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Cumberland Avenue: ProposedCumberland Avenue: Existing

Organization of  this  Plan

1.0 Introduction – Introduces the study goals, planning area, public pro-
cess and the area’s historic context.

2.0 Context Analysis – Summarizes the key aspects of the area’s physical 

3.0 Issues & Challenges 
stakeholders and the public that need to be considered in the development 
of urban design alternatives.

4.0 The Street – Describes and illustrates the recommended street design 

public input. 

5.0 The Urban Design Plan– Describes and illustrates the long-term 
urban design/development vision for the corridor as shaped by public and 
stakeholder input.

6.0 Design Guidelines – Documents the basic design components that 
need to be regulated in order to guide private and public investment.

7.0 Implementation
options for achieving the goals of the plan.

8.0 Public Input –Documents the public involvement process.

Purpose of  this  Plan

The purpose of this plan is to chart the course for a more attractive, eco-
nomically successful, vibrant and safe Cumberland Avenue.   

This is a distinct challenge because Cumberland Avenue serves as the ma-
-

ers Regional Medical Center, the East Tennessee Children’s Hospital and 
downtown Knoxville.  This state and federally designated highway carries 

11th Street), and thousands of pedestrians from the University and hospi-
tals use the corridor day and night.

options for Cumberland Avenue and a supporting long-term urban design 
vision for the corridor in order to create a mixed-use, pedestrian-friendly 
environment.  The result will be a corridor that serves as an attractive gate-
way to the University of Tennessee, the hospital campuses and downtown, 
improves the residential and retail character of the district and balances the 
movement of pedestrians, motorized vehicles and bicycles. 

Executive Summary

The following summarizes and highlights the key results, concepts and 
recommendations of the Cumberland Avenue Corridor Plan.

Streetscape
•   There is strong public and 

stakeholder support and the technical analysis suggests that the impact 
additional 1 minute of 

travel time through the corridor.

wider sidewalks, 
street trees, is more bicycle friendly, accommodates transit and 
delivery trucks in pull-out stops, is safer and slower, and is attractive 
and development supportive.

• Estimated Streetscape Cost: $5.8 million.

• Estimated Utility Relocation Cost: $1.1 million (relocated to alleys) or 
$2.3 million (relocated underground).

The Urban Design Plan
• While a market analysis has not been conducted for this study to 

determine its development potential, the urban design plan calculated the 
potential for more than 1,400 new housing units and 130,000 square 

 uses in mixed-use redevelopment on 
key sites likely to redevelop.

• This amount of development, calculated roughly at $200,000/residential 

in more than $280 million in new private investment.

• Rewrite the C-7 Design District Regulations.  These regulations are 
outdated and do not support the type of redevelopment envisioned in 
the urban design plan.  Use a form-based code model (Knoxville South 

Design District Development Code. 

•  to create an important open space and 
development connection between the University, Cumberland Avenue, 

• Support the development of a public parking resource in the corridor.  

organized public parking resource.  There is an opportunity to work
with the hospitals and the University to develop shared parking 
resources as part of their long-term parking plans.
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The Strip

Study Area

The overall study area extends from Neyland Drive on the west, the 
Tennessee River on the south, Downtown Knoxville on the east and 
Interstate 40 on the north.  The primary focus of the study is on the 
Cumberland Avenue corridor from Neyland Drive to 11th Street with a 

17th Street.
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Drawing from public design session Public review of products

Public design table sessions Table presentation from public design session

Process

The planning process included a public outreach component that guided 
the planning and design efforts throughout the project.  A key component 
of the public process is the Advisory Committee, made up of a diverse 
representation of stakeholders in the corridor.  This committee met 
regularly over the course of the project to provide input and guidance.

The project team also met individually with many other stakeholders, 
including property owners, developers, neighborhood representatives, 
business owners, city agencies, emergency service providers and others 
to gain direct insight into the issues and concerns facing the Cumberland 
Avenue corridor.

In addition, several public meetings and design sessions were facilitated 
during the development of design concepts to gain a broader community 
perspective.  These included:

• A public kick-off meeting (November 9th, 2006), which included a pub-
lic brainstorming session of ideas and vision for the corridor.

for the corridor, producing a range of concepts for the project team to 
incorporate.

team worked in an open house format at the UT Student Center devel-

share the evolving ideas.

• A design studio summary presentation (December 7th, 2006) where the 
alternatives and concepts developed during the design studio were pre-
sented for initial public review and comment.
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Downtown
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•  Kingston Pike connects west 
from Knoxville and becomes an 
important corridor.

Union retains control of 
Knoxville.

neighborhood & annexation 
into City of Knoxville.

•  Street car line extends west to suburbs.

•  East Tennessee Children’s Hospital (1937). •  University & hospital expansion creates a more 
student oriented area and changes the character 
from residential to commercial.

• Neyland Drive, Alcoa Highway, & And Holt 
Bridge are built.

1700s 1820s 1864 1890s 1900 to 1940 1950s 1960s to Present

1880s 1900s 1960s1890s 1920s 2000

Area Map from the 1860s Aerial from Present Day

A History of  Connection

A central theme for the Cumberland Avenue corridor is its evolving 
function over time and the need to adapt its form and design to meet new 
roles and purposes.

Cumberland Avenue (historically Kingston Pike) has played a vital 
role in the history and development of Knoxville, dating back before 
the Civil War as an important corridor for trade and commerce.  Over 
time, Cumberland Avenue became the transportation spine from which 

Regional Medical Center and East Tennessee Children’s Hospital grew 
westward from downtown.

