
PLAN AMENDMENT/ 

REZONING REPORT

APPLICANT: BARRY VAULTON 

TAX ID NUMBER: 62   02308 & 02309

EXISTING LAND USE: Agriculture/forestry/vacant

EXTENSION OF PLAN No

HISTORY OF ZONING None noted.

North: Agriculture/forestry/vacant - LDR (Low Density Residential)

South: Agriculture/forestry/vacant, office, public/quasi-public - MU-SD 
(Mixed Use Special District) ECO-5

East: Rural residential - MU-SD (Mixed Use Special District) ECO-5

West: Agriculture/forestry/vacant - MU-SD (Mixed Use Special District) 
ECO-5

NEIGHBORHOOD CONTEXT: This section of Asheville Highway consists of primarily large, vacant, 
agricultural lots with small office and some smaller scale commercial uses.

SURROUNDING LAND USE, 

PLAN DESIGNATION,

DESIGNATION/ZONING:

PRESENT PLAN

PROPOSED PLAN

LDR (Low Density Residential) & MU-SD (Special Use District) / A 

(Agricultural)

GC (General Commercial) / CA (General Business) - Rezoning is being 

requested for a portion of both parcels

DESIGNATION/ZONING:

DESIGNATION/ZONING:

REQUESTS:

LOCATION: North side of Asheville Hwy., west of Cash Rd., east of N. Wooddale Rd.

SECTOR PLAN: East County

ACCESSIBILITY: Access is via Asheville Highway, a 4-lane median sepeated major arterial, 
with a right-of-way of 112 feet, owned by TDOT.

Water Source: Knoxville Utilities Board

Sewer Source: Knoxville Utilities Board

UTILITIES:

JURISDICTION: Commission District 8

TRACT INFORMATION: 5 acres.  Rezoning for A portion only; Sector Plan Amendment for 

whole property

FILE #:

1-F-21-SP

1-F-21-RZ

GROWTH POLICY PLAN: Urban Growth Area

AGENDA DATE: 1/14/2021

AGENDA ITEM #: 18

ZONING

OWNER(S):

WATERSHED: Sinking Creek

STREET ADDRESS: 0 Asheville Hwy.

View map on KGIS

Vaulton Family Holding Company, LLC
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https://www.kgis.org/maps/planningcases.html?run=SearchCases&casenumber=1-F-21-SP


STAFF RECOMMENDATION:

This section of Asheville Highway is part of the Urban Growth Boundary for the City of Knoxville in the Growth 
Policy Plan, however, this section of highway remains more rural in character and median cuts in the highway 
facility are further apart than on more urban sections of Asheville Highway. This characteristic of Asheville 
Highway in this area makes commercial development more challenging and any consideration of commerical 
uses should be limited to those requiring development plan review by the Planning Commission. This section 
of Asheville Highway is bounded on both ends by the MU-SD ECO-6 designation that allows consideration of 
the PC (Planned Commercial) zone district.

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

CHANGES OF CONDITIONS WARRANTING AMENDMENT OF THE LAND USE PLAN:
1. In the development of the East County Sector Plan the community expressed concerns regarding the 
potential development of Asheville Highway into an entirely commercial corridor. The applicant requested GC 
(General Commercial) could allow consideration of commerical zone districts that would permit a wide array of 
intensive commercial uses that do not require site plan review by the Planning Commission, thus reducing the 
ability for potential conflict mitigation between commercial uses and the rural character of this section of the 
corridor.

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.
2. Asheville Highway is controlled by the Tennessee Department of Transportation (TDOT) and any necessary 
improvements to accommodate development at this location would have to be coordinated with that agency.

AN OBVIOUS OR SIGNIFICANT ERROR OR OMISSION IN THE PLAN:
1. When the East County Sector Plan was adopted in 2011, it wasn't anticipated that the demand for office 
space may be reduced by the shift to telecommuting for many businesses conducting office type activities. 
Consideration of MU-SD ECO-6 for this similar to the existing MU-SD ECO-5 classification, however, it also 
allows consideration of PC (Planned Commercial) zoning, which requires site plan review and could mitigate 
potential impacts through design.

TRENDS IN DEVELOPMENT, POPULATION OR TRAFFIC THAT WARRANT RECONSIDERATION OF THE 
ORIGINAL PLAN PROPOSAL:
1. As many businesses are shifting to not requiring a physical centralized office space for employees, 
permitting commercial development that requires site plan review to address concerns related to more 
intensive commercial activities should be considered for this section of Asheville Highway.

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.

Approve MU-SD (Mixed Use Special District) and ECO-6 (Asheville Highway Mixed Use Agricultural, 

Commercial, Office and Residential Districts). (Applicant requested GC (General Commercial)).

Approve PC (Planned Commercial) zoning for the entirety of both parcels because it would allow 

commercial development with site plan review at this location. (Applicant requested an extension of 

CA (General Business) on both parcels).

This section of Asheville Highway is part of the Urban Growth Boundary for the City of Knoxville in the Growth 

COMMENTS:
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Policy Plan, however, this section of highway remains more rural in character and median cuts in the highway 
facility are further apart than on more urban sections of Asheville Highway. This characteristic of Asheville 
Highway in this area makes commercial development more challenging and any consideration of commerical 
uses should be limited to those requiring development plan review by the Planning Commission. This section 
of Asheville Highway is bounded on both ends by the MU-SD ECO-6 designation that allows consideration of 
the PC (Planned Commercial) zone district.

