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PLANNING
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KNOXVILLE/KNOX COUNTY METROPOLITAN PLANNING COMMISSION

REZONING REPORT

>

FILE#: 10-E-15-RZ

APPLICANT:
OWNER(S):

AGENDA ITEM #: 39
AGENDA DATE: 10/8/2015
SKM HOLDINGS, LLC

Brant Enderle SKM Holdings

TAX ID NUMBER:
JURISDICTION:
STREET ADDRESS:
LOCATION:

APPX. SIZE OF TRACT:
SECTOR PLAN:

GROWTH POLICY PLAN:

ACCESSIBILITY:

82 P D 001
City Council District 6
1400 Washington Ave

South side Washington Ave., west side Mitchell St., east of N. Sixth
Ave.

View map on KGIS

9 acres
Central City
Urban Growth Area (Inside City Limits)

Primary access is via Washington Ave., a minor collector street with 38' of
pavement width within 60" of right-of-way. Mitchell St., a local street with 28'
of pavement width within 50' of right-of-way, could also provide access.

UTILITIES: Water Source: Knoxville Utilities Board
Sewer Source:  Knoxville Utilities Board
WATERSHED: First Creek
# PRESENT ZONING: I-3 (General Industrial)
# ZONING REQUESTED: C-6 (General Commercial Park)
# EXISTING LAND USE: Vacant building
» PROPOSED USE: Mixed use: Retail, light manufacturing, artists' studios, etc.

EXTENSION OF ZONE:
HISTORY OF ZONING:

SURROUNDING LAND
USE AND ZONING:

NEIGHBORHOOD CONTEXT:

No

A previous request for C-2 zoning (1-C-11-RZ) was withdrawn in 2011, prior
to MPC consideration.

North: Vacant land, I-40/75 overhead / I-3 (General Industrial)

South: Baseball field (former Bill Meyer Stadium) / OS-2 (Parks & Open
Space)

East:  Houses and park / I-3 (General Industrial) and OS-2 (Parks & Open
Space)

West: Vacant land and commercial building / I-3 (General Industrial) and

C-2 (Central Business)

This area is developed with a mix of uses, including a park, greenway trails,
residences, civic buildings, businesses and numerous industrial uses, under
various zoning districts.

STAFF RECOMMENDATION:

RECOMMEND that City Council APPROVE C-6 (General Commercial Park) zoning.

The requested C-6 zoning is consistent with both the One Year Plan and sector plan proposals for the property
and is an extension of commercial zoning from the west. C-6 zoning will allow office and commercial uses on
the site, in addition to some light industrial uses. C-6 uses will be compatible with the surrounding land uses
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and zoning pattern. C-6 zoning also requires administrative plan review and approval by MPC staff prior to
issuance of building permits for any new construction.

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

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. C-6 zoning is consistent with both the sector plan and One Year Plan designations for the property.

2. C-6 uses will be compatible with the surrounding land uses and zoning pattern.

3. C-6 zoning is appropriate for this site, which is adjacent to other commercial and industrial uses and zoning,
and has access to a minor collector street.

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

1. The requested C-6 zoning is intended to encourage the clustering of commercial activities within areas
specifically designed to accommodate the activities and to discourage the proliferation of commercial uses
along major thoroughfares and noncommercial areas. The following 6 concepts are emphasized in the zoning
ordinance: 1) To encourage the clustering of commercial activities within areas specifically designed to
accommodate the activities and to discourage the proliferation of commercial uses along major thoroughfares
and noncommercial areas, 2) To provide for the orderly development of commercial activities so that any
adverse impact on surrounding uses and on the general flow of traffic can be ameliorated, 3) To encourage an
orderly and systematic development design providing the rational placement of activities, parking and auto
circulation, pedestrian circulation, access and egress, loading and landscaping, 4) To encourage commercial
development which is consistent with the long range, comprehensive, general plan for Knoxville and Knox
County, 5) To allow for mixing of light industrial (manufacturing) uses with compatible commercial uses as
stated within the C-6 zoning district, and 6) To encourage general commercial activities to locate in areas that
have access to a major street system.

2. Based on the above description, C-6 is an appropriate zone for this site. C-6 zoning will allow office and
commercial uses on the site, in addition to some light industrial uses. C-6 zoning also requires administrative
plan review and approval by MPC staff prior to issuance of building permits.