Today, Cumberland Avenue is no longer the sole transportation corridor 
in the area but one of several important corridors including Interstate 40, 
Neyland Drive and Alcoa Highway.  In addition, with the growth of the 

attitude, an attitude that balances the street’s vehicular transportation role 
with the area’s emerging role as many things: a gateway, a place to live, a 
place to do business, a place of entertainment, an extension of downtown, 
a location for redevelopment, etc.

Adapting Cumberland Avenue and its surrounding development pattern 

challenge of this study.



2.0  Context Analysis

Existing conditions throughout the Cumberland Avenue area are analyzed 
in the context analysis.  Field surveys, Geographic Information Systems, 
and stakeholder and advisory committee meetings were used to gather in-
formation.  This section is both an inventory and an analysis of the physi-
cal conditions and the potential for development.
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Major Stakeholders

stakeholders.

The University of Tennessee – The University’s beginnings in the area 

currently planning on accommodating an additional 8,000 students in the 
coming years.

The Fort Sanders Regional Medical Center – This hospital has been 

the area.  Its growth and expansion continue to serve as an important 
economic engine for the Cumberland Avenue.

The East Tennessee Children’s Hospital – This hospital has been in this 
location since 1937 and is continuing to grow and expand.

The Historic Fort Sanders Neighborhood – This neighborhood dates 
back to the area’s original urban expansion from downtown after the Civil 
War with many historic homes dating to the 1890s.  It faces the challenge 
of continued growth of student housing, parking demands and protection 
of historic resources.
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Built  Environment

University
• Large-scale built form/buildings
• Large blocks
• Campus inwardly focused

Hospitals
• Large-scale built form/buildings
• Built within the historic block pattern
• Absorbing surroundings for surface and structured parking

Fort Sanders Neighborhood
• Small-scale built form/buildings
• Built within historic block pattern
• Increasingly encroached upon by University and hospitals
• Transitioning from historic single-family homes to multi-family 

student housing

Cumberland Avenue Strip
• Small-scale, single-story commercial strip pattern of buildings
• Built within historic block pattern

pattern along Cumberland Avenue
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Parking

Avenue strip.  This diagram highlights the pattern of surface parking lots 
and structures in the area.  Key issues include:

• The University’s parking approach has been to locate new parking 

• The hospitals follow a similar strategy but on a smaller geographic 
scale with their parking decks located in a 3-4 block area, focused on 
Highland Ave. and 22nd Street for access.

around the hospitals is taken up in surface parking lots, owned and 
managed by many different entities.

• There exists a clear potential to work with the hospitals and the 
University to strategically plan future parking decks to accommodate 
shared parking that could serve both the strip and the institutions.
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on development and the character of Cumberland Avenue.  Key issues 
include:

the area, limiting connections to surrounding areas.  Cumberland 
Avenue, Neyland Drive, 17th Street, Clinch Avenue and 11th Street 
are the only streets that connect to outside of the study area.

• The pattern of one-way streets is largely due to the desire to maximize 
on-street parking, it results in a confusing pattern for visitors and 
limits the effectiveness of the area’s street network.

lane on Cumberland Avenue and add to the area’s confusing way-
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destinations of the University and hospitals.

going to the hospitals using Highland Avenue.

• Cumberland Avenue from west of Alcoa Highway decreases in 

access to the University, and 22nd Street as access to the hospitals.

• The University’s parking and transportation strategy will continue 

entrances at West Volunteer, and future emphasis on the James Agee 

• This volume pattern offers a clue to where critical access routes are 

alternatives (between West Volunteer and 16th Street).  
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-
ited in its ability to connect these resources to Cumberland Avenue.

• Tyson Park and the Third Creek Greenway run along the western edge 
of the study area but are disconnected from the Cumberland Avenue 
strip by the railroad overpass that limits space for sidewalks or bike 
lanes on Cumberland Avenue.  The existing sidewalk is narrow and in 
disrepair.

• Cumberland Avenue is an important link in the area’s bicycle system 

conditions and lack of bicycle accommodations on the street.

Transit

The Cumberland Avenue corridor is well served by Knoxville Area 
Transit (KAT), encompassing three distinct services: the T (funded by 
the University of Tennessee), the Trolley (connecting to downtown), and 
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hospitals on the surrounding area.  The Cumberland Avenue strip sits 
clearly in the middle of an expanding pattern of institutional uses and a 
densifying historic neighborhood.

Cumberland Avenue is well-positioned for new housing and mixed-use 
development to help take pressure off of the Fort Sanders neighborhood 
and reconnect the University and hospitals to the strip.
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Exist ing Zoning
University and hospitals play in the land use of the area.

A critical issue is the boundary of the commercial (C-7) district that 
encompasses the Cumberland Avenue strip.  The current boundary 
along the alleys does not recognize either the importance and value of 
regulating the form and use of the full blocks, or the long-term likelihood 
that development along Cumberland will get larger in scale and begin to 
expand to White and Lake Avenues.
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Topography The area’s topography has been an important factor in its history, including 
the location of Fort Sanders at the top of what is now 17th Street and the 

structured parking into the hill, allowing for more density at potentially 
less cost and physical height.
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ve.

