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

MEMORANDUM 

To: 

From: 

Date 

Subject: 

Knoxville-Knox County Planning Commission 

Michelle Portier, AICP, Principal Planner 

3/02/2022 

3-A-22-OYP: Consideration of amendments to the Knoxville One Year Plan 2022 Update

STAFF RECOMMENDATION: 
Knoxville-Knox County Planning staff recommend approval of the 2022 One Year Plan. 

BACKGROUND 
Article VIII, Section 801 of the City Charter requires future zoning in the city to conform to the City’s 

comprehensive development plans. The Charter requires the annual preparation and adoption of a one-

year comprehensive development plan covering the entire city. Fifteen- and five-year development 

plans (sector plans) are prepared to provide policy guidance on long and mid-range development issues 

and serve as a guide to the development of the One Year Plan. Pursuant to the requirements of the  City 

Charter, staff has completed the 2022 annual update of the OYP. 

2022 PLAN UPDATE HIGHLIGHTS 
Planning staff utilized a variety of resources to solicit community input including an online news article, a 

press release, social media, and a project update page that included interactive mapping. The interactive 

map series includes the following: 

• The current OYP

• OYP and sector plan conflicts

Agenda Item #8

https://knoxplanning.org/plans/one-year-plan
https://maps.knoxplanning.org/MapSeries/index.html?appid=01750d0750e645009f0dc7eb87a80a78
https://maps.knoxplanning.org/MapSeries/index.html?appid=01750d0750e645009f0dc7eb87a80a78
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• Recent OYP amendments 

• OYP and zoning conflicts 

A virtual community meeting was held on January 27, 2022, and was posted on the project page of our 

website. The virtual meeting was attended by 8 community members and the video has had 3 views to 

date. 

The purpose of these meetings was to share information about the proposed amendments, share the plan 

update objectives, and gather input from the community. The 2022 objectives for the OYP included 

adding consistency to the zones allowed within the BP-2 (Business Park Type 2) and SWMUD-II (South 

Waterfront Mixed Use District II) land use classifications. 

Proposed Amendments 

The proposed amendments to the 2022 OYP Update include 15 plan amendments approved by City 

Council since the 2021 update. See Attachment 2 for the approved amendments. 

Proposed Revisions to the One Year Plan Document 

The I-MU (Industrial-Mixed Use) zone has been proposed as an allowed zone in the BP-2 land use 

classification, the RN-3 and RN-4 zones have been proposed as allowed zones in the SWMUD II land use 

classification, the RN-1 and RN-2 zones have been proposed as allowed zones in the MDR land use 

classification, and RN-1, RN-2, RN-3, and RN-4 zones have been proposed as allowed zones in the HDR 

land use classification. Attachment 1 contains a full list of revisions to the 2022 One Year Plan.  

In 2021 with the adoption of the new zoning ordinance, the zones allowed in each land use classification 

were updated to the corresponding new zone in the new zoning ordinance. The I-MU, RN-3, and RN-4 

Districts were new zones that did not correspond to any of the prior zones and were not added to the 

BP-2 or SWMUD II land use classes, respectively. Upon reviewing the zones allowed in the various land 

use classifications, staff has determined these would be appropriate for the respective land use 

classifications.  
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ADDITION OF RN-3 AND RN-4 TO SWMUD II 

SWMUD II has property along Sevier Avenue on the east and extends across Chapman Highway on the 

west, with residential properties in between. These are mostly in a grid pattern with smaller lot sizes 

that may be considered appropriate for the RN-3 and RN-4 zones. The SWMUD II land use class 

previously allowed RN-1, RN-2, RN-5, O, C-G, and I-G, as appropriate. Because RN-3 and RN-4 permit 

residential intensities within the range of the residential zone districts currently allowed, they should 

also be included in the SWMUD II land use classification, particularly since the C-G and I-G zoning would 

allow uses even more intense than those allowed in the residential zones.  

ADDITION OF I-MU TO BP-2 

The BP-1 (Business Park Type 1) and BP-2 (Business Park Type 2) land use classifications are very similar 

except that the BP-1 is intended for regionally-oriented warehouse/distribution services in which 

tractor-trailer transportation is a substantial portion of the operations, and the BP-2 is intended for 

locally-oriented warehouse/distribution services.  

When the new City of Knoxville zoning ordinance was adopted, the land use classification table was also 

amended to replace the old zoning districts with their equivalent zoning districts in the new zoning 

ordinance. The BP-1 and BP-2 classifications had previously recommended the same zoning districts; 

however, when the classification table was amended, the BP-1 included one zoning district that the BP-2 

does not: the I-MU (Industrial Mixed-Use) zone. The I-MU zone is intended for small, infill lots that are 

more appropriate for locally-oriented warehouse/distribution services, which is the purpose of the BP-2 

classification. Therefore, the zone should be allowed.  

There are currently no properties within the City of Knoxville or Knox County that are designated as BP-

2, so this change would not have an impact on any properties. This would come into effect for 

properties requesting the BP-2 land use or an MU-SD (Mixed Use Special District) land use that allowed 

the BP-2 land use class in the future. 

ADDITION OF RN-1 AND RN-2 TO MDR AND MDR/O AND THE ADDITION OF RN-1, RN-2, RN-3, 
AND RN-4 ZONES TO HDR 

This is a similar scenario as the aforementioned changes to the SWMUD II land use classification. The 
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zones that are currently allowed in MDR and HDR land use classes that are typically associated with a 

higher density incorporate the same uses within their permitted range of uses as their lower density 

counterparts. Staff has determined that these zones with a lower density can be considered for the 

respective land use classifications since the specific uses allowed within the MDR and HDR land use 

classes would not be altered by this addition and with the understanding that a zone listed as a 

permitted zone in a given land use classification does not necessarily mean it would be appropriate in all 

situations. Rezonings would still be considered on a case-by-case basis, with several factors analyzed in 

making a recommendation.  

Next Steps 

If approved by the Knoxville-Knox County Planning Commission, the plan will be forwarded to 

Knoxville City Council for consideration on April 5, 2022 and April 19, 2022. 

Attachments: 

1 – Proposed Revisions to the One Year Plan 

2 – List of Approved Amendments in 2021 

3 – One Year Plan Draft Document 
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SOUTH WATERFRONT MIXED USE DISTRICT II (SWMUD II) 

This district allows for diverse uses and range of development intensities and forms. Zoning is limited 

to districts which require Knoxville-Knox County Planning special use approval. 

A. Areas designated South Waterfront Mixed Use District II should be zoned RN-1, RN-2, RN-3,

RN-4, RN-5, O, C-G, or I-G, as appropriate.

MIXED USE SPECIAL DISTRICT (MUSD) 

These can include designations to address urban design, pedestrian- and transit- oriented 

development and vertical mixed-use in designated areas. The areas may include older portions of the 

City where redevelopment and/or preservation programs are needed for revitalization purposes. Each 

designated area on the One Year Plan map will have a reference number to a specific sector plan. 

A. Case-by-case analysis is recommended.

B. Areas designated as mixed use–special districts (MU-SD) should be zoned on a case-by-case

basis. See corresponding sector plan for appropriate zoning choices as defined by that

specific mixed use district.

LOCATION CRITERIA FOR SPECIFIC USES 

The following section outlines specific policies for different 
types of civic and institutional uses, such as education, health 
and social services, cultural facilities, and churches. 

DUPLEXES 

A. Duplexes may be permitted in low density areas where their development will not

significantly affect the service demands or aesthetics of the area. Within areas designated

for low density residential use, duplexes should be allowed where one or more of the

following conditions exist:

1. The proposed site is located on a collector street.

2. Development of the duplex would provide a desirable buffer between residential and

non-residential areas.

Attachment 1: Proposed Revisions to the One Year Plan 3-A-22-OYP
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B. The primary residential pattern should be neighborhoods.

1. The main neighborhood form should be detached residential development that is of

sufficient size and design to promote neighborhood formation and land use stability.

a. Detached housing developments should be protected from through‐traffic and

buffered from incompatible land uses.

b. Detached housing developments should not have direct access to major collectors

or arterials.

C. Areas should be zoned AG, RN‐1, EN, or RN‐2 as appropriate and provided for under the

Knoxville Zoning Ordinance.

MEDIUM DENSITY RESIDENTIAL (MDR) 

This development is defined as primarily residential in character having a density from 6‐24 dwelling 

units  per  acre. Major  land  uses  within  this  class  include  duplexes  and  attached multi‐dwelling 

development. 

A. Locate medium density residential development within the Urban Area on collector and

arterial roads. Provision of on‐site recreation and open space should be required. A variety

of terrain is suitable, but, generally, the grade should not exceed 15%. The location should

be convenient to shopping.

1. Locate the highest concentrations of medium density housing within or near the inner

city.

2. Medium Density housing should also be encouraged within development corridors and

near development centers.

3. Permit the reuse of detached houses for attached multi‐dwelling residential uses only

where the structure is on a collector or arterial street, does not negatively impact

adjacent property, and adequate community facilities are available.

B. Planned residential development is encouraged where sites possess unusual features (e.g.,

size, shape, topography, adjacent land use) that present special development opportunities

or limitations.

3-A-22-OYPAttachment 1: Proposed Revisions to the One Year Plan 
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C. Commercial sales areas in conjunction with medium density housing should be clearly

separated from the residential portion of the development and should be in conformance

with commercial locational policies.

1. Medium density housing may be used in some instances as buffers between detached

housing areas and more intense non‐residential uses.

D. Areas should be zoned RN‐2, RN‐3, or RN‐4.

D.E. RN‐1 may also be considered.

HIGH DENSITY RESIDENTIAL (HDR) 

This development  is defined as primarily  residential  in character having a density greater  than 24 

dwelling units per acre. Primary land uses included in this class are medium‐ and high‐rise attached 

multi‐dwelling development.  

A. Locate high density development on major collectors and arterials adjacent to employment

centers and major retail shopping districts. There should be an emphasis on aesthetics, open

space, and recreation in planning such developments. Locations should be convenient to

interstate highways, central business district, or other major activity centers.

B. Areas should be zoned RN‐5, RN‐6, RN‐7, or DK as appropriate and provided for under the

Knoxville Zoning Ordinance.

B.C. RN‐1, RN‐2, RN‐3, and RN‐4 may also be considered.

TRADITIONAL NEIGHBORHOOD RESIDENTIAL (TDR) 

This  development  is  primarily  residential  and  is  characterized  by  neighborhoods  with  a mix  of 

detached and attached houses, sidewalks, smaller  lots and alleys. Densities  in  the  range of 4  to 8 

dwelling units per acre are typical. 

A. Neighborhoods where lots are typically less than 50 feet wide, and usually have sidewalks

and alleys. This area is essentially the 19th and early 20th century grid street

neighborhoods, mostly located south of I‐640.

3-A-22-OYPAttachment 1: Proposed Revisions to the One Year Plan 
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C. Low intensity office uses may be permitted as a transitional use adjacent to Community and

Neighborhood Commercial areas.

D. Locate high intensity office complexes within the central business district or within close

proximity to arterial freeway exchanges or be served by transit.

E. Areas designated for office (O) use should be zoned O or OP.

MEDIUM DENSITY RESIDENTIAL/OFFICE (MDR/O): 

Office and medium density residential uses typically have similar development characteristics: scale 

of building, areas devoted to parking, yard spaces, and location requirements (along thoroughfares). 

Either use  is acceptable  in  this designation. These uses provide a buffer  to  low density residential 

areas, particularly when located adjacent to a thoroughfare or as a transition between commercial 

and residential uses. 

A. The same locational criteria apply as in Medium Density Residential (MDR).

B. Areas designated Medium Density Residential/Office (MDR/O) should be zoned RN‐2, RN‐3,

RN‐4, RN‐5, RN‐6, or O.

B.C. RN‐1 may also be considered.

TECHNOLOGY PARK (TP) 

This land use primarily includes offices and research and development facilities. The target area for 

such development has been the Pellissippi Technology Corridor. Additional districts could be created 

in other areas of the city or county. The development standards that are adopted by the Tennessee 

Technology Corridor Development Authority should be used for such districts. 

A. Areas designated Technology Park should be located on sites:

1. Within the Technology Corridor or subsequent areas designated for Technology Park

development.

2. Near freeway interchanges or along major arterials

3. Able to be served with sanitary sewer, water and natural gas

3-A-22-OYPAttachment 1: Proposed Revisions to the One Year Plan 
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B. Relatively large sites (generally over 100 acres).

C. Away from low and medium density areas or where truck traffic would have to go through

such areas.

D. Areas with freeway and arterial highway access (generally within two miles of an

interchange).

