


Update Zoning Code

The goals of the Zoning Code Update…

ü Implement adopted land use policies

ü Create a Code that is graphic, intuitive, & user-friendly

ü Transparency, predictability, & consistency

ü Eliminate excessive special approvals

ü Increase transparency of administration



Zoning Organization
COMPARTMENTALIZATION

Introduction Article 1: Title, Purpose & Applicability
Article 2: General Definitions & Measurement Methodologies 
Article 3: Zoning Districts & Zoning Map 

Zoning Districts Article 4: Residential Neighborhood Districts 
Article 5: Commercial Districts 
Article 6: Industrial Districts 
Article 7: Special Purpose Districts
Article 8: Overlay Districts  

Uses Article 9: Uses

Development Standards Article 10: Site Development Standards
Article 11: Off-Street Parking & Loading 
Article 12: Landscape

Zoning Administration Article 13: Code Administrators 
Article 14: Application Process
Article 15: Zoning Applications 

Implementation Article 16: Nonconformities
Article 17: Enforcement



Zoning Organization

Key Organization techniques
ü Illustrations 
ü Matrices
ü Standardized rules of measurement
ü All terms & uses defined



Zoning Organization
Key Organization techniques
ü Recently adopted parking regulations included

ü Cumberland Avenue FBC added to Commercial Districts
ü South Waterfront FBC added to Special Purpose Districts

ü Sub-districts are kept with each main district (DK, CU, SW)
Ø Maintains dimension and design standards with the district 
Ø Other provisions: parking, lighting, definitions, etc. moved to relevant 

sections (follows organization of all other districts)
Ø FBC: Sign regulations move to signs
Ø SW District street standards move to subdivision

ü Article 1
Ø Clarifies previously approved Planned Districts remain in force (RP, PC, 

SC, BP, TND, TC)
Ø Reasonable accommodation reference added
Ø Public utility exemption clarified



Zoning Uses
Modern Generic Use approach
ü Each use defined (Article 2)
ü Eliminate cumulative approach
ü Special Use replaces “use on review”
ü Temporary uses

Certain districts have Additional Use
Restrictions (restrictions in district articles)
ü RN-4, DK, CU, SW

Changes from initial drafts:
ü Outdoor storage yard
ü Kennel
ü Bar & Restaurant changed to Eating & 

Drinking Establishment



Permissions
Permitted = P
Special = S
Blank = Prohibited

Zoning Uses



Locate Use
1) By use type
2) By district

Zoning Uses



Use Standards
Certain uses have 
additional standards

Zoning Uses



Residential Districts



Residential Districts
EN 
DISTRICT



Residential Districts



Residential Districts
TWO-FAMILY

* Single-family design standards have been eliminated



Residential Districts



Residential Districts



Residential Districts



Residential Districts

RN-4 Townhouse & Multi-Family Permissions

Permitted Uses with review by Administrative Review Committee:
ü Up to eight dwelling units total in a townhouse building on the lot
ü Multi-family developments of no more than four dwelling units within 

one structure

Special Uses with review by Administrative Review Committee:
ü Nine or more dwelling units total in a townhouse building on the lot
ü Multi-family developments of five or more dwelling units within one 

structure.



Residential Districts
RN-4 Pocket Neighborhoods
ü Clustered group of dwellings around a common courtyard or open space 
ü Maintained in a shared stewardship by residents
ü Mix of dwelling types allowed
ü Dwellings can front a common area

District standards apply to each 
dwelling with exceptions:
ü Maximum height: 35’
ü Smaller setbacks in some 

cases
ü When abut a street, 

entrance must face the 
street

ü Common area design 
standards



Residential Districts



Residential Districts



Residential Districts



Residential Districts
TOWNHOUSE



Residential Districts
MULTI-FAMILY



Commercial & Office Districts
Commercial Zoning Districts
ü C-N Neighborhood Commercial Zoning District
ü C-G General Commercial Zoning District
ü C-H Highway Commercial Zoning District
ü C-R Regional Commercial Zoning District
ü DK Downtown Knoxville Zoning District
ü CU Cumberland Avenue Zoning District

