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FOREWORD
 

The Downtown Concept Plan includes strong support for initiating waterfront activity. An 

initial provision of the Downtown Plan (Executive Summary, Page IV) cites the need for a 

"comprehensive plan for the entire regional waterfront". Among downtown goals is the 

statement that "physical improvements and access to the river are high priorities". (Page 4, 

Goal #2) 

The Northside Waterfront Redevelopment Plan is a logical extension of previous downtown 

development. This Redevelopment Plan is presented as the City's policy to guide public and 

private improvements on the north riverbank. 

Waterfront development is an important goal in continuing the overall revitalization of the 

Center City. Redevelopment opportunities abound on the north riverbank, and achieving the 

objectives of this Plan will enhance the quality and quantity of life for all of Knoxville's citizens. 

Approval of this Redevelopment Plan does not guarantee that development will occur, but 

only provides the legal framework within which development may occur if all contingencies are 

removed. Specifically, an alternate South Knoxville Boulevard Connector route must be 

developed before significant development can occur within the redevelopment area. With the 

help of public input, that route is in the process of being developed. 
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INTRODUCTION
 

The acceptance of economic development as a normal part of community life is an 

important step in bringing credibility and influence to the revitalization movement in our Center 

City. Fortunately, our community leadership has recognized the quality of life provided by the 

many changes which have taken place in the recent past. Over 75 major development, 

redevelopment, and restoration projects have been completed in the Downtown area during the 

past fifteen years. Economic development means a community becomes more complex and 

contains more types of activities. It is also useful to know how others define this elusive term 

"development". The construction industry considers it to be land development or real estate 

development; that is, the building of a new structure on a particular site. Where the site is 

vacant, this activity is called development; where an existing structure is demolished or improved 

to make way for a new building, it is called redevelopment; where an existing structure is 

renovated or rehabilitated, it is called preservation or restoration. 

"Development or growth for its own sake is clearly not an adequate goal for a community. 

What kind of development is desired? What are the development's benefits? Is development 

always good? How do communities decide? How can development opportunities be compared 

and evaluated? 

Economic development must Ultimately be concerned with preserving and enhancing the 

quality of life in a community. Appropriate economic development must therefore be concerned 

not only with economic Viability, but also with community values and goals. 

2
 



There are no easy formulas. Each downtown community is unique and will require unique 

solutions. Thus it is critical to develop a community-based process to clarify the wide range of 

local issues to be addressed in the development process. To begin, the community must first 

identify and articulate its own special values and goals. A large degree of meaningful 

community involvement is required at this stage. Once consensus is achieved, these values 

help to establish desired directions for growth and diversification, and also provide criteria by 

which the feasibility of proposals or opportunities can be assessed." (Reprinted from Economic 

Development On Main Street, April, 1988.) 

Our community has dealt with the issues and established goals through consensus plans ­

the 1974 General Redevelopment Plan and the 1987 Downtown Knoxville Plan. Accordingly, 

specific redevelopment plans for designated areas have been implemented; a process for 

comparing and evaluating development opportunities has been established, and public hearings 

were held to secure representative community approval. 

This Redevelopment Plan, Northside Waterfront Redevelopment Plan, is concerned with 

reinforcing the recent development in the Central Business District (CBD) and providing 

development opportunities along the north side of Knoxville's waterfront. Now that the Central 

Business District has undergone significant redevelopment, it is past time to shift our emphasis 

toward the Tennessee River which flows through the heart of Downtown Knoxville. "Its form 

represents a meandering natural work of art. Its function includes water source, transportation 

route and recreation area," (Knoxville Waterfront Master Plan). 

Mayor Ashe's Waterfront Task Force in 1988-89 performed a preliminary examination of 

constraints and opportunities related to Knoxville's waterfront. The report prepared and 

submitted by the Mayor's Waterfront Task Force describes "the waterfront's lack of image­
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enhancing development along its banks, which heightens the need to focus attention on the 

riverfront. There is a limited land base available for new waterfront activity. The combination 

of topography, street and railroad right-of-way and developed land has resulted in relatively few 

opportunities to assemble any significant land base on the waterfront," (Knoxville Waterfront 

Master Plan, Planning Report, Volume One). 

The Master Plan has been reviewed and comments made by the general public in a series 

of public meetings, and was adopted by the Metropolitan Planning Commission and Knoxville 

City Council on March 8, 1990 and March 20, 1990, respectively. 

