
 

REGIONAL PLANNING COMMISSION MEETING AGENDA 

Thursday, September 17, 2026 at 5:30 PM 

City Hall, 415 Broad Street, Boardroom 

 

This meeting is an open and accessible meeting. If interested parties request special assistance 

or accommodations, please notify the Planning Department three (3) days in advance of the 

meeting. 

I. INTRODUCTION AND RECOGNITION OF VISITORS 

II. APPROVAL OF THE AGENDA 

III. APPROVAL OF MINUTES 

1. Approval of the August 17, 2026 Work Session Minutes. 

2. Approval of the August 20, 2026 Regular Meeting Minutes 

IV. CONSENT AGENDA 

Consent items are those items that have previously been brought before the Planning 

Commission, which have been reviewed by the Planning Commission in previous meetings or work 

sessions or are minor subdivisions and final plats not requiring any variances. 

1. Brickyard Village Phase 1B Final Amendment (PD25-0170). The Commission is requested to 

grant approval for an amendment to the Brickyard Village Phase 1B Final Plat. (Cooper) 

2. The Arbor Phase 2 Final Planned Development Amendment (PD26-0109). The Commission is 

requested to grant approval for an amendment to The Arbor Phase 2 Final Planned 

Development Plat. (Cooper) 

V. UNFINISHED BUSINESS 

VI. NEW BUSINESS 
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1. Bancroft Hills Phase 1 Final Plat (PD26-0241). The Commission is requested to grant final plat 

approval for Bancroft Hills Phase 1. (Cooper) 

2. Bancroft Hills Phase 1 Irrevocable Letter of Credit (PD26-0241). The Commission is requested 

to accept an irrevocable letter of credit for the remaining improvements for Bancroft Hills 

Phase 1. (Cooper) 

3. Bancroft Hills Phase 1 Subdivision Bond (PD26-0241). The Commission is requested to 

accept a subdivision bond for on-site improvements for Bancroft Hills Phase 1. (Cooper) 

4. 616 Beaver Lane (MINSUB26-0194). The Commission is requested to grant final subdivision 

approval for 616 Beaver Lane along with the accompanying irregular lot variance. (Cooper) 

5. 664 Valley Drive County Rezoning (REZONE26-0209). The Commission is requested to 

review and make a recommendation to the Sullivan County Commission for the County 

rezoning request from County R-1 to County A-5. (Cooper).  

6. DB Right-of-Way Abandonment (VACATE25-0049). The Commission is requested to send a 

positive recommendation to the Kingsport Board of Mayor and Aldermen to vacate the public 

right-of-way for Indian Court, Midland Drive, and Auditorium Drive. (Cooper) 

7. Sullivan County Text Amendment (ZTA26-0235). The Commission is requested to send a 

positive recommendation for the proposed county zoning text amendment to the Sullivan 

County Commission. (Cooper) 

VII. OTHER BUSINESS 

1. Approved Subdivisions 

VIII. PUBLIC COMMENT 

 

Citizens may speak on issue-oriented items. When you come to the podium, please state your 

name and address and sign the register that is provided. You are encouraged to keep your 

comments non- personal in nature, and they should be limited to five minutes. 

IX. ADJOURN 
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REGIONAL PLANNING COMMISSION WORK SESSION MINUTES 

Monday, August 17, 2026 at Noon 

City Hall, 415 Broad Street, Conference Room 226 
 
 

This meeting is an open and accessible meeting. If interested parties request special assistance 

or accommodations, please notify the Planning Department three (3) days in advance of the 

meeting. 

I. INTRODUCTION AND RECOGNITION OF VISITORS 

 Members Present: Sharon Duncan, Tim Lorimer, Gary Mayes, Candice Hilton, Tim Dean, BJ 

Walsh 

 Members Absent:  Chip Millican, Jason Snapp, Curtis Montgomery 

 Staff Present: Ken Weems, AICP, Jessica McMurray, JoAnn Williams, Sam Cooper, Garret Burton 

 Visitors: Alison Winters 

II. APPROVAL OF THE AGENDA 

III. APPROVAL OF MINUTES 

1. Approval of the July 13, 2026 Work Session Minutes 

2. Approval of the July 16, 2026 Regular Meeting Minutes 

The Commission reviewed the minutes.  No official action was taken. 

IV. CONSENT AGENDA 

Consent items are those items that have previously been brought before the Planning 

Commission, which have been reviewed by the Planning Commission in previous meetings or work 

sessions or are minor subdivisions and final plats not requiring any variances. 
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1. The Arbor Townhomes Performance Bond Release (PD24-0280). The Commission is 

requested to release a performance bond for The Arbor Townhomes due to a completion of all 

required improvements. The amount of the DR Horton Bond is $106,114.26.  Staff noted that 

the remaining improvement have been completed and inspected.  Staff recommended 

releasing the bond.  No official action was taken. 

2. 2020 Springfield Avenue Sewer Line Easement Abandonment (VACATE26-0213). The 

Commission is requested to send a positive recommendation to the Kingsport Board of Mayor 

and Aldermen to vacate a sewer line easement for 2020 Springfield Avenue. Staff noted that 

the existing easement was incorrectly located and does not contain a sewer line or a need for 

a future sewer line.  Staff stated that the incorrectly located easement is proposed to be 

abandoned.  No official action was taken.  