E. Rail access is a consideration.

F. Can be served with sanitary sewer, water and natural gas.

G. Areas designated Business Park Type 1 (BP-1) should be zoned OP, I-MU, or I-RD.

BUSINESS PARK TYPE 2 (BP2) 

Large-scale research and development facilities, office developments, and office parks/campuses. 

May include accessory services for employees such as personal services and restaurants. Site plans 

must include provisions for landscaping, lighting and signs. Substantial landscaped buffers are 

necessary between uses of lesser intensity, particularly residential, office and agricultural uses. 

A. Relatively flat sites (predominant slopes less than 6 percent) out of floodplains.

B. Relatively large sites (generally over 100 acres).

C. Away from low and medium density areas or where truck traffic would have to go through

such areas.

D. Areas with freeway and arterial highway access (generally within two miles of an

interchange).

E. Rail access is a consideration.

F. Can be served with sanitary sewer, water and natural gas.

G. Areas designated Business Park Type 1 (BP-1) should be zoned OP, or I-RD, or I-MU.

3-A-22-OYPAttachment 1: Proposed Revisions to the One Year Plan 
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C H A P T E R  3

STAFFPROPOSED LAND USE AMENDMENTS 

The maps on the following pagesOne Year Plan typically 
includes recommended amendments by staff to bring 
portions of the One Year Plan into conformity with the Sector 
Plans. 

STAFF AMENDMENTS RESULTING FROM INDENTIFIED 
CONFLICTS 
Conflicts between the One Year Plan and the various sector plans exist in places where the One Year 

Plan has already been updated. Due to the difference between the update schedules of sector plans 

(updated every 5-6 years) and the One Year Plan (updated annually), there are instances where sector 

plans need to be amended to coincide with the One Year Plan designation. These conflicts are not 

included in the One Year Plan updates as the needed amendments do not pertain to the One Year 

Plan. 

Still other conflicts between the two plan types occur when a sector plan gets updated, either through 

an amendment or through the sector plan’s scheduled update. The One Year Plan must then be 

updated to accurately reflect the changes made to the sector plan.  

There  were no other conflicts identified for the 2022 One Year Plan update are listed in Table 3.1, 

Staff Proposed Plan Amendments 2022, and staff has no recommended land use amendments to 

propose at this time.

3-A-22-OYPAttachment 1: Proposed Revisions to the One Year Plan 
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C H A P T E R  4

IDENTIFIED CONFLICTS  
AND POTENTIAL GENERAL REZONINGS 

Ideally, the land uses contained in the sector and One Year 
Plan maps should complement the zoning map in order to 
achieve the City’s long-term goals and objectives.  

With the zoning update on January 1, 2020, several new conflicts arose. Most of these were from 

parcels for which the zoning was updated to reflect current development and fix nonconforming 

uses. The zoning map was updated following the adoption of the new zoning ordinance, and the 

sector and One Year Plan maps likewise needed to be updated to reflect these changes. The sector 

plan amendments can occur with the sector plan update for each sector, with the One Year Plan to 

follow suit with the next annual update to keep the plans in synch.  

The following six maps illustrate where conflicts occur between the One Year Plan map and the 

zoning map. The maps and more detail about the One-Year Plan can be found at knoxplanning.org. 

3-A-22-OYPAttachment 1: Proposed Revisions to the One Year Plan 
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A P P E N D I X  A

AMENDMENTS APPROVED SINCE ADOPTION OF 2021 UPDATE 
The following amendments were proposed by applicants and were approved by the Planning Commission and City Council in 2021. 

Sector File Number Street Address Parcel ID Previous land use designation Approved new land use 
designation 

Northwest 
County 

1D21PA 931 Piney Grove Church Rd 106 J A 026 MDR (Medium Density Residential) MDR/O (Medium Density 
Residential/Office) 

Central City 1F21PA 1712 Liberty Street (part of) 94 I L 038 MDR/O (Medium Density 
Residential/Office) BP1 (Business Park Type 1) 

Central City 1G21PA 2520 Sutherland Avenue 108 A F 010 LI (Light Industrial) MUSD, CC20 (Mixed UseSpecial 
District, Sutherland Southside) 

Northwest 
County 

1H21PA 0 Jackson Road (part of) 92 L C 018 (PART OF) LDR (Low Density Residential) / HP 
(Hillside Protection) 

LI (Light Industrial) / HP (Hillside 
Protection) 

Northwest 
County 

1I21PA 1301 E. Weisgarber Road 106 D A 00622 LI (Light Industrial) O (Office) 

Central City 4A21PA 2100 Chipman Street 82 H E 41 HI (Heavy Industrial) LI (Light Industrial) 

Northwest 
City 4B21PA

6601 Wilbanks Road, 6318 
& 0 Keck Road, & 726 
Callahan Road 

68   05602 

MUSD, NWC1 (Callahan Drive 
Mixed Use Special District) / GC 
(General Commercial) / LDR (Low 
Density Residential) / HP (Hillside 
Protection) 

MUSD NWC1 (Callahan Drive 
Mixed Use Special District) / HP 
(Hillside Protection) 

South County 7C21PA 3125 and 3305 Maloney 
Road 135 G A 009 & 007 O (Office) MDR/O (Medium Density 

Residential/Office) 

South City 10B21PA 3613 Sevierville Pike 109 K C 002 LDR (Low Density Residential) NC (Neighborhood Commercial) 

West City 10A21PA 6238 Anderson Drive 121 A B 013 O (Office) 
GC (General Commercial) (approved 
on 1st reading; pending 2nd reading 
on 1/11/22) 

Central City 10C21PA 1901 Sutherland Avenue 94 O B 010 LI (Light Industrial) HI (Heavy Industrial) 

Northwest 
City 10D21PA 5117 Lonas Drive 107 G B 006 LDR (Low Density Residential) / HP 

(Hillside Protection) 
MDR (Medium Density Residential) 
/ HP (Hillside Protection)  

West City 10E21PA O Deane Hill Drive & 0 
Kingston Pike 121 A C 01202 & 013 O (Office) MDR/O (Medium Density 

Residential/Office)  

3-A-22-OYPAttachment 2: One Year Plan Amendments Approved in 2021
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Sector File Number Street Address Parcel ID Previous land use designation Approved new land use 
designation 

Southwest 
County 10F21PA 2160 Lakeside Centre Way 

(part of) 154   11003 (PART OF) O (Office) / SP (Stream Protection) GC (General Commercial) / SP 
(Stream Protection) 

South City 10G21PA 1600 Island Home Avenue 
(part of) 95 O D 00603 (PART OF) 

SWMUD-2 (South Waterfront 
Mixed Use District 2) / HP (Hillside 
Protection) 

SWMUD-1 (South Waterfront 
Mixed Use District 1) / HP (Hillside 
Protection) 

3-A-22-OYPAttachment 2: One Year Plan Amendments Approved in 2021
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C H A P T E R  1   

INTRODUCTION 

On November 2, 1982, Knoxville voters approved by 
referendum a revision of the City Charter which strengthened 
the relationship between planning and zoning. 

The Charter—Article VIII, Section 801—requires that future zoning in the city conform to the 

community’s comprehensive development plans. Previously, plans were guides for zoning, but 

conformance to the plans was not legally required. 

The Charter requires the annual preparation and adoption of a oneyear comprehensive development 

plan covering the entire city. Fifteen and fiveyear development plans (sector plans) are prepared 

to provide policy guidance on long and midrange development issues and as a guide to the 

development of the One Year Plan. The One Year Plan is specifically designed to be the basis for land 

use regulations and shortterm public improvements. 

ONE YEAR DEVELOPMENT PLAN 

The One Year Plan is a tool to align the sector plans with the 
City’s zoning. 

The Charter states [Article VIII, Section 801 (A)]: 

“The mayor shall have the Metropolitan Planning Commission (now the Knoxville-

Knox County Planning Commission) prepare a one-year development plan which 

delineates the city’s proposed land use development pattern for the succeeding 

twelve-month period and is based upon the development goals and objectives 

specified in the city’s five- year development plan. The one-year development 

plan shall provide the basis for zoning of all properties within the city limits.” 
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This text and the accompanying maps comprise the One Year Plan required by the Charter. The land 

use and zoning plan cover all of Knoxville; however, for the sake of convenience, each plan has been 

divided into six districts roughly corresponding to the six city planning sectors. The One Year Plan 

maps illustrate the city’s proposed land use pattern by designating property into one of thirtyone 

land use classes. The text describes the intent of each class. In addition, the text identifies an 

appropriate range of zoning districts within the city’s zoning ordinance which would be in 

conformance to the plan. 

The One Year Plan, by law and practice, is developed with a high level of community involvement. 

The required updates keep the plan a current and accurate guide for community growth, 

preservation, and enhancement. The structured amendment process allows the entire community 

to participate in the consideration of changes to the plan and provides more complete information 

on which to base decisions. 

SECTOR PLANS 

Sector plans are a series of plans which provide policies and recommendations on land use, 

transportation, and public facilities for the twelve geographic sectors of Knoxville and Knox County, 

for planning periods of five and fifteen years. The sector plans are elements of the General Plan. 

Many of them incorporate small area plans and/or corridor plans – the results of study by planning 

staff. Sectors are not divided along citycounty boundary lines, so there are small pockets of land 

that are incorporated into the City of Knoxville but are in a County sector. 

  



 

The City of Knoxville, Tennessee  |  2022 One Year Plan  |  4 

The following sector plans were used in preparing the One Year Plan: 

• Central City Sector, adopted by City Council  9/30/14 

• East City Sector, adopted by City Council  5/27/14 

• North City Sector, adopted by City Council  7/17/07 

• Northwest City Sector, adopted by City Council  5/26/15 

• South City Sector, adopted by City Council  10/18/11 

• West City Sector, adopted by City Council  9/11/07 

• East County Sector, adopted by City Council  6/15/10 

• North County Sector, adopted by City Council  9/4/12 

• Northeast County Sector, adopted by City Council  1/19/16 

• Northwest County Sector, adopted by City Council  8/30/16 

• South County Sector, adopted by City Council  11/28/12 

• Southwest County Sector, adopted by City Council  10/25/16 
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The One Year Plan implements the listed long-range plans in 
an evolutionary manner. It balances the goals and objectives 
of long-range plans against the realities of existing land uses 
and zoning. 

In some cases, planning staff makes recommendations to revise the One Year Plan map boundaries 

for each land use class as sector plan maps are amended. 

EFFECT ON EXISTING ZONING 

Staff utilizes the One Year Plan as a tool when reviewing rezoning and sector plan amendment 

applications. Future zoning changes must conform to the plan or meet the criteria for an 

amendment. In addition, the plan may propose amendments to the zoning ordinance text and 

zoning map to bring them into conformance. 

PLAN UPDATES 

The Charter specifies that the sector and One Year plans be updated and readopted. New 

conditions and changing community goals will gradually change the community’s desired land use 

pattern. The process for plan updates progresses from the General Plan and sector plans to the One 

Year Plan. Through this process, citizens can see how long range policies and goals relate to the 

specific recommendations of the One Year Plan. 
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City of Knoxville’s
ONE YEAR PLAN

Corridor Plans Small Area Plans Parks & Facilities Plans Special Studies

1-Year Zoning Plan & Guide
Tool to bring zoning into alignment 
with Sector Plans

*Can only be amended quarterly

30-Year General Plan
Establishes policies, principals
and concepts to guide 
future development

Sector Plans
15-year land use and 5-year
implementa�on plan divided into
12 geographic sectors

20-Year Growth Plan
Establishes policies and boundaries 
for growth and development
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PLAN AMENDMENTS 

The Charter states [Article VIII, Section B (2)]: 

“Amendments to a Comprehensive Development Plan may be made at any time 

during the year following the submission to and action thereon by the 

Metropolitan Planning Commission (now the Knoxville-Knox County Planning 

Commission). These amendments shall become effective when adopted by a 

majority vote of the membership of Council.” 

Due to the shortterm nature of the One Year Plan and the widespread community involvement in 

its preparation, the need for plan amendments should be rare. The annual update is, in fact, the 

builtin mechanism best suited for amending the plan. Amendments to the plan between updates 

should be kept to a minimum and warranted only under the following circumstances, which form 

the basis for planning staff review: 

1. An error in the plan. 

2. 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. 

3. A change in public policy, unanticipated by the plan. 

4. New information (including new plans and studies produced by KnoxvilleKnox County 

Planning) becoming available, which reveals the need for a plan amendment. 

Plan amendment studies will be conducted when authorized by either the Planning Commission or 

City Council. Individual requests for plan amendments may be made by filing a One Year Plan 

amendment request and paying the appropriate fees at the KnoxvilleKnox County Planning office. 

Applications for One Year Plan amendment requests will be heard at the Planning Commission’s 

April, July, October, and January monthly meetings. Postponements may be heard at the next 

regularly scheduled meeting. Planning staff will conduct a study of the area and the land use issues 

involved.  

