
 

REGIONAL PLANNING COMMISSION MEETING AGENDA 

Thursday, June 18, 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 May 18, 2026 Work Session Minutes 

2. Approval of the May 21, 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. Fieldcrest Acres Phase 2 (PD26-0070) The Commission is requested to accept an irrevocable 

letter of credit for the remaining improvements for Fieldcrest Acres Phase 2 and release the 

existing irrevocable letter of credit for Fieldcrest Acres Phase 2. (Cooper) 

2. Fieldcrest Acres Phase 1 (PD25-0125). The Commission is requested to release the current 

Subdivision Bond for Fieldcrest Acres Phase 1. (Cooper) 

V. UNFINISHED BUSINESS 

VI. NEW BUSINESS 
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1. Granby Place ILOC Extension with Increase (RESDEV26-0116) The Commission is requested 

to approve a one year extension and increase of the irrevocable letter of credit for Granby 

Place. (Cooper) 

2. The Arbor Phase 2 Final Plan (Pd26-0109) The Commission is requested to grant final plan 

approval for The Arbor Phase 2. (Cooper) 

3. The Arbor Phase 2 Surety Instrument (PD26-0109) The Commission is requested to accept a 

surety instrument for the remaining improvements for The Arbor Phase 2. (Cooper) 

4. The Arbor Phase 2 Surety Instrument (PD26-0109) The Commission is requested to accept a 

surety instrument for the remaining improvements for The Arbor Phase 2. (Cooper) 

5. Magnolia Ridge Plan Amendment (MINSUB26-0142). The Commission is requested to 

approve an amendment to the Magnolia Ridge development plan. (Cooper) 

6. Gibson Mill Road Rezoning (REZONE26-0111). The Commission is requested to send 

a positive recommendation to the Board of Mayor and Aldermen in support of the 

rezoning request from R-1B to R-3. (McMurray) 

7. Airport Parkway Rezoning (REZONE26-0083).  The Commission is requested to send a 

positive recommendation to the Board of Mayor and Aldermen in support of approving a 

rezoning request from the MX District to the M-2 District. (Weems) 

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 WORK SESSION MINUTES 

Monday, May 18, 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: Chip Millican, BJ Walsh, Candice Hilton, Gary Mayes 

 Members Absent:  Sharon Duncan, Anne Greenfield, Curtis Montgomery, Jason Snapp, Tim 

Lorimer 

 Staff Present: Ken Weems, AICP, Jessica McMurray, Lori Pyatte, Sam Cooper, Garret Burton 

 Visitors: none 

II. APPROVAL OF THE AGENDA 

III. APPROVAL OF MINUTES 

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

2. Approval of the April 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. 

V. UNFINISHED BUSINESS 
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VI. NEW BUSINESS 

1. 2600 Fort Henry Drive  Rezoning (REZONE26-0079). The Commission is requested to send a 

positive recommendation to the Board of Mayor and Aldermen in support of the rezoning 

request from R-1B to R-3. Staff noted the vicinity of the request along Fort Henry Drive.  Staff 

noted that the owner of the property desires to build a duplex on the property.  Staff noted that 

the abutting parcel to the north is also in an R-3 zoning district.  Staff stated that the proposal 

is akin to an expansion of the existing R-3 zone along Fort Henry Drive.  No official action was 

taken. 

2. 2604 Fort Henry Drive Rezoning (REZONE26-0080). The Commission is requested to send a 

positive recommendation to the Board of Mayor and Aldermen in support of the rezoning 

request from R-1B to B-3. Staff drew attention to the vicinity of the request along Fort Henry 

Drive.  Staff noted that the existing building on the property used to home to the Gulley 

Automotive Performance Center.  Staff noted that the owner of the property is working to add 

extra parking at the rear of the structure.  Staff noted that the proposal was in keeping with the 

City’s future land use plan.  No official action was taken. 

3. E. Sevier Avenue Rezoning (REZONE26-0110). The Commission is requested to send a 

positive recommendation to the Board of Mayor and Aldermen in support of the rezoning 

request from R-1B to R-3.  Staff drew attention to the vicinity map of the item.  Staff noted that 

these three lots reside next to the KHRA offices along E Sevier.  Staff stated that the 

developer of the lots desired to build a duplex on two of them.  Staff noted that the proposal 

conforms to the future land use plan.  No official action was taken. 

4. 118 Anco Place County Rezoning (REZONE26-0106). The Commission is requested to review 

and make a recommendation to the Sullivan County Commission for the rezoning request form 

the County R-1/R-3 to the County PBD/SC zone. Staff noted the location of the request along 

Moreland Drive and Anco Place.  Staff acknowledged similar B-4 and PBD-3 zones have 

emerged along Moreland Drive close by.  Staff stated that the requested zone for the site 

came from the Sullivan County Planning Manager after working with the applicant.  No official 

action was taken.  