M
ountcastle

W
. Volunteer

21st Street

22nd Street

18th Street

E. Volunteer

Cumberland Avenue at the Third Creek Bridge looking westA

Cumberland Avenue at railroad bridge looking eastB

Cumberland Avenue at the Third Creek Bridge looking west

Cumberland Avenue at railroad bridge looking east

Exist ing Street  Sect ions: 
Cumberland Avenue-West  of  Rail  Bridge

Key Map
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C D Cumberland Avenue

Clinch Avenue

White Avenue
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W
. Volunteer

21st Street

22nd Street

18th Street

E. Volunteer

Cumberland Avenue at 19th Street looking to the eastD

Cumberland Avenue at 21st Street looking westC 60’-0” setbacks along Cumberland Avenue at 21st Street looking west

Sidewalk condition along Cumberland Avenue looking east

Exist ing Street  Sect ions: 
Cumberland Avenue-22nd Street  to  17th Street

Key Map
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ECumberland Avenue
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W
. Volunteer

21st Street

22nd Street

18th Street

E. Volunteer
Cumberland Avenue at 16th Street looking west

E

Approach to 16th Street on Cumberland Avenue looking west

Key Map

Exist ing Street  Sect ion: 
Cumberland Avenue-East  of  17th Street
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F

Cumberland Avenue
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18th Street
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M
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W
. Volunteer
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E. Volunteer

Clinch Avenue at 12th StreetF Residential section along Clinch Avenue

Key Map

Exist ing Street  Sect ion: 
Clinch Avenue
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G
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W
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21st Street
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E. Volunteer

H

Melrose Avenue south of Cumberland Avenue looking northH

17th Street north of Cumberland Avenue looking northG

17th Street north of Cumberland Avenue

Melrose Avenue south of Cumberland Avenue

Key Map

Exist ing Street  Sect ions: 
17th Street
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JI

Cumberland Avenue

Clinch Avenue
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19th
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M
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W
. Volunteer

21st Street

22nd Street

18th Street

E. Volunteer

Commercial area along Lake Avenue J

Residential area along Lake AvenueI Typical on-street parking along Lake Avenue

Sidewalk condition along Lake Avenue east of 19th Street

Key Map

Exist ing Street  Sect ions: 
Lake Avenue and White Avenue
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Finish Line Express Lube

Mobil Gas Station

Epic Computers
Tans
Cartridge World
Wing Zone
Pita Pit

Mellow Mushroom

Starbucks

Shell Gas 
Station

Stefano’s Pizza
Charlie Peppers

Wing Shack

University Liquors

House of Dragon
Jimmy John’s
Hannah’s House
SunSpot

Am South Bank

Half Barrel-Pub & Cafe

Japanese Restaurant

Copper Cellar

McAllisters

Walgreens

HoHo Restaurant
Varsity Barbershop

Kinko’s
Book House
Jersey Mike’s Subs

Cube
Joe Shirts
Houndogs
Threads
Kashmir Indian Restaurant

Rocky Top Bookstore
Chinese Restaurant

Greek Alley

Fire House Subs
Smoothie King

Gus’s Goodtimes Deli
Hot Spot Tanning
HRC
The Golden Roast
Daily Grind

Krystal

Vacant

McDonald’s

Moe’s
Wendy’s

Chili’s

Graphic Creations
Campus Cutters

First
Tennessee 
Bank

Big Orange Army
New Amsterdam

Cool Beans

Oscar’s Restaurant
King’s Cleaners

Long Branch Saloon

Papa Johns

Taco Bell

Buffalo
Wild Wings

Panera Bread

BP Gas Station

Kaplan Test Centers
Rocky Top Bookstore
Domino’s Pizza
Subway

Crouch Florist
Tap Room

Old College Inn

Pilot Gas Station

Cumberland Avenue

White Avenue

Lake Avenue

17th Street

18th Street

21st Street

22nd Street

19th Street

20th Street

Vacant

21st Street

22nd Street

M
ountcastle 

W
. Volunteer B

lvd.

19th Street

18th Street

M
elrose A

ve.
Commercial  Business
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Owner:  Ray V Dupue, Jr..
Number of Parcels: 3
Total Acreage of Parcels: .68

Owner:  East Tennessee 
  Children’s Hospital
Number of Parcels: 5
Total Acreage of Parcels: 1.06

Owner:  Martha Swain Wallen
Number of Parcels: 1
Total Acreage of Parcels: .34

Owner:  Starboard Properties
Number of Parcels: 2
Total Acreage of Parcels: .68

Owner:  Robert W. Monday  
  and Walgreens Company
Number of Parcels: 3
Total Acreage of Parcels: .73

Owner:  Mary Biddle
Number of Parcels: 4
Total Acreage of Parcels: 

Owner:  Brockman Enterprises
  and Judith Gannaway
Number of Parcels: 2
Total Acreage of Parcels: .67 

Owner:  Guy B. Line and 
  Margaret F.
Number of Parcels: 2
Total Acreage of Parcels: .52

Owner:  FCS III Land 
  Management Company
Number of Parcels: 2
Total Acreage of Parcels: .52 

Owner:  Eugene B. Wofford
  and Deborah N.
Number of Parcels: 2
Total Acreage of Parcels: .66 

Owner:  Wayne C. Gibson
  and Shirley McKinney
Number of Parcels: 3
Total Acreage of Parcels: .39 

Owner:  Lisa M. Kate
Number of Parcels: 2
Total Acreage of Parcels: .56 

Owner:  Jim Caughorn and
  Debbie Billings
Number of Parcels: 2
Total Acreage of Parcels: .67 

Owner:  Fort Sanders
  Regional Medical Center
Number of Parcels: 5
Total Acreage of Parcels:  .58

Owner:  Joe B. Wallen
Number of Parcels: 3
Total Acreage of Parcels: .95

Owner:  Fort Sanders
  Credit Union
Number of Parcels: 2
Total Acreage of Parcels: .21 

Owner:  Michael D. Chase and
  Cooper Chase Corporation
Number of Parcels: 2
Total Acreage of Parcels: .89 

Owner:  John G. Karnes and Betty M.
Number of Parcels: 2
Total Acreage of Parcels: .15 

Owner:  About Face Properties
Number of Parcels: 2
Total Acreage of Parcels: .36

Cumberland Avenue

White Avenue

Lake Avenue

17th Street

18th Street

21st Street

22nd Street

19th Street

20th Street

21st Street

22nd Street

M
ountcastle 

W
. Volunteer B

lvd.