  



Plan Amendment Process
One Year Plan - Amendments are only considered at January, April, July, and October Planning Commission meetings.

*In addi�on to approving or denying a
case, the Planning Commission may

also choose to postpone, table or 
withdraw it.

**Whether the case is approved, 
approved with condi�ons, or denied, 

the applicant or any other resident 
interested in the case may appeal the 

decision to City Council or court.

APPLICATION
Submit 45 days before Planning Commission Mee�ng, 

or pay an addi�onal fee to extend the deadline
up to  5 days

PLANNING STAFF REPORT
Staff report and recommenda�on prepared and posted 

on Planning website 6 days before Planning 
Commission Mee�ng

PLANNING COMMISSION MEETING
Commission votes on recommended ac�on

*

APPROVE

CITY COUNCIL 
MEETING

STOP
Cannot reapply 

for 1 year

APPEAL
City Council 

(within 15 days) 

STOP
Cannot reapply 

for 1 year

APPEAL TO 
COURT

DENY

DENY**

APPROVE
Requires 2 readings; 
rezoning effec�ve 17 

days a�er second 
reading

**
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Amended proposals for plan amendments or general rezonings will not be acted upon at the final 

adoption stage of the process: Amended proposals will be postponed until adequate public notice is 

posted and the staff has had time to review the proposal and develop a recommendation. 

This policy does not preclude the Planning Commission or City Council from altering any plan 

amendment or general rezoning recommended by the staff as part of a One Year Plan update being 

considered for adoption. 

Right of appeal of the Planning Commission’s action: Any person who feels grieved by the action of 

the Commissions regarding a request for a plan amendment study has the right to file an appeal 

within fifteen days after action. This appeal will be heard by City Council. 

Denial of a request for a plan amendment study or denial of a plan amendment study: A new 

application for the same proposal shall not be accepted for a period of one year after the date of 

denial of such a proposal. However, where denial is appealed and the proposal is referred back to 

the Commission by the City Council with a request for further study, such proposal may be 

reconsidered. During the annual update process, requests for plan amendment studies from the 

previous twelve months may be reconsidered. If a Planning Commission approval is overturned by 

the legislative body, the oneyear rule shall apply.   

ACCEPTABLE REASONS FOR AMENDMENTS DURING ANNUAL UPDATES 

Acceptable reasons for amendments during annual updates fall into five criteria. These measures 

were established to provide a comprehensive approach to the process and are based on the 

warranted circumstances listed above. The five criteria represent changes intended: 

1. To match existing development and zoning and which are compatible with the character of 

the surrounding area; 

2. To accommodate appropriate, compatible mixed use and transition areas; 

3. To implement the land use pattern envisioned in the sector plans; 

4. To deal with miscellaneous situations, including: (a) recognition of historic properties; (b) 

public property; (c) errors which have been identified; and (d) annexed properties; and 

5. To accommodate changes to the Knoxville Zoning Ordinance. 
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NEW ZONING ORDINANCE EFFECTIVE JANUARY 1, 2021 

In early 2017, the City of Knoxville and Knoxville-Knox County 
Planning began overhauling the City’s zoning ordinance for 
the first time in more than 50 years.  

The process, known as Recode Knoxville, continued for more than two years as planners, city staff, 

and consultants worked to create an ordinance that supports investment, protects our singlefamily 

neighborhoods, and connects our community.  

Along the way, there were more than 90 public meetings, as well as Planning Commission and City 

Council meetings and workshops. Efforts were made to include as many people as possible in the 

process. Planning staff worked with community partners – the Knoxville Area Urban League, Centro 

Hispano de East Tennessee, and SEEED (Socially Equal Energy Efficient Development) – to better 

reach and engage underrepresented communities. Other outreach efforts included online surveys, 

information placed in KUB (Knoxville Utility Board) bills, sending a notification letter to every 

property owner, testing the proposed ordinance with a group of design professionals, and 

participating in a public forum. 

The ordinance went through five drafts and the map went through four before City Council passed 

it. Those drafts represent amendments made along the way based on substantial public input and 

critical review. The final ordinance went into effect of January 1, 2021, and a City of Knoxville Zoning 

Ordinance Stakeholder Advisory Committee continues to meet to provide feedback, ensuring that 

the ordinance serves the diverse interests of the City.   
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C H A P T E R  2   

DEVELOPMENT POLICY 

A major purpose of the One Year Plan is defining the city’s 
land use pattern for a twelve-month period following the 
plan’s adoption. This section states the intent, policies, and 
zoning districts which should be used within each of the land 
use categories. 

AGRICULTURAL AND RURAL CLASSIFICATIONS 

Provide areas for agricultural uses through preserving lands 
best suited for agricultural purposes, while minimizing the 
adverse impact on adjacent lands. 

AGRICULTURAL (AG) 

Areas designated for agricultural uses will generally consist of undeveloped tracts with the best soils 

for agriculture. 

A. Residential uses may be permitted at densities not to exceed one dwelling unit per acre of 

land. 

B. Areas should be zoned AG, which allows single family dwelling uses only with a minimum lot 

size of 5 acres, or OS, which does not allow residential uses. 

C. Multipledwelling structures are not permitted. 

AGRICULTURAL CONSERVATION (AGC) 

Areas designated for agricultural uses will generally consist of undeveloped tracts with the best soils 

for agriculture, plus have a longterm conservancy agreement on the property. 

A. Residential uses may be permitted at densities not to exceed one dwelling unit per acre of 

land. 
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B. Areas should be AG, which allows single family dwelling uses only with a minimum lot size of 

5 acres, or OS, which does not allow residential uses, as appropriate and provided for under 

the Knoxville Zoning Ordinance. 

C. Multipledwelling structures are not permitted. 

RURAL RESIDENTIAL (RR) 

Areas designated for rural residential uses should be reserved for very low density residential and 

conservation/cluster housing subdivisions. 

A. Residential uses may be permitted at densities not to exceed one dwelling unit per acre of 

land. 

B. Areas should be zoned AG, which allows single family dwelling uses only with a minimum lot 

size of 5 acres, or OS, which does not allow residential uses, as appropriate and provided for 

under the Knoxville Zoning Ordinance. 

C. Multipledwelling structures are not permitted. 

RESIDENTIAL CLASSIFICATIONS 

The intent of this classification is to provide all persons the 
opportunity to reside in decent, safe, and sanitary housing in 
a suitable living environment; provide a variety of housing 
types; and locate housing densities based on service 
availability, proximity to activity areas, access, and natural 
limitations of the land. 

LOW DENSITY RESIDENTIAL (LDR) 

This development is primarily residential in character at a density of less than 6 dwelling units per 

acre. This type of residential development includes detached residences, duplexes, and low density 

planned residential uses. 

A. Development should be located where services can be provided and where it will not be 

impacted by more intense development or throughtraffic. 
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B. The primary residential pattern should be neighborhoods. 

1. The main neighborhood form should be detached residential development that is of 

sufficient size and design to promote neighborhood formation and land use stability. 

a. Detached housing developments should be protected from throughtraffic and 

buffered from incompatible land uses. 

b. Detached housing developments should not have direct access to major collectors 

or arterials. 

C. Areas should be zoned AG, RN1, EN, or RN2 as appropriate and provided for under the 

Knoxville Zoning Ordinance. 

MEDIUM DENSITY RESIDENTIAL (MDR) 

This development is defined as primarily residential in character having a density from 624 dwelling 

units per acre. Major land uses within this class include duplexes and attached multidwelling 

development. 

A. Locate medium density residential development within the Urban Area on collector and 

arterial roads. Provision of onsite recreation and open space should be required. A variety 

of terrain is suitable, but, generally, the grade should not exceed 15%. The location should 

be convenient to shopping. 

1. Locate the highest concentrations of medium density housing within or near the inner 

city. 

2. Medium Density housing should also be encouraged within development corridors and 

near development centers. 

3. Permit the reuse of detached houses for attached multidwelling residential uses only 

where the structure is on a collector or arterial street, does not negatively impact 

adjacent property, and adequate community facilities are available. 

B. Planned residential development is encouraged where sites possess unusual features (e.g., 

size, shape, topography, adjacent land use) that present special development opportunities 

or limitations.  



 

The City of Knoxville, Tennessee  |  2022 One Year Plan  |  14 

C. Commercial sales areas in conjunction with medium density housing should be clearly 

separated from the residential portion of the development and should be in conformance 

with commercial locational policies. 

1. Medium density housing may be used in some instances as buffers between detached 

housing areas and more intense nonresidential uses. 

D. Areas should be zoned RN2, RN3, or RN4. 

E. RN1 may also be considered. 

HIGH DENSITY RESIDENTIAL (HDR) 

This development is defined as primarily residential in character having a density greater than 24 

dwelling units per acre. Primary land uses included in this class are medium and highrise attached 

multidwelling development.  

A. Locate high density development on major collectors and arterials adjacent to employment 

centers and major retail shopping districts. There should be an emphasis on aesthetics, open 

space, and recreation in planning such developments. Locations should be convenient to 

interstate highways, central business district, or other major activity centers. 

B. Areas should be zoned RN5, RN6, RN7, or DK as appropriate and provided for under the 

Knoxville Zoning Ordinance. 

C. RN1, RN2, RN3, and RN4 may also be considered. 

TRADITIONAL NEIGHBORHOOD RESIDENTIAL (TDR) 

This development is primarily residential and is characterized by neighborhoods with a mix of 

detached and attached houses, sidewalks, smaller lots and alleys. Densities in the range of 4 to 8 

dwelling units per acre are typical. 

A. Neighborhoods where lots are typically less than 50 feet wide, and usually have sidewalks 

and alleys. This area is essentially the 19th and early 20th century grid street 

neighborhoods, mostly located south of I640. 
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B. City’s Urban Growth Area or County Planned Growth Area where neighborhood or 

community mixed use development is identified (see Mixed Use and Special Districts 

sections) 

C. Areas should be zoned RN1, RN2, RN3, or RN4. 

COMMERCIAL AND OFFICE CLASSIFICATIONS 
The intent of these classes is to: 

• Ensure an adequate supply of suitable land for present and future economic 

development needs 

• Provide for efficient and harmonious distribution of commercial, office, and industrial 

development 

• Develop a variety of commercial areas to meet neighborhood, community and regional 

needs 

• Locate commercial activities on sites which are physically suited, accessible, adequately 

served by utilities, and will result in compatible land use relationships 

• Locate commercial areas based on their composition, scale, and intensity 

• Where possible, concentrate new commercial activities in planned development centers 

to provide maximum benefit to users  

• Minimize adverse effects on land use patterns and transportation systems. 

GENERAL COMMERCIAL (GC) 

This class provides locations for retail, service commercial, and a limited range of wholesale and 

warehousing activities, and is generally intended to provide a full range of goods and services at the 

community or regional scale. 

A. Commercial sites should be relatively flat, regular in shape, and of sufficient size. 

B. Locate commercial activities on arterial and collector streets; however, their placement 

should not significantly reduce the proper functioning of the transportation system. 

C. Commercial sites should be easily served by utilities and other support services.  
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D. Commercial sites should be compatible with adjacent land uses. Use of transitional land use 

classes such as HDR, MDR, MDR/O, and O should be considered as a buffer between GC and 

residential uses to create more harmonious relationships and increase compatibility. 

E. Control linear commercial development to prevent traffic congestion and commercial 

encroachment into residential areas. 

1. New linear development should be permitted only on arterials where it is compatible 

with road design and adjacent land use. 

2. Redesign existing linear development to improve its functioning, especially in 

coordination with street improvements. 

3. Only commercial uses requiring high accessibility or otherwise unsuited to “cluster” type 

development should be allowed to locate in a linear fashion. 

F. Areas designated for general commercial (GC) use should be zoned O, OP, CG, CH, or CR. 

NEIGHBORHOOD COMMERCIAL (NC) 

This class provides locations for a narrow range of convenience retail, service, and office uses that 

are intended to serve the needs of residential areas within a 1/2mile radius. 

A. Locate neighborhood commercial development on arterial and collector streets on sites that 

result in minimal negative impacts on adjacent properties. 

1. Limit the size of neighborhood commercial areas to 5 acres or less, depending on site 

characteristics. 

2. New neighborhood commercial should not be developed within 1/2 mile of existing 

commercial development. 

3. Ideally, convenience stores should be located in association with other neighborhood 

serving uses to form neighborhood centers. Convenience stores may be allowed to 

locate as isolated commercial uses in low density urban areas on collector or arterial 

streets. 



 

The City of Knoxville, Tennessee  |  2022 One Year Plan  |  17 

a. Design standards have been developed to ensure that isolated commercial uses 

complement the surrounding environment. 