5. Fieldcrest Acres Phase 3 Preliminary Plan (PD26-0098) The Commission is requested to grant 

preliminary plan approval for Fieldcrest Acres Phase 3. Staff noted that this phase of the 

Fieldcrest Development encompasses 7.75 acres and contains 36 lots off of Chimney View 

Loop.  Staff noted that the density of the site is 4.6 units per acres which conforms to 36.44 

4

Item III1.



percent open space for the development.  Staff stated that the residential cross section is 

being utilized for this end of Chimney View Loop.  No official action was taken.  

6. Bancroft Pointe Subdivision Preliminary Plat (RESDEV26-0101) The Commission is requested 

to grant preliminary plat approval for the Bancroft Pointe Subdivision. Staff stated that this 

property had been annexed in the last year.  Staff stated that the proposal contains 43 single 

family lots along a dead end residential street.  Staff noted that one variance is requested to 

deal with the length of the proposed public street.  Staff stated that a 124’ variance to dead 

end residential street length maximum accompanies the preliminary approval.  No official 

action was taken. 

7. 946 Independence Drive W (MINSUB26-0097). The Commission is requested to grant final 

subdivision approval of the Resubdivision of Pasty Parvin Property along with the 

accompanying street frontage variance. Staff stated that this area is at the end of a county 

road and utility service area.  Staff noted that a variance to street frontage for two of the lots, 

noting that they currently do not have any public street frontage.  Staff noted that the additional 

land being added to the parcels contains uses that go along with the homes that will be on the 

same parcel.  No official action was taken. 

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 MEETING MINUTES 

Thursday, May 21, 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: Tim Lorimer, BJ Walsh, Candice Hilton, Gary Mayes, Curtis Montgomery, Jason 

Snapp 

 Members Absent:  Sharon Duncan, Tim Dean, Chip Millican 

 Staff Present: Ken Weems, AICP, Jessica McMurray, Lori Pyatte, Sam Cooper, Garret Burton 

 Visitors: Chris Alley, Greg Raleigh, Dennis Phillips, Bobbie Phillips  

II. APPROVAL OF THE AGENDA 

 A motion was made by Gary Mayes, seconded by BJ Walsh, to approve the agenda as presented.  

The motion passed unanimously, 6-0. 

III. APPROVAL OF MINUTES 

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

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

The Commission reviewed the minutes.  A motion was made by Candice Hilton, seconded by 

Curtis Montgomery, to approved the minutes of the April 13, 2026 work session minutes and 

the April 16, 2026 regular meeting minutes.  The motion passed unanimously, 6-0. 

IV. CONSENT AGENDA 

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

V. UNFINISHED BUSINESS 

VI. NEW BUSINESS 

1. 2600 Fort Henry Drive  Rezoning (REZONE26-0079). The Commission is requested to send a 

positive recommendation to the Board of Mayor and Aldermen in support of the rezoning 

request from R-1B to R-3. Staff noted the vicinity of the request along Fort Henry Drive.  Staff 

noted that the owner of the property desires to build a duplex on the property.  Staff noted that 

the abutting parcel to the north is also in an R-3 zoning district.  Staff stated that the proposal 

is akin to an expansion of the existing R-3 zone along Fort Henry Drive.  The Chairman 

opened the public comment portion of the item.  No one spoke during the public comment 

portion of the item.   A motion was made by Jason Snapp, seconded by Curtis Montgomery, to 

send a positive recommendation to the Board of Mayor and Aldermen in support of the 

approving the rezoning.  The motion passed unanimously, 6-0. 

2. 2604 Fort Henry Drive Rezoning (REZONE26-0080). The Commission is requested to send a 

positive recommendation to the Board of Mayor and Aldermen in support of the rezoning 

request from R-1B to B-3. Staff drew attention to the vicinity of the request along Fort Henry 

Drive.  Staff noted that the existing building on the property used to home to the Gulley 

Automotive Performance Center.  Staff noted that the owner of the property is working to add 

extra parking at the rear of the structure.  Staff noted that the proposal was in keeping with the 

City’s future land use plan. The Chairman opened the public comment portion of the item.  No 

one spoke during the public comment portion of the item.  A motion was made by Gary Mayes, 

seconded by Candice Hilton, to send a positive recommendation to the Board of Mayor and 

Aldermen in support of the approving the rezoning.  The motion passed unanimously, 6-0. 

3. E. Sevier Avenue Rezoning (REZONE26-0110). The Commission is requested to send a 

positive recommendation to the Board of Mayor and Aldermen in support of the rezoning 

request from R-1B to R-3.  Staff drew attention to the vicinity map of the item.  Staff noted that 

these three lots reside next to the KHRA offices along E Sevier.  Staff stated that the 

developer of the lots desired to build a duplex on two of them.  Staff noted that the proposal 

conforms to the future land use plan.  The Chairman opened the public comment portion of the 

item.  No one spoke during the public comment portion of the item. A motion was made by 

Gary Mayes, seconded by BJ Walsh, to send a positive recommendation to the Board of 
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Mayor and Aldermen in support of the approving the rezoning.  The motion passed 

unanimously, 6-0. 