19th Street

18th Street

M
elrose A

ve.
Major Property Owners

There are several property owners along the Cumberland Avenue corridor 

below, along with the number of parcels they own and the total acreage.
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Block A Block B Block C
Block D

Block JBlock IBlock HBlock G

Block FBlock E

Block LBlock K

Cumberland Avenue

White Avenue

Lake Avenue

17th Street

18th Street

21st Street

22nd Street

19th Street

20th Street

21st Street

22nd Street

M
ountcastle 

W
. Volunteer B

lvd.

19th Street

18th Street

M
elrose A

ve.

A B C D E F G H I J K L TOTAL

Block Size 410 X 300 390 X 300 285 X 305 300 X 390 395 X 305 405 X 305 250 X 290 295 X 290 295 X 290 270 X 290 630 X 290 430 X 290

Building Square Footage 17,076 25,343 10,078 32,542 30,131 40,333 20,277 29,721 26,833 27,479 52,950 48,230 360,992

Parking Count 32 76 114 224 143 171 92 88 86 25 204 119 1,374

# of Spaces Per 1,000 S.F. 1.87 3.00 11.31 6.88 4.75 4.24 4.54 2.96 3.20 0.91 3.85 2.47 3.81

Cumberland Avenue Block Data

An analysis of the existing block data reveals the existing condition of 
parking along the Cumberland Avenue corridor.  Public parking in the 
corridor is limited, there is no shared parking and private parking areas 
are tightly controlled.  The lack of shared parking in the area can be seen 
during business hours when all available public parking spaces are full 

While the area has a typical suburban parking ratio of almost 4 parking 
spaces per 1,000 square feet of commercial this parking is not open to 
all visitors in the corridor and much of it is being used by university 
commuters and hospital staff and visitors. 



3.0  Issues & Challenges

advisory committee, public meetings, and consultants’ analysis.  The pro-
cesses used to gather information included:  one-on-one and group inter-
views, and public brainstorming and table sessions. 
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Traff ic  Operations

• Restricted left turns

turns)
• One-way streets confusing to visitors

Safety

• Lack of left turn lane contributes to crashes (rear-ends)
• High volume of pedestrians crossing street
• Emergency vehicles impeded by inability to pass in congested 4-lane 

condition
• Sidewalks too narrow for volume of pedestrians

railroad bridge)
• Lack of space on street to share with bicyclists

Service & Deliveries

• Alleys too small for large delivery trucks
• Delivery trucks stop in travel lanes on Cumberland and on sidewalks, 

• Lack of consistent policy (delivery times & zones)

Signage along Cumberland Avenue 

Pedestrian, bicycle and vehicular safety along Cumberland Avenue is an issue 

Delivery trucks block one lane of traffic along Cumberland Avenue since the alley conditions are not ideal for service 
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Hospitals  & University

• Hospitals & University continue to grow
• Desire to create a safe pedestrian environment 

• Students parking in hospital decks
• Safety & security for visitors

Transit

• Improved transit amenities (signs, etc.) get vandalized or stolen
• Good transit service but stops and waiting facilities need to be 

removed

Development Standards

• Fast food and other drive-throughs inconsistent with desired 
pedestrian environment

• Desire for more density
• Desire for more mixed-use
• Lack of neighborhood serving businesses
• Current zoning/standards are out-dated and strip-commercial based
• Inconsistent approach to building and parking placement

Potential to continue to build on proximity of institutional uses

Cumberland Avenue’s transit options

A mix of development conditions line Cumberland Avenue
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Landmarks

• Businesses that are part of the history of the strip
• Rocky Top Books, Copper Cellar, Old College Inn, Longbranch 

Saloon, etc.
• Can they be protected and enhanced?
• Are they compatible with future development?

Parking

• Lack of public parking deters visitors

• No enforcement of on-street parking (old meters, little enforcement)
• Aggressive/Predatory towing (towing with little or no warning)
• No on-street parking on Cumberland Avenue

There are several landmarks located along Cumberland Avenue

Parking is a concern for 
the area 

View of Cumberland Avenue 
looking toward Downtown 
Knoxville

Character

toward the alleys
• No consistent design of public or private investment
• A motor vehicle-oriented environment viewed as unsafe by both 

pedestrians and drivers
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Convert “Pike” to 
“Street”

Better Alley Access

Strengthen Design Guidelines

Adopt Form-Based Code

Wider & Improved Sidewalks

Shared Parking with UT & Hospitals

Building Form standards

District Approach to Parking

New Public Space

Mix of Uses

Higher Density

Joint Opportunities w/ Hospitals

University of Tennessee

Redevelopment District Funding

Shared Service/Delivery Locations

3- Lane

Wider Sidewalks

On-street Parking

Street Trees, Landscape

Transit Stops/Pull-outs

Reduce Curb Cuts

Maximize Use of Neyland

Issues Big Moves Actions

Safety

Parking

Pedestrians & Bicycles

Service & Deliveries

Mixed-Use Environment

Character

Landmarks

Connections to Hospitals
& University

Traffic Operations

Transit

Transform “Strip” to 
“Place”

Reconnect “Strip” to 
“Neighbors”

Vision Statement

synthesizes the wide range of Issues facing the corridor into a set of Big 
Moves and Actions or recommendations to be implemented in the plan.  

Advisory Committee and public input sessions.  The Big Moves are a set 
of common goals put forth that tie the Issues and Actions together.

diagram that describes the corridor’s envisioned character and qualities.  
The vision statement was presented and discussed during the December 

Cumberland Avenue Corridor Plan.

