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EXECUTIVE PROPERTY DESCRIPTION 
  
Property: Austin Homes  

1115 East New Street 
Knoxville, Knox County, Tennessee  

  
Site Description: The subject property consists of twenty-six (26) two-story apartment 

structures and one (1) two-story apartment structure that has been 
converted into a day care/after school care facility constructed in 1963. 
The subject property structures contain a total of 129 residential dwelling 
units and are situated on approximately 19.84 acres of land. The subject 
property contains a gross building area of approximately 120,966 square 
feet. Located within the apartment structures is a community room. 
Exterior property improvements include landscaped regions and asphalt 
parking areas. The subject property is serviced by electricity, natural gas, 
and municipally supplied water and sewer. 
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1.0  Compliance with Related Federal Laws and Authorities 

The following table summarizes the results of Dominion Due Diligence Group’s (D3G's) 
Environmental Review of the Austin Homes located at 1115 East New Street in Knoxville, Knox 
County, Tennessee (subject property).  The U.S. Housing and Urban Development (HUD) 
Environmental Review Record Related Federal Laws and Authorities Worksheets are located in 
the corresponding appendix listed below. 

 
The following Related Federal Laws and Authorities were identified in connection with the 
subject property that require further compliance documentation: 
 

(1) According to FEMA Flood Insurance Rate Map (FIRM) #47093C-0281G, dated August 5, 2013, 
the majority of the subject property is located in Zone X, designated as an area outside the 
100 and 500-year flood zones. However, an incidental portion along the northwestern 
boundary of the subject property may be located within the regulatory floodway 
associated with First Creek. Future development on the northwestern portion of the subject 
property may be restricted. In addition, according to the National Flood Insurance Program 
(NFIP) Community Status Book accessed at https://www.fema.gov/national-flood-
insurance-program/national-flood-insurance-program-community-status-book, the subject 
property is located in Community ID #475434, which is a participating community in the NFIP. 
 
In accordance with the HUD MAP Guide, unless the property is exempt from compliance 
with 24 CFR Part 55, mortgage insurance shall not be approved for a property, other than a 
functionally dependent use, located in a floodway. 
 
D3G recommends conducting an ALTA/ACSM Land Title Survey of the subject property 
depicting the regulatory floodway.  Whenever HUD financial assistance is proposed for a 
project which has the potential to impact a floodplain, compliance with Executive Order 
11988, "Floodplain Management," is required, as well as implementing procedures 
contained in 24 CFR Part 55.   

STATUTE/EXECUTIVE ORDER/REGULATION APPENDIX
REFERENCE ACCEPTABLE COMPLIANCE

STEPS/MITIGATION
AIR QUALITY  A   

AIRPORT HAZARDS B   
COASTAL BARRIER RESOURCES C   
COASTAL ZONE MANAGEMENT D   

ENDANGERED SPECIES E   
ENVIRONMENTAL JUSTICE F   

EXPLOSIVE AND FLAMMABLE HAZARDS G   
FARMLANDS PROTECTION H   

FLOOD INSURANCE I   
FLOODPLAIN MANAGEMENT J  (1) 

HISTORIC PRESERVATION K  (2) 
NOISE ABATEMENT AND CONTROL L   

SITE CONTAMINATION M   
SOLE SOURCE AQUIFERS N   
WETLANDS PROTECTION O   

WILD AND SCENIC RIVERS P   
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(2) To assist HUD in making its historic preservation determination, D3G has submitted a 

determination letter to the appropriate State Historic Preservation Officer (SHPO). As of the 
date of this report, D3G has not received a response to this inquiry. Upon receipt of the 
agency response, D3G will forward this information as an addendum to this report. If no 
response is received or no material information is identified, our report will not be modified. 

 

2.0  Additional Nuisances and Hazards 

No "nuisances" or "hazards" were observed at the subject property or surrounding properties 
during the subject property inspection. 
 