V. UNFINISHED BUSINESS 

VI. NEW BUSINESS 

1. Airport Parkway Annexation (ANNEX26-0192). The Commission is requested to send a 

positive recommendation for the annexation, zoning, and plan of services for the Airport 

Parkway Annexation to the Board of Mayor and Aldermen. Staff reviewed the annexation area 

with the Commission.  Staff noted that this owner-requested annexation area is being 

combined with the parent parcel that abuts the area to the south.  Staff noted that a proposed 

MX zone is recommended for the property.  Staff noted that services are available once the 

subdivision plat combination occurs.  Staff noted that the size of the annexation area is 

approximately 1.7 acres.  No official action was taken. 

2. Miller Parke Plan Amendment (PD26-0143). The Commission is requested to approve an 

amendment to the Miller Parke development plan. Staff stated that the request is from the 

owners of the property, the Home Owner’s Association (HOA) for Miller Parke.  Staff noted 

that the HOA desires to reduce the amount of open space in the development to the minimum 

required in the zoning code.  Staff stated that the HOA desired to integrate some of the former 

open space into existing private property lots in order to expand them.  No official action was 

taken. 

3. 1309 E. Stone Drive (MINSUB26-0194). The Commission is requested to grant final 

subdivision approval for 1309 E. Stone Drive along with the accompanying street frontage 

variance. Staff stated that the proposed combination plat requires a variance due to no 

existing road frontage.  Staff noted that the resulting parcel would be more in conformance 
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with existing subdivision regulations once combined.  Staff noted that water services requires 

an easement to sign for water service availability.  No official action was taken. 

4. 3616 Thornton Drive (MINSUB26-0153). The Commission is requested to grant final 

subdivision approval for an 8-lot subdivision in accordance with the Minimum Subdivision 

Regulations. Staff stated that this minor subdivision proposal requires Commission approval 

due to being over 5 lots.  Gary Mayes stated that he lives near the site and anticipates added 

danger to the area streets due to the traffic the proposal would generate.  No official action 

was taken. 

VII. OTHER BUSINESS 

1. Approved Subdivisions 

The Subdivisions were reviewed.  No official action was taken. 

VIII. PUBLIC COMMENT 

 

Citizens may speak on issue-oriented items. When you come to the podium, please state your 

name and address and sign the register that is provided. You are encouraged to keep your 

comments non- personal in nature, and they should be limited to five minutes. 

IX. ADJOURN 
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REGIONAL PLANNING COMMISSION MEETING MINUTES 

Thursday, August 20, 2026 at 5:30p.m. 

City Hall, 415 Broad Street, Montgomery-Watterson Boardroom 
 
 

This meeting is an open and accessible meeting. If interested parties request special assistance 

or accommodations, please notify the Planning Department three (3) days in advance of the 

meeting. 

I. INTRODUCTION AND RECOGNITION OF VISITORS 

 Members Present: Sharon Duncan, Tim Lorimer, Gary Mayes, Tim Dean, BJ Walsh, Jason Snapp, 

Curtis Montgomery 

 Members Absent:  Chip Millican, Candice Hilton 

 Staff Present: Ken Weems, AICP, Jessica McMurray, JoAnn Williams, Sam Cooper, Garret Burton 

 Visitors: Alison Winters, Charles Mowdy, Jennifer Sandvos, Shane McConnell 

II. APPROVAL OF THE AGENDA 

 Staff noted that the 3616 Thornton Drive Minor Subdivision item had been moved to the New 

Business section of the agenda after work session discussion.  A motion was made by Tim Dean, 

seconded by Curtis Montgomery, to approve the consent agenda as amended.  The motion 

passed unanimously, 7-0. 

III. APPROVAL OF MINUTES 

1. Approval of the July 13, 2026 Work Session Minutes 

2. Approval of the July 16, 2026 Regular Meeting Minutes 

       The Commission reviewed the minutes.  A minor typo issue was resolved.  A motion was 

made by Tim Lorimer, seconded by Gary Mayes, to approve the minutes as amended.  The 

motion passed unanimously, 7-0. 
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IV. CONSENT AGENDA 

Consent items are those items that have previously been brought before the Planning 

Commission, which have been reviewed by the Planning Commission in previous meetings or work 

sessions or are minor subdivisions and final plats not requiring any variances. 

1. The Arbor Townhomes Performance Bond Release (PD24-0280). The Commission is 

requested to release a performance bond for The Arbor Townhomes due to a completion of all 

required improvements. Staff noted that the remaining improvement have been completed and 

inspected by Engineering.  Staff recommended releasing the bond from DR Horton in the 

amount of $106,114.26.  A motion was made by Tim Lorimer, seconded by Jason Snapp to 

release the bond.  The motion passed unanimously, 7-0. 

2. 2020 Springfield Avenue Sewer Line Easement Abandonment (VACATE26-0213). The 

Commission is requested to send a positive recommendation to the Kingsport Board of Mayor 

and Aldermen to vacate a sewer line easement for 2020 Springfield Avenue. Staff noted that 

the existing easement was incorrectly located and does not contain a sewer line or a need for 

a future sewer line.  Staff stated that the incorrectly located easement is proposed to be 

abandoned.  A motion was made by Gary Mayes, seconded by BJ Walsh, to send a positive 

recommendation in favor of abandoning the easement.  The motion passed unanimously, 7-0. 

