
Knox County Growth & 
Development



Transportation

"Plan for the future, 
because that is where you 
are going to spend the 
rest of your life."
Mark Twain



Population Change
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Presenter
Presentation Notes
Since 1940 population growth has been steady countywide outside the city of Knoxville. 
City of Knoxville growth was flat from 1940 to 2010.
The uptick in city population in 1970 was a result of annexations in the 1960s.
Population of the county outside the city limits surpassed city totals beginning in the 1990s.
City growth was flat until 2010. 
Between 2000-2010 the city captured only 10% of countywide growth. 
After 2010, with the addition of hundreds of new multi-family units throughout the city, including downtown, the result was new population growth in the city. 
Since 2010, the city share of countywide growth has increased 2.5 times, capturing over a quarter of all growth.




Employment
Top Employers, 2018
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Presenter
Presentation Notes
The largest shares of local employment are made up of health care, services, and education, which is a major economic shift from a couple decades ago.
Manufacturing now comprises less than 5% of employment; it used to be much greater. 
Leading employers include Covenant, Knox County Schools, Y-12 National Security Complex, University of Tennessee, and Wal-Mart.




Value of Education
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Presenter
Presentation Notes
Our employed workforce is becoming more educated. 
As of 2017 – 38.5 % of our employed work force had received a bachelors degree or higher.
Education levels of the workforce are increasing, as evidenced by growing share of workers with postsecondary training or college degrees.
The decline in high school graduates doesn’t mean fewer individuals are graduating high school, but that more are pursuing higher education.
Data confirms that lifetime earnings increase with higher education.






Development Activity
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Presenter
Presentation Notes
Robust residential building activity was seen in the pre-recession years of 2003 to 2007.
The greatest impacts of the recession were felt from late 2007 until 2010, evidenced by a sharp decline in residential development.
Interestingly, residential building activity bottomed out in Knox County in 2011 – a full year after the recession was declared over nationally.
Building activity has continued to increase significantly in the post-recession years; residential returned to pre-recession levels in 2019 but non-residential building activity has not yet reached pre-recession levels.
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Presenter
Presentation Notes
In the recovery years after the recession, the total value of new construction for residential is almost $3 billion dollars.
For non-residential it is over $900 million.
The total value for new construction exceeded $3.5 billion over the last 5 years.      



New Housing Mix
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Presenter
Presentation Notes
Multi-family residential has grown considerably since the 2008 recession.
In the 5 year period from 2003 to 2007, three-fourths of new residential construction in the county was for single-family dwellings while one-fourth was for multi-family dwellings. 
From 2013 to 2019, multi-family structures made up more than one-third of new developments.
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Presenter
Presentation Notes
This map shows that single-family residential construction is still popular, with a great deal of it occurring in the Northwest and Southwest County sectors.
It also shows that while multi-family residential construction is happening throughout the county, the majority of it can be found in the City’s urban core.



Future Population
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Presenter
Presentation Notes
58.7% of the region’s growth over the next 50 years will be in Knox County.
Over the next 50 years we expect the region (including Knox County) to grow by 331,378.
Knox County is expected to grow by 194,486.
While we expect the population to grow through 2070, the trends in underlying growth factors (slower net migration, lower birth rates, and dying baby boomers) lead to lower population numbers than had been previously projected.



Demographic Shift 
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1980 2020

Under 5 years

10 to 14 years

20 to 24 years

30 to 34 years

40 to 44 years

50 to 54 years

60 to 64 years

70 to 74 years

80 to 84 years

2060

Female
Male

Presenter
Presentation Notes
1980: 
“Baby Boomers” (those born in 1946-1964, or ages 16 to 34) became a significant and growing share of the workforce. 
It’s important to note the sharp decline in older age groups.
2020: 
You can see that there are still less elderly dependents, but that number will likely increase as the last of the Baby Boomers (56 to 74 years old) enter their senior years. 
Generation X are now ages 41-55. 
Millennials are ages 25 to 40, and you can see the “echo boom” of the Millennials.
The population has grown significantly and the numbers will stay high through the majority of age groups. 
It’s important to note that elderly dependents are beginning to grow significantly in size as people are living longer.
2060: 
Boomers are all over the age of 96, Gen X the is very top of pyramid, and Millennials are 65 to 80. 
Life expectancy of the population is growing with significant gains in the children of boomers.
Millennials are largest population cohort right now.
Another “echo boom” will occur as Millennials have children.
The large population of 20-24 year old individuals in each graph may be attributed to the college population in Knox County.