Vision Statement:
Cumberland Avenue will be a uniquely attractive and vibrant area that 
turns a “pike to a street,” a “strip to a place,” and reconnects to its 
neighbors.

The Cumberland Avenue Corridor will:

• Be pedestrian-friendly & bicycle-friendly

• Have a range of unique local shops, eateries and public spaces, and a 
full spectrum of housing options

• Move vehicles safely & effectively without giving up the quality of 
the pedestrian environment

• Have ample parking, in shared lots and in structures that serve the 
district

• Be green, clean, uncluttered and inviting

• Be well-connected to its historic and emerging neighborhoods, 
University, hospitals and Knoxville’s downtown

• Have its own special identity



4.0   The Street
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Cumberland Avenue Today Limited sight lines on a four-lane road

Improved sight lines and visibility on a three-lane road

View along Cumberland Avenue

Road Diet  Concept



14 foot Outside lane
(Shared with bicycles)

3 feet space gained for 
extended sidewalk

3 feet space gained for 
extended sidewalk

Possible options include:
Transit pull-outs

Service/deliveries
On-street parking

Wider sidewalks

Minimize existing 
curb-cuts

The Street
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Existing Cross Section along Cumberland Avenue

Proposed Cross Section along Cumberland Avenue

Cumberland Avenue:  Exist ing & Proposed



Improved pedestrian 
connections

Minimize curb-cuts along 
Cumberland Avenue

Encourage new development 
to build to the right-of-way

Left-turn laneProvide pedestrian amenities 
along Cumberland Avenue

The Street
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Cumberland Avenue:  Exist ing & Proposed

Cumberland Avenue: Proposed Cumberland Avenue: Existing



The Street
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WB WB
B B

B B
B B

B
D

Total 66.4 68.1 69.1 99.6

Existing 4-Lane

EB WB EB WB

15.3 15.0 13.5 11.7

Table 1: Seconds of Delay and Level of Service (LOS)

Table 2: Arterial Analysis

 Important Conclusions 



The Street
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The Street
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Key Map

Streetscape Concept Plan
Curb Cuts Bus Pull-Outs & Pedestrian Refuge Islands



House of Dragon
Jimmy Johns

Hannah’s House
Sunspot

Copper
Cellar

McAllisters Kinko’s
FedEx

Book House
Jersey Mike’s Cube

Half Barrel-Pub & Cafe
Moto Japanese Restaurant

Am South
Bank

FireHouse Subs
Smoothie King

Long Branch
Saloon

KrystalMcDonald’s

Turn Lane

First
Tennessee

Bank

Bus PulloutExisting
Driveway

Crosswalk
with

Pedestrian Refuge

Left Turn
Lane

Oscar’s Restaurant
King’s Cleaners

Big Orange Army
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Service and Delivery 
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The Street
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Key Map



Panhellenic
Bldg.

The Baker Center 
for Public Policy

Bus Pullout

Crosswalk
with

Pedestrian Refuge

Left Turn
Lane

Kinko’s
FedEx

Book House
Jersey Mike’s

Cube

FireHouse Subs
Smoothie KingKrystalMcDonald’s

Crosswalk
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Left Turn
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Rocky
Top Books

Transition from 3 
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Bus Pullout

Clement
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Court

Service and Delivery 
Parking

The Street

4-9K n o x v i l l e ,  T e n n e s s e e

A History of Connection
Cumberland Avenue Corridor PLAN

Key Map



The Street

4-10K n o x v i l l e ,  T e n n e s s e e

A History of Connection
Cumberland Avenue Corridor PLAN

Streetscape Design Intent



5.0  The Urban Design Plan



The University
of
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The University
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Stadium

The “Hill”

Institutional (Hospitals/University) Existing Buildings New Buildings

The Urban Design Plan
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The Urban Design Plan
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of

Tennessee

1

Neyland
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3
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The Urban Design Plan
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The University

Key Concepts:

  

1

2

3
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The Strip Key Concepts:

Block Development:
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Development Opportunit ies

Parcels Unlikely to Change Parcels with Mid to Long-term Potential to Change Parcels with Short-term Potential to Change



The Urban Design Plan
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Half-Block Development: Single Parcel Development:

Example Scale: Full Block Development Example Scale: Half-Block Development Example Scale: Single Parcel Development

Key Concepts  for Block Development



Higher density mixed-
use development

Buildings to be built to street with 
parking located in rear of development

Proposed three-lane 
cross-section 

with left-turn lane

Potential for designated transit stops, 
on-street parking, or wider sidewalks

14-foot travel lane allows 
for both vehicular and 

bicycle movement

The Urban Design Plan
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Cumberland Avenue:  Exist ing & Proposed

Cumberland Avenue: Proposed Cumberland Avenue: Existing
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Cumberland Avenue:  Site  Sect ion

Key Concepts:
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Key Map



6.0 Design Guidelines
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Intent General Principles

Buildings Form the Space of the Street

Building Height

Environmental Sustainability

Parking & Access

Service

Lighting

Signage

Landscaping 
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Cumberland Avenue Frontage

White Avenue-Hospital Frontage

White Avenue-Neighborhood Frontage

Lake Avenue Frontage

The Cumberland Area Frontages

Frontage Requirements
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Ground floor: 
retail or office uses

Bus pull-out

Build-to line

Upper floors: 
office, residential or
institutional uses

Cumberland Avenue Frontage 

Height

Siting

Elements

Uses

Street
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2
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  4
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On-street
parking

Build-to line Ground floor: 
retail, residential or
office uses

Upper floors: 
office, residential or
institutional uses

Lake Avenue Frontage

Height

Siting

Elements

Uses

Street
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2
0

 t
o

 4
0

 fe
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 in
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g

h
t

On-street
parking

Build-to line

Existing residential

Ground floor: 
retail, residential or
office uses

Upper floors: 
office, residential or
institutional uses

White Avenue-Neighborhood Frontage 
(1700 to 1900 Blocks)