3.0  Reference Materials 

EPA Green Book – Current Nonattainment Counties for All Criterial Pollutants:  
http://www3.epa.gov/airquality/greenbk/ancl.html 
CBRA information:  http://www.fws.gov/CBRA/Maps/index.html 
National Oceanic and Atmospheric Administration - Ocean and Coastal Resource 
Management accessed at https://coast.noaa.gov/czm/mystate/ 
U.S. Fish and Wildlife Service (USFWS) Information, Planning, and Conservation (IPaC) 
System, accessed at http://ecos.fws.gov/ipac/ 
U.S. Census Bureau TIGERweb Geography Division website accessed at  
http://tigerweb.geo.census.gov/tigerweb/ 
Web Soil Survey accessed at http://websoilsurvey.nrcs.usda.gov/app/ 
FEMA Flood Insurance Rate Map (FIRM) #47093C-0281G, dated August 5, 2013 
National Flood Insurance Program (NFIP) Community Status Book accessed at  
https://www.fema.gov/national-flood-insurance-program/national-flood-insurance-
program-community-status-book 
Federal Aviation Administration website accessed at 
https://oeaaa.faa.gov/oeaaa/external/searchAction.jsp?action=showCircleSearchAi
rportsForm 
Environmental Data Resources Inc. (EDR) Report, dated May 9, 2017 
A Smaller Intrusion, by Anthony J. Buonicore, P.E. published in the May 2009 Issue of 
Pollution Engineering magazine 
U.S. EPA NEPAssist access at http://nepassisttool.epa.gov/nepassist/entry.aspx  
Below provides basic descriptions for the data included in the mapping layers 
available through NEPAssist that were utilized in this Phase I ESA 

The Airport Polygons layer includes airport boundaries and airport runways 
within the United States. Source: National Transportation Atlas Database 
Demographic Information is obtained from the Census Bureau data from the 
full 2000 Census Summary File 3 (SF3) estimates, the 2010 Census Summary File 
1 (SF1) 100% count data, and the annual American Community Survey (ACS) 
estimates using the 2008-2012 ACS 5-Year Summary database. Please note 
that all variables that show the percent rather than count were derived from 
count-based Census variables using the standard approach of count divided 
by total population of the population in question. 
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The National Register of Historic Places - National Register layer is downloaded 
from the NPS National Register of Historic Places KML files. Source:  
http://focus.nps.gov/nrhp/Download?path=/natreg/docs/Download.html 
The Sole Source Aquifer layer includes information on the sole source aquifers 
(SSA) designated by EPA under section 1424(e) of the Safe Drinking Water Act 
of 1974.  Source: http://catalog.data.gov/dataset 
USFWS National Wetlands Inventory map accessed at 
http://www.fws.gov/wetlands/Data/Mapper.html  
The Wild and Scenic Rivers layer includes segments of the National Wild and 
Scenic River System for the United States. Source: 
http://www.rivers.gov/mapping-gis.php  

National Park Service National Rivers Inventory accessed at 
http://www.nps.gov/ncrc/programs/rtca/nri/index.html   

 

4.0  Appendices 

Appendix A:  Air Quality  
 
Appendix B:  Airport Hazards 
 
Appendix C:  Coastal Barrier Resources 
 
Appendix D:  Coastal Zone Management 
 
Appendix E:  Endangered Species Act  
 
Appendix F:  Environmental Justice 
 
Appendix G:  Explosive and Flammable Hazards 
 
Appendix H:  Farmlands Protection 
 
Appendix I:   Flood Insurance 
 
Appendix J:  Floodplain Management 
 
Appendix K:  Historic Preservation 
 
Appendix L:   Noise Abatement and Control 
 
Appendix M:  Site Contamination 
 
Appendix N:  Sole Source Aquifers 
 
Appendix O:  Wetlands Protection 
 
Appendix P:  Wild and Scenic Rivers
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Coastal Barrier Resources System
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OFFICE FOR COASTAL MANAGEMENT
coast.noaa.gov

Coastal Zone Management Programs
Alabama [#alabama] Alaska (*) [#alaska] American Samoa [#samoa]

California [#california] Connecticut [#connecticut] Delaware [#delaware]

Florida [#florida] Georgia [#georgia] Guam [#guam]

Hawaii [#hawaii] Illinois [#illinois] Indiana [#indiana]

Louisiana [#louisiana] Maine [#maine] Maryland [#maryland]