Office Zoning Districts
ü O Office Zoning District
ü OP Office Park Zoning District

Moved from Industrial Districts



Commercial Districts
Select Commercial Districts divided into levels of intensity related to form & design
Uses the same within each district level
ü C-G District: three levels
ü C-H District: two levels
ü C-R District: two levels
Those with design standards subject to higher level site plan review



Commercial Districts
C-N District Design Standards



Commercial Districts
C-G-2 District Design Standards



Commercial Districts
C-G-3 District Design Standards



Commercial Districts
C-H-2 District Design Standards



Commercial Districts
C-R-2 District Design Standards



Commercial Districts
DK Downtown Knoxville Zoning District
ü DK-B Downtown Knoxville Boulevards Subdistrict
ü DK-G Downtown Knoxville Grid Subdistrict
ü DK-H Downtown Knoxville Historic Core Subdistrict
ü DK-W Downtown Knoxville Warehouse Subdistrict
ü DK-E Downtown Edge

DK-B
DK-G
DK-H
DK-W

Subject to 
Review by 
Downtown 

Design Review 
Board

DK-E subject only to Site Plan Review

Design standards in Code for all DK Subdistricts simplified



Commercial Districts
DK-B District Design Standards



Commercial Districts
DK-G District Design Standards



Commercial Districts
DK-H District Design Standards



Commercial Districts
DK-W District Design Standards



Commercial Districts
CU Cumberland Avenue Zoning District
ü CU-1 Lake Avenue Subdistrict
ü CU-2 Cumberland Avenue Subdistrict
ü CU-3 White Avenue/Hospital Subdistrict
ü CU-4 White Avenue/Neighborhood Subdistrict
ü CU-5 17th Street Subdistrict

Dimensional standards added 
Build-to lines changed to build-to zones 
to avoid variances

Use restrictions maintained 
(Sec. 5.2.C)

Illustrations updated



Commercial & Office Districts

Office Districts grouped together in the Commercial Districts

Office Zoning Districts

ü O Office Zoning District
Basic design standards
Maximum gross floor area: 10,000sf

ü IOP Industrial Office Park Zoning District
Moved from Industrial Districts
Renamed from IOP Industrial Office District
Eliminated manufacturing to focus on office campus



Industrial Districts
Industrial Zoning Districts
ü I-MU Industrial Mixed-Use Zoning District
ü I-RD Research & Development Zoning District
ü I-G General Industrial Zoning District
ü I-H Heavy Industrial Zoning District

New design standards added for I-MU for new development



Special Purpose Districts
Special Purpose Zoning Districts
ü AG General Agricultural Zoning District

ü OS Parks and Open Space Zoning District

ü NA Natural Areas Zoning District

ü INST Institutional Zoning District

ü SW South Waterfront Zoning District

South Waterfront District
ü Moved to special purpose because 

of the range of subdistricts

ü Use restrictions clarified, especially 
for SW-1 & SW-2

ü Maximum block perimeter & river 
buffer setback added to Code



Overlay Districts
Overlay Zoning Districts
ü H Historic Overlay Zoning District
ü NC Neighborhood Conservation Overlay Zoning District
ü IH Infill Housing Overlay Zoning District
ü TO-1 Technology Park Overlay Zoning District
ü HP Hillside Protection Overlay Zoning District
ü F Floodplain Overlay Zoning District

IH Infill Housing Overlay District added back into Code, per current standards

HP Hillside Protection Overlay District applies to all lots, with the exception of 
existing single-family dwellings and existing lots of record for single-family 
dwellings

F Floodplain Overlay District language finalized; revised to use term floodplain
instead of floodway



Regulate Accessory Structures & Uses
ü Standards for each

Size, height, location regulations
Maintain max. sf by lot area
Eliminate ”use on review”

