


































































































































































































































































































At https://www.youtube.com/watch?v=gzw-gHTWRUM or ctv you can watch the Jan 14 meeting- #17
on the agenda 1-E-21-RZ beginning at 1:11:50 to 1:40:02

MPC Agenda Review Jan 2021

1. Flooding- at agenda review MPC staff said, “Photos aren’t indicative of flooding, photos
submitted were when half the county was flooded.” In the attachment we sent to MPC and
also on our website www.beverlyrezoning.com there are photographs numbered 9, 19, & 11
from Jan 3, 2020 on a 1.3-inch rain. Also, a video is on website for Jan 3, 2020. Additionally,
hydrologist Dr. Smoot- report we submitted and is on the website documents flooding in the
area and impacts for downstream flooding along White’s Creek and First Creek.

2.FEMA Flood Map, on website, clearly shows the 100-year, not even the 500-year floodplain
going across the entire frontage of his property entrance for the project.

3. Calculating density, MPC staff said, “We are being consistent with what we have done in
the past, we do not remove flood plain areas from the density calculation.” The staff
confused ‘flood plain area” with Floodway Zone. This property has 19 acres Zoned Floodway.
Floodway is a Zoning District and Floodway is not an overlay. The Knox County Ordinance is
clear- 5.70.04 B 1says, “ANY STRUCTURES OR FILLING OF LAND PERMITTED SHALL BE OF A
TYPE NOT APPRECIABLY DAMAGED BY FLOODWATERS, PROVIDED NO STRUCTURES FOR
HUMAN HABITATION SHALL BE PERMITTED.” Therefore, the 19 acres in the Floodway Zoning
District, should not be included in the density calculation. His rezoning request id for PR and
Floodway.

AT MPC Jan 2021 Meeting-

Portiere-MPC -“Density is based on Hillside Ridgetop Protection Area analysis of 2.47 distributed over
61 acres- 152 dwelling units. HRTP analysis doesn’t include the land in the floodplain in the calculation
because you can’t build in the floodplain. However, when we are assigning density and talking about
that as the zoning it’s distributed over then entire piece of property. We’ve never removed the
floodplain areas from the parcel when we are talking about density. To do that in this instance would
essentially be penalizing someone for having floodplains on their property.

That being said, they were given some recommendations in 2018 and 2019 and they have come back
and done that so it is clustered and they are using permeable pavers and things like that. And again
kinda getting at some of the issues that have been talked about, the bridge, the road, the flooding-
things like that- they will all be addressed during the Use-on-Review and concept phase so the
engineers would have to show that their stormwater retention was able to get the stormwater runoff
to a level no worse than it is predevelopment and if they can’t make those calculations work then
they would have to relook at their plan until it could. My take on that if they can’t get their
calculations to work, they would have to come back with less units or smaller units, or something like
that. That’s the way the stormwater ordinance works. And that’s the charge of engineering. The same
thing with the roads, the flooding, the bridge, all that stuff would be looked as part of the traffic
impact study, so whether or not the bridge would be widened, or something like that, any of those
traffic-related items- sight distance, access points, all that stuff gets looked at with concept review. |
hope that answers your questions. Let me know if there is anything else you need..”

Comm. Korbelisck- “To figure density do you include both the floodway and floodplain.

Brooks- MPC- “Yes, we do!





















































































































‘z‘ Planning Sign Posting &

Removal Requirement

Revised April 2021

fThe Administrative Rules and Procedures of the
. i - | SITE
Knoxville-Knox County Planning Cammission require
a sign to be posted on the property for each
application subject to consideration by the Planning SIGN placed
o dcec
Commission, including the following applications: / perpendicular
[
rezoning, plan amendment, cancept plan, use on [I t6 the street

review/special use, planned development, right-of- _
way closure, and name change. STREET

The required public notice sign(s) will be provided by Planning to the applicant when an application Is
submitted. If an application is submitted electronically, Planning staff will post the required sign. 1f 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

The sign must be posted on the nearest adjacent/frontage street and in a location clearly visible to vehicles
traveling in either direction. If the property has more than one street frontage, the sign should be placed
along the street that carries more traffic. Planning staff may recommend a preferred location for the sign

to be posted at the time of application,

TIMING

The sign(s) must be posted not less than 12 days prior to the scheduled Planning Commission public
hearing and must remain in place until the day after the meeting. In the case of a postponement, the sign
can either remain in place or be removed and reposted not less than 12 days prior to the next Planning
Commission meeting. The applicant is responsible for removing the sign after the application has been
acted upon by the Planning Commission.

The individual below is responsible for posting and removing the sign(s) provided consistent with the
above guidelines and between the dates of:

11/25/2022 and 12/9/2022

(applicant or staff to post sign) (applicant to remove sign)

Applicant Name: W, Scoll Williams & Associates

Bai 10/25/22 X | Sign posted by Staff
ate: -

File Number: 12-C-22-C 12-C-22-DP Sign posted by Applicant

Knoxville-Knox County Planning | KnoxPlanning.org
400 Main Street, Suite 403 | Knoxville, TN 37902 | 865.215.2500
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Planning

REZONING REPORT

» FILE#: 7-1-20-RZ

» APPLICANT:
OWNER(S):

AGENDA ITEM #: 16
AGENDA DATE: 11912020
S & E PROPERTIES
William H. & Carol A. Marshall

TAX 1D NUMBER:

JURISDICTION:

STREET ADDRESS:
> LOCATION:

» APPX. SIZE OF TRACT:

SECTOR PLAN:

GROWTH POLICY PLAN:

ACCESSIBILITY:

UTILITIES:

WATERSHED:

{7 098 View map on KGIS
County Commission District 6

8520 W. Emory Rd.

South side of W. Emory Road, west of Beaver Ridge Rd.