The Knoxville Waterfront Master Plan prepared subsequent to the Task Force Report is a 

"blueprint for blending the beautiful and practical, to create a new Knoxville Waterfront." One 

of the many elements of the Master Plan is northside development, which is the focus of this 

Redevelopment Plan. 
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PROJECT AREA, LOCATION, OCCUPANTS AND
 

EXISTING CONDITIONS
 

The proposed project area is generally bounded by New Church Avenue on the east, Fort 

Loudon Lake on the south, Second Creek on the west, and Hill Avenue and Neyland Drive on 

the north. Regional access to the area is via Chapman Highway, the Downtown Loop, Henley 

Street and Interstate 40/75. 

The project area contains a mix of one commercial structure (Calhoun's), the Star of 

Knoxville Riverboat, a railroad spur line, and vacant land. The relatively larger waterfront 

parcels are primarily zoned 0-1 and 0-2, with the two major on-site businesses being 

commercial. The balance of the area is primarily vacant land. 

The largest parcel in the project area is State-owned right-of-way. The total project area 

contains approximately 63 acres. 

Water access to and from Fort Loudoun Reservoir is potentially available throughout the 

approximately 5,500 feet of waterfront property located within the redevelopment project area. 

Topographic constraints present relatively modest design challenges in some areas, but 

otherwise access opportunities are generally unimpeded. 

Rail access exists to and through the project boundary. The Norfolk-Southern Railway has 

a spur line which traverses the project area from west to east immediately east of Lake Loudoun 

Boulevard. 
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Because the redevelopment area is currently urban in nature, the existing utility systems 

are well developed. The area is currently served by electricity, potable water, sanitary sewers, 

natural gas, cable television and telephone. All of these systems are in good condition and 

there is adequate capacity to accommodate an increase in development density. 

Commercial and industrial uses represent approximately 6 acres of the total redevelopment 

area. There are no residential uses. Public and quasi-public (e.g., utility easements) land uses 

include approximately 28 acres. Zoning districts within the area include: F-1, 0-1, 0-2, and H-1 

overlay. 

The project boundary has been drawn to include a geographic area sufficient to 

accomplish the objectives of redevelopment. To that end, the Plan includes a core area around 

the Hyatt Hotel and virtually all waterfront property from Second Creek to First Creek. 

The area is characterized by under-utilization of land, inappropriate land uses, limited 

public access, poor vehicular access, and blighting conditions. There are several important 

access issues related to the potential of the area for redevelopment. A primary issue is access 

to the area for the local and regional markets. A major constraint affecting the traffic capacity 

and access to the waterfront is the Norfolk-Southern Railroad spur line. Improvements in the 

area for the most part have been non-existent for many years and the prospect for private 

development is highly unlikely without public intervention. These elements and other factors 

have resulted in limited developer activity in the area and prospects for new development appear 

to be increasingly negative. The blighting influences are evident throughout the project 

boundary. 

The inclusion of the large land area will allow a more comprehensive approach to 

elimination of blight and blighting influences. Additionally, it will be possible to phase the 
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redevelopment activity consistent with market demand, availability of public funds, and public 

capital improvement plans. 

There are a total of seven (7) parcels of land within the project area. Vacant land represents 

the dominant land use. 

Considering the deficiencies which abound in the area, this Project is determined to be a 

blighted area within the meaning of Section 13-20-201 et. seq. of the Tennessee Code 

Annotated. 

This finding is further supported by data in various studies and reports by the Waterfront 

Task Force and others, visual observation, and the continuing decline and history of the project 

area. 
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PROJECT BOUNDARY LEGAL DESCRIPTION
 

SITUATED in District No.1 of Knox County, Tennessee, lying within the 6th Ward of the City 

of Knoxville, and being all property within City blocks 01180, 02145 and 02180; a portion of 

the property within City blocks 01025, 01041 and 02143; and being situated in District No. 

4 of Knox County, Tennessee, lying within the 10th Ward of the City of Knoxville, and being 

a portion of the property within City block 10920; and being a portion of the Tennessee 

River/Fort Loudon Reservoir and being more particularly described as follows: 

BEGINNING at a point on the western right-of-way of E. Church Avenue at the intersection 

of the southeast corner of the property designated as Knoxville County Property Assessor's 

Tax Map Number 95-1, Group C, Parcel 4 (95-1, C-4) and State of Tennessee right-of-way, 

southerly approximately 670 feet to the bank of the Tennessee River/Fort Loudon Reservoir; 

Thence southerly to a point 50 feet beyond the bank into the Tennessee River/Fort Loudon 

Reservoir; Thence with the shoreline of the Tennessee River/Fort Loudon Reservoir 

southwesterly approximately 5,850 feet to a point approximately 50 feet from the intersection 

of the bank of the Tennessee River/Fort Loudon Reservoir and the southern boundary of 94­

M, E-37; Thence approximately 50 feet northwest to the intersection of the bank of the 