Massachusetts [#massachusetts] Michigan [#michigan] Minnesota [#minnesota]

Mississippi [#mississippi] New Hampshire [#newhampshire] New Jersey [#newjersey]

New York [#newyork] North Carolina [#northcarolina] Northern Mariana Islands [#mariana]

Ohio [#ohio] Oregon [#oregon] Pennsylvania [#pennsylvania]

Puerto Rico [#puertorico] Rhode Island [#rhodeisland] South Carolina [#southcarolina]

Texas [#texas] Virgin Islands [#virginislands] Virginia [#virginia]

Washington [#washington] Wisconsin [#wisconsin]

* All 35 coastal and Great Lakes states and territories (with the exception of Alaska) participate in the National Coastal
Zone Management Program.

ALABAMA
The Alabama Coastal Management Program [http://www.adem.state.al.us/programs/coastal/default.cnt] , approved by
NOAA in 1979, is administered by two state agencies:

The Alabama Department of Conservation and Natural Resources [http://www.outdooralabama.com/alabama-
coastal-area-management-program] is responsible for planning, fiscal management, public education, and
research management; and the
Alabama Department of Environmental Management [http://adem.alabama.gov/programs/coastal/default.cnt]
carries out permitting, regulatory, and enforcement functions.

The primary authority for the coastal management program is the Alabama Coastal Area Act of 1976 (Act 534). The
Alabama coastal zone [/czm/media/StateCZBoundaries.pdf] extends inland to the continuous 10-foot contour in
Mobile and Baldwin Counties.

ALASKA 
Alaska withdrew from the voluntary National Coastal Zone Management Program [/czm/about/] on July 1, 2011.
Contact NOAA’s Office of Ocean and Coastal Resource Management for additional information.

AMERICAN SAMOA
The American Samoa Coastal Management Program [http://www.doc.as/resource-management/ascmp/] , approved by
NOAA in 1980, is led by the American Samoa Department of Commerce. The coastal program has developed a unique
approach that incorporates both western and traditional systems of management. The American Samoa Coastal
Management Act provides the primary authority for the program. American Samoa’s coastal zone boundary
[/czm/media/StateCZBoundaries.pdf] consists of seven islands, totaling roughly 77 square miles, with a coastline of 126
miles.

CALIFORNIA
The California Coastal Management Program, approved by NOAA in 1978, is administered by three state agencies:
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  CITY COUNTY BUILDING   400 MAIN STREET – SUITE 539    KNOXVILLE,, TENNESSEE 37902  

OFFICE:  865-215-2283   FAX:  865-215-4249    WWW.KNOXVILLETN.GOV

 
CITY OF KNOXVILLE 

 
March 29, 2017 
 
Chad Matthews 
Dominon Due Diligence Group 
201 Wylderose Drive 
Midlothian, VA 23113 
 
 
 
 
Via Email 
 
RE:   Site Assessment Request 
 
Dear Mr. Matthews, 
 
Per your request on 3/27/17, a site assessment was completed on 3/29/17 for the properties owned 
by KCDC and named The Verandas, Austin Homes, a duplex at 238 Douglas Avenue, and Passport 
Residences.  A search of our records resulted in the following information: 
 
Aboveground Tank Permits:  No permits 
Underground Tank Permits:   No permits 
Hazardous Materials Response:  No responses 
Fire Response:  Yes, 7 fire reports attached 
Outstanding Fire Code Violations:  No violations 
 
Should you have any questions or concerns about the results of this site assessment, please contact 
me at 865.215.2283. 
 
Sincerely,  
 

 
David Bokenkamp 
Office Assistant II

Knoxville Fire Department 
Fire Prevention Bureau 
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55.12(a)(4)





In accordance with the HUD MAP Guide, unless the property is exempt from compliance with 24 
CFR Part 55, mortgage insurance shall not be approved for a property, other than a functionally 
dependent use, located in a floodway. 

D3G recommends conducting an ALTA/ACSM Land Title Survey of the subject property depicting 
the regulatory floodway.  Whenever HUD financial assistance is proposed for a project which has 
the potential to impact a floodplain, compliance with Executive Order 11988, "Floodplain 
Management," is required, as well as implementing procedures contained in 24 CFR Part 55.   