19.68 acres

Northwes! Gounty

Planned Growth Area

Access is via W Emory Road, a major arterial with a pavement width of 26
feet within a right-of-way width of 100 feel,

Water Source:  West Knox Ultility District
Sewer Source:  West Knox Utility Dislricl

Beaver Creek

F PRESENT ZONING:

» ZONING REQUESTED:
* EXISTING LAND USE:

» DENSITY PROPOSED:
EXTENSION OF ZONE:
HISTORY OF ZONING:

SURROUNDING LAND
USE AND ZONING:

NEIGHBORHOOD CONTEXT:

A (Agricultural) & F (Floodway)
PR (Planned Residential) & F (Floodway)

Agriculturefforestry/vacant

5 dulac

Yes, PR (Planned Residential) up to 6 dufac is adjacent to the norih.
None noted. '

North:  Rural residential, multi-family residential -

South:  Rural residential, agriculture/forestry/vacant -

East:  Agricullure/forestry/vacant -

Wesl:  Agriculture/forestry/vacant -

This area is characterized by large lot agricultural land primarily in the
floodplain of Beaver Creek with smaller lot, single family residential, rural
residential and multiifarnily residential primarily to the west and north of W
Emory Road.

STAFF RECOMMENDATION:

» Approve PR (Planned Residential) zoning up to 5 du/ac and F (Floodway) because it is consistent with
the sector plan designation of MDR (Medium Density Residential) and SP (Stream Protection) for this

area.

COMMENTS:

REZONING REQUIREMENTS FROM ZONING ORDINANCES (must meet all of these).

AGENDAITEM H: 16

FILE & 7-1-20-RZ7

CORRECTED 7782020 10:17 AM LIz ALBERTSON PAGE# TR




THE PROPOSED AMENDMENT SHALL BE NECESSARY BECAUSE OF SUBSTANTIALLY CHANGED OR
CHANGING CONDITIONS IN THE AREA AND DISTRICTS AFFECTED, OR IN THE CITY/COUNTY
GENERALLY:

1. The Northwest Gounty Sector continues to be the most rapidly growing area of Knox Counly and additional
opportunilies for a variely of types of residenlial development are warranted.

2. This area is also served by waler and waslewater services and lhe relatively new Kams Valley Drive,

THE PROPOSED AMENDMENT SHALL BE CONSISTENT WITH THE INTENT AND PURPOSE OF THE
APPLICABLE ZONING ORDINANCE:

1. 'R (Planned Residential) is intended to provide optional methods of land development which encourage
more imaginative solutions to environmental design problems. Residenlial areas thus established would be
characterized by a unified building and site development program, open space for recreation and provision far
commercial, religious, educational, and cultural facilities which are integrated wilh the lotal project by unified
architectural and open space trealment.

2. Fach planned unit development shall be compatible with the surrounding or adjacent zones.

" 3. The F (Floodway Zone) was eslablished for the purpose of meeting the needs of the streams to Garry
floodwalters of a five hundred (500) year frequency flood and protecting the river, creek channels and
floodplains from encroachment so that flood heights and flood damage will not be increased; lo provide the
necessary regulations for the protection of the public health and safely in areas subject lo flooding; and o
reduce the financial burdens imposed on the community by floods and the overflow of lands.

4. Rezonings should be based on the entire range of uses allowed within a zone to ensure that any
development brought forth at a fulure time would be compatible wilh the surrounding land uses.

THE PROPOSED AMENDMENT SHALL NOT ADVERSELY AFFECT ANY OTHER PART OF THE COUNTY,
NOR SHALL ANY DIRECT OR INDIRECT ADVERSE EFFECTS RESULT FROM SUCH AMENDMENT.

1. PR zoning up to 5 du/ac will require a public review of a proposed site plan as part of the use on review
Process.

2. The required use on review process will address any issues related to the compatibility of the surrounding
developments and land uses.

3. 8,22 acres of the site remains in the F (Floodway) zone and cannot be counted toward the densily
calculation for the residential development of the PR (Planned Residential) portion of the site when a site plan
is submitled for use on review,

4. The PR (Planned Residential) zone would be limited to the remaining 11.46 acres of the sile, ALS du/ac, the
maximum number of dwelling units is 57.

5. The applicant is encouraged to work with Knox County Engineering to address concerns relaled to the
adjacent flondplain area of Beaver Greek.

THE PROPOSED AMENDMENT SHALL BE CONSISTENT WITH AND NOT IN CONFLICT WITH THE
GENERAL PLAN OF KNOXVILLE AND KNOX COUNTY, INCLUDING ANY OF ITS ELEMENTS, MAJOR
ROAD PLAN, LAND USE PLAN, COMMUNITY FACILITIES PLAN, AND OTHERS:

1. The PR (Planned Residential) zone up lo 5 du/ac and F (Floodway) zone are consistent with all adopted
plans.

FSTIMATED TRAFFIC IMPACT: 620 (average daily vehicle trips)

Average Daily Vehicle Trips are computed using national average trip rates reported in the latest edition of
“Trip Generalion,” published by the Institute of Transporlation Engineers. Average Daily Vehicle Trips

represent the lotal number of trips that a particular land use can be expected lo generate during a 24-hour day

(Monday through Friday), with a "trip" counted each lime a vehicle enters or exits a proposed development.

ESTIMATED STUDENT YIELD: 23 (public school children, grades K-12)

Schools affecled by this proposal: Karns Elemantary, Kams Middle, and Karns High.

+ Potential new school population is eslimated using locally-derived data on public school student yield
generated by new housing.

« Students are assigned lo schools based on current atlendance zones as determined by Knox County
Schools. Students may request transfers to different zones, and zone boundaries are subject lo change.

+ Estimates presume full build-out of the proposed development. Build-oul is subject to market forces, and
timing varies widely from proposal to proposal.

+ Student yields from new developmaent do not reflect a net addition of children in schools, Additions oceun
incrementally over the build-out period. New students may replace current population that ages through the
system or moves from the atlendance zone,

AGENDA ITEM#: 16 FiLEd: - 120-RE CORRECTED 7482020 10.17 AM L7 ALBERTSON PAGE it 162
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Planning

REZONING REPORT

F FILE #:  7-1-20-RZ

» APPLICANT:
OWNER(S):

-

AGENDA ITEM #: 16
AGENDA DATE: 71912020
S & E PROPERTIES
William H. & Carol A. Marshall

TAX ID NUMBER:
JURISDICTION:
STREET ADDRESS:

» LOCATION:

r APPX. SIZE OF TRACT:
SECTOR PLAN:
GROWTH POLICY PLAN:
ACCESSIBILITY:

UTILITIES:

WATERSHED:

77 098 View map on KGIS
County Commission District 6

8520 W. Emory Rd.

South side of W. Emory Road, west of Beaver Ridge Rd.