B. Areas designated for Neighborhood Commercial (NC) use should be zoned CN. 

COMMUNITY COMMERCIAL (CC) 

This land use includes retail and serviceoriented development, including shops, restaurants and 

“big box” retail stores. Typical service area includes 20,000 to 30,000 residents. 

A. Locate at intersection of arterial streets. 

B. Sites should be relatively flat (under 10 percent slope) and with enough depth to support 

shopping center and ancillary development. 

C. Vehicular and pedestrian connections should be accommodated between different 

components of the district. (e.g. between stores, parking areas and outparcel development) 

D. Infrastructure should include adequate water and sewer services, and major arterial 

highway access 

E. Develop communityserving commercial areas providing a wide range of goods and services 

to accommodate the majority of consumer needs within major geographic sectors of the 

community. 

1. Locate communityserving commercial development on major collector and arterial 

streets, on sites which allow for the clustering of activities and result in minimal 

negative impacts on adjacent properties or the transportation system. 

2. Control the formation of new communityserving commercial areas to ensure the 

balanced distribution of commercial services throughout the metropolitan area. 

F. Areas designated Community Commercial (CC) should be zoned   O, CN, CG, or CH. 

REGIONAL COMMERCIAL (RC) 

This land use includes retail and serviceoriented development that is located within a mall, large 

plazas, “life style centers” or “big box” retail stores that serve the region. 
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A. Locate at intersection of arterial streets. 

B. Sites should be relatively flat (under 10 percent slope) and with enough depth to support 

shopping center and ancillary development. 

C. Vehicular and pedestrian connections should be accommodated between different 

components of the district (e.g., between stores, parking areas and outparcel 

development). 

D. Infrastructure should include adequate water and sewer services and major highway access. 

E. Develop regionserving commercial areas providing a full range of goods and services 

designed to accommodate regional markets. 

1. Locate regionserving commercial development on arterials in locations which are easily 

accessible to the interstate system. Development sites should be sufficient in size to 

permit future expansion. 

2. Regional commercial development should be limited and carefully located to avoid 

market oversaturation and conflict with the central business district. 

F. Areas designated Regional Commercial (RS) should be zoned OP, CHCR, or IMU. 

OFFICE (O) 

This class is primarily intended for business and professional offices and office parks. In some cases, 

areas suitable for office development may also be deemed suitable for medium density residential 

uses. 

A. The majority of office needs outside the inner city should be accommodated in office parks 

along major thoroughfares and as transitional uses between residential and more intensive 

land uses. 

1. Locate office parks on major collector and arterial streets adjacent to or in close 

proximity to development centers. 

B. Integrate office uses with commercial uses in the design of major development centers. 
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C. Low intensity office uses may be permitted as a transitional use adjacent to Community and 

Neighborhood Commercial areas. 

D. Locate high intensity office complexes within the central business district or within close 

proximity to arterial freeway exchanges or be served by transit. 

E. Areas designated for office (O) use should be zoned O or OP. 

MEDIUM DENSITY RESIDENTIAL/OFFICE (MDR/O): 

Office and medium density residential uses typically have similar development characteristics: scale 

of building, areas devoted to parking, yard spaces, and location requirements (along thoroughfares). 

Either use is acceptable in this designation. These uses provide a buffer to low density residential 

areas, particularly when located adjacent to a thoroughfare or as a transition between commercial 

and residential uses. 

A. The same locational criteria apply as in Medium Density Residential (MDR). 

B. Areas designated Medium Density Residential/Office (MDR/O) should be zoned RN2, RN3, 

RN4, RN5, RN6, or O. 

C. RN1 may also be considered. 

TECHNOLOGY PARK (TP) 

This land use primarily includes offices and research and development facilities. The target area for 

such development has been the Pellissippi Technology Corridor. Additional districts could be created 

in other areas of the city or county. The development standards that are adopted by the Tennessee 

Technology Corridor Development Authority should be used for such districts. 

A. Areas designated Technology Park should be located on sites: 

1. Within the Technology Corridor or subsequent areas designated for Technology Park 

development. 

2. Near freeway interchanges or along major arterials 

3. Able to be served with sanitary sewer, water and natural gas 
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B. Areas designated for Technology Park (TP) use should be zoned OP or IRD. 

INDUSTRIAL AND EMPLOYMENT CENTER CLASSIFICATIONS 

These classes are intended for the manufacturing, 
assembling, fabrication, and warehousing of goods. light and 
heavy industrial classes are distinguished by the range of 
permitted uses and their potential for resulting in adverse 
off-site impacts. 

LIGHT INDUSTRIAL (LI) 

Typically consists of older industrial areas used for the light manufacturing, assembling, 

warehousing and distribution of goods. Light industrial uses include such manufacturing as assembly 

of electronic goods and packaging of beverage or food products. Substantial landscaped buffers are 

expected between uses of lesser intensity, particularly residential, office and agricultural uses. 

A. Locate industrial development on sites in existing industrial areas within one mile of an 

interstate interchange with access via arterial or major collector streets. 

B. Areas designated for LI (Light Industrial) use should be zoned IMU, IRD, or IG. 

HEAVY INDUSTRIAL (HI) 

Typically consists of older industrial areas used for the heavy manufacturing and assembling of 

goods.  Heavy industrial uses include processes used in the production of steel, automobiles, 

chemicals, cement, and animal by products and are viewed as clearly not compatible with areas 

designated for residential, institutional, office and retail uses. Substantial landscaped buffers are 

expected between uses of lesser intensity, particularly residential, office and agricultural uses. 

A. Locate industrial development on sites in existing industrial areas within one mile of an 

interstate interchange with access via arterial or major collector streets. 

B. Locate industrial development on sites which are: 

1. relatively flat and require minimal physical alteration; 

2. large enough to accommodate buildings, building setbacks, and parking lots; 
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3. regular in shape and sufficiently large for the proposed activity; 

4. accessible to the arterial roads and, where appropriate, to rail lines; 

5. not accessible by residential streets; 

6. served or can be served adequately by utilities; 

7. developable in a manner compatible with adjacent existing or proposed land uses 

8. served by power, water, and waste disposal facilities. 

C. Locate new industrial development primarily in industrial parks or other suitably planned 

industrial settings of ten acres or greater. 

D. New industrial development outside of industrial parks or planned settings should occur 

only within existing zoning or adjacent to existing industrial areas. 

E. Industries having minimal offsite impacts may be permitted in nonretail commercial 

centers. 

F. Promote the development of smallscale planned industrial parks in the city. 

1. Locate industrial parks where there will be no significant adverse impacts on areas 

designated for residential use. 

2. Encourage occupancy by firms which expand employment opportunities for lowand 

moderateincome persons. 

G. Provide incentives for the redevelopment and rehabilitation of existing industrial buildings 

and areas within the city. 

H. Areas designated for Heavy Industrial use (HI) should be zoned IH or IG. 

MINING (M) 

Quarry operations and asphalt plants are a particular form of heavy industrial and are generally 

located in rural areas. Substantial landscaped buffers are expected between uses of lesser intensity, 

particularly residential, office and agricultural uses. 
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A. Locate mining operations on sites in existing industrial areas within one mile of an interstate 

interchange with access via arterial or major collector streets. 

B. Areas designated for M (Mining) use should be zoned IH. 

BUSINESS PARK TYPE 1 (BP1) 

Primary uses are light manufacturing, office and regionally oriented warehouse/ distribution 

services in which tractortrailer transportation is to be a substantial portion of the operations. 

Permitted zones will require site plan review, which shall address landscaping, lighting, signs, 

drainage and other development concerns. Substantial landscaped buffers are expected adjacent to 

uses of lesser intensity, particularly residential, office and agricultural uses. 

A. Relatively flat sites (predominant slopes less than 6 percent) out of floodplains. 

B. Relatively large sites (generally over 100 acres). 

C. Away from low and medium density areas or where truck traffic would have to go through 

such areas. 

D. Areas with freeway and arterial highway access (generally within two miles of an 

interchange). 

E. Rail access is a consideration. 

F. Can be served with sanitary sewer, water and natural gas. 

G. Areas designated Business Park Type 1 (BP1) should be zoned OP, IMU, or IRD. 

BUSINESS PARK TYPE 2 (BP2) 

Largescale research and development facilities, office developments, and office parks/campuses. 

May include accessory services for employees such as personal services and restaurants. Site plans 

must include provisions for landscaping, lighting and signs. Substantial landscaped buffers are 

necessary between uses of lesser intensity, particularly residential, office and agricultural uses. 

A. Relatively flat sites (predominant slopes less than 6 percent) out of floodplains. 

B. Relatively large sites (generally over 100 acres). 
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C. Away from low and medium density areas or where truck traffic would have to go through 

such areas. 

D. Areas with freeway and arterial highway access (generally within two miles of an 

interchange). 

E. Rail access is a consideration. 

F. Can be served with sanitary sewer, water and natural gas. 

G. Areas designated Business Park Type 1 (BP1) should be zoned OP, IRD, or IMU. 

CIVIC/INSTITUTIONAL, PARKS, AND OPEN SPACE 
CLASSIFICATIONS 

• Provide for areas for recreation, civic engagement, education, health and social services 

and other public and quasipublic entities serving to provide civic uses  

• ensure consideration is given to public sites for proposed change to the adopted plan 

• identify public sites which may affect or be affected by other land uses in the vicinity 

• protect the public investment in the site from encroachment of incompatible activities 

For public and institutional land uses, various zonings are appropriate, depending on what district is 

needed to permit the use. if any of these properties are to be developed for private purposes, any 

rezoning proposal will require a one year plan amendment to the appropriate land use classification. 

The policies listed below should be followed in making decisions concerning the expansion, 

relocation and development of new publicly or privately owned institutional uses. 

CIVIC/INSTITUTIONAL (CI) – GENERAL 

This land use classification consists of land used for major public and quasipublic institutions, 

including schools, colleges, the university, churches, correctional facilities, hospitals, utilities and 

similar uses. 

A. Locate Civic/Institutional uses on land which consists of: 

1. Existing public uses other than parks and greenways 

2. Quasipublic uses of two acres or more 
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B. Areas designated Civic/Institutional (CI) should be zoned INST. 

PUBLIC PARKS AND REFUGES (PP) 

This land use classification contains existing parks, wildlife refuges or similar public or quasi public 

(owned by civic or related organizations) parks, open spaces and greenways. 

A. Location criteria is not needed relative to large components of the park system, like 

community, district, and regional parks and refuges – these areas are general established 

through capital expenditures of land transfers from state or federal governments. More 

detailed criteria is discussed relative to the type of park later in this chapter. 

B. Areas designated Public Parks and Refuges (PP) should be zoned OS or NA. 

OTHER OPEN SPACE (OS) 

Primary uses in this designation are cemeteries, private golf courses and other similar uses or areas 

possessing either topographical or environmental features that would limit intensive development. 

Open space areas should serve as buffers or conservation and recreation areas. 

A. Areas designated as Open Space should be zoned AG, OS, or NA. 

WATER (W) 

These are areas designated to protect river and creek channels and flood plains from development 

that would appreciably increase flood heights and flood damage.  

A. This designation is located along the French Broad River, Holston River, Tennessee River 

(Fort Loudoun Lake), and Clinch River (Melton Hill Lake) 

B. Generally, no structures or uses should be permitted within the floodway that would alter a 

stream’s character and ability to carry floodwaters. All proposed uses and structures are 

subject to the approval of the City Engineering Department 

C. All areas designated as Floodway should be in the F overlay zone in the City of Knoxville. 

RIGHTS OF WAY (ROW) 

Generally, these areas are the rights of way of interstates, railways, airports, very wide parkways 

and major arterial highways. 



 

The City of Knoxville, Tennessee  |  2022 One Year Plan  |  25 

A. Areas designated RightsofWay (ROW) may be zoned any zone as appropriate in the City of 

Knoxville. 

HILLSIDE PROTECTION (HP) 

This classification is used to identify hillsides, ridges and similar features that have a slope of 15 

percent or more. Open space, recreation land or very low density housing (one dwelling unit per two 

acres) is recommended for slopes exceeding 25 percent. For slopes of 15 to 25 percent, housing 

densities should not exceed 2 du/ac). Office uses may also be considered. Building height should not 

exceed 35 feet. 

A. Areas designated Hillside Protection on the Hillside and Ridgetop Protection Plan should be 

in the HP overlay zone in the City of Knoxville. 

STREAM PROTECTION (SP) 

Typically, these are areas which are subject to flooding.  

A. Such areas include areas designated by FEMA as the floodway, which carries the significant 

portion of stormwater, and the 500year flood fringe, which the city and county govern with 

various stormwater regulations. 

B. Areas designated Stream Protection may be in any zone as appropriate in the City of 

Knoxville. 