ü General structures
Detached garage, carports, 
freestanding structures, fences

ü General uses
Accessory outdoor storage & 
sales/display

Update home occupation
ü Exterior lighting

Minimize light pollution & glare
ü Sustainability

Solar & wind
Apiaries
Accessory Dwelling Units (ADU) 

Accessory Structures & Uses



ADU Accessory Dwelling Units
ü A lot must have a minimum area of 5,000sf
ü One ADU per lot

ü ADU may be within, attached to, or detached from primary dwelling
ü May be part of detached accessory structure
ü May be developed within existing structure or as new development

ü Detached ADU: 5’ from interior side lot line 10’ from rear lot line 
ü Detached ADU not permitted in a front yard or corner side yard



ADU Accessory Dwelling Units
ü ADU is limited to the following maximum gross floor areas but cannot exceed 

40% of the primary dwelling floor area and 2 bedrooms
Lot Area Maximum GFA 
20,000sf or greater 1,200sf 
10,000sf but less than 20,000sf 1,000sf 
7,000sf but less than 10,000sf 800sf 
5,000sf but less than 7,000sf 600sf 

 

ü Designed so that primary structure appearance remains that of a house

ü No additional parking is required for the ADU  



Off-Street Parking
Maintained recent Parking Ordinance
ü Reorganized 

ü Landscape part of landscape article 

ü Aligned parking ratios with use matrix

ü Key CU District standards integrated: 
Required parking 
Parking structure design
CU bike parking standards added

ü Key SW District standards integrated: 
Required parking
Surface parking design

ü New supplemental provisions:
Off-street loading
Commercial vehicle storage
Recreational vehicle storage



Off-Street Parking

Current draft’s Parking Flexibilities
ü DK District exempt except for DK-E Edge:

Ø Existing structures in DK-E below required or without parking can continue 
as is until structure is demolished

Ø New structures: 50% reduction

ü CN District: 40% reduction

ü C-G-2 and C-G-3: 20% reduction

ü All districts within ¼ mile of transit route: 30% reduction, but may require a 
transit shelter

ü CU and SW Districts have own set of parking standards



Installation & Maintenance Standards to ensure proper implementation 
ü Landscape plan required: multi-family and townhouse, 

nonresidential/mixed-use, parking lots, planned developments
ü Selection and installation requirements
ü Species diversity requirement
ü Tree preservation protections

Updated from previous draft

Required Landscape (enhance that required by parking)
ü Parking lot perimeter
ü Parking lot interior
ü Site landscape
ü Buffer yards

Landscape Requirements



Landscape Parking Lot Perimeter



Landscape Parking Lot Interior



Landscape Site Landscape



Landscape Buffer Yard

Development Buffer Yard Class 
Nonresidential use located within residential district Class A Buffer 
Nonresidential district abuts a residential district Class B Buffer 
Parking lot of a multi-family dwelling within a residential district  Class A Buffer 
Per use standards As determined in the standards of Article 9 
 



Zoning Administrators
Ordinance Administrators
ü City Council
ü Metropolitan Planning Commission
ü Board of Zoning Appeals *
ü Zoning Administrator
ü Downtown Design Review Board *
ü Historic Zoning Commission *
ü Administrative Review Committee *
ü Infill Housing Review Committee *

* Organization provisions have been maintained in Code

Downtown Design Review Board &
Infill Housing Design Review Committee

have been added back to the Code



Application Process
Application Process
ü Application process

Completeness review with ZA or MPC staff
Optional pre-application review

ü Notice 
ü Vesting: planned development, site plan

Table 14-1: Application Submittals 

Application 
Authority 

Zoning Administrator MPC Staff 
Amendment (Text and Map)  • 
Special Use   • 
Variance  •  

Administrative Modification •  
Site Plan Review  •  
Planned Development  • 
Certificate of Appropriateness  • 
Zoning Interpretation  •  
Zoning Certification •  
Zoning Appeal of Zoning Administrator Decisions •  
Zoning Appeal of Administrative Body Decisions  • 

 



Zoning Approvals

Current Applications

ü Amendments (Text & Map)
ü Variance
ü Certificate of Appropriateness
ü Zoning Appeals 