19.68 acres

Northwest Gounty

Planned Growth Area

Access is via W Emory Road, a major arterial with a pavement width of 26
feel within a right-of-way width of 100 feel.

Water Source:  Waest Knox Utility District
Sewer Source:  West Knox Utility District
Beaver Creek

> PRESENT ZONING:
+ ZONING REQUESTED:
# EXISTING LAND USE:

= DENSITY PROPOSED:
EXTENSION OF ZONE:
HISTORY OF ZONING:

SURROUNDING LAND
USE AND ZONING:

A (Agricultural) & F (Floodway)
PR (Planned Residential) & F (Floodway)
Agriculture/forestry/vacant

5 du/ac

Yes, PR (Planned Residential) up to 5 dufac is adjacent to the north.
None noted. ‘

North:  Rural residential, multi-family residential -

South:  Rural residential, agriculture/forestry/vacant -

East:  Agriculture/forestry/vacant -

Wesl:  Agriculture/forestry/vacant -

NEIGHBORHOOD CONTEXT:  This area is characterized by large lot agricultural land primarily in the
floadplain of Beaver Creek with smaller lot, single family residential, rural
residential and multiifarnily residential primarily to the west and north of W
Emory Road.

STAFF RECOMMENDATION:

» Approve PR (Planned Residential) zoning up to 5 du/ac and F (Floodway) because it is consistent with
the sector plan designation of MDR (Medium Density Residential) and SP (Stream Protection) for this

area.

COMMENTS:

REZONING REQUIREMENTS FROM ZONING ORDINANCES (must meet all of these).

AGENDAITEM #: 16 FILE #: 7-1-20-R7 CORRECTED 7/8/2020 10:17 AM 117 ALBERTSON PAGE#: 161




THE PROPOSED AMENDMENT SHALL BE NECESSARY BECAUSE OF SUBSTANTIALLY CHANGED OR
CHANGING CONDITIONS IN THE AREA AND DISTRICTS AFFECTED, OR IN THE CITY/COUNTY
GENERALLY:

1. The Northwest Gounty Sector continues to be the most rapidly growing area of Knox Counly and additional
opportunilies for a variety of types of residential development are warranted.

2. This area is also served by waler and waslewater services and lhe relatively new Kams Valley Drive.

THE PROPOSED AMENDMENT SHALL BE CONSISTENT WITH THE INTENT AND PURPOSE OF THE
APPLICABLE ZONING ORDINANCE:

I. PR (Planned Residential) is intended to provide optional methods of land development which encourage
more imaginative solutions to environmental design problems. Residenlial areas thus establishad would be
characterized by a unified building and site development program, open space for recreation and provision lor
commercial, religious, educational, and cultural facilities which are inlegrated wilh the tolal project by unified
architectural and open space trealment.

2. Each planned unit development shall be compatible with the surrounding or adjacent zones.

3. The F (Flondway Zone) was established for the purpose of meeling the needs of the streams to carry
flnodwalters of a five hundred (500) year frequency flood and protecting the river, creek channels and
floodplains from encroachment so that flood heights and flood damage will not be increased; to provide the
necessary regulations for the protection of the public health and safety in areas subject lo flooding; and to
reduce the financial burdens imposed on the community by floods and the overflow of lands.

4, Rezonings should be based on the entire range of uses allowed within a zone (o ensure that any
development hrought forth at a fulure time would be compatible with the surrounding land uses.

THE PROPOSED AMENDMENT SHALL NOT ADVERSELY AFFECT ANY OTHER PART OF THE COUNTY,
NOR SHALL ANY DIRECT OR INDIRECT ADVERSE EFFECTS RESULT FROM SUCH AMENDMENT.

1. PR zoning up to 5 dufac will require a public review of a proposed sile plan as parl of the use on review
Oracess,

2. The required use on review process will address any issues related to the compatibility of the surrounding
developments and land uses.

3. 8.22 acres of the site remains in the F (Floadway) zone and cannot be counted toward the density
calculation for the residential development of the PR (Planned Residential) portion of the site when a site plan
is submitted for use on review.,

4. The PR (Planned Residential) zone would be limited to the remaining 11.46 acres of the site. Al 5 du/ac, the
maximum number of dwelling units is 57.

5, The applicant is encouraged to work with Knox Counly Engineering to address concerns related to the
adjacent floadplain area ol Beaver Greek,

THE PROPOSED AMENDMENT SHALL BE CONSISTENT WITH AND NOT IN CONFLICT WITH THE
GENERAL PLAN OF KNOXVILLE AND KNOX COUNTY, INCLUDING ANY OF ITS ELEMENTS, MAJOR
ROAD PLAN, LAND USE PLAN, COMMUNITY FACILITIES PLAN, AND OTHERS:

1. The PR (Planned Residential) zone up lo 5 du/ac and F (Floodway) zone are consistent with all adopled
plans.

ESTIMATED TRAFFIC IMPACT: 620 (average daily vehicle trips)

Average Daily Vehicle Trips are computed using national average lrip rates reported in the latest edition of
"Trip Generalion,” published by the Institute of Transportation Engineers. Average Daily Vehicle Trips
represent the total number of trips that a particular land use can be expected lo generale during a 24-hour day
(Monday through Friday), with a "trip" counted each time a vehicle enlers or exils a proposed developiment.

ESTIMATED STUDENT YIELD: 23 (public school children, grades K-12)

Schools affected by this proposal: Karns Elementary, Kams Middle, and Karns High.

+ Potential new school population is eslimaled using locally-derived data on public school student yield
generated by new housing.

+ Students are assigned to schools based on current altendance 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
liming varies widely from proposal la proposal.