Tennessee River/Fort Loudon Reservoir and the southern boundary of 94-M, E-37; Thence 

approximately 60 feet north to the southern right-of-way of Neyland Drive; Thence with the 
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southern right-of-way of Neyland Drive, northeasterly approximately 1,730 feet; Thence 

crossing Neyland Drive and with the western right-of-way of Walnut Avenue approximately 

760 feet north to the intersection of the western right-of-way of Walnut Avenue and the 

southern right-of-way of Main Avenue; Thence with the southern right-of-way of Main 

Avenue, approximately 240 feet east; Thence approximately 330 feet south to the southern 

right-of-way of Hill Avenue; Thence with the southern right-of-way of Hill Avenue 

approximately 440 feet to the western right-of-way at S. Gay Street; Thence crossing S. 

Gay Street, approximately 110 feet east along the southern right-of-way of Hill Avenue to the 

intersection of the southern right-of-way of Hill Avenue and the northwest boundary of 95-1, 

0-8; Thence southerly with the boundary of 95-1, 0-8 approximately 140 feet to the 

intersection of the northern boundary of 95-1, 0-1; Thence south, approximately 40 feet to 

the southern boundary of 95-1, 0-1 and the northern right-of-way of Neyland Drive; Thence 

crossing the westbound lane of Neyland Drive approximately 140 feet south to a point 

approximately 10 feet north of the northern edge of the eastbound lane of Neyland Drive; 

Thence along the northern edge of the eastbound lane of Neyland Drive, easterly and 

northerly approximately 800 feet to the Hill Avenue exit ramp; Thence crossing the Hill 

Avenue exit ramp, approximately 50 feet to a point approximately 20 feet east of the eastern 

edge of the Hill Avenue exit ramp; Thence along the eastern edge of the Hill Avenue exit 

ramp, northerly and easterly approximately 1,080 feet to the intersection of the western right 

of way of Hill Avenue and the northeast boundary of the property known as James White 

Fort (95-1, C-2); Thence along the western right-of-way of Hill Avenue, westerly 

approximately 500 feet to the intersection of the northern right-of-way of Hill Avenue and the 
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southwest boundary of James White Fort; Thence crossing Hill Avenue, approximately 50 

feet south to the intersection of the southern right-of-way of Hill Avenue and the eastern 

right-of-way of Riverside Drive; Thence southerly along the eastern right-of-way of Riverside 

Drive approximately 140 feet to the southwest boundary of 95-1, C-3.03; Thence easterly 

along the southern boundary approximately 770 feet to the intersection with the southern 

boundary of the property known as the Hyatt Regency Hotel (95-1, C-3.01); Thence easterly 

along the southern boundary approximately 500 feet to the southwest boundary of 95-1, C­

3.02; Thence easterly along the southern boundary approximately 150 feet; Thence 

northerly approximately 30 feet to the southwest boundary of 95-1, C-4.01; Thence easterly 

along the southern boundary approximately 400 feet; Thence northerly along the eastern 

boundary approximately 470 feet; Thence easterly along the southern boundary 

approximately 410 feet to the POINT OF BEGINNING, containing approximately 63 acres. 

NOTE:	 The distances and acreage of the above description are based on 

information compiled from data shown on maps of the 

Knoxville/Knox County Knoxville Utilities Board Geographic 

Information System. 
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reinvests the profit in similar property within a certain replacement period. To take advantage 
of this right, you should file the details in a statement with your Federal Income Tax return for 
the tax year in which you realize the gain. 

Internal Revenue Service (IRS) Publication 549 explains how the Federal Income Tax would 
apply to a gain or loss resulting from the condemnation of real property, or its sale under the 
threat of condemnation, for public purposes. If you have any questions about the IRS rules, you 
should discuss your particular circumstances with your personal tax advisor or your local IRS 
office. 

I'm A Veteran. How About My VA Loan? 

After your VA home mortgage loan has been repaid, you will be permitted to obtain another VA 
loan to purchase another property. Check on such arrangements with your nearest Veterans 
Administration Office. 

Is It Possible To Donate Property? 

Yes. You may donate your property or sell it to the Agency for less than its fair market value. 
The Agency must obtain an appraisal of the property and offer just compensation for it, unless 
you release the Agency from these obligations. 

I Have More Questions. Who Will Answer Them? 

If you have further questions after reading this fact sheet, contact the Agency and discuss your 
concerns with the Agency representative listed below: 

Daniel W Tiller, Redevelopment Director 
Knoxville's Community Development Corporation 
901 N. Broadway 
Knoxville, Tennessee 37917 
(615) 521-8708
 
Monday through Friday, 7:30 A.M. - 4:00 PM.
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