Projected Housing Need
Estimated Housing Units, 2020-2050
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Presenter
Presentation Notes
Based on projected population growth and average household size, Knox County will need to add 40,000 housing units to accommodate future population.




Changing Preferences of the Population
Millennial preferences: 

• Moving into urban areas faster than 
previous generations

• Less likely to be homeowners
• Varied transportation options (transit, 

ridesharing, bicycling)
• Walkability, downtown energy, cultural 

diversity, and social amenities of urban 
living.

Recent apartment boom in the City of 
Knoxville confirms this trend.

• Past five years
• Permits for single-family homes 7,562 

or 56%
• Permits for apartments 5,939 or 44%
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Presenter
Presentation Notes
Past trends may not continue as Millennial preferences make an impact on our landscape. 



Projected Labor Force and Businesses
Labor Projections
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Presenter
Presentation Notes
Trend in employment growth over next 30 years mirrors current employment by sector, where health care, education, and service industries lead the economy and the manufacturing sector continues to shrink.
In 2017, there were 11,562 non-government establishments in Knox County.
Based on projected population growth and average number of employees per business, Knox County will need to add about 13,000 businesses to employ the future work force.



Transportation in Knox County
Knox County has approximately 
1,800 miles of roadway that 
they maintain.
• The cost to resurface a two lane 

roadway is between $100,000 and 
$145,000 per mile depending on the 
width.

• In 2019 Knox County accepted 15 miles 
of new subdivision roads. At 26 feet 
wide the estimated cost to resurface a 
mile of road is $145,000 for a total 
obligation of $2,175,000.
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Presenter
Presentation Notes
It is expensive to build and maintain transportation infrastructure. 



Mixed Use Opportunity Areas – Knox County & Knoxville

Presenter
Presentation Notes
This map shows areas of opportunity for different mixed use centers that vary in size and scale based on the context of the surrounding areas and current infrastructure. 




County Zoning
Residential Uses in Commercial/Office Zones

Presenter
Presentation Notes
The Knox County Zoning Ordinance limits the ability for mixed-use development in commercial and office zones because current zones allowing a mix of uses focus on areas that are 8 to 20+ acres. 

For example, Planned Residential only allows consideration of commercial and office uses if there are 20 or more acres.

Smaller-scale mixed-use redevelopment would be very hard, if not impossible, to do in the county due to the minimum acreage requirements.



New Planning Tool: Planned Development
• Enables design treatments that may not otherwise fit into the bounds 

of standard zoning - guided by property characteristics and 
neighborhood setting

• Project must demonstrate public benefit or meet community need
• Approved use is only allowed use
• Encourages creative and innovative development

Presenter
Presentation Notes
Planned Developments, authorized by the City’s new zoning code and an amendment to the County’s, are a new tool for developers.
These developments allow for some relaxation of the range of uses tied to the property’s zone. 
Planned Developments provide opportunity for better investment in communities by putting public need and superior design first.



Opportunities for the Future

• Permit mixed use development on properties of any size
• Require mix of non-residential and residential uses?
• Require minimum level of intensity?
• Make review and approval process efficient – staff review?

Amend Zoning Ordinance to Permit Mixed Use Development

Presenter
Presentation Notes
Instead of focusing only on large properties, mixed-use development could be allowed for any size property. 
Other requirements could shape the types of mixed-use developments we see in the county.
Process changes could make this option easier to accommodate. 




Opportunities for the Future

• Identify minimum density desired in appropriate areas
• This may vary based on character of area

• Include amenities to meet needs of residents
• Pedestrian connections and facilities
• Open space – developed and undeveloped

• May require amendment of Sector Plans to identify appropriate 
locations and densities

Amend Zoning Ordinance to Permit Higher Density Residential Development

Presenter
Presentation Notes
Higher density residential developments in certain areas could lessen the burden on infrastructure and reduce costs associated with infrastructure needed for suburban development patterns.  
Need to identify appropriate places for higher density and amenities based on Sector Plans, existing infrastructure, etc.



Opportunities for the Future

• Build community support for revising 
boundary

• Provide supporting data
• Growth and development trends
• Review of existing and proposed 

infrastructure
• Projections of growth assuming different 

scenarios
• Data and support could be provided by 

General Plan update

Revise Urban Growth Boundary

Presenter
Presentation Notes
The current urban growth boundary was determined 20 years ago.
New trends could inform an updated boundary.



Thank you!
QUESTIONS OR COMMENTS? 

GERALD.GREEN@KNOXPLANNING.ORG | 215-3758
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