
APPLICANT: HUDSON EMULSION, LLC DBA HUDSON MATERIALS COMPANY 

TAX ID NUMBER: 81 N B 034

EXISTING LAND USE: Industrial, it is an emulsion manufacturing plant

EXTENSION OF PLAN No

HISTORY OF REQUESTS: None noted for this property

North: Transportation/communication/utilities and single family residential - 
LI (light Industrial)

South: ROW (I-275 and railroad rights-of-way) and public/quasi-public 
land - ROW (Rights-of-way) and LI (Light Industrial)

East: Single family residential and agricultural/forestry/vacant - LI (Light 
Industrial) and TDR (Traditional Neighborhood Residential)

West: ROW (I-275 and railroad rights-of-way) - ROW (rights-of-way)

NEIGHBORHOOD CONTEXT This area contains a mix of uses ranging from industrial to single family 
detached residential. The interstate and a railroad right-of-way border this 

SURROUNDING LAND USE
AND PLAN DESIGNATION:

PROPOSED PLAN HI (Heavy Industrial)

DESIGNATION:

LOCATION: At the end of W. Oldham Ave. after its intersection with Davanna Ave., 
north of W. Woodland Ave.

SECTOR PLAN: Central City

ACCESSIBILITY: This property has frontage on two roads, Davanna Street and on W. Oldham 
Avenue. Davanna Street is a local road with a 25-ft pavement width inside a 
50-ft right-of-way. W. Oldham Avenue is located inside the property lines of 2 
parcels on either side of the right-of-way. It terminates at this location and 
has a pavement width of approximately 27 feet.
Water Source: Knoxville Utilities Board

Sewer Source: Knoxville Utilities Board

UTILITIES:

JURISDICTION: Council District 5

APPX. SIZE OF TRACT: 2.25 acres

FILE #: 10-A-20-SP

PRESENT PLAN AND LI (Light Industrial) /
ZONING DESIGNATION:

GROWTH POLICY PLAN: Within City limits

PLAN AMENDMENT REPORT

AGENDA DATE: 10/8/2020

AGENDA ITEM #: 10

DESIGNATION:

OWNER(S):

WATERSHED: Second Creek

STREET ADDRESS: 405 W. Oldham Ave.

View map on KGIS

Waggoner Properties, LLC
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property along its southern and western borders. Single family detached 
houses on small lots are zoned RN-4 and in the Infill Housing Overlay 
District and are across Davanna Street. N. Central Avenue is 2 blocks to the 
east and contains commercial zoning and uses.

STAFF RECOMMENDATION:

COMMENTS:
SECTOR PLAN AMENDMENT REQUIREMENTS FROM GENERAL PLAN (May meet any one of these):

CHANGES OF CONDITIONS WARRANTING AMENDMENT OF THE LAND USE PLAN:
1. There have been no changes to conditions to warrant amending the land use plan.

INTRODUCTION OF SIGNIFICANT NEW ROADS OR UTILITIES THAT WERE NOT ANTICIPATED IN THE 
PLAN AND MAKE DEVELOPMENT MORE FEASIBLE:
1. No new roads or additional utilities have been introduced in this area. 

AN OBVIOUS OR SIGNIFICANT ERROR OR OMISSION IN THE PLAN:
1. There are no obvious or significant errors or omissions in the plan regarding this parcel.

TRENDS IN DEVELOPMENT, POPULATION OR TRAFFIC THAT WARRANT RECONDISERATION OF THE 
ORIGINAL PLAN PROPOSAL:
1. This parcel is across the street from single-family residential uses. 
2. The industrial zone is not compatible with the Central City Sector Plan’s Light Industrial land use designation 
and would require amendments to the Heavy Industrial designation for both the sector plan and One Year Plan. 
Amendments to this designation would not be compatible with the area. 