« Student yields from new development do nol reflect a net addition of children in schools. Additions ocour
incrementally over the build-out period. New sludents may replace current population that ages through the
system or moves from the attendance zane,

AGENDA ITEM #: 16 FILE @ 7-1-20-RZ CORREGTED 7/8/2020 1017 AM 112 ALBERTSON PAGE #1: 162




[1] => DATE_FORMAT( timestamp™, '%Y-%m-%d %H:%m:%s') <= '2021-01-14 13:00:00'
[2] => (Tcase” LIKE '%1-E-21-RZ%')
[4] => status='publish'

[6] => ("case” LIKE '%1-A-21-AC%' OR “case’ LIKE '%1-A-21-0B%' OR “case’ LIKE

id, case, firstname, lastname, name, zip, message, response, attachment, date, on

SELECT id, case’ ,firstname,lastname,CONCAT(firstname,' ',lastname) AS name,zip,me

Public Comments
35 Comments

1-E-21-RZ

Ken

January 12, 2021

My name is Kenneth Brady, and | live at 1701 Emoriland Blvd, Knoxville, TN 37917.
Please add my letter to the others you have received about the rezoning of the
property on Beverly Rd. (File # 1-E-21-RZ). | oppose the density proposed by the
developer. | would like to support the recommendation of the Professional MPC
staff from March 8, 2018 to rezone the property to Planned Residential with a
maximum density of up to 1 dwelling unit per acre, excluding the floodway and

floodplain in determining the density.

This planned development would have a terrible effect on flooding and traffic in
the area, and also downstream where | live on the banks of First Creek. My entire

back vard has been flooded twice in the past 4 vears, with water coming into the



-

house once, even through sandbags and plastic. We do not need additional
hardscape upstream to increase the speed of runoff to the creeks that already

cannot handle what they are getting now.

This developer is hoping that because we cannot come to the meeting, he will have
a chance to get his proposal approved, simply because the community cannot
attend to object. However, opposition to his proposal has not lessened in our
community and we would be there if we could! Please consider this when you vote

on his proposal.

Thank you for your service to the community. Please continue to protect us from
those who try to develop properties that are not suitable for the uses that they
intend, and which will negatively affect those of us who live nearby. They don't live
here, so they don't care how their actions impact the community. They only care
about how much money they can make. We have no problem with people making
an honest dollar, but not when it is detrimental to whole neighborhoods and

existing properties in the surrounding area.

Cynthia
January 12, 2021

| am writing to you concerning File # 1-E-21-RZ, which is a request for the rezoning
of acreage on Beverly Road. We have attended the previous two meetings where
the developer presented this request to you, and each time he withdrew it quickly
before a vote because he didn't want a final decision--he wanted to present it
again in the future, hoping to do so at a time when the opposition of the residents
could nat influence the decision. We are adamantly opposed to any density of
more than 1 per acre which is what the MPC staff has recommended. This was 61
units total, excluding the floodway and floodplain in determining the density.Now,
because of the Covid-19 pandemic, we as citizens are not permitted to come to the
meeting to protest the developer's plans for this property. | hope that the emails

that vou have received will carry the same weight at vour meetina that our



- . -t

presence did during the previous ones. | fear that the developer sees this as his
opportunity to push this through over our objections, since we cannot come and

object in person.

Nothing has changed since March of 2018 when the MPC staff recommended that
the property be Planned Residential Zoning at a density of 1 per acre. This property
is not suitable for dense development because of the floodway and flood plain as
well as the areas that are steeply sloped.We already have flooding concerns in our
neighborhood (Emoriland Blvd, along First Creek), with many neighbors having
water in their basements. Our back yard has been completely covered by rushing
water twice in the 4 years that we have lived here, and once it was so deep and
forceful that we had to use shop-vacs to empty the water from inside the house,
even though we had plywood, plastic, and sandbags stacked in front of all the

doors.

Any large amount of roof and pavement in a development on this property cannot
help but contribute to faster runoff, increasing the flooding of White's Creek and
downstream on First Creek. It doesn't take a hydrologist to see that, although |
believe that there is a report from a hydrologist in the files that have been

submitted previously.

Please consider this letter the same as an in-person attendance of your meeting.

Covid-19 has already done enough damage to our community without having this

developer be able to push a change through simply because we cannot be present

to protest.

Rudy

January 12, 2021

| continue to support the MPC staff 2018 recommendation for this property. |
travel that route to work every day and have seen the problems there over the
years. Any development of the ridge top will be bad, but 197 units is ridiculous.
Nothing has changed since 2018 to warrant changing the recommendation of 61

units per acre.



Ronnie, 37917
January 12, 2021

Doug

January 10, 2021
Good afternoon. | continue to support the professional MPC staff's March 8, 2018

recommendation for the 80 acres on Beverly Road. Due to the severe constraints,
the property should be rezoned to Planned Residential with a maximum density of
up to 1 dwelling unit per acre (61 units total). Besides the floodway and floodplain,
the traffic back-up is already heavy at Tazewell and Beverly Roads. This will only
add to the volume of traffic and cause further delays, frustration and most likely

more accidents.

Nothing has changed since March, 2018 that would warrant a change in the

recommendation.

Courtney

January 8, 2021

| am opposed te planned density at any levelabove 1 unit per acre on the buildable

acres (outside of the flood plain) forthe following reasons.

Looking at the map showing the StreamProtection Zone, | am concerned about
how an access road for the proposedsubdivision will impact the creek and the
flooding. The most level placefor access seems to be in the stream protection zone
and would result in a hugeamount of runoff in the creek. That runoff will introduce

a lot of sediment andother pollution into the creek as well as increasing flooding.

If the access point to the subdivision is movedout of the stream protection zone,

would it be in the middle of the curve onGreenwav? That would seem to be low



visibility, would also have runoffproblems because of the steeper grade. It would
make a big difference howmany cars tried to enter Greenway at this dangerous

spot. The fewer thebetter.

| am very concerned that the amount of hardscapecreated by the proposed 3.22

residences per acre zoning would increase floodingand water pollution.

This area floods frequently and deeply—even ifthere are holding ponds for the
development, the access road will add runoff towhite's Creek. This development
willincrease the nuisance from flooding on the established downstream

neighborhoods.