MIXED USE CLASSIFICATIONS 
MIXED USE NEIGHBORHOOD CENTER (MUNC) 

Medium density mixed use development with housing densities 6 to 12 dwelling units per acre. The 

center should be served by sidewalks, transit, and be located along a local street or thoroughfare. 

A. Areas designated MUNC should be located on sites which: 

1. Are relatively flat (slopes generally less than 10 percent) 

2. Are currently served by or planned to be served by sidewalks 
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3. Do not include auto or truck oriented uses, industrial, strip commercial or 

warehouse/distribution uses, unless the proposal calls for a redevelopment of such 

areas 

4. Are located at intersections of local streets and thoroughfares 

5. Are located adjacent to low or medium density residential uses 

B. Areas designated Mixed Use Neighborhood Center may be zoned O or CN. 

MIXED USE COMMUNITY CENTER (MUCC) 

These centers are envisioned to be developed at a moderate intensity with a variety of housing 

types. The core of the district, with its predominant commercial and office uses, should be within ¼ 

mile of the higher intensity residential uses (such as townhouses and apartments). The district 

should be located within a ¼mile radius of an intersection of the thoroughfare system (a 

collector/arterial or arterial/arterial intersection). In addition to sidewalks, the district should be 

served by transit. Redevelopment of vacant or largely vacant shopping centers are considerations 

for these centers. 

A. Includes highdensity mixeduse development with housing densities 6 to 24 dwelling units 

per acre. The center should be served by sidewalks, transit, and be located along a major 

arterial or highway interstate. 

B. Areas designated MUCC should be on sites which: 

1. Are relatively flat (slopes generally less than 10 percent) 

2. Are currently served by or planned to be served by sidewalks 

3. Do not include auto and truck oriented uses or industrial, strip commercial or 

warehouse/distribution uses, unless the proposal calls for a redevelopment of such 

areas 

4. Are within ¼ mile radius of an intersection of the thoroughfare system (collector/arterial 

or arterial/arterial) intersection 
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C. The commercial/office core of MUCC areas should be within ¼ mile of higher intensity 

residential uses (e.g., townhouses and apartments) 

D. Areas designated Community Mixed Use Center may be zoned O, CG, or CH. 

MIXED USE REGIONAL CENTER (MURC) 

These are envisioned to be highest intensity mixed use centers with housing densities over 24 

dwelling units per acre. The center should be served by sidewalks, transit, and be located along a 

major arterial or highway interstate. 

A. Areas designated MUCC should be on sites which: 

1. Are relatively flat (slopes generally less than 10 percent) 

2. Are currently served by or planned to be served by sidewalks 

3. Do not include auto and truck oriented uses or industrial, strip commercial or 

warehouse/distribution uses, unless the proposal calls for a redevelopment of such 

areas 

4. Are located on a major arterial, adjacent to an Interstate highway or adjacent to 

downtown.   

B. Areas designated as Mixed Use Regional Center (MURC) should be zoned OP, CG, CH, CR, 

or DK. 

MIXED USE URBAN CORRIDOR (MUUC) 

This land use consists of urban streets that have potential for redevelopment and vertical mixed 

uses. Commercial cores or nodes should be created along these corridors. Nodes should not be 

more than 4 blocks.  

A. Areas designated MUUC should be on sites which: 

1. Are currently served by or planned to be served by sidewalks 

2. Are currently served by or planned to be served by public transit 
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3. Have streets designed or planned for redesign with street trees, onstreet parking, and 

other streetscape amenities 

B. Areas designated as Mixed Use Urban Corridor (MUUC) should be zoned CG, CH, IMU, 

DK, SW, or CU in the City of Knoxville. 

SOUTH WATERFRONT MIXED USE DISTRICT I (SWMUD I) 

This district allows a range of development intensities and forms. Subject to regulations of the 

Knoxville South Waterfront formbased development code, (Knoxville Zoning Ordinance, article 4, 

Section 27). 

A. Areas designated South Waterfront Mixed Use District I should be zoned SW1 through 

SW7, as appropriate and provided for under the Knoxville Zoning Ordinance. 

SOUTH WATERFRONT MIXED USE DISTRICT II (SWMUD II) 

This district allows for diverse uses and range of development intensities and forms. Zoning is 

limited to districts which require KnoxvilleKnox County Planning special use approval. 

A. Areas designated South Waterfront Mixed Use District II should be zoned RN1, RN2, RN3, 

RN4, RN5, O, CG, or IG, as appropriate. 

MIXED USE SPECIAL DISTRICT (MUSD) 

These can include designations to address urban design, pedestrian and transit oriented 

development and vertical mixeduse in designated areas. The areas may include older portions of 

the City where redevelopment and/or preservation programs are needed for revitalization 

purposes. Each designated area on the One Year Plan map will have a reference number to a specific 

sector plan. 

A. Casebycase analysis is recommended. 

B. Areas designated as mixed use–special districts (MUSD) should be zoned on a casebycase 

basis. See corresponding sector plan for appropriate zoning choices as defined by that 

specific mixed use district. 
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LOCATION CRITERIA FOR SPECIFIC USES 

The following section outlines specific policies for different 
types of civic and institutional uses, such as education, health 
and social services, cultural facilities, and churches. 

DUPLEXES 

A. Duplexes may be permitted in low density areas where their development will not 

significantly affect the service demands or aesthetics of the area. Within areas designated 

for low density residential use, duplexes should be allowed where one or more of the 

following conditions exist: 

1. The proposed site is located on a collector street. 

2. Development of the duplex would provide a desirable buffer between residential and 

nonresidential areas. 

3. The site is in an area having a gross density exceeding 5 dwelling units per acre. 

4. The site is in an area which has experienced a significant loss of housing but is still 

desirable for residential use. 

5. The site is a part of a planned residential development. 

6. Conversion of a detached house into a duplex should be permitted where the structure 

meets the location criteria listed above and does not require significant variances from 

the provisions of the zoning ordinance. 

B. Duplexes should be encouraged in areas designated as appropriate for medium density 

housing. 

C. Duplexes may be used in some instances as buffers between detached housing areas and 

more intense nonresidential uses. 

MANUFACTURED HOMES 

A. Within the city, singlewide manufactured homes should be permitted in mobile home parks 

only. Mobile home parks should be considered a large scale, medium density, multidwelling 
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residential use. The location and design of individual parks should depend on the purpose(s) 

to be served. 

1. Locate mobile home parks designed for longterm occupancy in attached multidwelling 

areas near or on major arterials. Emphasis should be placed on site planning, recreation 

and open space, and facilities to accommodate residents’ needs. 

2. Locate mobile home parks designed for shortterm or transient occupancy convenient 

to facilities meeting the needs of a traveling public (e.g., motels, restaurants, filling 

stations). Site design should allow for ease of ingress and egress. 

GROUP HOMES 

A. Locate group homes (e.g., rooming and boarding houses and congregate housing) principally 

within the inner city. They should be within close proximity to shopping and transit service. 

In the City of Knoxville, residential care facilities must comply with all standards for multi

family dwellings in the district in which they are located, including the standards for design. 

EDUCATIONAL FACILITIES 

Provide educational facilities at locations convenient to areas of need. 

A. Locate nursery schools within or adjacent to residential areas and on sites which are easily 

and safely accessible to through traffic. 

1. Sites should be within or adjacent to residential areas, but at locations that will not 

adversely affect surrounding properties. 

2. Sites should be on collector streets. 

B. Locate elementary/primary schools within or adjacent to residential areas and at locations 

which are easily and safely accessible to local pedestrian and vehicular traffic. 

1. Locations should be within walking distance of residential areas (3/4 mile or less, 

depending on density of development). 

2. Sites should be located within or adjacent to residential areas, but at locations that will 

not adversely impact surrounding properties. 
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C. Locate junior high/middle schools central to the residential neighborhoods being served and 

near district and community activity centers. Locations should also be easily and safely 

accessible to local and through traffic. 

1. Locations should be within a 1 1/2mile radius of the area served, including the service 

areas of one or more elementary/primary schools. 

2. Sites should be located in close proximity to neighborhood and community activity 

centers and should serve as community activity centers themselves. Locations should 

not significantly impact or be impacted by adjacent land uses. 

3. Sites should be directly accessible to arterial or collector streets. 

D. Locate high schools near districts and community activity centers and at locations which are 

easily and safely accessible. 

1. Locations should be within a 2mile radius of the area being served, including the service 

areas of one or more junior high/middle schools. 

2. Sites should be in close proximity to district and community activity centers and may be 

located near neighborhood, commercial, and office uses. Facilities should be situated at 

locations which will not adversely impact or be impacted by adjacent land uses. 

3. Sites should be directly accessible to arterial or collector streets. 

E. Locate vocational, special, and adult educational facilities on sites which are readily 

accessible to the areas being served as well as major activity centers. 

1. Locations should be on arterial or collector streets with ease of access to arterial streets. 

2. Sites should be located near district and community activity centers and may be located 

adjacent to Neighborhood Commercial and office uses. Facilities should not adversely 

impact or be impacted by adjacent land uses. 

F. Locate public junior colleges, colleges, universities, and similar institutions of higher 

education near major activity centers and on sites that are easily and safely accessible to 

through traffic. 
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1. Sites should have direct access to arterial streets and incorporate an internal circulation 

system which minimizes impacts on surrounding land uses and traffic patterns. 

Consideration should also be given to facility expansion at the time of site acquisition. 

HEALTH AND SOCIAL SERVICES FACILITIES 

A. Provide medical and dental facilities and services at convenient locations for all Knoxville 

residents. 

B. Locate new hospitals and similar major medical facilities on sites which are convenient to 

the surrounding area, easily and safely accessible to through traffic, and not adversely 

affected by more intense development. 

1. Locations should be on either arterial or major collector streets. Accessibility to 

interstate highways should be considered. 

2. Hospitals should be developed on sites which will allow for adequate facility expansion. 

3. More intense development, including heavy commercial and industrial uses, should not 

be permitted to develop on sites in close proximity to hospitals and major health 

facilities. 

4. Permit expansion of existing hospitals and major health facilities in a manner which will 

not adversely affect the surrounding existing land use pattern. 

5. Hospitals should not be permitted to expand into existing stable residential 

neighborhoods. 

6. Consider the impact of hospital expansion on the surrounding area’s circulation pattern. 

C. Permit similar office uses, including medical and dental offices, a related commercial use to 

develop in close proximity to hospitals and major health facilities. 

D. Locate specialized health facilities on sites based on the land use requirements of the 

facility. 



 

The City of Knoxville, Tennessee  |  2022 One Year Plan  |  33 

E. Sanitoriums, mental health institutions, and similar facilities may require campuslike 

settings and should be located in the Urban Area where acreage requirements can be 

satisfied and where easy and safe access can be provided to other parts of the community. 

F. Locate nursing and convalescent homes in close proximity to residential areas, but 

developed in a manner which will not adversely affect adjacent, less intense uses. Locations 

on arterial and collector streets should be considered. 

G. Locate branch facilities of the Knox County Health Department and similar community 

health centers relative to areas of need, on sites which are easily and safely accessible to 

through traffic, and in a manner, which will not adversely affect surrounding properties. 

1. Locations should be on either arterial or collector streets. 

2. Situate sites for community health centers adjacent to or in close proximity to 

institutional, office, or light commercial uses. 

H. Locate civil defense shelters and similar facilities in close proximity to areas of high 

population densities and arterial or interstate highway access. 

CULTURAL FACILITIES 

Locate cultural facilities, both public and private, throughout the community at locations accessible 

to the public. 

A. Develop theaters and assembly halls within or in close proximity to development centers in 

locations which are easily and safely accessible to the surrounding area. 

B. Develop libraries within or in close proximity to development centers in locations which are 

easily and safely accessible to the surrounding area. 

1. Locations should be on arterials and collectors. 

2. Sites should be selected which will not adversely affect any adjacent, less intensive uses. 

Consideration should be given to sites adjacent to or developed with other institutional 

uses and compatible office and light commercial uses. 
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C. Develop museums within or in close proximity to development centers in locations which 

are easily and safely accessible to through traffic. 

1. Locations should be on arterial streets. 

2. Sites should be selected which will not adversely affect any surrounding, less intensive 

land uses. Consideration should be given to sites adjacent to other institutional uses and 

compatible office and light commercial uses. 

D. Churches: Locate churches throughout the community in close proximity to major 

residential areas. Consider sites which afford safe and convenient access to both local and 

through traffic. 

1. Churches should be located on arterial and collector streets. 

2. Sites which are located to serve one or more residential areas should be selected. 

Development of selected sites should be done in a manner which will not adversely 

affect any adjacent, less intensive land uses. 

PARK FACILITIES 

A. Neighborhood parks, squares and commons should be within ¼ mile of residents in the 

traditional residential areas and within ½ mile of residents within the balance of the city and 

county’s Planned Growth area. 

