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TENNESSEE

BOARD OF ZONING APPEALS MEETING AGENDA

Thursday, May 07, 2026 at 12:00 PM
City Hall, 415 Broad Street, Montgomery-Watterson Boardroom: Room 307

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.

CALL TO ORDER - 12:00 P.M. NOON

INTRODUCTION AND MEETING PROCEDURES

PUBLIC HEARING

1.

>

Case: BZA26-0081-The owner of property located at 2721 John B. Dennis Highway,

Control Map 031J, Group A, Parcel 01.00 requests a 7.8-foot front yard variance from Sec.

114-195(f)(1)c, along with a 7.5-foot reduction to the required landscape buffer from Sec. 114-
600(d)2. These requests are to facilitate the construction of a new convenience store and gas
station. The property is zoned B-3, Highway-Oriented Business District.

INTERESTED PARTIES:
Owner:

Arnie Riggs

P.O. Box AA

Big Stone Gap, VA 24219

Representative: Stephen Ellis

Case: BZA26-0084—The owner of property located at 1905 Brookside Lane, Control Map

047A, Group A, Parcel 09.30 requests a variance from Section 114-535(1) to reduce the

minimum required lot frontage by 27.12 feet in order to install a freestanding sign with an

electronic message board. The property is zoned M-1, Light Manufacturing District.

INTERESTED PARTIES:




Owner:

Rick Millsap

1905 Brookside Lane
Kingsport, TN 37660

Representative: Rick Millsap
IV. BUSINESS

1. Approval of the April 2, 2026 regular meeting minutes.

Stating for public record, the next application deadline is May 15, 2026 at noon, and meeting
date (Thursday, June 4, 2026).

V. ADJUDICATION OF CASES
VI. 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.

VII. ADJOURN
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Item I111.

REGULAR MEETING & PUBLIC HEARING
Kingsport Board of Zoning Appeals

NOTICE IS HEREBY GIVEN to all citizens of the City of Kingsport, Tennessee, to all persons interested,
and the public at large that an open and public meeting of the Kingsport Board of Zoning Appeals scheduled
for Thursday, May 7, 2026 will be conducted beginning at NOON in the Kingsport City Hall, Montgomery-
Watterson Boardroom, 415 Broad Street, 3rd floor, Kingsport, Tennessee.

Public Hearings: The Kingsport Board of Zoning Appeals will conduct a Public Hearing during this meeting
to consider the following cases:

Case: BZA26-0081-The owner of property located at 2721 John B. Dennis Highway, Control Map
031J, Group A, Parcel 01.00 requests a 7.8-foot front yard variance from Sec. 114-195(f)(1)c, along with
a 2.5-foot reduction to the required landscape buffer from Sec. 114-600(d)2. These requests are to facilitate
the construction of a new convenience store and gas station. The property is zoned B-3, Highway-Oriented
Business District.

Case: BZA26-0084-The owner of property located at 1905 Brookside Lane, Control Map 047A,
Group A, Parcel 09.30 requests a variance from Section 114-535(1) to reduce the minimum required lot
frontage by 27.12 feet in order to install a freestanding sign with an electronic message board. The
property is zoned M-1, Light Manufacturing District.

All interested persons are invited to attend this Public Hearing. Additional information concerning this
case may be obtained by contacting City of Kingsport Planning Division staff, telephone (423) 229-9485.

All City of Kingsport public meetings are conducted in accessible locations. If you require accommodations
to participate in this meeting, please call (423) 229-9485 or email ADAContact@KingsportTN.gov at least
72 hours in advance. Copies of any documents used are available in accessible formats upon request.

CITY OF KINGSPORT
Angie Marshall, City Clerk
PIT: 4/27/2026



mailto:ADAContact@KingsportTN.gov
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KNGSPORT

TENNESSEE

Planmng Department

TO: KINGSPORT BOARD OF ZONING APPEALS
FROM: Jessica McMurray, Development Coordinator
DATE: April 16, 2026

RE: 2721 John B. Dennis Highway

The Board is asked to consider the following request:

Case: BZA26-0081-The owner of property located at 2721 John B. Dennis Highway, Control
Map 031J, Group A, Parcel 01.00 requests a 7.8-foot front yard variance from Sec. 114-
195(f)(1)c, along with a 7.5-foot reduction to the required landscape buffer from Sec. 114-
600(d)2. These requests are to facilitate the construction of a new convenience store and gas
station. The property is zoned B-3, Highway-Oriented Business District.

