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Diagrams Approval Process

The current process for rezoning property and acquiring 
building approval in Knoxville is lengthy and complex.  
The process by which one obtains a building permit can 
take anywhere from 3 to 14 months, causing confusion, 
frustration and delay to property owners and investors 
alike who are looking to improve and invest in the city.  
The majority of land along the Knoxville South Water-
front is zoned Heavy-Industrial (I-3), requiring a rezoning 
permit for any use other than industrial.

Decisions for development should not be made in isola-
tion. Building density, building placement, site and 
streetscape design should be considered holistically.  
These form-based codes compliment the Master Plan on 
the reverse side of this poster by indicating where it will 
occur and how it can be implemented.

The process for adopting the form based code will be... 

General Notes

Form Based Coding
The intent of this Form-Based Code is to facilitate and 
enable redevelopment in the Knoxville South Water-
front Master Plan.  

What are Form-based Codes?

Form-Based Coding is different than traditional zoning.  
Traditional zoning regulates development primarily by 
use (housing, industry, commercial) where districts are 
filled by a primary use category.  This categorization 
makes mixed-use, pedestrian-oriented development 
difficult (or even illegal).  Traditional zoning results in 
dispersed land uses with few centers, excessive land 
consumption and pedestrian unfriendly streets.

Form-based codes de-emphasize land use in favor of 
building form and typology.  They encourage a greater 
mix of uses and housing types and place stronger 
emphasis on the design of the public realm.  In addition, 
greater public participation in the coding process will 
enable all parties involved to have a better understand-
ing of the outcome of future development.  Form-based 
codes are also more graphic-intense and easier for the 
public to understand.  The intent of these codes is to 
provide a blue-print for future development that allows 
for greater precision in determining the outcome for 
future development.  

The Knoxville South Waterfront Master Plan on the 
reverse side of this poster represents a possible vision for 
future growth.  These codes are written to tailor future 
development in such a way as to assist in creating an 
environment that achieves this vision.

The three-mile long Knoxville South Waterfront has 
been divided into SEVEN DISTRICTS.  Each district has its 
own opportunities, scale and character that should be 
preserved and inhanced with new development.  For 
example, Sevier Avenue is a different type of street than 
Chapman Highway and therefore new development in 
these areas require different guidelines.  The following 
panels describe these seven distinct districts organized 
by color coded columns.

A. Site Configuration

B. Building Configuration

D. 
1. 
2.
3.  

Notes
Residential Use Only
Balconies and porch projections are encouraged. 
No chain link fences permitted.

E. 
1.  

C. Parking 

Front Setback:
Side Setback:

Lot Size:

10’-25’
10’ minimum
15,000 sq ft maximum

Location: Garages must be setback from the 
street 10’ further than front building 
setback.   Access is also permitted to 
garage from rear alley.

C. Parking 

Location: Garage or surface parking must be 
located to the rear of the property.  
Parking must be accessed from a 
rear alley or principle frontage road.

C. Parking 

Location:  Structured or surface parking in rear.

C. Parking 

Location: Structured or surface parking below 
building or in rear/side.

C. Parking 

Location: Structured or surface parking below 
building or in rear.

C. Parking 
Location: Structured or surface parking below 

building or in rear.

C. Parking 

Building Width:
Building Height:

Entrances:

20’ minimum
30’ and 3 story maximum
Individual entrances of housing 
units must be located off of prin-
ciple frontage road.

A. Site Configuration

B. Building Configuration

D. 
1.

2.

3. 

Notes
Parking is permitted below primary structure in order 
to raise first floor above flood plain.
Balconies, porches, bay windows, or other projections 
may be incoporated into building setback.
Monolithic, unarticulated facades are prohibited.

Incentives
E. 
1.  

Incentives

E. 
1.  

Incentives
E. 
1.  

Incentives
E. 
1.  

Incentives

E. 
1.  

Incentives

Front Setback:
Frontage:

10’ maximum
75% minimum

Building Width:
Building Height:

Entrances:

20’ - 30‘ increment
25’ and 2 story minimum  
40‘ and 3 story maximum
Individual entrance of ground floor 
units must be located  off of prin-
ciple frontage road.

A. Site Configuration

B. Building Configuration

D. 
1. 

2.  

3.  

4.  

Notes
Facades must be built parallel to principle frontage  
line.
Excessively long building facades must be divided verti-
cally to relate to the proportions of the historic building 
fabric.
On parcels that have a deep lot, additional structures 
must be located to the rear of the site.
Future light rail transit is envisioned for the existing 
freight rail line.

Front Setback:
Frontage:

0’ [Build to property line]
75% minimum

Building Height:

Entrances:

25’ and 2 story minimum
60‘ and 5 story maximum
Shared or individual entrances off 
of Sevier Avenue.

A. Site Configuration

B. Building Configuration

D.
1. 

2.

3. 

Notes
A long term vision of the masterplan identifies a pedes-
trian bridge connection from Campus Cove to the 
University of Tennessee.
Structured and surface parking must be visually 
screened with landscape elements.  
Rooftop mechanical units must be screened from view.

Front Setback:
Frontage:

Lot Size:

10’ maximum
50% minimum
2 acre maximum

Building Height: 25’ and 2 story minimum
70‘ and 6 story maximum

A. Site Configuration

B. Building Configuration

D. 
1.

2. 

3. 