B. Greenways should be located along or within the flood plains of streams and 

rivers/reservoirs. Other potential locations include ridges and utility corridors. 

C. Areas designated Public Parks and Refuges (PP) should be zoned OS1 and other zones that 

allow parks and open space as permitted uses, as appropriate and provided for under the 

Knoxville Zoning Ordinance. 

D. Develop and maintain park and recreational open space at convenient locations throughout 

Knoxville. 

1. Develop and maintain park and recreation facilities in the community at a scale which 

reflects their location in either a rural or urban setting. 
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a. Parks and recreation facilities should accommodate a wide range of activities and be 

developed at locations which can adequately serve varying levels of development 

intensity. 

2. Develop miniparks in areas of Knoxville that are characterized by a medium to high 

population density. 

a. Miniparks should include specialized facilities that serve a concentrated or limited 

population, or specific group, such as small children, or senior citizens. 

b. Miniparks should be located in apartment or townhouse developments, 

development centers, or dense, inner city areas. Sites should be served by a 

pedestrian circulation system connecting with nearby residential areas. 

3. Locate neighborhood parks either near or within major residential areas which may be 

characterized by a variety of densities. 

a. Neighborhood parks should be areas of intense recreational activity, with facilities 

designated for field and court games, hobbies and crafts, and free play. 

b. Locations should be near elementary schools and on collector streets. Sites should 

be served by a pedestrian circulation system connecting with nearby residential 

areas. 

c. Area served should be within 3/4 mile of the park. 

d. The physical characteristics of each site should be suited to the intensity 

development. 

4. Locate community parks in close proximity to several residential areas which may be 

characterized by a variety of housing types and densities. 

a. Community parks should be areas of intense recreational activity, with facilities 

designated for field and court games, indoor activities, swimming, and possibly 

neighborhood activities. 
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b. Locations should be in close proximity to junior and senior high schools and other 

public facilities, and on collector streets with easy access to arterials. Sites should be 

served by a pedestrian circulation system connecting with nearby residential areas. 

c. Area served should be within a 1/2 to 3 mile radius. 

d. Sites should be suited to intense development. 

5. Locate district parks to serve several residential areas on sites that are characterized by 

some unique or interesting natural feature such as a lake or scenic vista. 

a. Parks should include an area of natural or ornamental quality for passive and active 

outdoor recreational activities, such as walking, hiking, horseback riding, picnicking, 

field and court games, and possibly camping. 

b. Locations should be where natural resources are available and in close proximity to 

several communities. 

c. Area served should be within 15 minutes driving time from the facility. 

d. Sites should include some physiographic feature of natural interest. 

e. Sites should be located on either arterials or major collectors. 

f. Recreational activities should be compatible with the natural resources, conserving 

their unique qualities. 

6. Locate regional parks to serve all of the residents of Knoxville through their participation 

in passive and active natureoriented outdoor recreational activities. 

a. Parks should include an area of natural quality for such activities as viewing and 

studying nature, wildlife habitats, and conservation. Other activities include 

swimming, camping, hiking, fishing, and horseback riding. 

b. Locations should be where unique or interesting natural resources are present, 

particularly water (e.g., woodlands, scenic vistas). 
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c. Sites should be characterized by natural settings, contiguous to water, where 

possible. 

d. Sites should be located on arterials. 

e. Recreational activities should be compatible with the natural resources, conserving 

their unique qualities. 

 

PROPOSED LAND USE MAP 

The One Year Plan land use map serves as a guide for making 
zoning decisions. 

The One Year Plan map is a future land use map. It is a tool for looking at the future land use of the 

City and is used in making determinations on rezoning requests.  
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MAP LEGEND FOR PROPOSED LAND USE 

The map legend contains the integrated land use categories found in both the sector and the One 

Year Plans.  After the adoption of this plan, any amendments to the land use map will be maintained 

online at kgis.org. Additional information about the land use categories can be found in Chapter 2 of 

this document. 

Land Use Classifications 

 AG (Agricultural)  O (Office)  MU (Mixed Use)  LI (Light Industrial)  
PP (Public Parks and 
Refuges) 

 
AGC (Agricultural 
Conservation)  

TP (Technology 
Park)  

MUNC (Neighborhood 
Center)  

HI (Heavy 
Industrial)  P (Public Institution) 

 
RR (Rural 
Residential)  

RC (Rural 
Commercial)  

MUCC (Community 
Center)  HIM (Mining)  CI (Civic/Institutional) 

 

TDR (Traditional 
Neighborhood 
Residential)  

NC (Neighborhood 
Commercial)  

MURC (Regional 
Center  

BP1 (Business 
Park Type 1)  OS (Other Open Space) 

 
LDR (Low Density 
Residential)  

CC (Community 
Commercial)  

MUUC (Urban 
Corridor)  

BP2 (Business 
Park Type 2)  F (Floodway) 

 
MDR (Medium 
Density Residential)  

RS (Regional 
Commercial)  MUSD (Special District 

 

 W (Water) 

 
HDR (High Density 
Residential)  

GC (General 
Commercial)  

MUCD (Special 
Corridor)  

ROW (Major Rightsof
Way) 

 

MDR/O (Medium 
Density 
Residential/Office)  

 
SW MUD1 (South 
Waterfront  District I) 

 

  
SW MUD2 (South 
Waterfront  District II) 

 

Proposed Overlays 

 HP (Hillside and Ridgetop Protection Overlay)  SP (Stream Protection Overlay) 

 

https://www.kgis.org/portal/
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C H A P T E R  3   

STAFFPROPOSED LAND USE AMENDMENTS 

The One Year Plan may include recommended amendments 
by staff to bring portions of the One Year Plan into conformity 
with the Sector Plans. 

STAFF AMENDMENTS RESULTING FROM INDENTIFIED 
CONFLICTS 
Conflicts between the One Year Plan and the various sector plans exist in places where the One Year 

Plan has already been updated. Due to the difference between the update schedules of sector plans 

and the One Year Plan, there are instances where sector plans need to be amended to coincide with 

the One Year Plan designation. These conflicts are not included in the One Year Plan updates as the 

needed amendments do not pertain to the One Year Plan. 

There  were no other conflicts identified for the 2022 One Year Plan update, and staff has no 

recommended land use amendments to propose at this time.
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C H A P T E R  4   

IDENTIFIED CONFLICTS  
AND POTENTIAL GENERAL REZONINGS 

Ideally, the land uses contained in the sector and One Year 
Plan maps should complement the zoning map in order to 
achieve the City’s long-term goals and objectives.  

With the zoning update on January 1, 2020, several new conflicts arose. Most of these were from 

parcels for which the zoning was updated to reflect current development and fix nonconforming 

uses. The zoning map was updated following the adoption of the new zoning ordinance, and the 

sector and One Year Plan maps likewise needed to be updated to reflect these changes. The sector 

plan amendments can occur with the sector plan update for each sector, with the One Year Plan to 

follow suit with the next annual update to keep the plans in synch.  

 

The following six maps illustrate where conflicts occur between the One Year Plan map and the 

zoning map. The maps and more detail about the OneYear Plan can be found at knoxplanning.org.  
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A P P E N D I X  A

AMENDMENTS APPROVED SINCE ADOPTION OF 2021 UPDATE 
The following amendments were proposed by applicants and were approved by the Planning Commission and City Council in 2021. 

Sector File Number Street Address Parcel ID Previous land use designation Approved new land use 
designation 

Northwest 
County 

1D21PA 931 Piney Grove Church Rd 106 J A 026 MDR (Medium Density Residential) MDR/O (Medium Density 
Residential/Office) 

Central City 1F21PA 1712 Liberty Street (part of) 94 I L 038 MDR/O (Medium Density 
Residential/Office) BP1 (Business Park Type 1) 

Central City 1G21PA 2520 Sutherland Avenue 108 A F 010 LI (Light Industrial) MUSD, CC20 (Mixed UseSpecial 
District, Sutherland Southside) 

Northwest 
County 

1H21PA 0 Jackson Road (part of) 92 L C 018 (PART OF) LDR (Low Density Residential) / HP 
(Hillside Protection) 

LI (Light Industrial) / HP (Hillside 
Protection) 

Northwest 
County 

1I21PA 1301 E. Weisgarber Road 106 D A 00622 LI (Light Industrial) O (Office) 

Central City 4A21PA 2100 Chipman Street 82 H E 41 HI (Heavy Industrial) LI (Light Industrial) 

Northwest 
City 4B21PA

6601 Wilbanks Road, 6318 
& 0 Keck Road, & 726 
Callahan Road 

68   05602 

MUSD, NWC1 (Callahan Drive 
Mixed Use Special District) / GC 
(General Commercial) / LDR (Low 
Density Residential) / HP (Hillside 
Protection) 

MUSD NWC1 (Callahan Drive 
Mixed Use Special District) / HP 
(Hillside Protection) 

South County 7C21PA 3125 and 3305 Maloney 
Road 135 G A 009 & 007 O (Office) MDR/O (Medium Density 

Residential/Office) 

South City 10B21PA 3613 Sevierville Pike 109 K C 002 LDR (Low Density Residential) NC (Neighborhood Commercial) 

West City 10A21PA 6238 Anderson Drive 121 A B 013 O (Office) GC (General Commercial) 

Central City 10C21PA 1901 Sutherland Avenue 94 O B 010 LI (Light Industrial) HI (Heavy Industrial) 

Northwest 
City 10D21PA 5117 Lonas Drive 107 G B 006 LDR (Low Density Residential) / HP 

(Hillside Protection) 
MDR (Medium Density Residential) 
/ HP (Hillside Protection)  

West City 10E21PA O Deane Hill Drive & 0 
Kingston Pike 121 A C 01202 & 013 O (Office) MDR/O (Medium Density 

Residential/Office)  
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Sector File Number Street Address Parcel ID Previous land use designation Approved new land use 
designation 

Southwest 
County 10F21PA 2160 Lakeside Centre Way 

(part of) 154   11003 (PART OF) O (Office) / SP (Stream Protection) GC (General Commercial) / SP 
(Stream Protection)  

South City 10G21PA 1600 Island Home Avenue 
(part of) 95 O D 00603 (PART OF) 

SWMUD-2 (South Waterfront 
Mixed Use District 2) / HP (Hillside 
Protection) 

SWMUD-1 (South Waterfront 
Mixed Use District 1) / HP (Hillside 
Protection)  
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A P P E N D I X  B   

LAND USE CLASSIFICATIONS 

The following table describes the general land use categories 
and lists the zoning classes that conform to the intent of each 
of these categories.  

Under each of the land use categories is a range of permitted zoning districts. The Planning 

Commission and City Council have the option to further limit these ranges for particular properties. 

While any zoning district listed under each general land use category can be considered, each 

district listed is not automatically appropriate for a given property. The Planning Commission and 

City Council are obligated to recommend and approve the best zoning district, within the 

conforming range, for the area. 

The zones are described in more detail in the Knoxville Zoning Ordinance, and Articles 4 – 8 contain 

descriptions and requirements for all of the City’s zoning districts. 

 

 
 

  

https://library.municode.com/tn/knoxville/codes/code_of_ordinances?nodeId=APXBZOCO_ART4RENEDI


A P P E N D I X  B

Land Use Classifications 
Land Use 

Classification Description Location Criteria 

Recommended Zoning 
By Growth Plan Area 

One Year Plan 
Permitted Zones 

City County City 

Agricultural 
(AG) 

This is rural / agricultural in character and includes 
farms and large tracts of undeveloped land. 

Farms and large tracts of undeveloped land. 

Land where soils are designated as prime or locally 
important by the U.S. Department of Agriculture. 

Rural areas prime for conservation such as forests, 
moderate and steep slopes, riparian areas and 
historic and cultural sites 

AG, OS

Rural Area: A, PR less than 1 
du/ac 

Planned Growth Boundary 
(PGB): A, PR less than 1 
du/ac 

Urban Growth Boundary 
(UGB): A, PR less than 1 
du/ac

AG, OS

Agricultural 
Conservation 

(AGC) 

This is rural / agricultural in character and includes 
farms and large tracts of undeveloped land. 
Undeveloped tracts with the best soils for 
agriculture are considered as the primary areas for 
agricultural conservation (AGC). 

Farms and large tracts of undeveloped land in the 
Rural and Planned Growth Areas as designated in 
the Growth Policy Plan 

Land where soils are designated as prime or locally 
important by the U.S. Department of Agriculture 
are considered for agricultural conservation (AGC) 

Rural areas prime for conservation such as forests, 
moderate and steep slopes, riparian areas and 
historic and cultural sites. 