Height

Siting

Elements

Uses

Street
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2
0
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Hospital Frontage

Build-to Line

On-Street
Parking

Ground floor: 
retail, residential or
office uses

Upper floors: 
office, residential or
institutional uses

White Avenue-Hospital Frontage 
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Cumberland Avenue Corridor Plan 
Implementation

A successful transformation of a city district begins when engaged and 
committed stakeholders devise a visionary plan, and it becomes real 
over time with realistic and thorough implementation steps.  There is 
considerable agreement about the desired future for the Cumberland 
Avenue corridor among the diverse group of Knoxville stakeholders, and 
one of the points of agreement is that no one wants to see the plan simply 
put on a shelf. Many in the planning process recall past plans to change 
Cumberland Avenue that have never  moved forward. The steps outlined 
below are meant to get the project going while realizing that it is currently 
not the only area of the city with a redevelopment agenda.

Implementation Structure

The Cumberland Avenue corridor is of key interest to a number of 
important stakeholders: City government, the University of Tennessee, 
Fort Sanders Regional Medical Center, the East Tennessee Children’s 
Hospital, the Tennessee Department of Transportation (TDOT), the 
historic Fort Sanders neighborhood and the property owners and 
merchants along the street. Yet, until this study began, these players didn’t 
have a platform for regularly discussing issues in this important district. 
From the outset of the study, these stakeholders voiced the need for 
changes to the corridor.  This initially took the form of their participation 
on a diverse Advisory Committee staffed by the MPC.

Advisory Committee members worked closely to review and give advice 
on the work of the consultant team and participated in regular public 
meetings.  Discussions during Advisory Committee meetings aired a 
number of issues and concerns and helped inform the planning process.
The high degree of trust and communication among Cumberland Avenue 
stakeholders that emerged from this process is important to make the most 
of this new set of working relationships.

Recommendations:

• Continue regular meetings of the Advisory Committee at the 
request of the Mayor of Knoxville and the University Chancellor.
Meetings should be held on at least a quarterly basis, and the work of 
the Advisory Committee should be staffed by the MPC.  It’s important 
that stakeholders continue communicating on a high level, and that 
participation be a priority to existing members.   Members of the city’s 
C-7 committee should be invited to participate.

• Name a project coordinator based in city government. 

foremost a City of Knoxville function.  Cumberland Avenue is a major 
city street leading directly into downtown, funding will most likely be 
public, and the regulatory mechanisms necessary to accomplish the 
redevelopment will be based in city ordinances.  In the press of other 

being implemented unless someone has  responsibility within city 
government for seeing that it move forward on a day to day basis.

Funding

The Cumberland Avenue Corridor Plan charts the course for street and 
streetscape improvements as well as new pedestrian connections and 
public realm improvements.  It makes a strong statement about the 
relationship between public improvements and private reinvestment, and 
anticipates that a variety of funding sources will be explored to support the 
work.

Recommendations

• Amend the TPO’s current long range plan and three-year 
Transportation Improvement Plan.
streetscape project in the approved list of projects for funding.  Ensure 
that the required local match is budgeted year to year.

• Consider establishing the corridor as a redevelopment district 

The City has the ability to capture revenues generated by private 

(TIF).  With this tool, public investments like the Cumberland 
Avenue streetscape and the Mountcastle Park redevelopment can be 

values that will be gained over time as redevelopment occurs. This 
mechanism was recently used to fund public improvements in the 
Knoxville South Waterfront area.  

While a market analysis has not been conducted for this study to 
determine its development potential, the urban design plan calculated 
that approximately 130,000 square feet of new commercial use and 
more than 1,400 residential units are possible on key sites likely 
to develop over the next 20 years.  This amount of development, 
calculated roughly at $200,000/residential unit and $200/square foot 
of commercial use, could conceivably result in over $280 million in 

determine more accurately the feasibility of using TIF for this corridor.

• Explore the potential of creating a business improvement district.
This could be a new BID for the area, or an extension of the downtown 
business improvement district to include the Cumberland Avenue 
corridor.  This could provide a self-taxing tool that could fund 
improvements to the district.  It is important that property-tax-exempt 
entities such as the University agree to participate on a pro-rated basis.

• Explore the potential for State funding through allocation of 
capital dollars to the University for improvements that directly affect 

connections.
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Item Quantity/Unit Unit Cost Subtotal Description

Roadway Lump Sum $2,500,000 $2,500,000 3-lane, textured left-turn
Sidewalk Amenities Lump Sum $400,000 $400,000 Concrete sidewalk, paver utility strip, benches, trash cans
Street Trees 150 $1,200 $180,000 100-gallon shade trees, 25 feet on center
Ground Planting 7,000 s.f. $5 $35,000 Ground cover and irrigation
Ornamental Lighting 100 $3,000 $300,000 Pedestrian-scale lighting, 50 feet on center

3 $120,000 $360,000

Subtotal $3,775,000

10% Design Fees $377,500
25% Contingency $943,750
5% Mobilization $188,750 Construction trailers, staging sites, etc.
5% MOT / MOB $188,750

& schedule, maintaining access, etc.
2% Permits / Fees $75,500
7% Construction Admin. $264,250

Total Estimated Cost $5,813,500

Notes:  Glatting Jackson Kercher Anglin Lopez Rinehart, Inc. has no control over the cost of labor, materials, or equipment, the contractor’s method of determining 
prices or competitive bidding or market conditions.  Therefore, our opinions of probable construction costs provided for herein are made on the basis of experience and 

-
struction cost will not vary from our opinions of probable costs.  If the owner wishes greater assurances as to the construction cost, we recommend the employment of 
an independent cost estimator.