 
 

Appendix  
FEMA Flood 
Insurance  
Rate Map 

N  
DOMINION 

DUE DILIGENCE 
GROUP

Austin Homes 
1115 East New Street 
Knoxville, Tennessee

Community Panel #47093C-0281G, 
dated August 5, 2013

 

 Site 



Appendix K

Historic Preservation



















 

 

 
         Corporate Headquarters  4121 Cox Road, Suite 200  Glen Allen, Virginia  23060                   
                                804.358.2020  Fax 804.358.3003  www.D3G.BIZ 

                                         Providing nationwide service to protect your investments 
 

June 14, 2017 
 
Mr. Patrick McIntyre, Jr., Executive Director, SHPO 
Tennessee Historical Commission  
2941 Lebanon Road 
Nashville, Tennessee 37243-0442 
 
Subject: Federal Agency/SHPO Consultation/Determination 

Austin Homes 
1115 East New Street 
Knoxville, Knox County, Tennessee  

 
Dear Mr. McIntyre; 
 
HUD PROGRAM: 
 
HUD RAD – RAD conversion of a multi-family apartment complex. 
 
LOCATION: 
 
Knoxville, Knox County, Tennessee  
 
PROJECT SIZE: 
 
Approximately 19.84 acres   
 
PRESENT CONDITION OF THE SITE: 
 
Existing Structures on the site – Yes 
 
The subject property consists of twenty-six (26) two-story apartment structures 
and one (1) two-story apartment structure that has been converted into a day 
care/after school care facility constructed in 1963. The subject property 
structures contain a total of 129 residential dwelling units and are situated on 
approximately 19.84 acres of land. The subject property contains a gross building 
area of approximately 120,966 square feet. Located within the apartment 
structures is a community room. Exterior property improvements include 
landscaped regions and asphalt parking areas. The subject property is serviced 
by electricity, natural gas, and municipally supplied water and sewer. 
 
The sponsor is submitting this project under the HUD RAD – RAD conversion of a 
multi-family apartment complex. 
 



 

 
 

Site and location maps are enclosed for your review.  Photographs of the site 
and the surrounding area have been included for your review.  A United States 
Geological Survey Topographic Quadrangle is also included.  A Phase 1 
Environmental Site Assessment has already been completed of the site.  
 
We have reviewed the National Register of Historic Places, including the most 
recent additions.  There are no National Register Properties adjacent to the 
project.  
 
Based on the foregoing information, we are of the opinion that, pursuant to 
36CFR800.4(b), there will be No Effect. 
 
Your response and concurrence within 30 days of receipt will be appreciated. 
 
Should you or your staff require additional information or have any questions, 
please contact me at (804) 358-2020 as soon as possible. 
 
Sincerely; 
 
DOMINION DUE DILIGENCE GROUP 

 
Hannah Pearl 
h.pearl@d3g.com 
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A Smaller Intrusion

Posted: May 1, 2009

Reducing the area of concern in the ASTM vapor intrusion 
standard could make the screening process much more 
efficient.

Based upon feedback from the marketplace since the ASTM E 
2600-08 vapor intrusion standard was published in March 
2008,[1] the standard is currently undergoing revision. There 
are two proposed technical revisions that will enable the area 
of concern (AOC) for vapor intrusion screening in real estate 
transactions to be significantly reduced and save 
considerable time.

The first technical revision is directed at differentiating in Tier 
1 between what steps to take when groundwater flow 
direction cannot be estimated (in the Phase I investigation) 
and when it can. The second revision would eliminate the secondary area of 
concern (AOC) in Tier 1 as field experience to-date has shown it not to be 
necessary. Moreover, it can waste valuable time and money investigating sites a 
considerable distance from the target property (TP) that are highly unlikely to 
result in a vapor intrusion problem.  

Starting with the basics

These proposed revisions in the standard have the potential 
to significantly reduce the AOC, and thus the time and cost 
of investigations. The existing standard identifies a primary 
and secondary AOC in the Tier 1 search distance test, 
distinguished by whether the record search is done within 
the area completely around a target property (primary AOC), 
or whether the up-gradient direction beyond the primary 
AOC (secondary AOC) is included as well.