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 GENERALLY:
1. The area has existing CA (General Business) zoning on the frontage, which permits a wide array of 
commercial uses that do not require review of a development plan by the Planning Commission. The shift to 
virtual offices for many business means the likelihood of office development in this area is further reduced. 
However, commercial development will likely remain viable since many commercial uses require a physical 
presence and PC (Planned Commercial) will require plan review to mitigate impacts and soften the 
appearance of commercial uses along the highway through landscaping and other provisions for design that 
may be required by a development plan.

THE PROPOSED AMENDMENT SHALL BE CONSISTENT WITH THE INTENT AND PURPOSE OF THE 
APPLICABLE ZONING ORDINANCE:
1. The PC (Planned Commercial) is intended for a unified grouping of commercial buildings which do not 
require or desire a central business district location. It is the objective of this zone to achieve the highest quality 
site design, building arrangement, landscaping and traffic circulation patterns possible. It is not the intent of this 
zone to restrict potential development by limiting uses. In general, uses permitted shall include office, 
commercial services and light distribution centers.
2. A development plan for the planned commercial complex shall be submitted to the planning commission for 
approval as a use permitted on review.

THE PROPOSED AMENDMENT SHALL NOT ADVERSELY AFFECT ANY OTHER PART OF THE CITY, 
NOR SHALL ANY DIRECT OR INDIRECT ADVERSE EFFECTS RESULT FROM SUCH AMENDMENT.
1. Rezoning to PC (Planned Commercial) for the entirety of both parcels at this location would permit 
development of commercial uses at this site, however, review of a development plan as part of the use on 
review process would help mitigate potential impacts from any commercial development at this location.
2. The existing CA (General Business) zone district on the front portion of the parcels permits many 
commercial uses without the opportunity for review of a development plan by the Planning Commission. The 
PC zone district will require review of any commercial development at this location.

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 PC zone is consistent with the accompanying staff recommended plan amendment to the MU-SD ECO-
6 (Asheville Highway Mixed Use Agricultural, Commercial, Office and Residential Districts) land use 
designation.

If approved, this item will be forwarded to Knox County Commission for action on 2/22/2021.  If denied, 
Knoxville-Knox County Planning Commission's action is final, unless the action to deny is appealed to Knox 
County Commission.  The date of the appeal hearing will depend on when the appeal application is filed.  
Appellants have 30 days to appeal a Planning Commission decision in the County.

ESTIMATED TRAFFIC IMPACT:  Not required.

Not applicable.ESTIMATED STUDENT YIELD:
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RESOLUTION #1-F-21-SP       EXHIBIT A 
 

KNOXVILLE-KNOX COUNTY PLANNING COMMISSION 
A RESOLUTION AMENDING THE EAST COUNTY SECTOR PLAN 

 

 - 1 - 

 WHEREAS, the Knoxville-Knox County Planning Commission, a regional planning commission 
established pursuant to state statute, has the duty to make, adopt and amend plans for the physical 
development of Knoxville and Knox County; and 
  
 WHEREAS, the Planning Commission pursuant to state statute has prepared and adopted the 
Knoxville-Knox County General Plan 2033, as the official comprehensive plan for Knoxville and Knox County; 
and  
 
 WHEREAS, the Council of the City of Knoxville and the Commission of Knox County have adopted 
the Knoxville Knox County General Plan 2033, as the official comprehensive plan for Knoxville and Knox 
County; and 
 
 WHEREAS, the Planning Commission has prepared the Knox County Future Land Use Map, a 
portion of which is contained within the East County Sector Plan, consistent with the requirements of the 
General Plan; and  
 
 WHEREAS, the Knoxville-Knox County General Plan 2033, provides criteria for periodic updates 
and amendments of the land use maps contained within plans initiated by the Planning Commission or in 
response to applications from property owners; and 
 
 WHEREAS, Knoxville-Knox County Planning has recommended amendment to the Sector Plan 
from Low Density Residential and Asheville Highway Mixed Use Agricultural, Residential, and Office Districts 
to Asheville Highway Mixed Use Agricultural, Commercial, Office and Residential Districts for property 
described in the staff report; and  
 
 WHEREAS, the Planning Commission staff recommends approval of an amendment to the East 
County Sector Plan, consistent with General Plan requirements that such amendment represents either a 
logical extension of a development pattern, or is warranted because of changing conditions in the sector 
as enumerated in the Plan; and 
 
 WHEREAS, the Planning Commission, at its regularly scheduled public hearing on January 14, 
2021, after consideration of the staff recommendation and testimony from those persons in support and 
opposed to the plan amendment, approved the amendment for the subject property, as requested, 
and/or amended.  
 
 
NOW, THEREFORE, BE IT RESOLVED BY THE KNOXVILLE-KNOX COUNTY PLANNING 
COMMISSION: 
  
 SECTION 1:  The Planning Commission hereby adopts the revised amendment to the 

East County Sector Plan, with its accompanying staff report and map, file #1-F-21-SP. 
  
 SECTION 2:  This Resolution shall take effect upon its approval. 
 

SECTION 3:  The Planning Commission further recommends that Knox County 
Commission likewise consider this revised amendment to the General Plan 2033. 

 
 

____________________  
Date 

 
__________________________________  _______________________________________ 

Chairman      Secretary    
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Zoning Map  
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Existing Land Use Map  

Aerial Map  
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Google Street View – March 2019 

Birds Eye View – March 2019 