•
transit corridor.   The number of existing transit routes in the area, 
along with the adjacent transit-supportive uses of the hospitals and 
University, suggests that Cumberland Avenue is, and will continue to 
be, an important transit corridor.  A long-term strategy for transit in the 

Cumberland Avenue would simplify transit operations by reducing 
and/or eliminating bus operations on the corridor. 

Streetscape Cost Estimate

actual costs given the projects many variables, including material choice, 
furnishing, and utility issues.  These estimates are therefore for planning 
purposes.  More detailed design plans will be required to more accurately 
estimate costs.

Cumberland Avenue Streetscape

It is clear from public and stakeholder input and analysis of the physical 

the best alternative to balance the overall needs of the Cumberland Av-

safety and operate at acceptable vehicular levels of service.

-

re-striping.  This “all or nothing” approach is recommended because the 

transit and service delivery pull-outs and on-street parking) are only 
achieved with the street reconstruction.  A simple re-striping would have 

pedestrian environment and proposed private development opportunities, 
resulting in an unbalanced “testing” of the concept.

Recommendations

• Prepare preliminary streetscape design and engineering plans 
so reconstruction can begin in 2009.  TDOT has requested that no 
work be done on any east-west corridors in the downtown area until 
its reworking of I-40 downtown is complete sometime in 2009.  The 
goal is to have the necessary streetscape design and engineering 
work complete for the project to begin construction as soon as I-40 is 
reopened.

•
of business plan for construction.  A critical part of the successful 
implementation of the streetscape plan will be to minimize the 
disruption to businesses along the corridor.  A maintenance of business 

outreach activities necessary to create as little disruption of ongoing 
commerce in the district as possible.

•
Based on the recommendations of the Fort Sanders Neighborhood 

implementation plan should be developed for the Fort Sanders 
Neighborhood and hospital campuses to mitigate any speeding and 

Table 3: Streetscape Cost Estimate
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Util i t ies

An assessment of the utilities (gas, water, sanitary sewer, electric and 
storm water) was conducted to determine the constraints and opportunities 
they provide.  This assessment drew upon existing sources of information 
available from the Knoxville Utilities Board (KUB), the City of Knoxville 

burying overhead utility lines) that may be considered as part of potential 
streetscape alternatives.  Existing utilities along the Cumberland Avenue 

redevelopment envisioned in this plan.

Recommendations

•
Cumberland Avenue Corridor.  There are a number of utility 
upgrade opportunities (sanitary sewer, storm water, natural gas and 
water) KUB anticipates for the future that should be coordinated with 
the proposed Cumberland Avenue streetscape. A carefully developed 
master plan for the utilities in this corridor that is coordinated with 
future streetscape construction may result in savings to the overall 
project and to KUB.  Additionally, one entity should be designated for 
the overall responsibility and authority to develop the utility master 
plan and conduct its implementation as a portion of the overall corridor 
redevelopment.

• Evaluate relocation options for overhead utilities.  The majority of 
the electrical service along Cumberland Avenue is overhead with most 
of the buildings fed from the back alleys.  Putting this main conductor 
underground is possible, however, any relocation of this line would 
have to be performed on a wholesale basis along the entire portion of 
Cumberland Avenue to minimize the disruption to existing businesses, 
and to maintain redundant feeds required by the medical facilities.
There are two potential relocation options; 1) relocate to the alleys, 

paving cost).  2) relocate under ground, estimated cost is $2,300,000 

• Identify funding opportunities.  As with most construction projects, 
especially those involving multiple utilities, funding will be a major 
hurdle to overcome when considering redevelopment or relocation 
of utilities within the project area.  While all utilities interviewed 
in preparing the utility evaluation have expressed a willingness to 
work together in relocating or moving utilities, it was stressed that 
the magnitude of costs associated with the work will require funding 
assistance.

Table 4: 

Item Relocation in Alley Relocation Underground
Electric $1,100,000 (1) $2,300,000 (2)
Gas $200,000      $200,000
Water $2,700,000 $2,700,000
Waste Water $45,000 (3) $1,250,000 (4)

Total Estimate

Notes:
(1) Relocate electric lines to alleys
(2) Relocate electric lines underground
(3) Inspection Cost
(4) Potential upgrade & replacement of waste water lines

designs, equipment, etc.) and other associated permits (Site Development, ROW, 
-

Private Redevelopment

Knoxville stakeholders are aware that planned improvements to 
Cumberland Avenue must be integrated with other key goals of the 
district: higher quality and greater variety of commercial and residential 
uses, improved public realm, improved parking resources, better 
connections in and outside of the district, safety, and commercial appeal 
and vitality.  The urban design plan for the corridor illustrates key areas 
and projects that can set the stage for the entire vision to be achieved over 
time as opportunities arise.  Considering that the district is experiencing 
considerable development pressures, the following recommendations are a 
priority.

Recommendations

•   Use the form-based 
recommendations of the Cumberland Avenue Corridor Plan as a basis 

Development Code for the corridor, replacing the C-7 guidelines now 
in place.  Organize the design regulations around street frontages to 
regulate the placement, height and form of buildings based on the 

the full block on either side of Cumberland (to White and Lake 
Avenues) to recognize the importance of full blocks and the likelihood 
that development will begin to occur in larger increments.

• Implement the revised C-7 Design District Regulations quickly.
Redevelopment along the corridor is occurring and the new standards 
need to be in place to properly guide development.  Move the new 
form-based guideline through the adoption process by the Metropolitan 
Planning Commission and City Council as soon as possible.