4. 118 Anco Place County Rezoning (REZONE26-0106). The Commission is requested to review 

and make a recommendation to the Sullivan County Commission for the rezoning request form 

the County R-1/R-3 to the County PBD/SC zone. Staff noted the location of the request along 

Moreland Drive and Anco Place.  Staff acknowledged similar B-4 and PBD-3 zones have 

emerged along Moreland Drive close by.  Staff stated that the requested zone for the site 

came from the Sullivan County Planning Manager after working with the applicant.  The 

Chairman opened the public comment portion of the item.  No one spoke during the public 

comment portion of the item.  A motion was made by Gary Mayes, seconded by BJ Walsh, to 

send a positive recommendation to the Sullivan County Commission in support of approving 

the rezoning effort.  The motion passed unanimously, 6-0. 

5. Fieldcrest Acres Phase 3 Preliminary Plan (PD26-0098) The Commission is requested to grant 

preliminary plan approval for Fieldcrest Acres Phase 3. Staff noted that this phase of the 

Fieldcrest Development encompasses 7.75 acres and contains 36 lots off of Chimney View 

Loop.  Staff noted that the density of the site is 4.6 units per acres which conforms to 36.44 

percent open space for the development.  Staff stated that the residential cross section is 

being utilized for this end of Chimney View Loop.  A motion was made by Candice Hilton, 

seconded by Curtis Montgomery, to grant preliminary PD plan approval. The motion passed 

unanimously, 6-0. 

6. Bancroft Pointe Subdivision Preliminary Plat (RESDEV26-0101) The Commission is requested 

to grant preliminary plat approval for the Bancroft Pointe Subdivision. Staff stated that this 

property had been annexed in the last year.  Staff stated that the proposal contains 43 single 

family lots along a dead end residential street.  Staff noted that one variance is requested to 

deal with the length of the proposed public street.  Staff stated that a 124’ variance to dead 

end residential street length maximum accompanies the preliminary approval.  A motion was 

made by BJ Walsh, seconded by Candice Hilton, to grant the 124’ variance to dead end street 

length and preliminary plat approval. The motion passed unanimously, 6-0. 

7. 946 Independence Drive W (MINSUB26-0097). The Commission is requested to grant final 

subdivision approval of the Resubdivision of Pasty Parvin Property along with the 

accompanying street frontage variance. Staff stated that this area is at the end of a county 

road and utility service area.  Staff noted that a variance to street frontage for two of the lots, 

noting that they currently do not have any public street frontage.  Staff noted that the additional 

land being added to the parcels contains uses that go along with the homes that will be on the 
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same parcel.  A motion was made by Gary Mayes, seconded by Jason Snapp, the grant the 

public street variance to the expanded parcels and subdivision approval.  The motion passed 

unanimously, 6-0. 

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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City of Kingsport Planning Department 
415 Broad St. 2nd Floor | Kingsport, TN 37660 | P: 423-229-9485 

www.KingsportTN.gov 

 

 Development Services 

 

 

 

MEMORANDUM 

 

TO: KINGSPORT REGIONAL PLANNING COMMISSION 

 

FROM: SAMUEL COOPER, PLANNER II  

 

DATE: JUNE 18TH, 2026 

 

SUBJECT: IRREVOCABLE LETTER OF CREDIT REDUCTION & RELEASE FOR FIELDCREST 

ACRES PHASE 2 

 

FILE NUMBER: PD26-0070 

 

 

The City currently holds an Irrevocable Letter of Credit in the amount of $45,792.00 for 

the Fieldcrest Acres Phase 2 development. This Letter of Credit is set to expire on April 

16, 2027. The City Engineering Division has reviewed that the majority of required 

improvements have been completed. The remaining improvements are described on the 

attached bond estimate totaling $34,344.00. Therefore, the Planning Commission is being 

asked to release Integrity Building Group from their existing Irrevocable Letter of Credit 

and accepting a new Irrevocable Letter of Credit matching the bond estimate’s amount of, 

$34,344.00. 

  

The new Irrevocable Letter of Credit, to be submitted, will have an expiration date of June 

18, 2027 and will state that the improvements will be completed on or before the 

Performance Date, which will be set to March 18, 2027.  