Code reference:
Sec. 114-195. - B-3, Highway Oriented Business District.
(f) Design standards; dimensional requirements.
(1) Minimum requirements.

a. Lot area, 10,000 square feet.

b. Lot frontage, 50 feet.

c. Front yard, 20 feet.

d. Each side yard, not applicable.

e. Rear yard, 30 feet.

f. Usable open space, not applicable.

Sec. 114-600. - Landscape requirements.

(d) Parking areas.
(2) Perimeter. Landscaping for the perimeter of new parking areas requires a planting
strip of a minimum width of ten feet abutting public streets excluding access driveways
or alleys. This planting strip will include a minimum of one deciduous tree for each 50
linear feet of perimeter and for any fraction of footage over 25 linear feet. These trees
may be grouped or placed at intervals appropriate to the species for aesthetic purposes,
so long as the total number of trees equals or is greater than the minimum specified by
the linear-foot method of determination of trees required. Location of types of
landscaping materials is to be compatible with utility lines, sidewalks and the safe use of
streets. When a building permit is requested for redevelopment or additions to a
previously developed site, where the required perimeter strip does not exist, the required
trees may be planted in pavement cutouts of sufficient size for tree survival and growth.

City Hall
415 Broad St | Kingsport, TN 37660 | P: 423-229-9485

Item I111.

www.Kkingsporttn.gov




Item II11.

L

APPLICATION INGSP RT
Board of Zoning Appeals K NN S EE

APPLICANT INFORMATION: |

Last Name Riggs First  Arnie M.L Date

Street Address P.Q. Box AA | Apartment/Unit #

ciy Big Stone Gap state VA zIp 24219

PROPERTY INFORMATION:

Tax Map Information Tax map: 031J Group: A Par%eéﬁ?g%%mte 2R

Street Address 2715 & 2721 John B. Dennis Parkway Apartment/Unit #

Current Zone B-3 Proposed Zone B-3

Current Use Car Wash Proposed Use Convenience Market and Gas Station

REPRESENTATIVE INFORMATION:

| LastName  Ellis | Stephen “ !M.I. o
sueetAdcress 1108 Whispering Pines Road sparmenyunc __ |
City Unicoi ‘State TN zir 37692 '
. S— -

1. A 7.8' variance is requested from the front setback for the proposed gas canopy.
2. A 2.5' and 7.5' variance is requested for portions of the front landscaped yard.

DISCLAIMER AND SIGNATURE

By signing below T state that I have read and understand the conditions of this application and have been informed as to the location, date and time of the |
meeting in which the Board of Zoning Appeals will review my application. I further state that I am/we are the sole and legal owner(s) of the property
described herein and that I am/we are appealing to the Board of Zoning Appeals.

Signature: ﬂ ﬁ

i .
Signed before me on this __ 7 l'] day of QG 20720,

a notary public for the State of l_[s. rainiic.

Date: i 3 -—-‘;g“__gé

County of Ls N5 5S¢

Notary L\.AF‘MMJEIBM

My Commission E)_(pires( X “ )‘ B l‘ : 2[}2' o




Variance Worksheet — Finding of Facts

Variances. Except as provided herein to hear and decide applications for variance from the terms of
this chapter, because of exceptional narrowness, shallowness or shape of a specific piece of property
which on June 16, 1981, was a lot of record or where, because of exceptional topographic conditions or
other extraordinary or exceptional situation or condition of a piece of property, the strict application of
this chapter would result in peculiar and exceptional practical difficulties to exception or undue hardship
upon the owner of such property, provided that such relief may be granted without substantial
detriment to the public good and without substantially impairing the intent and purpose of this chapter.
In granting a variance the board may attach thereto such conditions regarding the location, character
and other features of the proposed building, structure or use as it may deem advisable in furtherance of
the purposes of this chapter. Before any variance is granted, the board must find all of the following,
which shall be recorded, along with any imposed conditions or restrictions, in minutes and records and
issued in written form to the applicant to constitute proof of the variance:

a. The specific conditions in detail which are unique to the applicant's land. Such hardship is not shared
generally by other properties in the same zoning district and the same vicinity.

e There is steep topography on the eastern side of the property along with the Flood Zone Area

associated with Leslie Branch. This reduces the available developable depth on the lot.
\! R R |

b. The manner in which the strict application of this chapter would deprive the applicant of a
reasonable use of the land.

e Applicant would need to reduce the number of gas pumps and eliminate a cross-connection
drive with the adjoining property.

c. The unique conditions and circumstances are not the result of actions of the applicant taken
subsequent to the adoption or amendment of this chapter.

e The unique conditions and circumstances associated with the steep topography and Flood Zone
Area associated with Leslie Branch and are not a result of the Applicant’s actions.