  

V. UNFINISHED BUSINESS 

VI. NEW BUSINESS 

1. Airport Parkway Annexation (ANNEX26-0192). The Commission is requested to send a 

positive recommendation for the annexation, zoning, and plan of services for the Airport 

Parkway Annexation to the Board of Mayor and Aldermen. Staff reviewed the annexation area 

with the Commission.  Staff noted that this owner-requested annexation area is being 

combined with the parent parcel that abuts the area to the south.  Staff noted that a proposed 

MX zone is recommended for the property.  Staff noted that services are available once the 

subdivision plat combination occurs.  Staff noted that the size of the annexation area is 

approximately 1.7 acres.  Staff recommended the annexation based upon safety and welfare 

of the community.  A motion was made by Tim Lorimer, seconded by Curtis Montgomery, to 

send a positive recommendation for the annexation, zoning, and plan of services to the Board 

of Mayor and Aldermen. The motion passed 6-0-1, with Jason Snapp abstaining from the item 

and vote. 
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2. Miller Parke Plan Amendment (PD26-0143). The Commission is requested to approve an 

amendment to the Miller Parke development plan. Staff stated that the request is from the 

owners of the property, the Home Owner’s Association (HOA) for Miller Parke.  Staff noted 

that the HOA desires to reduce the amount of open space in the development to the minimum 

required in the zoning code.  Staff stated that the HOA desired to integrate some of the former 

open space into existing private property lots in order to expand them.  Staff stated that the 

amended plan still contains a bit over the minimum 15% open space for the development as a 

whole.  A motion was made by Tim Dean, seconded by BJ Walsh, to approve the amendment 

to the Miller Parke PD Plan.  The motion passed unanimously, 7-0. 

3. 1309 E. Stone Drive (MINSUB26-0194). The Commission is requested to grant final 

subdivision approval for 1309 E. Stone Drive along with the accompanying street frontage 

variance. Staff stated that the proposed combination plat requires a variance due to no 

existing road frontage.  Staff noted that the resulting parcel would be more in conformance 

with existing subdivision regulations once combined.  Staff noted that water services requires 

an easement to sign for water service availability.  A motion was made by Jason Snapp, 

seconded by Tim Lorimer, to grant final subdivision approval contingent up on the water 

service easement being added to the plat.  The motion passed unanimously, 7-0. 

4. 3616 Thornton Drive (MINSUB26-0153). The Commission is requested to grant final 

subdivision approval for an 8-lot subdivision in accordance with the Minimum Subdivision 

Regulations. Staff stated that this minor subdivision proposal requires Commission approval 

due to being over 5 lots.  Gary Mayes stated that the curved portion of the street frontage for 

this proposal is dangerous due to existing traffic.  A motion was made by Curtis Montgomery, 

seconded by Tim Lorimer, to grant final subdivision approval.  The motion passed 6-1 with 

Gary Mayes voting against the proposal. 

 

VII. OTHER BUSINESS 

1. Approved Subdivisions 

The Subdivisions were reviewed.   

VIII. PUBLIC COMMENT 

 

Citizens may speak on issue-oriented items. When you come to the podium, please state your 

name and address and sign the register that is provided. You are encouraged to keep your 

comments non- personal in nature, and they should be limited to five minutes. 
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 The Chairman opened public comment.  No public comment was r eceived.  The meeting 

adjourned at 6:15p.m. 

IX. ADJOURN 
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Kingsport Regional Planning Commission  Planned Development Report 

File Number PD25-0170 

 
Prepared by Kingsport Planning Department for the 

9/17/2026 Kingsport Regional Planning Commission Meeting on September 17, 2026     Page | 1 

 

APPLICANT:  

ADDRESS:  

REPRESENTATIVE:  

PROPERTY INFORMATION:   Brickyard Village Phase 1B Final Amendment 

 ADDRESS:     Brickyard Park Drive. Kingsport, TN 

 DISTRICT, LAND LOT:   11th Civil District  

 OVERLAY DISTRICT:  N/A  

 EXISTING ZONING:  PD, Planned Development  

 PROPOSED ZONING:  PD, Planned Development  

 ACRES:     +/- 4.164 

 EXISTING USE:    Residential 

 PROPOSED USE:    Residential  

 

INTENT 

The developer is seeking to adjust the setbacks for Brickyard Village Phase 1B plat and make a minor 

adjustment to lot 8 and the adjacent open space. Per the zoning code certain amendments to development plans, 

such as the adjustment of open space, must be made only by official action of the planning commission. 

The development currently has a total density of 9.06 units per acre and open space designation of 46.71%, or 

+/- 24.96 acres. With the adjustments to the open space, the new open space designation would be 46.67%, or 

+/- 24.94 acres. This new open space designation would still permit the current density of 9.06 units per acre.  

The setbacks for this subdivision are 18’ Front, 20’ Rear, 5’ Side, 15’ Corner Lots with 2nd Frontage and are 

being proposed as: 18’ Front, 10’ Rear, 5’ Side, 5’ Corner Lots with 2nd Frontage. The plat itself conforms to 

the minimum subdivision regulations.  

Therefore, staff recommends approving the amendment to the Brickyard Village Phase 1B subdivision plat.  
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Kingsport Regional Planning Commission  Planned Development Report 

File Number PD25-0170 

 
Prepared by Kingsport Planning Department for the 

9/17/2026 Kingsport Regional Planning Commission Meeting on September 17, 2026     Page | 2 
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Kingsport Regional Planning Commission  Planned Development Report 

File Number PD25-0170 

 
Prepared by Kingsport Planning Department for the 

9/17/2026 Kingsport Regional Planning Commission Meeting on September 17, 2026     Page | 3 
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Kingsport Regional Planning Commission  Planned Development Report 

File Number PD25-0170 

 
Prepared by Kingsport Planning Department for the 

9/17/2026 Kingsport Regional Planning Commission Meeting on September 17, 2026     Page | 4 

Brickyard Phase 1B Final Plat 
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Kingsport Regional Planning Commission  Planned Development Report 

File Number PD25-0170 

 
Prepared by Kingsport Planning Department for the 

9/17/2026 Kingsport Regional Planning Commission Meeting on September 17, 2026     Page | 5 