Notes
Building facades fronting Bell Tower Walk must have a 
ground level pedestrian arcade.
Structured and surface parking must be visually 
screened with landscape elements. 
Rooftop mechanical units must be screened from view.

Front Setback:
Frontage:

Lot Size:

0’ [Build to property line]
75% minimum on River Road and 
Sevier Ave.
2 acre maxuimum

Building Height: 40’ and 3 story minimum
100‘ and 8 story maximum

A. Site Configuration

B. Building Configuration

D.
1. 

2.

3.

4.

Notes
A large scale parking structure is envisioned below the 
Henley Gateway Green [on the existing Baptist hospital 
surface parking lot].
Future light rail transit is envisioned for the exisiting 
freight rail line.
Structured and surface parking must be visually 
screened with landscape elements. 
Rooftop mechanical units must be screened from view.

Front Setback:
Frontage:

Lot Size:

0’ [Build to property line]
75% minimum
2 acre maximum

Lot Size: 1 acre maximum

Building Height: 40’ and 3 story minimum 
150‘ and 12 story maximum

A. Site Configuration

B. Building Configuration

D.
1. 

2.

Notes
Structured and surface parking must be visually 
screened with landscape elements. 
Rooftop mechanical units must be screened from view.

A.

B.

Uses:
Uses prohibited from every district include all agricul-
ture, heavy industrial, truck depots, utilities, crema-
tion facilities, warehouses, and adult entertainment.

Grandfathering:
Buildings destroyed by natural causes may be rebuilt 
on their existing footprint.

Maximum building outline

Minimum building outline

Property line

*Building heights measured from 
the average natural grade level at 
the elevation facing the principle 
property frontage.

Location: Structured or surface parking on side.

Building Height:

Building Width:

25’ and 2 story minimum
45’ and 4 story maximum
20’ minimum

The residential areas of the Old Sevier and Scottish Pike neigh-
borhoods have the “feel of a small town”.  The residential areas 
identified in this plan should strive to preserve and reinforce 
this character where it exists with new development at a com-
plimentary scale.  Uses on these parcels should be residential in 
nature with garages either setback from the street or accessed 
from the rear by back alleys.  Large-scale assemblage of residen-
tial properties in these areas is discouraged.  

Sevier Avenue is the historic commercial heart of the Old Sevier 
neighborhood.  It has the potential to play this role in the future.  
Historically, buildings with a mix of uses were built up to the 
street edge.  New development in this area must reinforce the 
continuity of the street-wall and eliminate the suburbanization 
of the street with buildings that are currently setback from the 
street with unsightly surface parking lots.  Future parking will be 
allowed on street or to the rear of the new buildings.

Some of the highest density uses in the Knoxville South Water-
front are located in this area.  New development is organized 
along a civic plaza called Bell Tower Walk.  This space capitalizes 
on one of the most memorable icons in the Old Sevier neigh-
borhood.  The plaza creates a “window-to-the-water” from the 
Baptist Church on Sevier Avenue leading north to the riverfront.  
This plaza will serve as the central celebratory space for the 
local community and could be used in conjunction with the 
piers for small scale festivals and urban markets year-round.  
Buildings facing this linear open space are encouraged to have 
commercial development on the first floor. 

A dominant, figural open space in the shape of a triangular 
wedge organizes development to the west of the hospital.  The 
Henley Gateway identifies this zone surrounding the Baptist 
Hospital.  The open space gateway provides views to the river 
and downtown.  This zone acts as major new entrance to down-
town Knoxville and a Chapman Highway gateway leading south 
to the Smoky Mountains.  New development is clustered around 
this open space that contains a parking garage underneath.  
New development facing the park is envisioned as a compli-
ment to the surrounding institutional uses and scale of the 
Baptist Hospital. 

This area is closely connected with the Bell Tower Walk.  New 
development on this site is encouraged to be mixed-use and 
shall maximize view corridors to the river by orienting buildings 
perpendicular to the riverfront.  Development that creates a 
continuous visual barrier to the Tennessee River is not permit-
ted.  Surface parking on this site shall be kept to a minimum.  A 
new marina at the base of the Gay Street Bridge and boat ramp 
invite users to spend time on the water.      

People love to be near the water.  These three areas, located 
between the riverfront and the new River Road and Blount 
Avenue, respectively, build on the recent residential develop-
ment along the river’s edge.  New development in these zones 
should have a high density with parking incorporated into park-
ing structures or housed beneath the buildings.  Large surface 
parking lots are discouraged.  A continuous riverfront prom-
enade with public access unites these zones together.  A 
possible pedestrian connection to the University of Tennessee 
would facilitate redevelopment in the Campus Cove.  
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Knoxville’s South Waterfront

RIVERSCAPE

The Knoxville South Waterfront will truly become an 
amenity shared by all when there is continuous circula-
tion along its length.  “Three River Miles of Growth” will 
be much more likely to occur when the river is accessible 
and uninhibited by industrial uses or boundaries.  These 
diagrams represent the different conditions of the 
continuous RiverWalk Promenade.  The configuration of 
the section changes along the river and depends on 
specific development and site conditions.  For example, 
at times there is a road close to the water’s edge, at other 
times a building or open space.  Design development for 
the pedestrian promenade will include unique lighting, 
benches and surface treatments.  

1 Parking Lot + Boathouses 2a + 2b Public Plaza + Marina 3 Road + Marina 4 Riverwalk Only 5 Public Plaza + Piers 6 Road + Open Space Park
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