Item 1111.




d. Reasons that the variance will preserve, not harm, the public safety and welfare and will not alter
the essential character of the neighborhood.

e The variance will allow the Applicant to have a cross-connection drive with the adjoining
property.

e Alandscaped frontage yard will still be provided with all the required tree and shrub plantings.

e The Applicant’s proposed gas canopy will be less of an encroachment into the front setback than
the adjoining gas canopy for the existing Valero gas station. All the gas pumps for the existing
Valero gas station appear to be located within the front setback. The sign for the adjoining
Valero gas station appears to be on TDOT's Right-of-Way also. The Applicant’s sign will be
located in accordance with City regulations.

Further, a variance may be granted only if the Board finds that such relief may be granted without
substantial detriment to the public good and without substantially impairing the intent and purpose of
the zoning plan and this chapter. Variances shall not be granted permitting an increase in floor area or
density above the maximum permitted by the zoning district; allowing a use other than those specifically
authorized by this chapter in the applicable zoning district; or from the denial of a zoning permit when
such denial is due to the fact that such lot has no frontage on a public street unless such lot was a lot of
record on June 16, 1981,

Hardship - There is no definition of a “hardship”. Some guidelines, based on legal precedent, for
applying the concept of unnecessary hardship are:

1. The premises of cannot be used in a manner permitted by the Zoning Ordinance unless the variance is
granted.

Item 1111.

10




Item II11.

2. A strict application of the terms of the Zoning Ordinance precludes its use for any purpose to which
the land is reasonably adopted.

3. Inability to put the property to its most profitable use DOES NOT constitute a “hardship”.

4. Mere inconvenience to the applicant is not sufficient grounds for determining a “hardship”. In
granting a variance the BZA may not make any decision that is contrary to the purpose and intent of the
Zoning Ordinance.

11
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KNGSPORT

TENNESSEE

Planmng Department

TO: KINGSPORT BOARD OF ZONING APPEALS
FROM: Jessica McMurray, Development Coordinator
DATE: April 15,2026

RE: 1905 Brookside Lane

The Board is asked to consider the following request:

Case: BZA26-0084-The owner of property located at 1905 Brookside Lane, Control Map 047A,

Item 1112.

Group A, Parcel 09.30 requests a variance from Section 114-535(1) to reduce the minimum

required lot frontage by 27.12 feet in order to install a freestanding sign with an electronic
message board. The property is zoned M-1, Light Manufacturing District.

Code reference:

Sec. 114-535. - Electronic message board signs.

Except as otherwise provided in this section, electronic message boards are allowed only in the
following zoning districts: M-1, Light Manufacturing District, M-1R, Light Manufacturing
Restricted, District, M-2, General Manufacturing District, B-3, General Business District, BC,
Business Conference Center District, B-4P, Planned Business District, and TA/C, Tourist
Accommodation/Commerce District as follows:

(1) Only one freestanding electronic message board to convey information by words,
letters, or still pictures shall be permitted for each development, provided that at least
one parcel within the development has a minimum frontage of 150 feet and the
electronic message board sign is mounted along the parcel front.

City Hall
415 Broad St | Kingsport, TN 37660 | P: 423-229-9485

www.Kkingsporttn.gov
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Item 1112.

* APPLICATION Aﬂ,‘
Board of Zoning Appeals }\] ?\ L ] \ I ( )F\T

APPLICANT [NFORMATION:

Last Nams Mli -Sq(’-} F“St/-k)] c’]L M ]LL__E Date \:_2) lL;J L} Pb
A . i =

Strca&}garm 1L/]UH m%l\iﬁl L_n Apartment/Unt & I

Gy l!;'\lno.:-) ot sate |\ ) ap A
PROPERTY!

Tax Map Information Tax mapo_f"n Group ;\ Pu:rﬁap,.?,ﬂ Lot &q

- J " >
Street Address IQO"_} Brrp Ksidae Lo Apartment/Unit £
Current Zone : Proposed Zone
Current Use Proposed Use

REPRESENTATIVE INFORMATION:

Last Name Mi ] "SQP Fu@]”( M.l \J Date3 P L{[}Lﬂ
Street Address [DJOS%KSNJ‘_ LA Apartment/Unit #

Gty ’4 ‘jﬁbrk Stz‘{;.-—_]-_}:) 7L‘3
~ .