 

Therefore, staff recommends accepting Integrity Building Group’s new Irrevocable Letter 

of Credit totaling $34,344.00 and releasing Integrity Building Group from their existing 

Irrevocable Letter of Credit contingent upon the new Irrevocable Letter of Credit being 

submitted and approved in a form acceptable to the City Attorney.   
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Fieldcrest Phase 2 Final Plat 
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City of Kingsport Planning Department 
415 Broad St. 2nd Floor | Kingsport, TN 37660 | P: 423-229-9485 

www.KingsportTN.gov 

 

 Development Services 

 

 

 

MEMORANDUM 

 

TO: KINGSPORT REGIONAL PLANNING COMMISSION 

 

FROM: SAMUEL COOPER, PLANNER II  

 

DATE: JUNE 18TH, 2026 

 

SUBJECT: SUBDIVISION BOND FOR FIELDCREST ACRES PHASE 1 RELEASE 

 

FILE NUMBER: PD25-0125 

 

 

The City Engineering Division has prepared an estimate to cover the cost of the required 

improvements necessary to meet the Minimum Subdivision Regulations for the Final Plat 

of Fieldcrest Acres Phase 1. The estimated amount is $256,656.60. The majority of the 

remaining items listed in the subdivision bond have been inspected by the Engineering 

Division and have been found to be completed.   

  

The current Subdivision Bond has a Performance Date of April 18, 2026, with an expiration 

date of July 17, 2026.  

 

Staff recommends approval for release of D.R. Horton’s Subdivision Bond in the amount 

of $256,656.60 as calculated by the City Engineering Division, to cover all remaining 

improvements for the Final Plat of Fieldcrest Acres Phase 1 contingent upon the 

Engineering Division finding the sidewalks to be completed.  
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   City of Kingsport Planning Department 
415 Broad St. 2nd Floor | Kingsport, TN 37660 | P: 423-229-9485 

www.KingsportTN.gov 

 

 Development Services 

 

MEMORANDUM 

 

TO: KINGSPORT REGIONAL PLANNING COMMISSION 

 

FROM: SAMUEL COOPER, PLANNER II  

 

DATE: JUNE 18TH, 2026 

 

SUBJECT: IRREVOCABLE LETTER OF CREDIT EXTENSION AND INCREASE FOR GRANBY 

PLACE 

 

FILE NUMBER: RESDEV26-0116 

 

 

The City currently holds an Irrevocable Letter of Credit in the amount of $130,551.14 for 

the Granby Place development. The City Engineering Division has calculated an estimate 

for this extension to cover the cost of the required improvements to meet the Minimum 

Subdivision Regulations for the Final Plat of Granby Place Subdivision. The revised 

estimate is for the amount of $255,786.75 An irrevocable letter of credit will be submitted 

to the City for the amount matching the estimate. The remaining improvements are 

described on the attached bond estimate.  

  

The existing Irrevocable Letter of Credit has a performance date of March 30, 2026 and an 

expiration date of June 20, 2026. The new Irrevocable Letter of Credit will have an 

expiration date of June 18, 2027. The new Irrevocable Letter of Credit will state that the 

improvements will be completed on or before the Performance Date, which is set to March 

18, 2027.  

 

Staff recommends extension of the Irrevocable Letter of Credit in the amount of 

$255,786.75 as calculated by the City Engineering Division, to cover all remaining 

improvements for the Granby Place development.  

 

Alternatively, staff recommends if the new Irrevocable Letter of Credit in the amount of 

$255,786.75 has not been provided by the June 18, 2026 Planning Commission meeting, 

that the Planning Commission vote to call the existing Irrevocable Letter of Credit for 

$130,551.14.  
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Granby Place Subdivision Final Plat 
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Kingsport Regional Planning Commission  Planned Development Report 

File Number PD26-0109 

 
Prepared by Kingsport Planning Department for the 

6/18/26 Kingsport Regional Planning Commission Meeting on June 18, 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 final plan approval for the Arbor Phase 2. The development, which consists of 47 

multi-family units, displays the required 25’ development free periphery zone as required by the PD zone and 

an appropriate density of 4 units per acre based on their dedication of 6.607 acres of open space. 

Land Star Development, LLC has also requested the Planning Commission accept a surety instrument for the 

remaining on-site improvements listed in their bond estimate totaling $320,809.88 

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

site improvements listed in their bond estimate totaling $154,622.18 

Both surety instruments will have a performance date of March 18, 2027 and an expiration date of June 18, 

2027.  

Staff Comments: 

 This Commission approved the vacating of the 15’ wide sewer line easement at the June 19, 2025 

regular planning commission meeting.  

 Water & Sewer departments are still awaiting Board of Mayor & Aldermen approval for the vacating of 

the 15’ wide sewer line easement & they are awaiting camera work for storm water’s needs. 

 The traffic department is also awaiting lighting design plans for the streets, which has been included on 

the bond estimate for Land Star Development.  

Staff recommends granting final plan approval for The Arbor Phase 2 and accepting both surety instruments for 

the remaining on-site improvements listed in the bond estimates, totaling $320,809.88 and $154,622.18 

contingent upon both surety instruments being submitted and approved in a form acceptable to the City 

Attorney.  

 

23

Item VI2.