Brickyard Phase 1B Plan Amendment 
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Kingsport Regional Planning Commission  Planned Development Report 

File Number PD25-0170 

 
Prepared by Kingsport Planning Department for the 

9/17/2026 Kingsport Regional Planning Commission Meeting on September 17, 2026     Page | 6 

Brickyard Master Preliminary 
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Kingsport Regional Planning Commission  Planned Development Report 

File Number PD25-0170 

 
Prepared by Kingsport Planning Department for the 

9/17/2026 Kingsport Regional Planning Commission Meeting on September 17, 2026     Page | 7 

Recommendation: 

Staff recommends approving the amendment to the Brickyard Village Phase 1B subdivision plat.  
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Kingsport Regional Planning Commission  Planned Development Report 

File Number PD26-0109 

 
Prepared by Kingsport Planning Department for the 

9/17/26 Kingsport Regional Planning Commission Meeting on September 17, 2026     Page | 1 

 

 

 

 

PROPERTY INFORMATION:  The Arbor Phase 2 Final 

 ADDRESS:            1119 & 1120 Riverbend Drive 

 DISTRICT, LAND LOT: 11th Civil District; Control Map 077H, Group C, Parcel 001.00 & 002.00 

 OVERLAY DISTRICT:   N/A 

 EXISTING ZONING:       PD – Planned Development  

 PROPOSED ZONING:     PD – Planned Development 

 ACRES:                              +/- 9.248 

 EXISTING USE:               Vacant   

 PROPOSED USE:             Residential 

 

INTENT 

The applicant is seeking to amend the final plat for The Arbor Phase 2 by updating the Residential Lane cross 

section. The Residential Lane cross section previously included 6’ of sidewalk on one side of the road, which 

was not required by the developer to do.  

The amendment to the residential cross section will still be in line with the minimum subdivision regulations 

and sidewalk will still be located upon Riverbend Drive.  

Therefore, staff recommends approving the amendment to The Arbor Phase 2 Final Planned Development 

subdivision plat. 
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Kingsport Regional Planning Commission  Planned Development Report 

File Number PD26-0109 

 
Prepared by Kingsport Planning Department for the 

9/17/26 Kingsport Regional Planning Commission Meeting on September 17, 2026     Page | 2 
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Kingsport Regional Planning Commission  Planned Development Report 

File Number PD26-0109 

 
Prepared by Kingsport Planning Department for the 

9/17/26 Kingsport Regional Planning Commission Meeting on September 17, 2026     Page | 3 
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Kingsport Regional Planning Commission  Planned Development Report 

File Number PD26-0109 

 
Prepared by Kingsport Planning Department for the 

9/17/26 Kingsport Regional Planning Commission Meeting on September 17, 2026     Page | 4 

The Arbor Phase 2 Final 
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Kingsport Regional Planning Commission  Planned Development Report 

File Number PD26-0109 

 
Prepared by Kingsport Planning Department for the 

9/17/26 Kingsport Regional Planning Commission Meeting on September 17, 2026     Page | 5 
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Kingsport Regional Planning Commission  Planned Development Report 

File Number PD26-0109 

 
Prepared by Kingsport Planning Department for the 

9/17/26 Kingsport Regional Planning Commission Meeting on September 17, 2026     Page | 6 
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Kingsport Regional Planning Commission  Planned Development Report 

File Number PD26-0109 

 
Prepared by Kingsport Planning Department for the 

9/17/26 Kingsport Regional Planning Commission Meeting on September 17, 2026     Page | 7 

The Arbor Phase 2 Final Amendment 
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Kingsport Regional Planning Commission  Planned Development Report 

File Number PD26-0109 

 
Prepared by Kingsport Planning Department for the 

9/17/26 Kingsport Regional Planning Commission Meeting on September 17, 2026     Page | 8 
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Kingsport Regional Planning Commission  Planned Development Report 

File Number PD26-0109 

 
Prepared by Kingsport Planning Department for the 

9/17/26 Kingsport Regional Planning Commission Meeting on September 17, 2026     Page | 9 
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Kingsport Regional Planning Commission  Planned Development Report 

File Number PD26-0109 

 
Prepared by Kingsport Planning Department for the 

9/17/26 Kingsport Regional Planning Commission Meeting on September 17, 2026     Page | 10 

Minimum Subdivision Regulation’s Residential Lane Cross-Section 
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Kingsport Regional Planning Commission  Planned Development Report 

File Number PD26-0109 

 
Prepared by Kingsport Planning Department for the 

9/17/26 Kingsport Regional Planning Commission Meeting on September 17, 2026     Page | 11 

Amended Residential Lane Cross-Section 

 

 

 

 

 

 

 

 

Recommendation:  

Staff recommends approving the amendment to The Arbor Phase 2 Final Planned Development subdivision 

plat. 
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Kingsport Regional Planning Commission  Planned Development Report 

File Number PD26-0241 

 
Prepared by Kingsport Planning Department for the 

9/17/2026 Kingsport Regional Planning Commission Meeting on September 17, 2026     Page | 1 

APPLICANT:  
ADDRESS:  

REPRESENTATIVE: 

PROPERTY INFORMATION:   Bancroft Hills Phase 1 Final Plat 

 ADDRESS:     Bancroft Chapel Rd., Kingsport, TN 

 DISTRICT, LAND LOT:   10th Civil District, Tax Map 032 Parcel 015.20 

 OVERLAY DISTRICT:  Not Applicable  

 EXISTING ZONING:  PD – Planned Development District 

 PROPOSED ZONING:  PD – Planned Development District 

 ACRES:     +/- 14.199 

 EXISTING USE:    Vacant 

 PROPOSED USE:    Residential 

 

INTENT 

The applicant is requesting Final Planned Development plat approval for Phase 1 of the Bancroft Hills 

Subdivision, previously named the Bancroft Heights Subdivision, consisting of 35 single-family detached units. 