Also, the search distances are different for sites 
contaminated with volatile and semi-volatile chemicals of 
concern (COC) – such as many chlorinated solvents – versus sites contaminated 
with petroleum hydrocarbon COC – such as BTEX. The search distances are 
shorter for petroleum hydrocarbons because they are known to undergo significant
bio-degradation in the presence of oxygen. The primary AOC search distances 
were determined based upon conservative consideration of both plume length and 

A former industrial
site located near a 
residential area which 
caused a vapor 
intrusion issue.

An old waste dump
area located near a 
residential area that 
created a vapor 
intrusion issue.



the distance vapors might travel along a path of least resistance from a source 
(such as contaminated groundwater) through the vadose zone directly to a 
structure on a TP. The secondary AOC was included to keep the search distances 
in the E 2600-08 standard consistent with those in the E 1527-05 Phase I 
standard.[2]

There is sound technical basis for establishing the primary AOC. Plume length 
research was conducted for both volatile chemical plumes (such as chlorinated 
solvent plumes from dry cleaners) and volatile petroleum hydrocarbon plumes 
from leaking underground storage tank sites. In order to be conservative, the 
plume length selected to determine the primary AOC was based upon the 90th 
percentile distance.[3-6] For (non-petroleum hydrocarbon) COC plumes – such as 
may be associated with dry cleaners – 90 percent of the time the plume length 
was less than approximately 1,590 feet. For volatile petroleum hydrocarbon COC 
plumes, 90 percent of the time it was less than approximately 390 feet.

Using experience from vapor intrusion sites in the U.S. on the distances vapors 
may migrate through the vadose zone, and adding them to the 90th percentile 
plume length, the primary AOC search radii were determined, i.e., 1/3 mile (1,760 
feet) for non-petroleum hydrocarbon COC, and 1/10 mile (520 feet) for petroleum 
hydrocarbon COC.  

Under the proposed technical revisions, if it is not possible to estimate 
groundwater flow direction in the Phase I investigation, then the Tier 1 screen 
must consider all known or suspect COC-contaminated property surrounding the 
TP within the search radii of the primary AOC, as defined in the existing standard. 
However, if it is possible to estimate groundwater flow direction (and assuming 
four quadrants can be distinguished around a TP: an up-gradient, two cross-
gradient, and a down-gradient), then the AOC can be further reduced. This is 
important because each known or suspect contaminated property within the AOC 
may need to be investigated further, and may even require a file review at state 
regulatory offices (in accordance with Tier 2 of the standard). The key 
consideration is where the known or suspected contaminated property is located 
with respect to the TP.  

Contaminated sources located up-gradient of the TP

For contaminated sources – such as a drycleaner with a PERC release or a gas 
station with a release from a leaking underground storage tank – located up-
gradient of the TP, the focus would continue to be those contaminated properties 
within the primary AOC distances (i.e., 1,760 feet for COC sources and 520 feet 
for petroleum hydrocarbon COC sources). 

For contaminated sources located cross-gradient of the TP



When a contaminated property (such as a drycleaner with a 
PERC release or a gas station with a release from a leaking 
underground storage tank) is located cross gradient from the 
TP, the length of the plume associated with the cross-
gradient source is not really relevant. However, its width is 
relevant. According to the E 2600-08 standard, what matters 
for cross-gradient sources is whether the nearest edge of the 
contaminated plume is within the critical distance from the 
nearest structure on the TP. The critical distance as defined 
in E 2600-08 effectively is the maximum distance a vapor can reasonably be 
expected to migrate in relatively permeable soil, assuming the path of least 
resistance is directly from the nearest edge of the contaminated media (such as 
groundwater) to the nearest structure on the TP. The distance of concern from the 
structure on the TP to the property that created the contamination (e.g., a dry 
cleaner), would be the critical distance plus a distance to account for the plume 
width at that point. While the critical distance numbers are specifically identified in 
E 2600-08 for petroleum hydrocarbon and non-petroleum hydrocarbon 
contamination, nothing prescriptive is mentioned in the standard about how to 
deal with plume width if such information is not available. A suggested approach is
described later.