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. C-6 zoning is compatible with surrounding development and should have a minimal impact on adjacent
properties.

2. The impact on the street system will depend on the type of development proposed.

3. C-6 zoning requires administrative plan review and approval by MPC staff prior to issuance of building
permits for new construction, building expansion or major site improvements.

4. Public water and sewer utilities are available to serve the site.

5. There is a large building located on the subject property (formerly Standard Knitting Mill). The applicant is
proposing to redevelop the site with retail and light manufacturing uses and artist's studios, which are not
permitted within the current 1-3 zoning.

6. There are numerous existing and proposed greenways in the vicinity of this site. (See attached maps.) The
applicant will be expected to work with MPC and the City of Knoxville Greenways Coordinator to maintain
easements for future greenway connections to the north and south of the site. The Magnolia Avenue Corridor
Plan specifically proposes to continue the significant public improvements in and around Caswell Park to the
southeast of the subject property.

7. The Magnolia Avenue Corridor Plan includes this site within the Hall of Fame and Magnolia Gateway area.
One specific recommendation for this area is to complete the First Creek Greenway with a rails-to-trails
connection to downtown. Also, easements should be maintained along the railroad on the western portion of
the site in order to accommodate a future rails-to-trails connection to downtown. The attached aerial photo
shows a proposed greenway at the southwest corner of this site.

8. MPC's historic preservation planner has determined that the building on site is eligible for the National
Register of Historic Places, but it is not currently listed. An H-1 (Historical Overlay) zone may also be
appropriate for this site in the future.

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 Central City Sector Plan, as amended by the Magnolia Avenue Corridor Plan, designates the area
containing this site as a mixed use special district, eligible for C-6 zoning.

2. C-6 zoning is consistent with the City of Knoxville One Year Plan, which also designates the site as the
same mixed use special district.
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3. The site is located within the City Limits of Knoxville on the Knoxville-Knox County-Farragut Growth Policy
Plan map.
4. This proposal does not present any apparent conflicts with any other adopted plans.

ESTIMATED TRAFFIC IMPACT: Not required.

ESTIMATED STUDENT YIELD: Not applicable.

If approved, this item will be forwarded to Knoxville City Council for action on 11/10/2015 and 11/24/2015. If
denied, MPC's action is final, unless the action to deny is appealed to Knoxville City Council. The date of the
appeal hearing will depend on when the appeal application is filed. Appellants have 15 days to appeal an MPC
decision in the City.
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Magnolia Avenue
Corridor Plan

May 2009

Adopted by:
the Knoxville-Knox County Metropolitan Planning Commission on July 9, 2009
and
the Knoxville City Council on August 25, 2009
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Hall of Fame and Magnolia Gateways

Borh Hall of Fame Drive and the first portion of Magnolia
Avenue are significant gareways to Downtown Knoxville. This
pottion of the plan is ditected to a series of enhancements
within the area. Historical development plays an important

role in forming the proposals:

Hall of Fame Drive

It has only been a few years since the section of Hall of

Fame Drive included in this plan was widened, using the old
Mulvaney Street right-of-way It was once lined with large
Vicrorian-era houses and a collection of one-story commercial
buildings. With the I-40 imptovement program, the character
changed considerably as North 5th Avenue was reconfigured to
form a direct connection from Summit Hill Drive to the new
1-40 interchange and Broadway. New overpasses, landscaping,

sidewalks and bike lanes have been positive improvements

The area west of
First Creek

This area contains
manufacruring,
retail and wholesale
commercial, and a
few shoggun houses ~ © ~
It was an extension

of the grid streets

that began 1o be
formed along the

rail lines in the mid-
1800s |

MPC October 8, 2015

Magnolia Avenne Corridor Plan 2009

Magnolia Avenue/Park City area

Some of the oldest development along Magnolia Avenue
stood and, partially, still stands along the blocks berween
Jessamine Street and Bercrand Street While it was once

almost enrirely residential, it is now a mix of uses

" The First Creek railroad corsidor

Large scale rail-oriented industrial and utility uses dominated
development in this area. Standard Knitting Mills was the

centerpiece of the area’s industiializaton. The Knoxville Area
Transit site was originally the home base of Knoxville’s trolley

systern

Caswell Patk

This was among the best facilities in Knoxville's park and
recreation system in the eatly 20th century and was restored
a few years ago The patk was largely surrounded by che Park
City neighborhood and the Patk Junior High School (now

residential).

