April 29, 2022 has been reviewed by staff from Knox County Department of Engineering & Public Works 

and Knoxville-Knox County Planning. We have identified the following comments related to the TIL that 

we require further information/revision on for the review of this case: 

1. The first paragraph states that the development is “south” of Everett Road, please correct this to 
say “north”. 
Revised 

2. In the first paragraph, it is stated that there is “a comparison of the trips generated for 184 
residential units with the trip generation of the previous planned residential density of 169 units 
studied with the Hickory Creek Residential Development prepared in February 2016.” Please 
clearly note that the version of ITE’s Trip Generation has changed since the 2016 study such that 
the numbers reported and net change are different than what previously would have been 
computed.    
Revised 

3. In Table 1, please move the word “Change” over one column to the left and insert ‘15’ into its place 
for the unit count change. 
Revised 

4. The intersection of Yarnell Road and Cedar Break Drive has been converted to Right-In Right-Out 
only operation with a channelizing island recently being installed. Please reflect this change in the 
Figures, Table 3, HCM analysis and the turn lane warrant analysis. 
Revised 
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Please provide a PDF of the following: a signed and sealed letter addressing these concerns in a comment 

response sheet (with the indication of where/how the comments were addressed) attached to the back 

of a fully revised TIL by Noon on Monday, May 23, 2022. If you have any questions, please contact me. 

Sincerely, 

 

Mike Conger, P.E. 
Knoxville-Knox County Planning 
 
CC: Mike Reynolds, AICP, Knoxville-Knox County Planning 
 Stephanie Hargrove, Knox County Engineering & Public Works 
  