The plan for this phase shows the required 25’ development free periphery and appropriate density of 3.36 

units per acre in accordance with the amount of open space provided, 2.455 acres. The density for all phases is 

1.86 units per acre with an open space designation of, 19.43 acres.  

Water is being supplied by Bloomingdale Utility District, who has provided a letter to the City stating the 

Phase 1 water line installation, pressure testing, and bacteriological sampling are complete.   

Integrity Building Group, LLC., has also requested the Planning Commission accept an irrevocable letter of 

credit for the remaining on-site improvements listed in their bond estimate totaling $627,386.58. 

D.R. Horton is also requesting that the Planning Commission accept a performance bond for the remaining on-

site improvements listed in their surety estimate totaling $104,344.17. 

Both the irrevocable letter of credit & performance bond will have a performance date of June 17, 2027 and an 

expiration date of September 17, 2027.  

Staff recommends granting final plat approval for Phase 1 of the Bancroft Hills Subdivision and accepting the 

irrevocable letter of credit and performance bond contingent upon both surety instruments being submitted and 

approved in a form acceptable to the City Attorney as well as revisions being submitted for the final plat.  
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Kingsport Regional Planning Commission  Planned Development Report 

File Number PD26-0241 

 
Prepared by Kingsport Planning Department for the 

9/17/2026 Kingsport Regional Planning Commission Meeting on September 17, 2026     Page | 2 
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Kingsport Regional Planning Commission  Planned Development Report 

File Number PD26-0241 

 
Prepared by Kingsport Planning Department for the 

9/17/2026 Kingsport Regional Planning Commission Meeting on September 17, 2026     Page | 3 

  

 

 

 

 

 

 

 

 

 

30

Item VI1.



Kingsport Regional Planning Commission  Planned Development Report 

File Number PD26-0241 

 
Prepared by Kingsport Planning Department for the 

9/17/2026 Kingsport Regional Planning Commission Meeting on September 17, 2026     Page | 4 
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Kingsport Regional Planning Commission  Planned Development Report 

File Number PD26-0241 

 
Prepared by Kingsport Planning Department for the 

9/17/2026 Kingsport Regional Planning Commission Meeting on September 17, 2026     Page | 5 

Bloomingdale Utility District Letter 
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Kingsport Regional Planning Commission  Planned Development Report 

File Number PD26-0241 

 
Prepared by Kingsport Planning Department for the 

9/17/2026 Kingsport Regional Planning Commission Meeting on September 17, 2026     Page | 6 

Bancroft Heights (Hills) Preliminary  
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Kingsport Regional Planning Commission  Planned Development Report 

File Number PD26-0241 

 
Prepared by Kingsport Planning Department for the 

9/17/2026 Kingsport Regional Planning Commission Meeting on September 17, 2026     Page | 7 
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Kingsport Regional Planning Commission  Planned Development Report 

File Number PD26-0241 

 
Prepared by Kingsport Planning Department for the 

9/17/2026 Kingsport Regional Planning Commission Meeting on September 17, 2026     Page | 8 

Bancroft Hills Phase 1 Final 
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Kingsport Regional Planning Commission  Planned Development Report 

File Number PD26-0241 

 
Prepared by Kingsport Planning Department for the 

9/17/2026 Kingsport Regional Planning Commission Meeting on September 17, 2026     Page | 9 

Integrity Building Group, LLC Surety Estimate 
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Kingsport Regional Planning Commission  Planned Development Report 

File Number PD26-0241 

 
Prepared by Kingsport Planning Department for the 

9/17/2026 Kingsport Regional Planning Commission Meeting on September 17, 2026     Page | 10 

Integrity Building Group, LLC Letter of Credit 
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Kingsport Regional Planning Commission  Planned Development Report 

File Number PD26-0241 

 
Prepared by Kingsport Planning Department for the 

9/17/2026 Kingsport Regional Planning Commission Meeting on September 17, 2026     Page | 11 

D.R. Horton Surety Estimate 
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Kingsport Regional Planning Commission  Planned Development Report 

File Number PD26-0241 

 
Prepared by Kingsport Planning Department for the 

9/17/2026 Kingsport Regional Planning Commission Meeting on September 17, 2026     Page | 12 

 Northern Property View 
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Kingsport Regional Planning Commission  Planned Development Report 

File Number PD26-0241 

 
Prepared by Kingsport Planning Department for the 

9/17/2026 Kingsport Regional Planning Commission Meeting on September 17, 2026     Page | 13 

Eastern Property View 

April 7, 2026 

 

 

 

 

 

 

 

 

 

 

 

 

 

Sept. 9, 2026 
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Kingsport Regional Planning Commission  Planned Development Report 

File Number PD26-0241 

 
Prepared by Kingsport Planning Department for the 

9/17/2026 Kingsport Regional Planning Commission Meeting on September 17, 2026     Page | 14 

Southern Property View 

April 7, 2026 

  

 

 

 

 

 

 

 

 

 

 

 

 

 

Sept. 9, 2026 
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Kingsport Regional Planning Commission  Planned Development Report 

File Number PD26-0241 

 
Prepared by Kingsport Planning Department for the 

9/17/2026 Kingsport Regional Planning Commission Meeting on September 17, 2026     Page | 15 

Western Property View 

April 7, 2026 

 

 

 

 

 

 

 

 

 

 

 

 