State law regarding amendments of the general plan (which includes Sector Plan amendments) was changed 
with passage of Public Chapter 1150 by the Tennessee Legislature in 2008. The law now provides for two 
methods to amend the plan at TCA 13-3-304:
- The Planning Commission may initiate an amendment by adopting a resolution and certifying the amendment 
to the Legislative Body. Once approved by majority vote of the Legislative Body, the amendment is operative.
- The Legislative Body may also initiate an amendment and transmit the amendment to the Planning 
Commission. Once the Planning Commission has considered the proposed amendment and approved, not 
approved, or taken no action, the Legislative Body may approve the amendment by majority vote and the 
amendment is operative.

Deny the Industrial designation since it does not meet the location criteria for an amendment and is 
not consistent with surrounding development.

If approved, this item will be forwarded to Knoxville City Council for action on 11/3/2020 and 11/17/2020.  If 
denied, Knoxville-Knox County Planning Commission'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 a Planning Commission decision in the City.

Not applicable.ESTIMATED STUDENT YIELD:

17 (average daily vehicle trips)

Average Daily Vehicle Trips are computed using national average trip rates reported in the latest edition of 
"Trip Generation," 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 to generate during a 24-hour day 
(Monday through Friday), with a "trip" counted each time a vehicle enters or exits a proposed development.

ESTIMATED TRAFFIC IMPACT:
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PLAN AMENDMENT/ 
REZONING REPORT

APPLICANT: HUDSON EMULSION, LLC DBA HUDSON MATERIALS COMPANY 

TAX ID NUMBER: 81 N B 034

EXISTING LAND USE: Industrial, it is an emulsion manufacturing plant

EXTENSION OF PLAN No

HISTORY OF ZONING None noted for this property

North: Transportation/communication/utilities and single family residential - 
LI (light Industrial) - I-H (Heavy Industrial) and RN-4 (General 
Residential Neighborhood) Districts

South: ROW (I-275 and railroad rights-of-way) and public/quasi-public 
land - ROW (rights-of-way) and LI (Light Industrial) - Rights-of-way 
(I-275 and a railroad) and I-MU (Industrial Mixed Use) District

SURROUNDING LAND USE, 
PLAN DESIGNATION,

DESIGNATION/ZONING:

PRESENT PLAN

PROPOSED PLAN

LI (Light Industrial) and SP (Stream Protection) / I-MU (Industrial Mixed-
Use) and F (Floodway)

HI (Heavy Industrial) and SP (Stream Protection) / I-H (Heavy Industrial) 
and F (Floodway)

DESIGNATION/ZONING:

DESIGNATION/ZONING:

REQUESTS:

LOCATION: At the end of W. Oldham Ave. after its  intersection with Davanna Ave., 
north of W. Woodland Ave.

SECTOR PLAN: Central City

ACCESSIBILITY: This property has frontage on two roads, Davanna Street and on W. Oldham 
Avenue. Davanna Street is a local road with a 25-ft pavement width inside a 
50-ft right-of-way. W. Oldham Avenue is located inside the property lines of 2 
parcels on either side of the right-of-way. It terminates at this location and 
has a pavement width of approximately 27 feet.
Water Source: Knoxville Utilities Board

Sewer Source: Knoxville Utilities Board

UTILITIES:

JURISDICTION: Council District 5

TRACT INFORMATION: 2.25 acres.

FILE #:

10-A-20-PA

10-A-20-RZ

DENSITY PROPOSED: N/A

GROWTH POLICY PLAN: Within City limits

AGENDA DATE: 10/8/2020

AGENDA ITEM #: 10

ZONING

OWNER(S):

WATERSHED: Second Creek

STREET ADDRESS: 405 W. Oldham Ave.

View map on KGIS

Waggoner Properties, LLC
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East: Single family residential and agricultural/forestry/vacant - LI (Light 
Industrial) and TDR (Traditional Neighborhood Residential) - RN-4 
(General Residential Neighborhood) District

West: ROW (I-275 and railroad rights-of-way) - ROW (rights-of-way) - 
ROW (rights-of-way)

NEIGHBORHOOD CONTEXT: This area contains a mix of uses ranging from industrial to single family 
detached residential. The interstate and a railroad right-of-way border this 
property along its southern and western borders. Single family detached 
houses on small lots are zoned RN-4 and in the Infill Housing Overlay 
District and are across Davanna Street. N. Central Avenue is 2 blocks to the 
east and contains commercial zoning and uses.