This is a dangerous section of road and adding anew intersection will increase the

hazard to our entire community.

| love and use greenways, but a greenway on thisproperty would add more
hardscape which would add to the problems with runofffrom the property,
potentially impacting flooding and water pollution. | questionhow the greenway
would be accessed without creating either pedestrian hazardsor additional traffic.
There is no placefor pedestrians on Beverly Road at present. | know, | have to walk
in the road if | want to from Beverly Place toAnderson Road and the road narrows

in the vicinity of this property.

| may have additional comments if | get aresponse to some of my questions posed

to the planners. Thank you for considering communityconcerns.

Sandi
January 7, 2021
| am writing in opposition to the density regarding file number 1-E-21-RZ. We

continue to support the professional MPC staffs March 8, 2018 recommendation
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SUBDIVISION REPORT -

Planning CONCEPT/DEVELOPMENT PLAN
» FILE#  12-SC-22-C AGENDA ITEM #: 21
12-C-22-DP AGENDA DATE: 2/9/2023

POSTPONEMENT(S): 12/8/2022

 SUBDIVISION: THE PRESERVE AT WHITES CREEK

b APPLICANT/DEVELOPER: W. SCOTT WILLIAMS & ASSOCIATES
QWNER(S): Randy Guinard Cafe International LLC
TAX IDENTIFICATION: 59 00201,002 View map on KGIS

JURISDICTION: County Commission District 8
STREET ADDRESS: 4760 BEVERLY RD (0 NEW BEVERLY BAPTIST CHURCH RD)
» LOCATION: Northeast side of Beverly Rd, north of Greenway Dr
SECTOR PLAN: North City
GROWTH POLICY PLAN: Urban Growth Area (Outside City Limits)
WATERSHED: Whites Creek
k APPROXIMATE ACREAGE: 84.56 acres
P ZONING: PR (Planned Residential), F (Floodway)

B EXISTING LAND USE:

Agriculture/Forestry/Vacant Land

» PROPOSED USE: Attached and detached residential subdivision
SURROUNDING LAND North: Industrial, Agricultural/Forestry/Vacant -- I-G (General Industrial), |
USE AND ZONING: (Industrial)

South: Single family residential, Rural residential, agriculturaliforestry/vacant,
Office, and Industrial -- RB (General Residential), RA (Low Density
Residential), | (Industrial), A (Agricultural)
East: Agricultural/forestry/vacant -- RB (General Residential), | (General
Industrial), F (Floodway)
West: Agricultural/forestry/vacant -- |-G (General Industrial District), HP
(Hillside Protection Overlay), F (Floodplain Overlay)

= NUMBER OF LOTS: 196

SURVEYOR/ENGINEER:
ACCESSIBILITY:

k- SUBDIVISION VARIANCES

REQUIRED:

Scott Williams W. Scott Williams and Associates

Access is via Beverly Road, a major collector with a pavement width of 21-ft
within a right-of-way width of 48-ft.

VARIANCES
1. Reduce the minimum vertical curve on Road ‘A’ from K=25 to
K=18.33 at STA 0+93.22

ALTERNATIVE DESIGN STANDARDS REQUIRING KNOXVILLE-KNOX
COUNTY PLANNING COMMISSION APPROVAL
1. Reduce the minimum horizontal curve radius from 250’ to 150’ on
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Road ‘A’ at STA 0+53.67

2. Reduce the minimum horizontal curve radius from 250’ to 200’ on
Road ‘B’ at STA 2+03.29

3. Reduce the minimum horizontal curve radius from 250’ to 200’ on
Road ‘B’ at STA 17+89.77

4. Reduce the minimum street frontage width from 25' to 22" for lots 6-
10, 16-20, 26-30, 41-45, 51-55, 61-65, 71-80, 86-90, 96-100, and 106-110,

ALTERNATIVE DESIGN STANDARDS REQUIRING KNOX COUNTY
ENGINEERING AND PUBLIC WORKS APPROVAL
1. NONE

STAFF RECOMMENDATION:

B Approve the requested variance and 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 10 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) Certifying that the required sight distance is available along Beverly Road in both directions at the Road 'A’
intersection, with documentation provided to the City of Knoxville Department of Engineering for review and
approval during the design plan phase. The sight distance shall be certified using design grades at the
entrance before grading permits are issued for the site.

4) Obtaining all necessary permits from the City of Knoxville for work within the Beverly Road right-of-way.

5) Provide guest parking in accordance with Section 3.03.B.1. of the Subdivision Regulations, which allows
reduction of the minimum 25-ft street frontage if guest parking is provided throughout the development.
Adjustments to the guest parking location may be approved by Planning staff during the design plan phase.

6) Providing a 50-ft wide right-of-way stub-out at the eastern terminus of Road 'A' that extends to the eastern
property boundary. The stub-out shall be provided on the Final Plat and identified for future connection per
section 3.04.C.2.d. of the Subdivision Regulations.

7) Land disturbance within the HP area shall not exceed 12.6 acres, as recommended by the slope analysis
(attached). The limit of disturbance is to be verified and delineated on the site with high-visibility fencing before
grading permits are issued for the site. Undergrowth in the undisturbed HP areas may be cleared for passive
recreational uses, such as walking trails. Selective tree removal is permissible for the removal of invasive
species or to alleviate safety hazards, such as trees that are falling, dead, or dying.

8) Implementing the recommendations of the Transportation Impact Analysis for The Preserve at Whites
Creek (AJAX Engineering, 11/16/2022), as revised and approved by Planning Commission staff, Knox County
Engineering and Public Works, and City of Knoxville Engineering (see Exhibit A). The City of Knoxville is not
requiring the applicant to make off-site improvements. However, sight distance along Beverly Road must be
certified per condition #3.

9) Meeting all applicable requirements of the Knox County Department of Engineering and Public Works and
the City of Knoxville Department of Engineering.

10) Before certification of the final plat for the subdivision, establish a home owners association responsible for
maintaining common facilities, such as common areas, amenities, private roads, and/or stormwater drainage
systems. The PR (Planned Residential) zone requires all common open space to be controlled by an HOA if
lots less than 3,000 sqft are created.

P Approve the development plan for an attached and detached residential subdivision with up to 196
dwellings on individual lots, subject to 3 conditions.