• Prepare and distribute a Cumberland Avenue Development 
  Create a development brochure that can be distributed 

to developers and property owners interested in redevelopment.
This brochure should serve as a marketing tool for the corridor that 
communicates the vision of the plan, outlines the development code, 
and energizes private development activity.
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Mountcast le  Park Redevelopment

The need and desire for a new public space in the Cumberland Avenue 
area was clearly expressed by the public during design sessions.  The 
potential of Mountcastle Park, an isolated and underutilized open space 
bounded by Terrace and Lake Avenue and Mountcastle and Nineteenth 

act as a catalyst for redevelopment and provide a unique physical and 
symbolic connection to the University and hospitals.  The design and 
implementation of this project can come in a variety of ways but will 
require involvement from the City, the University, hospitals and  private 
developers.

Recommendations

• Integrate the Cumberland Avenue Corridor Plan into the 
University’s Campus Master Plan.  The University should amend 
its current Campus Master Plan to integrate the proposed corridor 
improvements and the urban design plan, particularly the Mountcastle 

related to the park and University.

•
the existing Mountcastle Park (owned by the University) will require 
City approval based on the requirement that the park remain as public 
open space.  The design scenario proposed envisions “swapping” land 

to Cumberland Avenue.

• Identify potential development partners.  The extended park to 
Cumberland Avenue will need to be created in conjunction with the 
redevelopment of the adjacent block.  The City and University should 
identify potential developers and assist in supporting this block’s 
redevelopment by helping to assemble parcels and providing funds for 
the park’s construction.

Parking 

Parking is perhaps the single problem most commonly mentioned by area 
stakeholders.  The public parking that does exist in the corridor is limited 
to on-street spaces on the side streets which are not well monitored or 
regulated.  This results in the almost exclusive use of the on-street spaces 
by University or hospital users rather than by visitors to Cumberland 
Avenue.  The off-street parking lots are privately owned and tightly 
controlled, creating a very negative and confusing impression to visitors.
The pressure to better address parking resources is only going to grow, and 
will hurt commerce and land values if not addressed. 

Increasingly, cities are beginning to treat downtown parking as a utility, a 
resource and service that is critical to the public and private sectors, rather 
than an end in itself.  The goal here is to use a comprehensive approach 
to managing parking resources that will lead to innovative strategies 
for shared parking and greater use of cutting-edge parking technologies 
such as parking debit cards.  Nashville has a parking authority that now 

adopted a downtown parking strategy several years ago in part to help 
better manage parking for its growing tourism industry.  The local 
transit authority provides this comprehensive management for the city of 
Chattanooga.

While strategies to create new public parking structures should be 
explored in conjunction with more dense development of the area, the 

comprehensive parking management strategy.  This strategy would better 
use current parking resources by increasing the effectiveness of parking 
facilities, reducing parking demand and improving support strategies such 
as enhanced parking information, marketing and enforcement. For a good 
discussion of parking management strategies applicable to Cumberland 
Avenue, see “Parking Management Best Practices,” by Todd Litman, 
Planning, Oct. 2006, pp. 40-45.

Recommendations

• Conduct a parking study to assess current and projected district 
parking needs, evaluate shared parking options, explore increased use 
of transit, and evaluate possible locations and funding sources for new 
public structured parking.  Talk with other cities that approach parking 
as a utility to determine possible advantages and disadvantages for 
Knoxville.  Explore examples of shared university/city parking 
structures or initiatives.

• Consider development of public parking lots/structures in 
strategic locations in the corridor.  These lots could be developed in 
cooperation with the University and hospitals, “piggybacking” on their 
pre-existing plans for parking facilities to either create shared, off-
hour parking agreements or fund additional public spaces within their 
structures.

• Consider creating a parking authority to better manage parking 
resources, possibly in conjunction with downtown Knoxville.
This authority could help facilitate the creation of shared parking 
agreements between properties and create and manage public parking 
resources.  Consider using a portion of parking revenues to provide 
funds for new structured parking or improved transit services.

• Update existing on-street parking meters (many of the existing 
ones do not work) and regularly monitor parking to ensure a turnover 
that allows these spaces to be more accessible to Cumberland Avenue 
visitors.

• Explore the utility of creating a residential parking permit for 
resident parking only on certain streets at certain times in the Fort 
Sanders neighborhood to relieve residential parking pressures in the 
district.

•
private, on-site parking requirements.  The proposed urban design 

commercial use, which would result in the need for 520 parking 
spaces at 4 spaces/1,000 square feet of commercial use (conservative, 
suburban standards).  Public parking spaces could be used to reduce 
this requirement and potentially serve as an incentive to developers.
Table 5 illustrates how a public parking supply could reduce private 
on-site spaces needed.

Total Spaces

130,000 s.f. 
of commercial

Private on-site 
spaces needed

Potential Public 
Parking Supply

Estimated Cost 
at $20,000 
per space 

520 520 (4/1,000) 0
520 390 (3/1,000) 130 $2.6 million
520 260 (2/1,000) 260 $5.2 million

Table 5: Estimate of Public Parking
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Public  Brainstorming Input (November 9,  2006)

Pedestrians/Bicycles

Parking

Advisory Committee Input (October 4th 2006)

Left top: Image from the Public 
brainstorming input Nov. 9th, 2006

Center and left bottom: Images from the 
Advisory Committee Meeting on Oct. 4th, 
2006
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Public  Charrette  Table Session Input 
(December 5,  2006)

(Vision Statement: Cumberland Avenue will be a uniquely attractive 
and vibrant area that turns a “pike to a street” a “strip to a place” 
and reconnects to its neighbors.)

Public inputs during table sessions at the charrette
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Table 5: Green Bike Team

Some active drawing and debate during table sessions at the charrette
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Table 7: 

Table 8: Less is more

Table 6: The Big Vision
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