
REQUESTED ZONING: RN-7 (Multi-Family Residential Neighborhood)

EXISTING LAND USE: Office, Multi-Family Residential

EXTENSION OF ZONING: No, it is not an extension.

HISTORY OF ZONING: In 1998 part of the property was rezoned from R-2 (General Residential) to 
O-1 (Office, Medical, and Related Services) (1-SS-98-RZ).

North: Multifamily - I-MU (Industrial Mixed-Use), O (Office)

South: Transportation/communications/utilities (parking garage) - INST 
(Institutional)

East: Office - O (Office)

West: Multifamily - RN-5 (General Residential Neighborhood)

NEIGHBORHOOD CONTEXT: The subject property is within the Fort Sanders neighborhood, which 
predominantly features a mix of multifamily, office, and commercial uses, 
with the Fort Sanders Hospital directly to the south.

SURROUNDING LAND

USE AND ZONING:

REZONING REPORT

APPLICANT:

TAX ID NUMBER: 94 N P 032

LOCATION: North side of Highland Ave, east of S Twenty First St

SECTOR PLAN: Central City

ACCESSIBILITY: Access is via Highland Avenue, a minor collector with 20-28 feet of 
pavement width within a 52-ft right-of-way.

Water Source: Knoxville Utilities Board

Sewer Source: Knoxville Utilities Board

UTILITIES:

JURISDICTION: City Council District 1

APPX. SIZE OF TRACT: 22215 square feet

STAFF RECOMMENDATION:

COMMENTS:

AGENDA DATE: 4/9/2026

FILE #: 4-A-26-RZ

Approve the RN-7 (Multi-Family Residential Neighborhood) district because it is consistent with the 

sector plan and compatible with changing conditions in the area.

GROWTH POLICY PLAN: N/A (Within the City limits)

AGENDA ITEM #: 7

OWNER(S):

RN-5 (General Residential Neighborhood), O (Office)CURRENT ZONING:

WATERSHED: Third Creek

STREET ADDRESS:

View map on KGIS

MOHAMMAD REZA BASIRI 

2011 Highland Ave.  (2013 Highland Ave)

FIRE DISTRICT: Knoxville Fire Department

Mohammad Reza Basiri
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https://www.kgis.org/maps/planningcases.html?run=SearchCases&casenumber=4-A-26-RZ


PURSUANT TO THE CITY OF KNOXVILLE ZONING ORDINANCE, SECTION 16.1.E, ALL OF THE 
FOLLOWING CONDITIONS MUST BE MET FOR ALL REZONINGS:

THE PROPOSED AMENDMENT SHALL BE NECESSARY BECAUSE OF SUBSTANTIALLY CHANGED OR 
CHANGING CONDITIONS IN THE AREA AND DISTRICTS AFFECTED, OR IN THE CITY/COUNTY 
GENERALLY:
1. The subject property is part of the Fort Sanders neighborhood, which is one of the most rapidly developing 
areas of the City with residential and institutional development being the principal land uses. Recent changes 
in the immediate vicinity of the subject property include an entire block of mostly surface parking on the east 
side of Twentieth Street being rezoned from O (Office) to RN-6 (Multi-Family Residential Neighborhood), which 
permits high-rise residential buildings.
2. The requested rezoning from RN-5 (General Residential Neighborhood) and O (Office) to RN-7 (Multi-
Family Residential Neighborhood) is consistent with ongoing changes and development trends in the area.

THE PROPOSED AMENDMENT SHALL BE CONSISTENT WITH THE INTENT AND PURPOSE OF THE 
APPLICABLE ZONING ORDINANCE:
1. The RN-7 district is intended to accommodate the most intense high density residential development in 
townhouse and multi-family development forms.
2. The district’s purpose is consistent with existing development intensity surrounding this property, including 
the tall hospital buildings across Highland Avenue and large-scale multi-family development anticipated 
nearby to the east.
3. Rezonings should be based on the entire range of uses allowed within a zone to ensure that any 
development brought forth at a future time would be compatible with the surrounding land uses.

THE PROPOSED AMENDMENT SHALL NOT ADVERSELY AFFECT ANY OTHER PART OF THE CITY, 
NOR SHALL ANY DIRECT OR INDIRECT ADVERSE EFFECTS RESULT FROM SUCH AMENDMENT.
1. On a parcel of this size, the maximum unit count is 31 dwellings in a multi-family building. This intensity of 
residential development is supported by sidewalk infrastructure, transit, and walkable commercial and civic 
amenities in the area.
2. The RN-7 district has a maximum building height of 65 feet, which is higher than the 55-foot maximum 
permitted on the RN-5 zoned property adjacent to the west where there is a small multi-family structure, and 
the 45-foot maximum height on the O zoned property to the east where there is an outpatient recovery and 
rehabilitation center. However, the maximum height of multi-family development under RN-7 provides an 
appropriate transition of intensity considering the property's close proximity to INST (Institutional) zoning 
across Highland Avenue. INST zoning has a maximum height of 120 feet, and the large area of RN-6 rezoning 
nearby to the east has the same maximum height as RN-7. Given the diverse mix of zones and intensities in 
this specific location, there are no adverse impacts anticipated to occur with the proposed rezoning. RN-7 
enables development forms that are aligned with long-range planning and changing development conditions in 
the area.

THE PROPOSED AMENDMENT SHALL BE CONSISTENT WITH AND NOT IN CONFLICT WITH THE 
KNOXVILLE-KNOX COUNTY GENERAL PLAN AND ITS COMPONENT PARTS, INCLUDING ADOPTED 
SECTOR PLANS, CORRIDOR PLANS, AND RELATED DOCUMENTS.
1. The RN-7 district is consistent with the MUSD, CC22 (Mixed Use Special District, Fort Sanders Medical 
District) land use classification in the Central City Sector Plan. The recommended uses include high density 
residential development, which aligns with the purpose of RN-7.

ADEQUATE PUBLIC FACILITIES ARE AVAILABLE INCLUDING, BUT NOT LIMITED TO, SCHOOLS, 
PARKS, POLICE AND FIRE PROTECTION, ROADS, SANITARY SEWERS, AND WATER LINES, OR ARE 
REASONABLY CAPABLE OF BEING PROVIDED PRIOR TO THE DEVELOPMENT OF THE SUBJECT 
PROPERTY IF THE AMENDMENT WERE ADOPTED:
1. The subject property is in the central core of the City, where there is ample infrastructure and community 
facility capacity to support more intensive development.

ESTIMATED TRAFFIC IMPACT:  Not required.

ESTIMATED STUDENT YIELD: Not applicable.

Schools affected by this proposal:  Sequoyah Elementary, Bearden Middle, and West High.

If approved, this item will be forwarded to Knoxville City Council for action on 5/12/2026 and 5/26/2026.  If 
denied, Knoxville-Knox County Planning Commission's action is final, unless the action to deny is appealed to 
Knoxville City Council.  The date of the appeal hearing will depend on when the appeal application is filed.  
Appellants have 15 days to appeal a Planning Commission decision in the City.
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