Kingsport Regional Planning Commission  Planned Development Report 

File Number PD26-0109 

 
Prepared by Kingsport Planning Department for the 

6/18/26 Kingsport Regional Planning Commission Meeting on June 18, 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 

6/18/26 Kingsport Regional Planning Commission Meeting on June 18, 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 

6/18/26 Kingsport Regional Planning Commission Meeting on June 18, 2026     Page | 4 
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Kingsport Regional Planning Commission  Planned Development Report 

File Number PD26-0109 

 
Prepared by Kingsport Planning Department for the 

6/18/26 Kingsport Regional Planning Commission Meeting on June 18, 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 

6/18/26 Kingsport Regional Planning Commission Meeting on June 18, 2026     Page | 6 

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

File Number PD26-0109 

 
Prepared by Kingsport Planning Department for the 

6/18/26 Kingsport Regional Planning Commission Meeting on June 18, 2026     Page | 7 

Eastern Property View (Parcel 002.00) 

 

5/15/2025 

 

 

 

 

 

 

 

 

 

 

  

 

6/12/2026 

 

 

 

 

  

 

 

 

 

 

 

29

Item VI2.



Kingsport Regional Planning Commission  Planned Development Report 

File Number PD26-0109 

 
Prepared by Kingsport Planning Department for the 

6/18/26 Kingsport Regional Planning Commission Meeting on June 18, 2026     Page | 8 

Western Property View (Parcel 002.00) 

 

5/15/2025 

 

 

 

 

 

 

 

 

 

 

  

 

 

6/12/2026 
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Kingsport Regional Planning Commission  Planned Development Report 

File Number PD26-0109 

 
Prepared by Kingsport Planning Department for the 

6/18/26 Kingsport Regional Planning Commission Meeting on June 18, 2026     Page | 9 

Western View (Parcel 001.00) 

 

5/15/2026 

 

 

 

 

 

 

 

 

 

 

 

6/12/2026   
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Kingsport Regional Planning Commission  Planned Development Report 

File Number PD26-0109 

 
Prepared by Kingsport Planning Department for the 

6/18/26 Kingsport Regional Planning Commission Meeting on June 18, 2026     Page | 10 

Eastern Property View (Parcel 001.00) 

 

5/15/2026 

 

 

 

 

 

 

 

 

 

 

 

 

6/12/2026 
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Kingsport Regional Planning Commission  Planned Development Report 

File Number PD26-0109 

 
Prepared by Kingsport Planning Department for the 

6/18/26 Kingsport Regional Planning Commission Meeting on June 18, 2026     Page | 11 

Recommendation:  

Staff recommends granting final plan approval for The Arbor Phase 2 and accepting both surety instruments for 

the remaining on-site improvements listed in the bond estimates, totaling $320,809.88 and $154,622.18 

contingent upon both surety instruments being submitted and approved in a form acceptable to the City 

Attorney. 
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Kingsport Regional Planning Commission  Planned Development Report 

File Number PD26-0109 

 
Prepared by Kingsport Planning Department for the 

6/18/2026 Kingsport Regional Planning Commission Meeting on June 18, 2026     Page | 1 

 

 

APPLICANT: 

ADDRESS: 

REPRESENTATIVE:  

 

Planner: Samuel Cooper Meeting Date: 6/18/2026 

Approved:   Date: 6/18/2026 

Denied:   Reason for Denial:  

Deferred:   Reason for Deferral:  

 

PROPERTY INFORMATION:   The Arbor Ph. 2 Surety Report 

 ADDRESS:     1119 & 1120 Riverbend Drive 

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

                                                                        & 002.00 

 OVERLAY DISTRICT:  Not Applicable  

 EXISTING ZONING:  PD – Planned Development  

 PROPOSED ZONING:  PD – Planned Development   

 ACRES:     +/- 9.248 

 EXISTING USE:    Vacant 

 PROPOSED USE:    Residential  

 

INTENT 

Land Star Development, LLC has requested that the Planning Commission accept a surety instrument in the 

amount of $320,809.88 for the remaining on-site improvements as listed in their bond estimate.  

The surety instrument will have a performance date of March 18, 2027 and an expiration date of June 18, 2027.  

Staff recommends accepting Land Star Development, LLC’s surety instrument for The Arbor Phase 2, totaling 

$320,809.88, contingent upon the surety instrument being submitted and approved in a form acceptable to the 

City Attorney.  
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Kingsport Regional Planning Commission  Planned Development Report 

File Number PD26-0109 

 
Prepared by Kingsport Planning Department for the 

6/18/2026 Kingsport Regional Planning Commission Meeting on June 18, 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 

6/18/2026 Kingsport Regional Planning Commission Meeting on June 18, 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 

6/18/2026 Kingsport Regional Planning Commission Meeting on June 18, 2026     Page | 4 

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

File Number PD26-0109 

 
Prepared by Kingsport Planning Department for the 

6/18/2026 Kingsport Regional Planning Commission Meeting on June 18, 2026     Page | 5 

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

File Number PD26-0109 
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Recommendation: 

Staff recommends accepting Land Star Development, LLC’s surety instrument for The Arbor Phase 2, totaling 

$320,809.88, contingent upon the surety instrument being submitted and approved in a form acceptable to the 