AG, OS 

Rural Area: A, PR less than 1 
du/ac  

Planned Growth Boundary 
(PGB): A, PR less than 1 
du/ac 

Urban Growth Boundary 
(UGB): A, PR less than 1 
du/ac 

AG, OS 

Rural 
Residential 

(RR) 

This land is rural in character with very low density 
residential and/or clustered housing subdivisions as 
typical land uses. 

Rural areas designated for residential development 
via subdivision or zoning for densities greater than 
1 dwelling unit per acre. 

Rural areas prime for conservation such as forests, 
moderate and steep slopes, riparian areas and 
historic and cultural sites. 

Sites adjacent to agricultural areas (AG or AGC) 
where cluster housing subdivisions may be 
appropriate 

AG, OS 

Rural Area: A, OS, E, PR up to 
2 du/ac  

Planned Growth Boundary 
(PGB): A, OS, E, PR up to 3 
du/ac 

Urban Growth Boundary 
(UGB): A, OS, E, PR up to 3 
du/ac 

AG, OS 
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Land Use 
Classification Description Location Criteria 

Recommended Zoning 
By Growth Plan Area 

One Year Plan 
Permitted Zones 

City County City 

Traditional 
Neighborhood 
Development 

(TDR) 

This land use is primarily residential and is 
characterized by neighborhoods where a mix of 
detached and attached houses, sidewalks, smaller 
lots and alleys have typically been or are to be 
created. 

Neighborhoods where lots are typically less than 
50 feet wide, and usually have sidewalks and 
alleys. This area is essentially the 19th and early 
20th century grid street neighborhoods of 
Knoxville. 

Urban Growth Area or Planned Growth Areas 
where neighborhood or community mixed use 
development is identified (see Mixed Use and 
Special Districts section) 

RN-1, RN-2,  
RN-3, RN-4 

Rural Area: N/A  

Planned Growth Boundary 
(PGB): RA, RB, PR (with 
conditions for sidewalks, 
common opens spaces and 
alleys) 

Urban Growth Boundary 
(UGB): RA, RB, PR (with 
conditions for sidewalks, 
common opens spaces and 
alleys) 

RN-1, RN-2, RN-3, RN-4 

Low Density 
Residential 

(LDR) 

This type of land use is primarily residential in 
character at densities of less than six (6) dwelling 
units per acre (city) and less than five (5) dwelling 
units per acre (county). Conventional post-1950 
residential development (i.e. large-lot, low- density 
subdivisions) and attached condominiums are 
typical. 

Land served by water and sewer utilities and by 
collector roads 

Slopes less than 25 percent 

AG, RN-1, EN, 
RN-2 

Rural Area: N/A  

Planned Growth Boundary 
(PGB): RA, RAE, A, RB, PR 
less than 5 du/ ac 

Urban Growth Boundary 
(UGB): RA, RAE, A, RB, PR 
less than 5 du/ ac 

AG, RN-1, EN, RN-2 

Medium 
Density 

Residential 
(MDR) 

Such land uses are primarily residential at densities 
from 6 to 24 dwelling units per acre (city) and 5 to 
12 dwelling units per acre (county). Attached 
houses, including townhouses and apartments are 
typical. Mobile home parks are another form of this 
land use. 

Near community activity centers, including uses 
such as schools and colleges, parks, and 
community commercial/office nodes 

As transitional areas between commercial 
development and low density residential 
neighborhoods 

Site with less than 15 percent slopes 

Along or near corridors that are served by or 
proposed to be served by transit, with densities 
proposed to be above 12 dwelling units per acre 
and to be served by sidewalks 

RN-3, RN-4, 

Rural Area: N/A  

Planned Growth Boundary 
(PGB): PR 6 to 12 du/ac 

Urban Growth Boundary 
(UGB): PR 6 to 12 du/ac 

RN-3, RN-4 
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Land Use 
Classification Description Location Criteria 

Recommended Zoning 
By Growth Plan Area 

One Year Plan 
Permitted Zones 

City County City 

High Density 
Residential 

(HDR) 

This land use is primarily characterized by apartment 
and/or mixed use development at densities greater 
than 24 dwelling units per acre. 

On major collector and arterial streets, adjacent to 
regional shopping and major office districts (office 
sites allowing four or more stories); these sites 
must be identified in sector or small area plans 

Within the CBD or its adjacent areas, such as 
portions of the Morningside community 

Relatively flat sites (less than 10 percent slopes) 

Along corridors with transit and sidewalks 

RN-5, RN-6,  
RN-7, DK 

Rural Area: N/A  

Planned Growth Boundary 
(PGB): TC (with densities 
greater than 24 du/ac), PR 
above 12 du/ac 

Urban Growth Boundary 
(UGB): TC (with densities 
greater than 24 du/ac), PR 
above 12 du/ac 

RN-5, RN-6, RN-7, DK 

Medium 
Density 

Residential / 
Office 

(MDR/O) 

Office and medium residential uses typically have 
similar development characteristics: scale of 
buildings, areas devoted to parking, yard spaces and 
location requirements (on arterials/ collectors). 
These uses provide a buffer to low density 
residential areas, particularly when located adjacent 
to an arterial/collector or as a transition between 
commercial uses and a neighborhood. 

Near community activity centers, including uses 
such as schools and colleges, parks, and 
community commercial/office nodes 

As transitional areas between commercial 
development and low density residential 
neighborhoods 

Site with less than 15 percent slopes 

Along or near corridors that are served by or 
proposed to be served by transit, with densities 
proposed to be above 12 dwelling units per acre 
and to be served by sidewalks 

RN-3, RN-4,  
RN-5, RN-6, O 

Rural Area: N/A  

Planned Growth Boundary 
(PGB): OB, PR 6 to 12 du/ac 

Urban Growth Boundary 
(UGB): OB, PR 6 to 12 du/ac 

RN-3, RN-4, RN-5, RN-6, O

Office (O) 

This land use includes business and professional 
offices and office parks. 

Low intensity business and professional offices (less 
than three stories) may be transitional uses from 
commercial or industrial uses to neighborhoods 

Generally level sites (slopes less than 15 percent) 

Access to major collector or arterial streets, 
particularly within one-quarter mile of such 
thoroughfares 

Highest intensity office uses (development that is 
four or more stories), should be located in close 
proximity to arterial/ freeway interchanges or be 
served by transit 

O, OP 

Rural Area: N/A  

Planned Growth Boundary 
(PGB): OA, OB, OC, PC (with 
covenants)  

Urban Growth Boundary 
(UGB): OA, OB, OC, PC (with 
covenants) 

O, OP 

The City of Knoxville, Tennessee | 2021 One Year Plan |  52



Land Use 
Classification Description Location Criteria 

Recommended Zoning 
By Growth Plan Area 

One Year Plan 
Permitted Zones 

City County City 

Technology Park 
(TP) 

This land use primarily includes offices and research 
and development facilities. The 

target area for such development has been the 
Pellissippi Technology Corridor. Additional districts 
could be created in other areas of the city or county. 
The development standards that are adopted by the 
Tennessee Technology Corridor Development 
Authority should be used for such districts. 

Within the Technology Corridor or subsequent 
areas designated for Technology Park development 

Sites near freeway interchanges or along major 
arterials 

Water, sewer and natural gas utilities available 

OP, I-RD 

Rural Area: N/A  

Planned Growth Boundary 
(PGB): BP and PC (with 
covenants limiting uses to 
research/development), EC 
(with covenants limiting uses 
to office and 
research/development) 

Urban Growth Boundary 
(UGB): BP and PC (with 
covenants limiting uses to 
research/development), EC 
(with covenants limiting uses 
to office and 
research/development) 

OP, I-RD 

Rural Commercial 
(RC) 

This classification includes retail and service- 
oriented commercial uses intended to provide rural 
communities with goods and services that meet day-
to-day and agricultural-related needs. 

At the intersection of two thoroughfares (arterial or 
collector roads) 

Rural commercial nodes should generally not 
exceed more than 300 feet in depth and lots and 
not extend more than 300 feet away from the 
intersection 

N/A 

Rural Area: CR, CN  

Planned Growth Boundary 
(PGB): CR, CN 

Urban Growth Boundary 
(UGB): CN 

(Only exists in County) 

Neighborhood 
Commercial (NC) 

This classification includes retail and service- 
oriented commercial uses intended to provide 
goods and services that serve the day-to-day needs 
of households, within a walking or short driving 
distance. Neighborhood commercial uses may also 
be accommodated within neighborhood centers 
(see Mixed Use and Special Districts). 

Generally located at intersections of collectors or 
arterial streets at the edge of or central to a 
neighborhood 

New NC should not be zoned for or developed 
within ½ mile of existing commercial that features 
sales of day-to-day goods and services 

Automobile-oriented uses (e.g. gas stations or 
convenience stores) should be located on arterial 
street at the edge of neighborhood 

C-N 

Rural Area: N/A  

Planned Growth Boundary 
(PGB): CN 

Urban Growth Boundary 
(UGB): CN 

C-N 
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Land Use 
Classification Description Location Criteria 

Recommended Zoning 
By Growth Plan Area 

One Year Plan 
Permitted Zones 

City County City 

Community 
Commercial (CC) 

This land use includes retail and service-oriented 
development, including shops, restaurants, and 
what has come to be known as “big box” retail 
stores; typical service area includes 20,000 to 
30,000 residents. Community commercial uses may 
also be considered within community centers (see 
Mixed Use and Special Districts). 

Locate at intersection of arterial streets 

Sites should be relatively flat (under 10 percent 
slope) and with enough depth to support shopping 
center and ancillary development. 

Vehicular and pedestrian connections should be 
accommodated between different components of 
the district (e.g. between stores, parking areas and 
out-parcel development) 

Infrastructure should include adequate water and 
sewer services, and major arterial highway access 

O, C-N, C-G, C-H 

Rural Area: N/A  

Planned Growth Boundary 
(PGB): PC, SC, CA, CB 

Urban Growth Boundary 
(UGB): PC, SC, CA, CB 

O, C-N, C-G, C-H 

Regional 
Commercial (RC) 

This land use includes retail and service-oriented 
development that meets the needs of residents 
across Knox County and surrounding areas. 

Development typically exceeds 400,000 square feet; 
malls have been a typical form and ‘life- style 
centers’ (e.g. Turkey Creek) are examples of 
regional-oriented commercial uses. Regional 
commercial uses may also be considered in Regional 
Centers (see Mixed Use and Special Districts). 

Flat sites (under 10 percent slope) 

Locate near interstate interchanges with major 
arterial highway access 

Water, sewer, natural gas utilities and stormwater 
systems should be capable of handling the 
development 

Vehicular and pedestrian connections should be 
accommodated between components of the 
development 

OP, C-H, C-R, 
I-MU 

Rural Area: N/A  

Planned Growth Boundary 
(PGB): PC, CA, CB, SC 

Urban Growth Boundary 
(UGB): PC, CA, CB, SC 

O, OP, C-H, C-R, I-MU 

General 
Commercial (GC) 

This includes previously developed strip commercial 
corridors providing a wide range of retail and 
service- oriented uses. Such land use classification 
and related zoning should not be extended because 
of the adverse effects on 

traffic-carrying capacity, safety and environmental 
impacts. Redevelopment of commercial corridors, 
including mixed use development, should be 
accommodated under planned or design-oriented 
zones. 

Existing commercial areas 
O, OP, C-G, 

C-H, C-R 

Rural Area: N/A  

Planned Growth Boundary 
(PGB): PC, CA, CB, SC 

Urban Growth Boundary 
(UGB): PC, CA, CB, SC 

O, OP, C-G, C-H, C-R 
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Land Use 
Classification Description Location Criteria 

Recommended Zoning 
By Growth Plan Area 

One Year Plan 
Permitted Zones 

City County City 

Mixed Use 
Neighborhood 

Center (MU-NC) 

These are the least intense of the proposed mixed 
use districts. Locations at the intersection of a local 
street and thoroughfare are generally most 
appropriate. The surrounding land uses should 
primarily be planned for low or medium density 
residential. The buildings of these centers should be 
designed with a residential character and scale to 
serve as a complement to the surrounding 
neighborhoods. 

Flat terrain (slopes generally less than 10 percent) 

Currently served by or planned to be served by 
sidewalks 

The location does not include auto and truck- 
oriented uses such as industrial, strip commercial 
and warehouse / distribution uses unless the 
proposal calls for a redevelopment of such areas 

At the intersection of a local street and 
throughfare 

Next to low or medium density residential 

O, C-N 

Rural Area: N/A  

Planned Growth Boundary 
(PGB): CN 

Urban Growth Boundary 
(UGB): CN 

O, C-N 

Mixed Use 
Community 

Center (MU-CC) 

These centers are envisioned to be developed at a 
moderate intensity with a variety of housing types. 
The core of the district, with its 

predominant commercial and office uses, should be 
within ¼ mile of the higher intensity residential uses 
(such as townhouses and apartments). The district 
should be located within a ¼-mile radius of an 
intersection of the thoroughfare system (a 
collector/arterial or arterial/arterial intersection). In 
addition to sidewalks, the district should be served 
by transit. Redevelopment of vacant or largely 
vacant shopping centers are considerations for 
these centers. 