REQUESTED ACTION:——

[hL requast-"1s & \Vanance wEs '
-TO \"C&JCJ.‘H\-Lm‘\ -m Ceauured 1DV ,Qﬂx\-\"c-ca_n_, 3-1 12 {‘_L"\’ b
Ordec—oTnstall -'—LSAt.ndﬂa— 5\‘%1‘\ wWHN an -c\.o_c,?fi\\c_. fms:m.b_‘_ ood.

DISCLAIMER AND SIGNATURE

By signing below 1 state that 1 have read and understand the conditians of this apphcation and have been informed as o the location, date and time of the
meeting in which the Board of Zoning Appeals will review my application. | further state that | am/we are the sole and legal owner(s) of the property
Gescribed herein and that | am/we are appealing to the Board of Zoning Appeals

i # 30 /,1 G
Sgnature; W ~anr

$h Mo GAREY 7,
Signed before me on this ‘5;;’___@ of }@'-thq Eﬂ_}é & ""QG "““{.Q K

> {
g § Y Moy, %%
a notary public for the State of | I AJ4S5S e € - p{?r'ﬂ?y \£2
” =C ¢ 1 Z=
County of _ € (kl I. kaf . - rrc;: { ) A'?UC ; 7 s
=Z% “gq 3
/ e w/ ",-;:ZI ."-., :E.-"‘.‘;g, §

Notary ! 4 g - » L l’_r. e - 6 ‘\\

L TENNE LN
My Commission Expires _M{w_ _2;’,_310 ;'7 ”J”“"\“‘\

17




Item 1112.

Variance Worksheet — Finding of Facts

Variances. Except as provided herein to hear and decide applications for variance from the terms of this
chapter, because of exceptional narrowness, shallowness or shape of a specific piece of property which
on June 16, 1981, was a lot of record or where, because of exceptional topographic conditions or other
extraordinary or exceptional situation or condition of a piece of property, the strict application of this
chapter would result in peculiar and exceptional practical difficulties to exception or undue hardship upon
the owner of such property, provided that such relief may be granted without substantial detriment to
the public good and without substantially impairing the intent and purpose of this chapter. In granting a

variance the board may attach thereto such conditions regarding the location, character and other
features of the proposed building, structure or use as it may deem advisable in furtherance of the
purposes of this chapter. Before any variance is granted, the board must find all of the following, which
shall be recorded, along with any imposed conditions or restrictions, in minutes and records and issued in
written form to the applicant to constitute proof of the variance:

a. The specific conditions in detail which are unique to the applicant's land. Such hardship is not
shared generally by other properties in the same zoning district and the same vicinity.

Kingsport Heating and Air has operated at 1905 Brookside Lane since 1987. In those 39 years, | have
seen the traffic density on the Stone Drive corridor increase significantly. My land has a unique natural
upward slope—a 3.5-foot rise from the curb—and a building setback of over 100 feet, which is much
deeper than newer developments. Because of this specific topography and the mature trees we have
preserved for four decades, a standard sign is 'buried' in the landscape. Drivers often do not see our
entrance until they have already passed the driveway, creating a safety hazard. This physical 'visual
valley' is a hardship unique to my specific lot and is not shared by the flatter, street-adjacent properties
in this vicinity.

b. The manner in which the strict application of this chapter would deprive the applicant of a reasonable
use of the land.

Strict application of the current code would deprive me of the reasonable use of my land by rendering
my business functionally invisible to the public. | understand that safe, clear identification is essential
for any business to survive. Without the requested height to clear the 3' 6" elevation rise and the
monument width to be seen from a distance, | am denied the same level of public access and safety
that my neighbors enjoy. A sign that works for a flat lot simply does not provide a 'reasonable’ level of
visibility for a recessed, sloped lot like mine.

c. The unique conditions and circumstances are not the result of actions of the applicant taken
subsequent to the adoption or amendment of this chapter.
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Item 1112.