City Attorney.  
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APPLICANT: 

ADDRESS: 

REPRESENTATIVE:  

 

Planner: Samuel Cooper Meeting Date: 6/18/2026 

Approved:   Date: 6/18/2026 

Denied:   Reason for Denial:  

Deferred:   Reason for Deferral:  

 

PROPERTY INFORMATION:   The Arbor Ph. 2 Surety Report  

 ADDRESS:     1119 & 1120 Riverbend Drive 

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

                                                                        & 002.00 

 OVERLAY DISTRICT:  Not Applicable  

 EXISTING ZONING:  PD – Planned Development  

 PROPOSED ZONING:  PD – Planned Development   

 ACRES:     +/- 9.248 

 EXISTING USE:    Vacant 

 PROPOSED USE:    Residential  

 

INTENT 

D.R. Horton has requested that the Planning Commission accept a surety instrument in the amount of 

$154,622.18 for the remaining on-site improvements as listed in their bond estimate.  

The surety instrument will have a performance date of March 18, 2027 and an expiration date of June 18, 2027.  

Staff recommends accepting D.R. Horton’s surety instrument for The Arbor Phase 2, totaling $154,622.18, 

contingent upon the surety instrument being submitted and approved in a form acceptable to the City Attorney.  
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Recommendation: 

Staff recommends accepting D.R. Horton’s surety instrument for The Arbor Phase 2, totaling $154,622.18, 

contingent upon the surety instrument being submitted and approved in a form acceptable to the City Attorney.  
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APPLICANT:  

ADDRESS:  

REPRESENTATIVE:  

PROPERTY INFORMATION:   Magnolia Ridge Open Space Adjustment  

 ADDRESS:     Rocky Branch Rd. Kingsport, TN 

 DISTRICT, LAND LOT:   7th Civil District  

 OVERLAY DISTRICT:  Not Applicable  

 EXISTING ZONING:  PD, Planned Development  

 PROPOSED ZONING:  PD, Planned Development  

 ACRES:     +/- 11.44 

 EXISTING USE:    Residential 

 PROPOSED USE:    Residential  

 

INTENT 

The Magnolia Ridge HOA is seeking to adjust the amount of open space currently present. 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 density of 2.94 units per acre and open space designation of 33.73%, or +/- 

11.44 acres. With the adjustments to the open space, the new open space designation would be 32.7%, or +/-

11.09 acres. This new open space designation would still permit the current density of 2.94 units per acre.  

The re-plat of Magnolia Ridge displays the necessary information as required by the minimum subdivision 

regulations. Water services is currently reviewing the re-plat to ensure their needs have been met prior to 

giving their approval. 

Staff recommends approving the adjustment of open space to the Magnolia Ridge development plan and 

approving the final plat contingent upon a positive recommendation from the water services department.   
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Recommendation: 

Staff recommends approving the adjustment of open space to the Magnolia Ridge development plan and 

approving the final plat contingent upon a positive recommendation from the water services department.   
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Gibson Mill Road Rezoning 
Property Information  

Address Gibson Mill Road  

Tax Map, Group, Parcel Tax Map 046G   Group A   Parcel 21.00  

Civil District 11 

Overlay District n/a 

Placetype Designation Compact Neighborhood 

Acres Rezone Site .14 acres +/-              

Existing Use vacant Existing Zoning R-1B  

Proposed Use duplex Proposed Zoning R-3 

Owner /Applicant Information 

Name: Kingsport Housing & Redevelopment Authority  

Address: 906 E. Sevier Avenue  

City: Kingsport                             

State: TN                                        Zip Code: 37660 

Intent: To rezone from R-1B (Residential District) to R-3 
(Low Density Apartment District) to accommodate 
construction of a duplex. 

 

 

Planning Department Recommendation 

The Kingsport Planning Division recommends sending a POSITIVE recommendation to the Kingsport Board of 
Mayor and Alderman for the following reasons: 

 The proposed rezoning to R-3 aligns with the Compact Neighborhood placetype and allows duplex 
development as a compatible, incremental increase in residential density. 

 The request supports an efficient use of existing residential land while maintaining a low-density 
development pattern consistent with established neighborhood character. 

Staff Field Notes and General Comments: 

 Water and sewer available to the rezoning site. 

 The development review team is supportive of the rezoning request.  