 

Sept. 9, 2026 
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Kingsport Regional Planning Commission  Planned Development Report 

File Number PD26-0241 

 
Prepared by Kingsport Planning Department for the 

9/17/2026 Kingsport Regional Planning Commission Meeting on September 17, 2026     Page | 16 

Recommendation 
Staff recommends granting final plat approval for Phase 1 of the Bancroft Hills Subdivision and accepting the 

irrevocable letter of credit and performance bond contingent upon both surety instruments being submitted and 

approved in a form acceptable to the City Attorney as well as revisions being submitted for the final plat.  
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Kingsport Regional Planning Commission  Planned Development Report 

File Number RESDEV26-0053 

 
Prepared by Kingsport Planning Department for the 

9/17/2026 Kingsport Regional Planning Commission Meeting on September 17, 2026     Page | 1 

 

 

APPLICANT: 

ADDRESS: 

REPRESENTATIVE:  

 

Planner: Samuel Cooper Meeting Date: 9/17/2026 

Approved:   Date: 9/17/2026 

Denied:   Reason for Denial:  

Deferred:   Reason for Deferral:  

 

PROPERTY INFORMATION:   Bancroft Heights Ph. 1 Surety Report 

 ADDRESS:     Bancroft Chapel Rd., Kingsport, TN 

 DISTRICT, LAND LOT:   10th Civil District; Tax Map 032 Parcel 015.20 

 OVERLAY DISTRICT:  Not Applicable  

 EXISTING ZONING:  PD – Planned Development  

 PROPOSED ZONING:  PD – Planned Development   

 ACRES:     +/- 14.199 

 EXISTING USE:    Vacant 

 PROPOSED USE:    Residential  

 

INTENT 

Integrity Building Group, LLC has requested that the Planning Commission accept an irrevocable letter of 

credit in the amount of $627,386.58 for the remaining on-site improvements as listed in their bond estimate.  

The irrevocable letter of credit will have a performance date of June 17, 2027 and an expiration date of 

September 17, 2027.  

Staff recommends accepting Integrity Building Group, LLC’s irrevocable letter of credit for Bancroft Hills 

Phase 1, totaling $627,386.58, contingent upon the irrevocable letter of credit being submitted and approved in 

a form acceptable to the City Attorney.  
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Bancroft Hills Phase 1 Final 
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Integrity Building Group, LLC Letter of Credit 
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Eastern Property View 

April 7, 2026 

 

 

 

 

 

 

 

 

 

 

 

 

 

Sept. 9, 2026 
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Western Property View 

April 7, 2026 
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Recommendation: 

Staff recommends accepting Integrity Building Group, LLC’s irrevocable letter of credit for Bancroft Hills 

Phase 1, totaling $627,386.58, contingent upon the irrevocable letter of credit being submitted and approved in 

a form acceptable to the City Attorney.  

 

54

Item VI2.



Kingsport Regional Planning Commission  Planned Development Report 

File Number PD26-0241 

 
Prepared by Kingsport Planning Department for the 

9/17/2026 Kingsport Regional Planning Commission Meeting on September 17, 2026     Page | 1 

 

 

APPLICANT: 

ADDRESS: 

REPRESENTATIVE:  

 

Planner: Samuel Cooper Meeting Date: 9/17/2026 

Approved:   Date: 9/17/2026 

Denied:   Reason for Denial:  

Deferred:   Reason for Deferral:  

 

PROPERTY INFORMATION:   Bancroft Hills Ph. 1 Bond Report  

 ADDRESS:     Bancroft Chapel Rd., Kingsport, TN 

 DISTRICT, LAND LOT:   10th Civil District; Tax Map 032 Parcel 015.20 

 OVERLAY DISTRICT:  Not Applicable  

 EXISTING ZONING:  PD – Planned Development  

 PROPOSED ZONING:  PD – Planned Development   

 ACRES:     +/- 14.199 

 EXISTING USE:    Vacant 

 PROPOSED USE:    Residential  

 

INTENT 

D.R. Horton has requested that the Planning Commission accept a performance bond in the amount of 

$104,344.17 for the remaining on-site improvements as listed in their bond estimate.  

The performance bond will have a performance date of June 17, 2027 and an expiration date of September 17, 

2027.  

Staff recommends accepting D.R. Horton’s performance bond for Bancroft Hills Phase 1, totaling $104,344.17, 

contingent upon the bond being submitted and approved in a form acceptable to the City Attorney.  
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Bancroft Hills Phase 1 Final 
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D.R. Horton Surety Estimate 
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Recommendation: 

Staff recommends accepting D.R. Horton’s performance bond for Bancroft Hills Phase 1, totaling $104,344.17, 

contingent upon the bond being submitted and approved in a form acceptable to the City Attorney.  
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Property Information 
 616 Beaver Lane Minor Subdivision  

Address 616 Beaver Lane Kingsport, TN 

Tax Map, Group, Parcel  Tax Map 030G Group B Parcel 031.00 

Civil District  11th Civil District 

Overlay District N/A 

Land Use Designation  N/A 

Acres  +/- 0.54 

Major or Minor / #lots  Concept Plan  

Two-lot sub 2 lot  Prelim/Final Final  

Owner/ Applicant Information Surveyor Information 

Name:  

Address:  

City:  

State:                  Zip Code:  

Phone:  

Name:  

Address:  

City:  

State:                  Zip Code:  

Phone: 

Planning Department Recommendation  

The Kingsport Planning Division recommends Final Subdivision Approval for the following reasons: 

 County departments have reviewed and send their approval of the final plat.  

 The plat conforms to the minimum subdivision regulations with the exception of the variance request. 

