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SECTION I
 
FOREWORD
 

In September of 1992, the City ofKnoxville Department ofEconomic Development 

requested the assistance of the Tennessee Valley Authority ("TVA") in evaluating the 

feasibility ofalternatives for the redevelopment ofthe Knoxville Center City Business Park. 

This designated area covers approximately 566 acres and is strategically located west ofthe 

Central Business District. 

For 24 months, from 1992 until 1994, numerous individuals, business leaders, local 

and state economic development organizations, community groups, and representatives of 

various city departments and agencies contributed information, technical assistance and 

guidance in the formation and refinement of alternatives for the redevelopment of this area. 

The culmination of this study effort resulted in a report by TVA entitled "Knoxville 

Center City Business Park Feasibility Study" dated February, 1995. The study concluded 

that "piecemeal development of vacant and underutilized parcels relying only upon private 

sector market forces is unlikely to result optimal or even significant economic development 

in the study area in the foreseeable future. Public action to assemble property into larger 

blocks ofland suitable for development is probably the minimum requirement for facilitating 

increased private sector investment, promoting economic development, and creating new 

employment opportunities in the area." Other factors, such as, higher site preparation costs; 

the presence of residual patterns of development characterized by incompatible mixtures of 

land uses; vacant, abandoned, deteriorated or dilapidated commercial, industrial and 

residential structures; obsolete street patterns and inadequate access; and high levels of 

absentee ownership also present substantial barriers to stimulating private sector investment 

and new job creation. The recent removal ofbarriers to development such as the demolition 

of the old College Homes housing project with a HUD HOPE VI grant, and the widening of 

Western Avenue to 4 lanes create a strong environment for public action and redevelopment. 
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The supply ofexisting, available sites suitable for high quality industrial, conunercial 

retail development within the corporate limits ofKnoxville is extremely limited, particularly 

in the "Heart of Knoxville" Empowerment Zone. While the Knoxville metropolitan area 

continues to experience significant industrial growth, new industries are generally locating 

in outlying areas not easily accessible to inner-city residents. A need for increased numbers 

ofquality, "blue-collar"and "white collar" jobs for inner-city residents has been identified. 

Existing public utilities and services are underutilized and can support increased industrial 

and conunercial growth in a center city business park. 

The Mayor and the City Department of Development have maintained a strong 

commitment and a keen awareness ofthe potential of a center city business park and have 

continued to focus on the future course of redevelopment in this critical area of the center 

city. Not only does this area have the potential to affect the economic well-being of a large 

segment of the inner-city population, but it also has a significant impact on the quality oflife 

in the adjoining neighborhoods. 
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SECTION II
 
INTRODUCTION
 

This Center City Business Neighborhood Redevelopment Plan is intended to guide 

revitalization ofapproximately 90 acres ofa mixed-use area located northwest ofdowntown 

Knoxville and lies between the West View and Mechanicsville neighborhoods. This area is 

a portion of a much larger 566 plus acre area that has been designated by the City of 

Knoxville Administration as the Center City Business Neighborhood. 

A professional study was conducted by Barge, Waggoner, Sumner and Cannon, in 

1999, to develop a master concept and parcel reconfiguration plan for the subject area that 

was supported financially by an Environmental Protection Agency "brownfields grant" 

received by the City ofKnoxville. The goals of brownfield redevelopment in this inner-city 

area are as follows: 

*	 Reuse underutilized industrial and commercial land, thereby reducing 
unnecessary investment in infrastructure and public services in outlying 
areas; 

*	 Increase employment in order to stabilize and Improve inner-city 
neighborhoods; 

*	 Increase the city's tax base; and 

*	 Encourage business and industry compatible with the business 
neighborhood's location bordering several residential neighborhoods. 

The study provided guidance for redevelopment of the designated portions of the 

Center City Business Neighborhood by providing: 

1.	 an inventory of existing conditions; 

2.	 an analysis of existing conditions; 

3.	 a Redevelopment Plan for the study area that presents recommended uses, 
proposed development locations, streetscape improvements, and entry 
features, as well as preliminary construction cost estimates for streets and 
utilities; and, 

4.	 recommended steps for implementation. 
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SECTION ill
 
PROJECT AREA BOUNDARY AND EXISTING CONDITIONS
 

The proposed project area encompasses approximately 90 acres. Located between 

the Mechanicsville and West View neighborhoods, this area is generally bounded by 

Western Avenue on the North and East, Proctor Street on the West, and Middlebrook Pike 

and University Avenue on the South. 

The Project Boundary Map M-l shows the existing building and land uses within 

the redevelopment area. The project area has been delineated to allow comprehensive 

planning that will facilitate private sector participation and development ofthe under utilized 

and vacant properties. 

The entire area is characterized by dozens of properties that are vacant, in fair/poor 

condition or unavailable due to being involved in multiple ownership. Map M-2 details the 

condition ofbuildings and parcels in the redevelopment area. The demand is significant for 

small to mid-sized properties in this sector of downtown. Proper development in this area 

can spread to adjacent blocks and provide our center city with excellent growth and tax 

return from private sector investments. 

There is a total of 160 parcels of land within this project. On the basis of observed 

deficiencies, the project area is determined to be blighted within the scope of Tennessee 

Code Annotated, Section 13-20-201 et seq. This finding is further supported by data 

contained in studies and reports conducted by various organizations. Appendix B contains 

a list of property owners and other parcel information within the project boundary. 