Washington Avenue/Jefferson Avenue area
This was the eastern edge of Park City A small commercial
hub near the Washington Avenue-Winena Streer intersection

provided day-to-day goods for wotkers and residents.

Hall of Fame and
Magnolia Gateways Special District Land Use Plan

(see the MU CC 4 area on the proposed land we map)

Because of the complex patterns of historical development,

several sub-areas should be considered.
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Magnslia Avenue Corridor Plan. 2009

Hall of Fame Drive Area: A mix of uses should be allowed in the former knitring mills — form a derelict edge berween the
this corridor, including office, commercial, institutional and Hall of Fame gateway and the Park Ridge neighborhood.
residential development Current zoning should be replaced A mix of higher density residential, wholesale commercial/
with a form code The scale of the Victorian-era houses is distriburion and utility uses should be fostered The First
appropriate for future development. Creck greenway can be a catalyst for reuse and redevelopment

The mixed use proposal will allow reuse of Standard Mills for
Magnolia Avenue and Washington Avenue Area: The same residential use, which should be soughe.
mix of uses should be allowed as in the SOMAG district
The pedestrian-friendly,
fandscaped boulevard
should be the setting for
higher intensity uses,

including commercial,

office and apartment

development. L
i s
i
Caswell Park e
Lo

Residential-Office

Area: with the park is

a centerpiece, higher
intensity uses should be
fostered along East Fifth
Avenue and Woodbine
Avente, taking advantage

of this recreation asset

" The Rail Corridos:

After nearly a century of

railroad-oriented uses,

conig e e b mn m e e e ey s e b e A e e

this area has changed L E
Vacant and underutilized

resources — particularly

An example of the ype rjf bousing
that conld be created overlooking
Caswell Park

An architects rendering of what the guteway conld be like

4
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Magnolia Avenue Corridor Plan. 2009

L3
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Magnolia Avenue Corvidor Plan 2009

_HALL OF FAME AND MAGNOLIA GATEWAYS Special EmphaSIS'
*‘--*The Wl_nona Street and Caswell Park are ewtallzatlon

IR R '-_Th:'sAIA.qifa_Winé._cabtureﬂS_-f
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Recommendations for the Hall of Fame and
Magnolia Gateways

1 Work with the Knox Couney School Board and other
propeity ownets in the area west of First Creek to
redevelop the Hall of Fame/Magnolia corner, the
“signature site” on these gateways

2 Creare a bike and crail connection from the Fourth and
Gill neighborhood to Caswell Park

3. Start the first section of the “complete street” program
berween the Hall of Fame intersection and Pellissippi
State’s Division Street campus

4. Develop form codes for the sub-areas to foster a wider
range of pedestrian-otiented uses, kigher intensity
development and expansion of investment

5 Continue aesthetic improvements, including tree-lined

streets and landscaped medians

Complete First Creck Greenway with a rails-ro-trails

connection te downtown

7. Develop improvement programs, such as tax increment
financing, to foster reuse and redevelopment.

8 Fxtend fagade improvement program, particularly
focusing on the histotic commercial properties in this

arca.

North Bertrand Street to Chilhowee Park Area

Early development east of First Creek was primarily
residential, with pockets of small commercial structures
around major intersections. The residential styles included
Victorian-era houses and Craftsman houses There were also
Mediterranean-style apartments, often two-story but, on
occasion, three-story designs like the Aston. Many residential

: .
iy FAEEE
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1Mﬂgiwliﬂ. Auverrnee Corvidoy Plan, 2009

strucrures remain, often expanded or converted 1o office or

commercial use

In the post-World War II era, when Magnolia Avenue was
designated a federal highway route, the avenue became an
attractive location for commercial development Following
I-40 construction, the corridor changed again: waflic volumes
dropped significantly as it no longer served as a major road
for travelers heading through Knoxville and the types of
investrment changed with more fast food and strip centers

being created.

Ore of several early 20th Century houses thar have been converted into
COFRHLETE iﬂ[?rﬂpt’?ty

North Bertrand Street to Chilhowee Park Special
District: Land Use Plan

A mix of uses should be allowed along Magnolia Avenue
Current zoning, largely the C-3 general commercial disuicr,

should be replaced with a form code similar to the proposed

R
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