For contaminant sources located down-gradient of the TP

For contaminated sites – such as a dry cleaner with a PERC release or a gas 
station with a release from a leaking underground storage tank – located down-
gradient of the TP, plume length and width matter little and the focus would only 
be on the critical distance. Hence, the AOC can be reduced from 1,760 feet to 100 
feet for COC contamination, except for petroleum hydrocarbon COC contamination 
where the AOC can be reduced from 520 feet to either 100 feet (when LNAPL or 
free product is presumed to be present), or 30 feet (when only dissolved 
petroleum hydrocarbons are presumed to be present in the groundwater). 

Suggested methodology for dealing with plume width at cross-gradient 
sources

For contaminated properties located cross-gradient from the 
TP, plume width must be taken into consideration in 
selecting an appropriate distance of concern (Dconcern). The 
question is, what would be a reasonably conservative 
estimate for plume width (a default value) to use in the 
screening process assuming no actual plume information is 
available?

A former gas station
site.

A former drycleaners.
Such sites present 
high potential risk in 
any vapor intrusion 



One approach is to base the default plume width on 1/3rd of 
the plume length[7,8] and, to be conservative, use the 90th 
percentile plume length (PL90) discussed previously, regardless of where the 
contaminated property is located in the cross-gradient quadrant. Plume width, for 
example, would matter little if the contaminated property is located close to the 
boundary separating the cross-gradient quadrant from the down-gradient 
quadrant. On the other hand, it would be of much greater concern if the 
contaminated property is located close to the boundary separating the cross-
gradient quadrant from the up-gradient quadrant.

Assuming symmetry of the plume on both sides of the source, one-half of the 
plume width (PW) would be added to the critical distance (Dcritical) to establish the 
distance of concern. This can be expressed as: 

Dconcern = Dcritical + 1/2 PW = Dcritical + 1/2 
(PL90/3)

Comparing this approach for default plume width with actual plume data[3-6]

suggests the approach is reasonable. For non-petroleum hydrocarbon COC 
contamination sources (such as a dry cleaner) located cross-gradient from the TP: 

Dcritical = 100 ft.
PL90 = 1,590 ft.
Therefore:

Dconcern = 100 + 1/2 (1,590/3) = 365 feet 

The default E 2600-08 search radius in the cross-gradient quadrant can then be 
reduced from 1,760 feet to 365 feet for non-petroleum hydrocarbon COC.  

For LNAPL or free product petroleum hydrocarbon sources (such as a gas station 
with a release from a leaking underground storage tank) located cross gradient 
from the TP: 

Dcritical = 100 ft.
PL90 = 390 ft.
Therefore:

screen.



Dconcern = 100 + 1/2 (390/3) = 165 ft.

Using this approach, the default E 2600-08 search radius in the cross-gradient 
quadrant could then be reduced from 520 feet to 165 feet for LNAPL petroleum 
hydrocarbon sources. If only dissolved petroleum hydrocarbons (in groundwater) 
are presumed to be present: 

Dcritical = 30 ft.
PL90 = 390 ft.
Therefore:

Dconcern = 30 + 1/2 (390/3) = 95 ft. 

Using this approach, the default E 2600-08 search radius in the cross-gradient 
quadrant could then be reduced from 520 feet to 95 feet for dissolved petroleum 
hydrocarbon sources. 

Status of E 2600-08

Several changes are planned for the ASTM E 2600-08 standard that should 
improve its practicality, clarity and consistency. These changes were balloted in 
April 2009. After discussion of these changes and any further revisions, there will 
be another ballot in summer 2009. If all goes well, it is anticipated that the revised
standard could be approved at the October 2009 ASTM meeting in Atlanta and 
published by the end of the year.

Furthermore, using reasonable assumptions, it may be possible to reduce 
significantly the default distances of concern, which could significantly reduce the 
investigation effort in many cases with minimal reduction to the protectiveness of 
the screening process. PE
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Sole Source Aquifers
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Wetlands Protection
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Appendix P

Wild and Scenic Rivers











While progress should never come to a halt, 
there are many places it should never come to 
at all. — Paul Newman 
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