Clarified timeframes 
Updated approval standards
Set expiration deadlines 
Permitted modifications
Defined appeal process



Zoning Approvals
New Applications

Special Use
ü Replaces use on review
ü Approved by MPC
ü Approval narrowly defined & structured to approve use of a property 
ü Site plan review required
ü MPC may impose additional conditions on a special use to mitigate 

impacts

Administrative Modifications
ü Approved by Zoning Administrator

10% modification to district standards
10% modification to vehicle & bicycle parking requirements

ü Appeal to Zoning Board of Appeals



Zoning Approvals
New Applications

Site Plan Review
I. Administrative Review Committee

ü New construction & additions in EN, C-G-2, C-G-3, C-H-2, C-R-2, 
CU, & SW-3 through SW-7 Districts

ü New construction of townhouse & multi-family dwellings in RN-4
ü New construction & additions in DK-E Subdistrict

II. Zoning Administrator
ü All new construction & additions not addressed by the ARC

Variance or administrative modification must be granted before site plan 
approval - site plan must reflect all conditions of approval 

Planned development does not require separate site plan approval – it is 
part of the PD process



Zoning Approvals
New Applications

Planned Development
ü Eliminates “types” & special development standards for PD
ü Treated as a type of approval process - PD is not a district

PD is a multi-step process, with numerous points of public input: 
1. Required pre-application meeting with MPC staff
2. Optional Concept Plan presentation before MPC
3. Preliminary Plan – MPC recommends, City Council makes decision
4. Final Plan – MPC verified conformance with preliminary plan

ü Negotiation: require public amenities & benefits – examples: sustainability 
actions, open space, car/bike share, affordable housing

ü Allow changes to approved PDs: administrative, minor, & major



Zoning Approvals
New Applications

Zoning Interpretation
ü Zoning Administrator

Temporary Use Permit
ü Zoning Administrator
ü Temporary use standards of Article 9

Applications Added; Not in Previous Drafts

Downtown Design Review
ü DDRB
ü Does not apply to DK-E Edge

Infill Housing Overlay District Review
ü IHRC



Zoning Nonconformities
Specifically address all nonconforming situations
ü Nonconforming use
ü Nonconforming structure
ü Nonconforming lot 

Nonconforming Use
ü Can continue but cannot intensify 
ü Discontinued for 12 months cannot resume, unless actively marketed

Updated from 6 months in prior drafts
“Actively marketed” defined in Art. 2

Nonconforming Lot
ü Can be used for any use allowed in the district
ü Must meet all district standards except for the lot width and/or lot area 

requirement that makes it nonconforming



Zoning Nonconformities
Nonconforming Structure
ü If damaged or destroyed, can be rebuilt if building permit obtained in 12 months

ü Build-to zone or build-to line & surface parking location deemed conforming
Ø May be expanded or altered without having to conform until structure’s footprint 

is expanded by 50% or more 
Ø Calculated as sum total of all expansions that occur after effective date
Ø Once principal structure is demolished, deemed conforming status is null and 

void

ü Nonconforming single-wide manufactured homes:
Ø Existing single-wide manufactured homes in any district may be replaced with 

a new single-wide MH
Ø Replacement MH may be larger square footage so long as it conforms to 

select dimensions
Ø If replaced with multi-sectional MH, it cannot be replaced with a single-wide

ü Extension of existing nonconforming side or rear wall for SF or 2F permitted 
without variance



Zoning Lots
Code contains a definition for Zoning Lots
ü Issues regarding development on two contiguously owned lots

ü Property owners forced into lot consolidation, adds time & cost

Knoxville has a unique mapping situation: 

1) Ward map (lots of record) 

2) Parcel map (taxing parcels)

ARTICLE 2
Zoning Lot. A lot or combination of lots or parcels within a single block, 

which is designated by its owner or developer to be used, developed, or built 

upon as a unit. A zoning lot may or may not coincide with a lot of record.

Continuing to work with the City
May need to resolve code conflicts with other codes