Flat terrain (slopes generally less than 10 percent) 

Areas currently served by or planned to be served 
by sidewalks 

The location does not include auto and truck- 
oriented uses such as industrial, strip commercial 
and warehouse/distribution uses unless the 
proposal calls for a redevelopment of such areas 

Within a ¼-mile radius of an intersection of the 
thoroughfare system (a collector/arterial or 
arterial/arterial intersection) 

Commercial/office core should be within ¼ mile of 
the higher intensity residential uses (e.g. 
townhouses and apartments) 

O, C-G, C-H 

Rural Area: N/A  

Planned Growth Boundary 
(PGB): CA (with condition for 
use-on- review), CB (with 
condition for use-on- 
review), TC, PC, SC 

Urban Growth Boundary 
(UGB): CA (with condition 
for use-on- review), CB (with 
condition for use-on- 
review), TC, PC, SC 

O, C-G, C-H 

Mixed Use 
Regional Center 

(MU-RC) 

These are envisioned to be highest intensity mixed 
use centers. These districts should be served by 
sidewalk and transit systems and be located on a 
major arterial, adjacent to an Interstate highway or 
adjacent to downtown. 

Downtown Knoxville’s Central Business District is a 
regional mixed use center. 

Flat site (generally less than 10 percent slopes) 

Currently served by or planned to be served by 
sidewalks 

The location does not include auto and truck-
oriented uses such as industrial, strip commercial 
and warehouse/distribution uses unless the 
proposal calls for a redevelopment of such areas 

On a major arterial, adjacent to an interstate 
highway or adjacent to downtown 

OP, C-G, C-H,  
C-R, DK 

Rural Area: N/A  

Planned Growth Boundary 
(PGB): PR, TC 

Urban Growth Boundary 
(UGB): PR, TC 

OP, C-G, C-H, C-R, DK 
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Land Use 
Classification Description Location Criteria 

Recommended Zoning 
By Growth Plan Area 

One Year Plan 
Permitted Zones 

City County City 

Mixed Use Urban 
Corridor (MU-UC) 

Several street corridors within the city have 
potential for redevelopment with a mix of retail, 
restaurants, office and residential uses. 

Commercial cores should be created at points 
(nodes) along these corridors, allowing a vertical mix 
of uses (for example, shops at ground level and 
apartments above); such nodes should not be more 
than four blocks long. 

Corridors should have sidewalks, transit services, 
street trees and related beautification 

Capable of sustaining on-street parking along 
corridor or along side streets 

C-G, C-H, I-MU, 
DK, SW, CU 

Rural Area: N/A  

Planned Growth Boundary 
(PGB): PR, TC 

Urban Growth Boundary 
(UGB): PR, TC 

C-G, C-H, I-MU, DK, SW, 
CU 

Mixed Use Special 
District (MU-SD) 

This can include designations to address 

urban design, pedestrian and transit-oriented 
development and vertical mixed use in designated 
areas. The areas may include older portions of the 
city or county where redevelopment and/or 
preservation programs are needed for revitalization 
purposes. Redevelopment of commercial centers for 
rural communities and activity nodes should also be 
considered. 

Case-by-case analysis is recommended 

See 
recommended 
zones in sector 
plan and one 

year plan. 

Rural Area: N/A 

Urban Growth Boundary 
(UGB): See recommended 
zones in sector plan. 

See recommended zones 
in sector plan and one 

year plan. 

Mixed Use Special 
Corridor (MU-SC) 

These can include designations to address urban 
design and environmental concerns along 
commercial or industrial corridors (where overlays 
for aesthetic reasons or sidewalks may be 
recommended, like the Chapman Highway corridor). 
Other potential corridor designation could include 
rural/farmland conservation areas. 

Case-by-case analysis is recommended 

See 
recommended 
zones in sector 
plan and one 

year plan. 

Rural Area: N/A  

Planned Growth Boundary 
(PGB): See recommended 
zones in sector plan. 

Urban Growth Boundary 
(UGB): See recommended 
zones in sector plan. 

See recommended zones 
in sector plan and one 

year plan 

Light Industrial 
(LI) 

Typically older industrial areas used for the light 
manufacturing, assembling, warehousing and 
distribution of goods. Light industrial uses include 
such manufacturing as assembly of electronic goods 
and packaging of beverage or food products. 
Substantial landscaped buffers are expected 
between uses of lesser intensity, particularly 
residential, office and agricultural uses. 

Existing industrial areas 

Within one mile of an interstate interchange with 
access via standard major collector or arterial 
streets 

I-MU, I-RD, I-G 

Rural Area: N/A  

Planned Growth Boundary 
(PGB): LI, I, PC, CB, EC 

Urban Growth Boundary 
(UGB): LI, I, PC, CB, EC 

I-MU, I-RD, I-G 
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Land Use 
Classification Description Location Criteria 

Recommended Zoning 
By Growth Plan Area 

One Year Plan 
Permitted Zones 

City County City 

Heavy Industrial 
(HI) 

Typically older industrial areas used for the heavy 
manufacturing and assembling of goods. Heavy 
industrial uses include processes used in the 
production of steel, automobiles, chemicals, 
cement, and animal by- products and are viewed as 
clearly not compatible with areas designated for 
residential, institutional, office and retail uses. 
Quarry operations and asphalt plants are a 
particular form of heavy industrial, generally located 
in rural areas. Substantial landscaped buffers are 
expected between uses of lesser intensity, 
particularly residential, office and agricultural uses. 

Existing industrial areas 

Within one mile of an interstate interchange with 
access via standard major collector or arterial 
streets 

I-H, I-G 

Rural Area: N/A  

Planned Growth Boundary 
(PGB): LI, I, PC, CB, EC 

Urban Growth Boundary 
(UGB): LI, I, PC, CB, EC 

I-H, I-G 

Mining (HIM) 

Typically older industrial areas used for the heavy 
manufacturing and assembling of goods. Heavy 
industrial uses include processes used in the 
production of steel, automobiles, chemicals, 
cement, and animal by- products and are viewed as 
clearly not compatible with areas designated for 
residential, institutional, office and retail uses. 
Quarry operations and asphalt plants are a 
particular form of heavy industrial, generally located 
in rural areas. Substantial landscaped buffers are 
expected between uses of lesser intensity, 
particularly residential, office and agricultural uses. 

Existing industrial areas 

Within one mile of an interstate interchange with 
access via standard major collector or arterial 
streets 

I-H 

Rural Area: A  

Planned Growth Boundary 
(PGB): I (with buffering and 
other conditions to protect 
neighboring property 
owners) 

Urban Growth Boundary 
(UGB): I (with buffering and 
other conditions to protect 
neighboring property 
owners) 

I-H 

Business Park 
Type 1 (BP-1) 

Primary uses are light manufacturing, office and 
regionally- oriented warehouse/distribution services 
in which tractor- trailer transportation is to be a 
substantial portion of the operations. A zoning 
category which requires site plan review is expected 
in the development or redevelopment of such areas. 
Site plans shall address landscaping, lighting, signs, 
drainage, and other concerns that are raised in the 
rezoning process. Substantial landscaped buffers are 
expected between uses of lesser intensity, 
particularly residential, office and agricultural uses. 

Relatively flat sites (predominant slopes less than 6 
percent) out of floodplains 

Relatively large sites (generally over 100 acres) 

Away from low and medium density areas or 
where truck traffic would have to go through such 
areas 

Areas with freeway and arterial highway access 
(generally within two miles of an interchange) 

Rail access is a consideration 

Can be served with sewer, water and natural gas 

OP, I-MU, I-RD 

Rural Area: EC  

Planned Growth Boundary 
(PGB): EC, PC 

Urban Growth Boundary 
(UGB): EC, PC 

OP, I-MU, I-RD 
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Land Use 
Classification Description Location Criteria 

Recommended Zoning 
By Growth Plan Area 

One Year Plan 
Permitted Zones 

City County City 

Business Park 
Type 2 (BP-2) 

Primary uses are light manufacturing, offices, and 
locally- oriented warehouse/distribution services. 
Retail and restaurant services, developed primarily 
to serve tenants and visitors to the business park 
can be considered. A zoning category which requires 
site plan review is expected in the development or 
redevelopment of such areas. Site plans must 
include provisions for landscaping, lighting and 
signs. Substantial landscaped buffers are necessary 
between uses of lesser intensity, particularly 
residential, office and agricultural uses. 

Relatively flat sites (predominant slopes less than 6 
percent) out of floodplains 

Relatively large sites (generally over 100 acres) 

Away from low and medium density areas or 
where truck traffic would have to go through such 
areas 

Freeway and arterial highway access (generally 
within two miles of an interchange) 

Rail access is a consideration 

Can be served with sewer, water and natural gas 

OP, I-RD 

Rural Area: EC  

Planned Growth Boundary 
(PGB): EC, PC 

Urban Growth Boundary 
(UGB): EC, PC 

OP, I-RD 

Public Parks and 
Refuges (PP) 

This classification contains existing parks, wildlife 
refuges or similar public or quasi-public parks, open 
spaces and greenways. Quasi-public spaces are 
owned by civic or related organizations. 

Location criteria is not needed relative to large 
components of the park system, like community, 
district and regional parks and refuges; these areas 
are generally established through capital 
expenditures or land transfers from state or federal 
governments. 

Neighborhood parks, squares and commons should 
be within ¼ mile of residents in the traditional 
residential areas (particularly 

the 19th and early 20th century grid street 
neighborhoods of Knoxville) and within ½ mile of 
residents within the balance of the city and 
county’s Planned Growth area. 

Greenways should be located along or within the 
flood plains of streams and rivers/reservoirs. Other 
potential locations include ridges and utility 
corridors. 

OS, NA 

Rural Area: OS, E  

Planned Growth Boundary 
(PGB): OS, E, OC 

Urban Growth Boundary 
(UGB): OS, E, OC 

OS, NA 

Civic / 
Institutional (CI) 

Land used for major public and quasi-public 
institutions, including schools, colleges, the 
university, churches, correctional facilities, hospitals, 
utilities and similar uses. 

Existing public uses, other than parks and 
greenways 

Quasi-public uses of two acres or more 

INST 

Rural Area: N/A  

Planned Growth Boundary 
(PGB): OC 

Urban Growth Boundary 
(UGB): OC 

INST 

Other Open 
Space (OS) 

Include cemeteries, private golf courses, and similar 
uses 

Existing cemeteries, private golf courses and 
private open spaces 

AG, OS, NA 

Rural Area: A, OS, E  

Planned Growth Boundary 
(PGB): A, OS, E, OC 

Urban Growth Boundary 
(UGB): A, OS, E, OC 

AG, OS, NA 
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Land Use 
Classification Description Location Criteria 

Recommended Zoning 
By Growth Plan Area 

One Year Plan 
Permitted Zones 

City County City 

Water (W) 

Typically includes the French Broad River, Holston 
River, Tennessee River (Fort Loudoun Lake), and 
Clinch River (Melton Hill Lake) 

FEMA designated floodways 

Rivers, TVA reservoirs 
F Overlay 

Rural Area: F  

Planned Growth Boundary 
(PGB): F 

Urban Growth Boundary 
(UGB): F 

F Overlay 

Major Rights-of-
Way (ROW) 

Generally, the rights-of-way of interstates and very 
wide parkways and arterial highways 

Hillside 
Protection (HP) 

This classification is used to identify hillsides, ridges 
and similar features that have a slope of 15 percent 
or more. Open space, recreation land or very low 
density housing (one dwelling unit per two acres) is 
recommended for slopes exceeding 25 percent. For 
slopes of 15 to 25 percent, housing densities should 
not exceed 2 dus/ac). Office uses may also be 
considered. Building height should not exceed 35 
feet. 

Hillsides greater than 15 percent slope 
Applies to all;  

HP Overlay 

Rural Area: PR, OS, E, A  

Planned Growth Boundary 
(PGB): PR, PC 

Urban Growth Boundary 
(UGB): PR, PC 

Applies to all;  
HP Overlay 

Stream 
Protection (SP) 

Typically these are areas which are subject to 
flooding. Such areas include both the floodway, 
which carries the significant portion of stormwater, 
and the 500-year flood fringe, which the cityand 
county govern with various stormwater regulations. 

Floodways and floodplains 
Applies to all; 

F Overlay 

Rural Area: F, PR  

Planned Growth Boundary 
(PGB): F, PR, PC 

Urban Growth Boundary 
(UGB): F, PR, PC 

Applies to all;  
F Overlay 
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