The unique conditions of this property are entirely natural and pre-date modern zoning. | have operated
here since 1987, and the topography of the land—specifically the rising grade and deep setback—
existed long before the current ordinance was adopted. Furthermore, the mature tree growth is a result
of 40 years of natural growth, not a recent landscaping choice | made to create an obstruction. The
hardship we face today is a result of the world changing around us—faster traffic and increased
commercial noise—making our original 1980s visibility insufficient for modern safety standards.

d. Reasons that the variance will preserve, not harm, the public safety and welfare and will not alter the
essential character of the neighborhood.

This variance will actually improve public safety by providing clear, early identification for drivers,
preventing the sudden braking and missed turns that currently occur at our entrance. We have been a
good neighbor for 39 years; therefore, we have chosen a high-quality monument-style design that fits
the professional character of Brookside Lane. We aren't changing the character of the district; we are
simply ensuring a long-standing local employer remains visible and safe for the Kingsport community.

Further, a variance may be granted only if the Board finds that such relief may be granted without
substantial detriment to the public good and without substantially impairing the intent and purpose of
the zoning plan and this chapter. Variances shall not be granted permitting an increase in floor area or
density above the maximum permitted by the zoning district; allowing a use other than those specifically
authorized by this chapter in the applicable zoning district; or from the denial of a zoning permit when
such denial is due to the fact that such lot has no frontage on a public street unless such lot was a lot of
record on June 16, 1981.

Hardship - There is no definition of a “hardship”. Some guidelines, based on legal precedent, for applying
the concept of unnecessary hardship are:

1. The premises of cannot be used in a manner permitted by the Zoning Ordinance unless the variance is
granted.

2. A strict application of the terms of the Zoning Ordinance precludes its use for any purpose to which the
land is reasonably adopted.

3. Inability to put the property to its most profitable use DOES NOT constitute a “hardship”.

4. Mere inconvenience to the applicant is not sufficient grounds for determining a “hardship”. In granting
a variance the BZA may not make any decision that is contrary to the purpose and intent of the Zoning
Ordinance.
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MINUTES OF THE KINGSPORT BOARD OF ZONING APPEALS (BZA)
April 2, 2026 Regular Meeting

Noon
Montgomery-Watterson Boardroom, City Hall

Members Present: Members Absent:
Lora Barnett Hoyt Denton

Bill Sumner

Joe White

Calvin Clifton

Josh Taylor

Wes Combs

Staff Present: Visitors:

Lori Pyatte Richard Lane

Ken Weems Shelia Lane

Jessica McMurray

Chairman Bill Sumner called the meeting to order at 12:00pm.
Chairman Bill Sumner explained the meeting procedures.

Ms. Lori Pyatte conducted the swearing in ceremony for those wishing to speak during the regular
meeting. All visitors were sworn in.

Public Hearing:

Case: BZA26-0057-The owner of property located at 2020 Springfield Avenue, Control Map 046F,
Group C, Parcel 018.00 requests a twenty-foot front yard variance from Sec. 114-182(e)(1)c in order to

construct a new single-family home. The property is zoned R-1A, Residential District.

Mr. Richard Lane, the property owner, presented the case to the Board. He explained his intent to
construct a single-family residence on the property but noted that, due to the steep topography at the
front of the lot, he is requesting a 20-foot variance.

The Board acknowledged that the lot’s shape and challenging topography constitute a hardship.
Chairman Sumner, seeing no one wishing to speak further on the item, closed the public hearing.

BUSINESS:

Staff stated for record, the next application deadline is April 15, 2026 at noon, and meeting date
Thursday, May 7, 2026 at noon.

The board reviewed the March 12, 2026 regular meeting minutes.

Item IV1.
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MOTION: made by Vice Chairman Calvin Clifton, seconded by Ms. Lora Barnett to approve the Kingsport
Board of Zoning Appeals minutes for March 12, 2026.

VOTE: 6-0 to approve the minutes.
Adjudication of Cases:
Case: BZA26-0057-The owner of property located at 2020 Springfield Avenue, Control Map 046F,

Group C, Parcel 018.00 requests a twenty-foot front yard variance from Sec. 114-182(e)(1)c in order to
construct a new single-family home. The property is zoned R-1A, Residential District.

The Board found that the hardship is created by the property’s topography and irregular lot shape.

MOTION: Made by Mr. Wes Combs and seconded by Mr. Joe White to approve the request as
presented.

VOTE: 6-0 to approve the request.

Public Comment:
With no further business the meeting was adjourned at 12:09pm.
Respectfully Submitted,

Jessica MecMurray

Jessica McMurray
Development Coordinator

Item IV1.
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