 

Staff Field Notes and General Comments:  

 Pursuant to 4-3.8 Lot Shape of the Minimum Subdivision Regulations, “Excessive depth in relation to 

width or very irregular shaped lots may not be permitted.”  

 Due to the lot having an irregular shape, the applicant on behalf of the property owner has written to 

the Planning Commission a variance request from section 4-3.8 of the minimum subdivision 

regulations.  

 The surveyor has stated, “It is by no means a reserve strip or meant to be, it [the property] is all the 

church will grant him. His field bed is along this side of the road and it corrects that for future sale of 

lot 1 not limited access.”  

 Water is served by Bloomingdale 

 

Staff recommends approving the minor subdivision plat and accepting the variance request for 616 Beaver 

Lane. 

  

Planner: Samuel Cooper Date: 9/17/2026 

Planning Commission Action Meeting Date: 9/17/2026 

Approval:   

Denial:   Reason for Denial:  

Deferred:   Reason for Deferral:  
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Minor Subdivision Plat 
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Variance Request 
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Northern Property View 
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Eastern Property View 

 

 

Recommendation 

Staff recommends approving the minor subdivision plat and accepting the variance request for 616 

Beaver Lane. 
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Property Information 664 Valley Drive County Rezoning 

Address 664 Valley Drive Blountville, TN 37664 

Tax Map, Group, Parcel  Tax Map 064 Parcel 100.00 

Civil District  5th Civil District  

Overlay District N/A  

Land Use Designation  N/A 

Acres  +/- 5.09 acres 

Existing Use Vacant Existing Zoning County R-1 

Proposed Use Agricultural  Proposed Zoning County A-5 

Owner/ Applicant Information 

Name:  

Address:  

City:  

State:                  Zip Code:  

Phone:  

Intent: To rezone from County R-1 to County 

A-5 for the purpose of agricultural use. 

Planning Department Recommendation  

The Kingsport Planning Division recommends sending a positive recommendation to the Sullivan 

County Commission for the following reasons: 

 The suggested county zoning change is suitable for the intended and current use.   

 There has been no feedback to the county or city on the proposed rezoning.  

 Sullivan County Planning Department’s site analysis  

 

Staff Field Notes and General Comments:  
 

Staff recommends sending a POSITIVE recommendation to the Sullivan County Commission to rezone Tax 

Map 064 Parcel 100.00 from County R-1 to County A-5.   

 

Planner: Samuel Cooper Date: 9/17/26 

Planning Commission Action Meeting Date  9/17/26 

Approval:   

Denial:   Reason for Denial:  

Deferred:   Reason for Deferral:  
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Sullivan County Zoning Code 
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Sullivan County Zoning County R-1 – Low Density/Single-Family Residential District 
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Sullivan County Future Land Use Map – Low Density Residential 
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Sullivan County Planning Department’s Site Analysis 
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Northern Property View 
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Standards of Review  

Staff shall, with respect to each zoning application, investigate and make a recommendation with respect to 

factors 1 through 7, below, as well as any other factors they may find relevant.  

1. Whether or not the proposal will permit a use that is suitable in view of the use and development 

of adjacent and nearby property? The proposal will permit a use suitable to the area due to the 

property’s proximity to other County Agricultural zones.   

 

2. Whether or not the proposal will adversely affect the existing use or usability of adjacent or 

nearby property? This proposed zone was recommended by the Sullivan County Planning Department 

as being suitable for the area due to farming activities already present on the parcel.  

 

3. Whether the property to be affected by the proposal has a reasonable economic use as currently 

zoned? The current and proposed zones offer reasonable economic use for the subject property.  

 

4. Whether the proposal is in conformity with the policies and intent of the land use plan? Based on 

the current county future land use plan the proposal does conform.  

 

Proposed use: County A-5, Large Tract Rural Residential and General Agricultural District 

The Future Land Use Plan recommends: County: Low Density Residential  

 

5. Whether there are other existing or changed conditions affecting the use and development of the 

property which give supporting grounds for either approval or disapproval of the proposal? The 

existing conditions of the property present supporting grounds for the zoning change, given the intent of 

the A-5 zoning designation is to preserve small working farm tracts and, “protect natural resources and 

conserve lands not suitable for higher density development.”  

  

6. Whether the present district boundaries are illogically drawn in relation to existing conditions? 

The present district boundaries are logically drawn for this county rezoning.  

 

7. Whether the change will create an isolated district unrelated to similar districts: The County finds 

the change suitable as the surrounding area also contains county agricultural tracts.  

 

 

Recommendation 

 Staff recommends sending a POSITIVE recommendation to the Sullivan County Commission to rezone 

Tax Map 064 Parcel 100.00 from County R-1 to County A-5.   
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Property Information The DB Right-of-Way Abandonment  
Address One Tribe Way 

Tax Map, Group, Parcel Tax Map 061D, Group J, Parcel 002.00 

Civil District 11th Civil District 

Overlay District N/A 

Land Use Designation Urban Living  

Acres +/- 33.89  

Applicant 1 Information                                                           Intent 

Name:   

Address:   

City:  

State:                                        Zip Code:  

Phone Number:   

Intent:   

To abandon all of the existing public right-of-way for 
Indian Court, Midland Drive, and Auditorium Drive for 
the property located on Tax Map 061D, Group J, Parcel 
002.00.  

 

Planning Department Recommendation 

(Approve, Deny, or Defer) 

The Kingsport Planning Division recommends abandoning the public right-of-way for Indian Court, Midland 
Drive, and Auditorium Drive for the following reasons:   

 Request reviewed by all city departments 

 Utilities have been notified and corresponding maps have been obtained and documented for future 
reference.  