1) Meeting all applicable requirements of the Knox County Zoning Ordinance.
2) The maximum height of the attached dwellings shall be 35 feet.
3) The minimum building setback is 20 ft along the Road 'A’ frontage of lot 110.

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

COMMENTS:
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This proposal is a residential subdivision with 196 lots on 84.56 acres at a density of 2.31 du/ac. There are 110
attached and 86 detached residential house lots. The property was rezoned from A (Agricultural) to PR
(Planned Residential) up to 2.51 du/ac in February 2021 (1-E-21-RZ).

REZONING AND ALLOWED DENSITY

In February 2021, Knox County Commission approved rezoning the property from | (Industrial) and RB
(General Residential) to PR (Planned Residential) zoning up to 2.51 du/ac, as recommended by the Planning
Commission (1-E-21-RZ). As documented in the staff report, the recommended density was based on allowing
the requested 196 dwelling units on the total acreage of the site, which was assumed to be 78 acres at the time
(196 units / 78 acres = 2.51 du/ac). The staff report noted that the applicant requested a density of 3.22 du/ac
on the 61 acres (3.22 du/ac x 61 acres = 196 units), which excluded the 16-17 acres in the floodway:.

The applicant intends to donate land in and around the floodway to Legacy Parks Foundation. The applicants
concern during the rezoning was that the act of donating the land would reduce the total area of the site and
therefore reduce the number of residential dwellings allowed. If the land donation happens, it will be after the
approval of the concept plan and development plan, so it will not negatively impact the allowed number of
dwelling units.

it is staff's opinion that up to 196 dwellings can be requested and approved on this site because the total
acreage of the site, including the portion zoned F (Floodway), and the requested 196 dwelling units on the
rezoning application were considered when delermining the recommended and approved density (dwelling
units per acre) for the site. During the rezoning, the assumed acreage of the site was 78 acres. The concept
plan states that the site is 84.56 acres. Even though the site is approximately 6 acres larger than previously
thought, the number of dwelling units cannot exceed 196.

SITE CONSTRAINTS

This 84-acre site has approximately 40.5 acres in the Hillside Protection (HP) area, and approximately 26.5
acres in the FEMA 500-year flood plain. There are approximately 17 acres that are not constrained (20% of the
site), which is where the majority of the lots are located. The slope analysis recommends a maximum
disturbance of 12.6 acres in the HP area. The preliminary limit of disturbance proposes 9.5 acres of
disturbance in the HP area. Staff is recommending that disturbance within the HP area not exceed 12.6 acres,
as recommended by the slope analysis. This is to be verified during the design plan phase and delinaeated
with high visibility fencing before grading permits are issued for the site.

ROAD CONNECTIVITY

This 196-lot development has single access from Beverly Road and a single-loaded 26-ft wide road until the
first intersection with Road 'B'. The number of dwellings exceeds the long-standing unwritten design policy
requiring a second entrance or a boulevard entrance road when a subdivision has more than 150 lots, The
purpose of this policy is to address access for emergency services, but it also has the secondary benefit of
increasing connectivity when multiple entrances are established.

This site does not have a feasible secondary access point because of the limited frontage on Beverly Road, the
stream and rail line to the north, and the ridge to the south. In staff's opinion, a boulevard road cross-section
from Beverly Road to the Road 'B' intersection does not provide enough additional benefit to warrant requiring
a boulevard in this case. With dwellings located only on one side of the street, the roadway between Beverly
Road and Road 'B' will be less congested with on-street parking and vehicles entering and exiting driveways.

A right-of-way stub-out is provided at the eastern terminus of Road 'A'. However, this only provides marginal
benefit as secondary access, such as for emergency purposes, if the Beverly Road access is blocked. The
only potential road connection to the east is McCampbell Drive, which is narrow with limited opportunity for
widening because of the adjacent rail line, and is frequently flooded by Murphy Creek and Whites Creek.

STORMWATER

The site design must meet the standards in the Knox County Stormwater Ordinance. The preliminary
stormwater plan on the concept plan includes three (3) detention ponds; one near Beverly Road and two in the
easlern half of the development on the north side of Road 'A'".

VARIANCES AND ALTERNATIVE DESIGN STANDARDS

There is one (1) variance and four (4) alternative design standards requested. The variance is to reduce the
minimum vertical curve at the entrance of the subdivision, Road 'A' at Beverly Road, from K=25 to K=18.33.
This results in a road grade transition that is sharper than normally required at an intersection with a classified
road (collector or arterial). The Beverly Road right-of-way (ROW) is in the City of Knoxville. The Road 'A'
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connection must meet the City standards for sight distance and road design in the ROW and the County road
design standards on the subject site. The City uses AASHTO road design standards which has alternative
methods of design to match the needs of the site. The County uses the standards in the Subdivision
Regulations, which are not flexible. Once the Road 'A' enters the subject property, a variance is required to
match the road design allowed in the City. One reason that a greater K value is required along classified roads
is to make it easier, or in some instances feasible, to widen the classified road and tie in the side street with
grades that are not too steep. If Beverly Road is ever widened or realigned in the future, it will most likely be to
the west side of Beverly Road because of the steep hillside to the east, and it will reduce the sharpness of the
S-curve in this section of roadway.

There are three (3) alternative design standard requests to reduce the minimum 250-ft horizontal curve radius.
On Road 'A', the request is for a 150-ft radius near the Beverly Road intersection. The larger required radius is
less of a concern in this Icoation because vehicles will be traveling at a reduced speed as they slow when
approaching the intersection or still accelerating as they enter the site. On Road ‘B’, there are two requests for
200-ft radii. These horizontal curves are near intersections but they are longer in length so they need to
accommodate a slightly greater vehicle speed.The 200-ft horizontal curve meets AASHTO standards for a road
design speed of 25 mph, which all residential streets in Knox County are posted.

The other alternative design standard is a request to reduce the minimum lot frontage from 25 ft to 22 ft.
Seclion 3.03.B.1. of the Subdivision Regulations allows the Planning Commission to reduce the minimum
sireet frontage to 20 ft for attached house lots if guest parking is provided throughout the development. Guest
parking is provided in several locations on Road 'A' and Road 'B'.