STAFF RECOMMENDATION:

This facility was built sometime in 1960s; the zoning ordinance was adopted in 1928 and amended in 1962, so 
there was a zoning ordinance in effect at the time. This parcel is part of an industrial strip of development 
running along the railroad tracks that was originally zoned I-2 (Restricted Manufacturing and Warehousing) 
District, which did not allow heavy industrial uses such as emulsion manufacturing. Since the I-2 zone did not 
allow this use, it would not be considered a legal nonconforming use. However, it is an existing use.

The parcel was given the comparable zone to I-2 upon adoption of the new zoning map and ordinance in 
January 2020. The I-MU (Industrial Mixed Use) zoning district. The use employed is only allowed in the Heavy 
Industrial District, which is only allowed in the Heavy Industrial land use class. Therefore, to expand operations, 
the applicant is seeking a plan amendment to HI and a rezoning to I-H.

ONE YEAR PLAN AMENDMENT REQUIREMENTS:

CHANGES OF CONDITIONS WARRANTING AMENDMENT OF THE LAND USE PLAN (May meet any one 
of these.)

AN ERROR IN THE PLAN:
1. There are no apparent errors in the plan. 

A SIGNIFICANT CHANGE IN THE DEVELOPMENT PATTERN, OR THE COMPLETION OF A PUBLIC 
IMPROVEMENT (ROAD, PARK, SEWER), WHICH CHANGES THE BASIS ON WHICH THE PLAN WAS 
DEVELOPED FOR AN AREA:
1. There have been no changes to the development pattern that would warrant a plan amendment.

A CHANGE IN PUBLIC POLICY, UNANTICIPATED BY THE PLAN: 
1. No change in public policy directly impacts this plan amendment. 

NEW INFORMATION (INCLUDING NEW PLANS AND STUDIES PRODUCED BY KNOXVILLE-KNOX 
COUNTY PLANNING) BECOMING AVAILABLE, WHICH REVEALS THE NEED FOR A PLAN AMENDMENT:
1. No new information has become available to reveal the need for a plan amendment.

Deny the Industrial designation since it does not meet the location criteria for an amendment and is 
not consistent with surrounding development.

Deny I-G (General Industrial) zoning because it is not consistent with the Central City Sector Plan’s 
Light Industrial designation nor with the surrounding development.

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 

COMMENTS:
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GENERALLY:
1. There have been no significant changes to development in this area that would prompt a rezoning. 

THE PROPOSED AMENDMENT SHALL BE CONSISTENT WITH THE INTENT AND PURPOSE OF THE 
APPLICABLE ZONING ORDINANCE:
1. The I-G (General Industrial) zone provides for a range of general industrial uses that may produce limited 
outside impacts, rendering them incompatible with retail, service, or residential uses. Such uses include limited 
manufacturing, fabricating, processing, wholesale distributing, and warehousing facilities that do not require 
frequent visits from customers or clients.
2. Rezonings should be based on the entire range of uses allowed within a zone to ensure that any 
development brought forth at a future 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. The property is located in FEMA Flood Zone X. Almost the entirety of the property is in either a 100-year 
floodplain, 500-year floodplain, or floodway. 
2. The existing use would be allowed to expand if the rezoning to I-G is approved, which could have an 
adverse effect on existing residential properties.

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. This rezoning is not consistent with the General Plan or any of the other adopted plans.

If approved, this item will be forwarded to Knoxville City Council for action on 11/3/2020 and 11/17/2020.  If 
denied, Knoxville-Knox County Planning Commission'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 a Planning Commission decision in the City.

Not applicable.ESTIMATED STUDENT YIELD:

17 (average daily vehicle trips)

Average Daily Vehicle Trips are computed using national average trip rates reported in the latest edition of 
"Trip Generation," 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 to generate during a 24-hour day 
(Monday through Friday), with a "trip" counted each time a vehicle enters or exits a proposed development.

ESTIMATED TRAFFIC IMPACT:
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