Most of the study area contains slopes that are in the 0-5% and 5-10% range. The 

industrial and commercial property in all of the areas is generally flat (0-5% slope), while the 

residential areas are typically hilly (5-10% slope). The largest part of the study area with 
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slopes 15% or greater is within the northern project boundary. Figure-l provides a slope 

analysis of the study area. 

The inventory of natural systems reveals that much of the study area has been 

impacted by development which began in the late 1800's. Two significant natural features 

in the study area are a stream (East Fork ofThird Creek) and a large forested area with steep 

slopes (the former Leslie Street Park). Information on hydrogeology, extracted from the 

Phase I Environmental Assessment (July 1999) prepared by Law Engineering and 

Environmental Services, is included in this inventory because it influences the siting of 

proposed facilities and provides an indication of the direction that surface and subsurface 

contamination could migrate, if present on or off the study area. 

Utilities in the study area include electrical, water, sanitary sewer, natural gas, and 

telecommunications. Many of the primary lines follow the main streets while secondary 

lines are generally arranged in a grid pattern along the back streets. 

Primary city streets that provide excellent access to the redevelopment area are 

Middlebrook Pike, Western Avenue, N. Seventeenth Street, University Avenue, Proctor 

Street and Shea Street. 

Environmental concerns are limited within the area. Several past and present on-site 

and off-site environmental concerns are present and include: 

* Former vehicle service and repair facilities 

* Former service stations 

* Former laundry and dry cleaning facilities 

* Existing and former manufacturing and light-industrial facilities 

* Possible underground storage tanks 
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The geologic setting was expected. According to the geologic map, the area is 

underlain by a generally normal stratigraphic sequence of the Chepultepec Dolomite, the 

Longview Dolomite, the Newala Formation, the Lenior Limestone, the Chapman Ridge 

sandstone, the Ottosee Shale, and the Bays Formation. 

The inventory of improvements in the study area focused on land use, utilities, roads, 

and rail. The first step in the inventory of improvements was to create a base map of the 

study area by incorporating files from the KnoxvillelKnox county/Knoxville Utilities Board 

Geographic Information Systems. The base map data included roads/rail, buildings, parcel 

boundaries, and topography. Utility data was obtained from the Knoxville Utilities Board 

and Bell South, and the latest Knoxville zoning map was referenced for zoning information. 

The inventory also relied heavily on field reconnaissance for characterization of the area. 

As shown on land use in the northern boundary is predominately industrial, while the 

southern boundary is primarily industrial and commercial uses. A residential pocket is 

scattered in the middle along side streets. Mixed uses are present, adjacent to the study area. 

Field reconnaissance was preformed to record (1) the number ofparcels in the study 

area with structures, (2) building use compared to zoning, and (3) building condition. Street 

type and condition were also recorded. There are no historic structures in the study area. 
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SECTION IV 
PROJECT BOUNDARY MAP M-l 

INCLUDING EXISTING!BUILDING AND LAND USES
 

11
 



-~ 
~ ..­

o 10ll"~EXISTING LAND USE =LE=GEN::..::D::..::: --==--__-:-:-:-:==~ 
DZONED INDUSTRIAL _INDUSTRIAL _INSTITUTIONAl I PUBLIC I7S~B"l " i CI :':::';,H:

I VV \ BUNNI:.A & 
CANl"lION.}NI:I.CENTER CITY BUSINESS NEIGHBORHOOD ~ZONEDCOMMERCIAL _OFFICEICOMMERCIAL _ - BOUNDARY OFSTUDYAREA 

DlD.tll:a. "lUlMlTl:ar. ~'U'EII' 
LAMD......N: AIlOMITI:IITII AMD'lIIl'1CTDIt.KNOXVILLE COMMUNITYDEVELOPMENT CORPORATION ~ZONED RESIDENTIAL _ RESIDENTIAL 



, 
I.
i 

-. SECTION XIII 
LAND ACQUISITION AND RELOCATION PLAN 

Map M-4 shows a total of 138 parcels are proposed for possible acquisition. Public 

acquisition shall be accomplished in stages, as development occurs within the site or as 

proposals for redevelopment are submitted. It should be noted that the plan submitted herein 

exemplifies the absolute maximum acquisition and displacement scenario. Public 

acquisition will not be used unless other methods are unsuccessful in the realization of the 

Plan Objectives. Map M-S shows proposed land uses. 

Upon review and approval ofa developer's proposal, and upon City Council approval 

of necessary approval for the funding of the proposal, KCDC will begin acquiring those 

properties which are determined to be necessary to meet the Plan Objectives as outlined 

herein. 

In order to achieve the stated objectives of the Plan, the following techniques and 

policies will be pursued: 

A.	 Acquisition, Relocation & Clearance 

Identification of real property which may be acquired is indicated on the 

Acquisition Map, and the Owner and Occupant Listings which follow this section. Property 

will be acquired and cleared as necessary to allow an orderly redevelopment of the project 

area, following approval of a specific development plan as provided herein. 

1. The Land Acquisition Policy, as approved by the Board of Commissioners 

of Knoxville's Community Development Corporation sets forth procedures which are 

followed in all locally financed projects administered by the Agency. KCDC will: 

*	 Make every reasonable effort to acquire real property expeditiously 
through negotiated agreements; 
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