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 2.51 du/ac:

a) The PR zone allows detached and attached 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) This PR zone district is approved for a maximum of 2.51 du/ac for the total acreage of the site, but not to
exceed 196 dwellings (see the Rezoning and Allowed Density comments). This proposal is for 196 dwelling
units at 2.31 du/ac (based on the total acreage on the Concept Plan).

¢) The maximum height is determined by the Planning Commission for any use other than houses and
duplexes. Staff recommends a maximum height of 35 ft for the attached dwellings, which is consistent with the
maximum height allowed in nearby residentially zoned properties.

2) GENERAL PLAN — DEVELOPMENT POLICIES

a) Encourage flexible, planned development zones to protect hillsides, woodlands, wildlife habitats, and stream
corridors (Policy 6.1) — The subject site has both Hillside Protection (HP) and Stream Protection (SP) areas.
The slope analysis recommends a maximum of 12.6 acres of disturbance in the HP area. The land disturbance
in the HP area proposed in the concept plan is 9.5 acres. The SP area aligns with the FEMA 500-year flocd
plan. The proposed land disturbance encroaches into the 500-year flood plain only a small amount for the
detached residential lots on the north side of Road ‘A’ (lots 111-155). According to the Knox County
Stormwater Ordinance, this is permissible as long as the ground elevation is not raised beyond the “no fill line",
which is half the distance between the FEMA floodway and the 100-year floodplain. Exhibit C shows the “no fill
line" with a red line.

b) Ensure that the context of new development, including scale and compatibility, does not impact existing
neighborhoods and communities (Policy 9.3) — The development will consist of detached and attached houses,
which is the same as other residentially zoned properties.

c) Encourage a mixture of housing sizes and prices within planned residential developments (Policy 9.8) — This
development included a mix of attached and detached houses. This proposal diversifies the housing mix in the
area and should provide different price points.

3) NORTH CITY SECTOR PLAN

a) The property is classified LDR (Low Density Residential), SP (Stream Protection), and HP (Hillside
Protection).

b) The LDR land use allows consideration of up to 5 du/ac. The proposed density is 2.31 du/ac.

¢) There are approximately 40.5 acres in the HP (Hillside Protection). The slope analysis recommends a
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maximum of 12,6 acres of disturbance in the HP area. The land disturbance in the HP area proposed in the
concept plan is 9.5 acres.

d) The SP (Stream Protection) area aligns with the FEMA 500-year floodplain. The proposed land disturbance
encroaches into the 500-year flood plain only a small amount for the detached residential lots on the north side
of Road ‘A’ (lots 111-155). According to the Knox County Stormwater Ordinance, this is permissible as long as
the ground elevation is not raised beyond the “no fill line”, which is half the distance between the FEMA
floodway and the 100-year floodplain. Exhibit C shows the “no fill line" with a red line.

4) KNOXVILLE — FARRAGUT - KNOX COUNTY GROWTH POLICY PLAN

a) The property is within the Urban Growth Boundary. The purpose of the Planned Growth Boundary
designation is to encourage a reasonably compact pattern of development, promote the expansion of the
Knoxville-Knox County economy, offer a wide range of housing choices, and coordinate the actions of the
public and private sectors, particularly with regard to the provision of adequate roads, utilities, schools,
drainage and other public facilities and services.

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

Schools affected by this proposal: Shannondale Elementary, Gresham Middle, and Central High.

+ 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.

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.

The Planning Commission's approval or denial of this development plan request is final, unless the action is
appealed either to the Board of Zoning Appeals or to a court of competent jurisdiction within thirty (30) days of
the decision being appealed (Knox County, Tennessee Code of Ordinances, Appendix A, Zoning, 6.50.08).
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Requested Variances & Alternative Design Standarcds

12-5C-22-C /12-C-22-DP—THE PRESERVE AT WHITES CREEK

VARIANCES
1. Reduce the minimum vertical curve on Road ‘A’ from K=25 to K=18.33 at 5TA 0+93.22

ALTERNATIVE DESIGN STANDARDS REQUIRING KNOXVILLE-KNOX COUNTY PLANNING
COMMISSION APPROVAL

Reduce the minimum harizontal curve radius from 250 to 150 on Road ‘A" at STA 0153.67
Reduce the minimum horizontal curve radius from 250° to 200" on Road ‘B’ al STA 2+03.29
Reduce the minimum horizontal curve radius from 250 to 200° on Road ‘B" al STA 17+89.77
Reduce the minimum street frontage width from 25" to 22' for lots 6-10, 16-20, 26-30, 41-45, 51-
55, 61-65, 71-80, 86-90, 96-100, and 106-110.

e

ALTERNATIVE DESIGN STANDARDS REQUIRING KNOX COUNTY ENGINEERING AND PUBLIC
WORKS APPROVAL
1. NONE

KNOX COUNTY ENGINEERING AND PUBLIC WORKS RECOMMENDATION:

2/1/2023 Page 10l 1



DEVELOPMENT REQUEST APPLICATION Staff - Slope Analysis
Case: 12-5C-22-C/ 12-C-22-DP

RECOMMENDED DISTURBANCE
CATEGORY ACRES | DISTURBANCE BUDGET AREA
(Percent) (Acres)
Total Area of Site 80.27
INon-Hillside 39.77 N/A

0-15% Slope 3.13 100% 3.1
15-25% Slope 8.99 50% 45
25-40% Slope

Greater than 40% Slope
Ridgetops

Hillside Protection (HP) Area

12-8C-22-C/12-C-22-DP Patboner: W, Scott Willams &
SLOPE ANALYSIS Busocates

ARAchad and ditachod resdantinl autdivition i PR (Pannng
Resasenual F (Fisaswayy

|| Onginal Prnt Date: 714 4 Hevined
|| Knarvite - Knox County Manmng Commuswon = Gy 7 County Budgng * Krosvite, TN 27502

Slope Analysis
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Please deny Agenda Item 21, PC File No. 12-S§C-22-C and 12-C-22-DP.

This parcel has two_base zoning districts--Planned Residential (PR) and Floodway
(F). The Planned Residential zoning portion of the parcel was approved at a
density up to 2.51 du/ac. The Knox County Zoning Ordinance does not permit
dwelling units in the Floodway zone.