 

Planner: Jessica McMurray Date: June 6, 2026 

Planning Commission Action Meeting Date: June 18, 2026 

Approval:  

Denial:  Reason for Denial:  

Deferred:  Reason for Deferral:  
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PROPERTY INFORMATION 

ADDRESS Parcel 21.00 

DISTRICT 11  

OVERLAY DISTRICT n/a 

EXISTING ZONING R-1B (Residential District)   
 
PROPOSED ZONING R-3 (Low Density Apartment District) 

ACRES Rezone Site .14 acres +/-              

EXISTING USE vacant 

PROPOSED USE duplex  

 
PETITIONER   
ADDRESS 906 E. Sevier Avenue, Kingsport, TN 37660 
 
  

 
 

 
 
 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

INTENT 
To rezone from R-1B (Residential District) to R-3 (Low Density Apartment District) to accommodate 
construction of a duplex. 
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Vicinity Map 
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Surrounding City Zoning Map 

 
 

Expanded City Zoning Map 

 

R-1B to R-3 
request 
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Placetype Map           

 

 
 

Placetype: Compact Neighborhood 
 
Character and Intent 
Can support a variety of housing types, including small-lot single-family detached homes, patio homes, 
townhomes, and duplexes, in a compact network of complete, walkable streets that are easy to navigate by 
car, bicycle, or foot. Many of Kingsport’s original neighborhoods reflect this compact neighborhood pattern, 
with smaller lot sizes, a diversity of housing types, and a cohesive neighborhood scale. This traditional, 
walkable form of development has become increasingly desirable in recent decades and will continue to play 
an important role in Kingsport’s residential land use mix as the city builds out its remaining developable areas.   
 

Preferred Uses     
Primary Uses:    Secondary Uses: 
Townhomes    Civic and institutional uses 
Cottage Court    Parks and open space 
Patio homes 
Small-lot-single-family residential 
Neighborhood scale multiplexes 
Neighborhood scale duplexes 
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Aerial Map 
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View from Gibson Mill Road Facing Site 
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Site View from Windsor Avenue 
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 EXISTING USES LOCATION MAP 
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Existing Zoning/ Land Use Table 
 

Location Parcel / Zoning 
Petition 

Zoning / Name History 
Zoning Action 

Variance Action 

North 1 
 

Zone: City B-4P 
Use: medical/commercial 
 

 

East 2 
 

Zone: City R-1B 
Use: single-family 
 

 

South 3 Zone: City R-1B 
Use: single-family 
 

 

Southwest 4 Zone: City P-1 
Use: medical 
 

 

West 5 Zone: City R-1B 
Use: single-family/parking 
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Standards of Review 
 
Planning Staff shall, with respect to each zoning application, investigate and make a 
recommendation with respect to factors 1 through 5, below, as well as any other factors it 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?  Yes. The proposed R-3 Low-Density 
Apartment District permits duplex dwellings, which are compatible with the surrounding 
residential development pattern. While the area may be primarily single-family (R-1B), 
duplexes are similar in scale and form and represent a modest increase in density.  

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

adjacent or nearby property? No. The proposed rezoning introduces only one duplex 
(two total units), which is a low-intensity residential use. Compared to the existing R-1B 
district, the increase in density is incremental and not expected to create adverse 
impacts.  
 

3. Whether the property to be affected by the proposal has a reasonable economic use 
as currently zoned?  Yes. The properties have reasonable economic use under the 
existing R-1B zoning, which permits single-family residential development. However, the 
proposed R-3 classification allows for a slightly higher density that can better utilize the 
land while remaining consistent with the surrounding neighborhood character. 
 

4. Whether the proposal is in conformity with the policies and intent of the land use 
plan? Yes. The proposed rezoning is consistent with the Future Land Use Map 
designation of Compact Neighborhood. This placetype encourages a mix of housing 
options, including duplexes, at a neighborhood scale. The request supports the intent of 
providing diverse and attainable housing while promoting efficient land use patterns. 

 
Proposed use: Duplex  

  
The Future Placetype Map recommends Compact Neighborhood 
 

5. Whether there are other existing or changed conditions affecting the use and 
development of the property which gives supporting grounds for either approval or 
disapproval of the proposal?  Yes. The designation of the area as a Compact 
Neighborhood supports increased residential density and a mix of housing types. 
Additionally, the availability of infrastructure and the opportunity to introduce “missing 
middle” housing—such as duplexes—provide supporting grounds for approval.   
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Zoning Development Plan (A Full Size Copy Available for Meeting) 
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CONCLUSION 
 
Staff recommends approval of the rezoning from R-1B to R-3 based on its consistency with the 
Compact Neighborhood placetype and its support of duplex development. 
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Airport Parkway Rezoning 
Property Information  

Address Airport Parkway 

Tax Map, Group, Parcel Tax Map 094      Parcel 017.00 

Civil District 18 

Overlay District Not applicable 

Land Use Designation Manufacturing/ Warehousing 

Acres 49 acres +/-              

Existing Use Forest/ undeveloped  Existing Zoning MX (Mixed-Use) 

Proposed Use Rock quarry operations Proposed Zoning M-2 (General Manufacturing) 

Owner /Applicant Information 

Name: Oliver Brooks 

Address: 2235 Gateway Access Point, Ste 400 

City: Raleigh                          

State: NC                            Zip Code: 27607 

Intent: To rezone from MX (Mixed-Use District) to M-2 
(General Manufacturing District) to accommodate rock 
quarry operations. 