 

Staff Field Notes and General Comments:  

The three public right-of-ways are all located off of Fort Henry Drive. This vacating is the first step in the process of 
re-platting the entire Dobyns-Bennett campus for clarity and for school safety. As you may notice from the exhibit 
below, there are several existing lot lines that need to be cleaned up to provide clarity for future planners and city 
staff. All streets on the Dobyns-Bennett campus will become private except for a portion of Legion Drive in order to 
maintain public access to the recycling center located behind the Civic Center. Given their past work history with 
the Dobyns-Bennett campus, Mattern & Craig were contracted to supply a vacating exhibit and general description 
of the right-of-ways to be abandoned. Mattern & Craig staff, are assisting with the correspondence with non-city 
utilities to obtain any easements needed. 

Therefore, staff recommends sending a favorable recommendation to the Board of Mayor & Aldermen for the 
right-of-way abandonment of Indian Court, Midland Drive, and Auditorium Drive.   

 

 

Planner: Samuel Cooper Date:  9/17/26 
Planning Commission Action Meeting Date: 9/17/26 

Approval:  

Denial:  Reason for Denial:  
Deferred:  Reason for Deferral:  
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PROPERTY INFORMATION  Sewer line Easement Abandonment  

ADDRESS                                    One Tribe Way  

             DISTRICT, LAND LOT                Sullivan County 

                                                                  11th Civil District, Tax Map 061D, Group J, Parcel 002.00 

OVERLAY DISTRICT                   N/A 

CURRENT ZONING R-4 – Medium Density Apartment District    

PROPOSED ZONING                 R-4 – Medium Density Apartment District    

ACRES                                         +/- 33.89 

 EXISTING USE                            Educational Institution   

 PROPOSED USE                         Educational Institution  

 
 
 
PETITIONER 1:    
                              
 

 
 

 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
   

 
 

INTENT 
To send a favorable recommendation to the Board of Mayor & Aldermen for the right-of-way 

abandonment of Indian Court, Midland Drive, and Auditorium Drive.   
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Metes & Bounds Descriptions  
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Right-of-Way Exhibit  
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Indian Court 
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Midland Drive 
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Auditorium Drive 
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RECOMMENDATION: 
Staff recommends sending a favorable recommendation to the Board of Mayor & Aldermen for 
the right-of-way abandonment of Indian Court, Midland Drive, and Auditorium Drive.   
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Property Information 
 Sullivan County Zoning Text Amendment  

Address 3425 HWY 126 Blountville, TN 

Tax Map, Group, Parcel   

Civil District   

Overlay District  

Land Use Designation   

Acres   

Existing Use  Existing Zoning  

Proposed Use  Proposed Zoning  

Owner/ Applicant Information 

Name:  

Address:  

City:  

State:                  Zip Code:  

Phone:  

Intent: To seek a recommendation from the 

Kingsport Regional Planning Commission for the 

proposed Zoning Text Amendment.  

Planning Department Recommendation  

The Kingsport Planning Division recommends sending a positive recommendation to Sullivan County 

Commission for the following reasons: 

 The Sullivan County Planning Department is seeking to amend its’ zoning code to move water 

treatment plants from “Extensive Impact Facilities” to “Intermediate Impact Facilities” within their 

jurisdiction.  

 

Staff Field Notes and General Comments:  

 This zoning text amendment is coming before the Commission due to Sullivan County’s Zoning 

Ordinance 12-106.3(1) which mandates any amendment must come before all Planning Commissions 

that have regional planning authority for a recommendation. 

 Based upon the County’s procedures, as shown on Table 3-102A below, any proposed submission 

would have to go before the Sullivan County Planning Commission for review.  

 

Staff recommends sending a positive recommendation to the Sullivan County Commission for the adoption of 

the zoning text amendment.  

 

 

 

Planner: Samuel Cooper Date: 9/17/2026 

Planning Commission Action Meeting Date  9/17/2026 

Approval:   

Denial:   Reason for Denial:  

Deferred:   Reason for Deferral:  
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Sullivan County Zoning Text Amendment Procedure 
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Proposed Additions to Sullivan County Zoning Code  
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Recommendation 

Staff recommends sending a positive recommendation to the Sullivan County Commission for the adoption of 

the zoning text amendment.  
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Planning Department 
 

 

September 17th, 2026 

Sharon Duncan, Chairman 
Kingsport Regional Planning Commission 
415 Broad Street 
Kingsport, TN 37660 

Chairman Duncan: 

This letter is to inform you that I, as Secretary for the Kingsport Regional Planning 
Commission, certify the subdivision of the following lots meet(s) the Minimum Standards 
for Subdivision Development within the Kingsport Planning Region. The staff certifies 
these plat(s) as acceptable to be signed by the Secretary of the Planning Commission for 
recording purposes. 

 
1. 2346 Edinburgh Channel Road 
2. Emory Church Road 
3. 3616 Thornton Drive 
4. Miller Parke Open Space 
5. 843 Rock Springs Road 
6. 650 Mayfield Avenue 
7. 2309 Brandon Lane 
8. 1901 Brentford Lane 
9. 328 McKenzie Drive 
10. 1841 Highland Street 
11. 2020 Springfield Avenue  
12. 2953 E. Stone Drive 

 

Sincerely, 

Ken Weems, AICP 
Planning Manager 
C: Kingsport Regional Planning Commission 

 
 
 
 
 
 
 
 
 
 
 
 

Planning Department 
415 Broad Street 2nd Floor | Kingsport, TN 37660 | P: 423-229-9485 

www.kingsporttn.gov
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