However, for some reason, this project is being allowed to increase the total
number of dwelling units by arbitrarily applying the du/ac density established for
the Planned Residential-zoned portion of the parcel, to the Floodway-zoned
portion of the parcel. No legal authority is cited to justify this scheme.

Any mention of a donation of the Floodway-zoned acreage of the parcel is
meaningless, and has no effect on the calculation of density for the project. The
density set for the PR zoning district, is only for the PR zoning district. The PR
zoning district density cannot be arbitrarily applied to another zoning district,
including the Floodway zoning district.

The citizens of Knox County deserve better conditions, better development, and
better planning, than what is being described and recommended for your
approval.

The result of erroneously applying the PR zoning district density to the Floodway
zoning district is, of course, an increase in the total number of dwelling units
allowed on the parcel. As indicated in items 1-3, below, studies and reports show
that squeezing additional dwelling units into this severely constrained parcel will
further burden the well-documented, substandard, road and stormwater
networks.

1) The Applicant’s “Transportation Impact Study”, (p. 54) describes area road
hazards so severe that they serve as “natural’ traffic calming measure[s].” The
hazards noted in the Study include s-curves, railroad crossing without arms, a
bridge so narrow, and without guardrails, that many oncoming drivers do not
cross simultaneously. Yet, this project will put over 1900 trips per day directly
onto this substandard road network. The Study, (p. 46), acknowledges a very
poor level of service at the intersection of Beverly Rd. and Tazewell Pike. Given
the hazards described in the Study, should the taxpayers accept the addition of




1900 trips per day on roads carrying school buses and containing school bus
stops?

2) Robert. A. Christensen, PE, reviewed the proposed development. His 1-14-23
report, “The Hydrologic Impacts of Proposed Development”, as well as photos
submitted by neighbors and government public records, document the notorious
flooding in this area. The Report Summary states: “The developer and the County
jurisdiction are encouraged to show precaution in advancing a proposed
development on this property. An extremely dense development, as currently
proposed, will not allow for the inclusion of Best Management Practices (BMP’s)
that can serve to mitigate for increased runoff and downstream water quality. The
development as proposed will exacerbate flooding locally and downstream, within
the City of Knoxville.” Christensen’s review also notes that water overtops the
bridge without guardrails described in the Transportation Impact Study, during all
flood profiles, from 10-year to 500-year floods. Excerpts are copied below.

3) The PC Report describes the parcel as constrained by Hillside (40 acres), and
FEMA 500-year flood plain (26 acres), leaving only 17 acres of unconstrained land.
Because of these constraints, four (4) Alternative Design Standards and one (1)
variance are being requested. The arbitrarily-added dwelling units contribute to
the project’s need to rely on Alternative Design Standards and a Subdivision
variance.

For your convenience, excerpts from the Transportation Impact Study and the
Hydrologic Study are copied below. Photos are available at
www.beverlyrezoning.com.

Please deny this request.

Carlene V. Malone

EXCERPTS:

Transportation Impact Study

The Preserve at Whites Creek Analysis of Existing and Projected Conditions

p. 25 Revised November 2022

ANALYSIS OF E XISTING AND P ROJECTED C ONDITIONS

& EXISTING TRAFFIC CONDITIONS :

This study conducted a 6-hour traffic count at the unsignalized t-intersection of Tazewell Pike at
Beverly Road and on Beverly Road adjacent to the development site on Thursday, September



29th, 2022. The manual traffic counts were conducted to tabulate the morning and afternoon
peak period volumes and travel directions near the proposed development site. Based on the
traffic volumes collected at the intersection of Tazewell Pike at Beverly Road, the AM and PM
peak hours were observed at 7:15 — 8:15 am and 4:45 — 5:45 pm. Adjacent and closer to the
development site on Beverly Road, the AM and PM peak hours were observed at 7:15 — 8:15 am
and 4:15 — 5:15 pm. The manual tabulated traffic counts can be reviewed in Figure 4 and
Appendix F, and some observations from the counts are listed below.

+ Only one pedestrian and no bicyclists were observed during the traffic counts. During

the traffic count adjacent to the development site at Beverly Road, the lone observed
pedestrian walked northbound on Beverly Road and continued onto Oakland Drive,

School bus stops were observed just north of the development site at the intersection of
Beverly Road at Oakland Drive. In the morning and afternoon, school buses stopped at

this intersection and picked up and dropped off children that live further to the west along
Oakland Drive. All the buses traveled on Beverly Road, and none were observed traveling

on Oakland Drive.

« Most of the observed traffic was passenger vehicles, but the traffic stream on Beverly Road
and Tazewell Pike included public school buses, dump trucks, and larger single-unit

trucks. Several semi-tractor trailers were observed during the traffic count. At the railroad
crossing adjacent to the development site, all the school buses and several larger trucks
stopped at the track before proceeding. Some of these stops occurred due to laws and
regulations - a few occurred due to the drivers’ not feeling comfortable crossing the bridge
over Whites Creek simultaneously with oncoming traffic. While the bridge width is

adequate, the bridge structure combined with Beverly Road’s s-curve horizontal

alignment contributes to some drivers' unease of crossing simultaneously.

* Due to the high vehicle delays and queues experienced on the Beverly Road approach at
Tazewell Pike, a lot of courteous activity was observed by fellow motorists allowing other
motorists to turn at the intersection. The most often observed courteous activity involved
westbound left-turning motorists on Tazewell Pike allowing northbound left-turning

motorists to turn in front of them onto Tazewell Pike. While helpful to motorists on

Beverly Road, this increased vehicle delays on Tazewell Pike.

Hydrologic Impacts of Proposed Development, R.A. Christensen, PE, 1-14-23

The flood profiles for White's Creek in the vicinity of Beverly Road and the proposed
development are shown in the Flood Insurance Study for Knox County, Tennessee. Plate 205P
in Volume 4 of the Study shows that all of the (10-, 50-, 100-, and 500-year) flood profiles
overtop the Beverly Road Bridge. This Bridge, without guard rails, poses an existing hazard in a
highly populated, well traveled setting.