 

 

 

Planning Department Recommendation 

The Kingsport Planning Division recommends sending a POSITIVE recommendation to the Kingsport Board of 
Mayor and Alderman for the following reason: 

• The rezoning request is compliant with the City’s future land use plan.  

Staff Field Notes and General Comments: 

 Water and sewer are available to the rezoning site. 

 The site contains approximately 60’ of frontage along Airport Parkway. 

 The rezoning applicant has left a 100’ buffer strip out of the parcel being considered for rezoning.  The 
applicant intends to use this part of their parcel not being considered for rezoning as a buffer to adjacent 
residential neighbors.  

 

 

Planner: Ken Weems Date: June 1, 2026 

Planning Commission Action Meeting Date: June 18, 2026 

Approval:  

Denial:  Reason for Denial:  

Deferred:  Reason for Deferral:  
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PROPERTY INFORMATION 

ADDRESS Airport Parkway 

DISTRICT 18 

OVERLAY DISTRICT not applicable 

EXISTING ZONING MX (Mixed-Use District)   
 
PROPOSED ZONING M-2 (General Manufacturing District) 

ACRES Rezone Site +/- 49 acres              

EXISTING USE Forest/ undeveloped  

PROPOSED USE Rock quarry operations 

 
 
  

 
 

 
 
 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

INTENT 
To rezone from MX (Mixed-Use District) to M-2 (General Manufacturing District) to accommodate 
rock quarry operations. 
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Vicinity Map 
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Surrounding Zoning Map 

 

 
 

 

 

 

 

  

78

Item VI7.



Kingsport Regional Planning Commission                                                                                  
Rezoning Report       File Number REZONE26-0083 

 

 
Prepared by Kingsport Planning Department for the 

Kingsport Regional Planning Commission Meeting on June 18, 2026 

 

6/12/2026  Page 5 of 18 

  

Future Land Use Plan Designation: Manufacturing and Warehousing 
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Aerial with 10’ Contours 
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EXISTING USES LOCATION MAP 
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Existing Zoning/ Land Use Table 
 

Location Parcel / Zoning 
Petition 

Zoning / Name History 
Zoning Action 

Variance Action 

Northwest 1 
 

Zone: County M-2 
Use: rock quarry operations 
 

n/a 

North 2 Zone: County A-1 
Use: large lot residential 
 

n/a 

East 3 Zone: County A-1 
Use: Holston Elementary 
 

n/a 

East 4 Zone: County R-1 
Use: single family residential 

n/a 

South 
 

5 Zone: City MX 
Use: Northeast TN Business Park 

n/a 

South 6 Zone: City MX 
Use:  undeveloped 

n/a 
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Standards of Review 
 

1. Whether the property to be affected by the proposal has a reasonable economic use 
as currently zoned? It would be difficult to conduct the majority of MX principal uses on 
the rezoning site parcel.  This is primarily due to the steep and prohibiting terrain 
associated with any entrance planned from the Airport Parkway frontage of the 
property. 
 

2. Whether the proposal is in conformity with the policies and intent of the land use 
plan? Yes, the request conforms with the manufacturing and warehousing placetype 
found in the City’s future land use plan. 
Proposed use: Rock quarry operations 

 The Future Placetype Map recommends manufacturing/warehousing  
 

3. Whether there are other existing or changed conditions affecting the use and 
development of the property which gives supporting grounds for either approval or 
disapproval of the proposal?  The existing terrain of the site makes it appropriate for 
quarry operations, when abutting next to a decades old quarry operation.  

 
4. Whether the change will create an isolated district unrelated to similar districts: The 

proposed M-2 zone is substantially similar to the existing/abutting County M-2 zone (for 
the same purpose) to the northwest. 
 

5. Whether the present district boundaries are illogically drawn in relation to existing 
conditions? The present district boundaries are not logically drawn due to the terrain of 
the site.  The construction of any buildings on the site would be very difficult and 
unlikely. 
 

                                     Existing Rock Quarry Pond Abutting the Rezoning Site 
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                   View Toward Northern Face of the Existing Quarry 

 
 
                                             View Toward Airport Parkway from Rezoning Site 
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                                         View of Holston Mountain from the Rezoning Site 
 

 
 
           View of Quarry Pit from the Northwest Edge of the Rezoning Site 
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Zoning Development Plan  
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CONCLUSION 
 
Staff recommends sending a positive recommendation to rezone the property from the MX 
zone to the M-2 zone to the Board of Mayor and Aldermen.  This recommendation is based 
upon conformance to the City’s future land use plan. 
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Planning Department 
 

 

June 18th, 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. 1442 Whisperwood Circle 
2. 3417 Memorial Boulevard 
3. 2225 Little Valley Road 
4. The Retreat at Hunts Crossing Phase 1D 
5. 770, 774, 778 Hunts Terrace Drive/1100 Greenleaf Drive 
6. Caymus Yard Phase 6 & 8 
7. 2721/2713 Forest View Road 

 
 

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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