
 

REGIONAL PLANNING COMMISSION MEETING AGENDA 

Thursday, June 19, 2025 at 5:30 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. 

I. INTRODUCTION AND RECOGNITION OF VISITORS 

II. APPROVAL OF THE AGENDA 

III. APPROVAL OF MINUTES 

1. Approval of the May 12, 2025 Work Session Minutes 

2. Approval of the May 15, 2025 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. 

V. UNFINISHED BUSINESS 

VI. NEW BUSINESS 

1. 1624 Green Lake Drive County Rezoning (REZONE25-0136) The Commission is requested to 

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

request from County B-3 zone to County R-1 zone. (Cooper) 

2. Tyson Lane Rezoning (REZONE25-0122). 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 P-1. (McMurray) 
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3. Replat of Easley Estates- Section 3 Block E- Lots 24 & 25 (MINSUB24-0138): The Kingsport 

Regional Planning Commission is requested to grant final subdivision approval of the Replat of 

Easley Estates along with the accompanying water variance. (Pyatte) 

4. The Arbor Phase 2 Sewer Line Easement Abandonment (VACATE25-0116). The Commission 

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

Aldermen to vacate a sewer line easement for the Arbor Phase 2 development. (Cooper) 

5. 1224 Stewball Circle Preliminary Zoning Development Plan (COMDEV25-0123) The 

Commission is requested to grant preliminary zoning development plan approval for a new 

Taco Bell. (Cooper) 

6. 2021 Meadowview Lane Zoning Development Plan (COMDEV25-0142) The Commission is 

requested to grant zoning development plan approval for the expansion of the Eastman Credit 

Union at Meadowview's parking lot. (Cooper) 

7. Fieldcrest Acres Phase 1 Final Plat (PD25-0123) The Commission is requested to grant final 

plat approval for Fieldcrest Acres Phase 1. (Cooper) 

8. Fieldcrest Acres Phase 1 Irrevocable Letter of Credit (PD25-0125) The Commission is 

requested to accept an irrevocable letter of credit for the remaining improvements for 

Fieldcrest Acres Phase 1. (Cooper) 

9.  Fieldcrest Acres Phase 1 Subdivision Bond (PD25-0125). The Commission is requested to 

accept a subdivision bond for specific improvements for Fieldcrest Acres Phase 1. (Cooper) 

VII. OTHER BUSINESS 

1. Establish Nominating Committee for July 2025 Officer Elections 

2. 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, May 12, 2025 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: Tim Lorimer, Sam Booher 

 Members Absent:  Sharon Duncan, Gary Mayes, Jason Snapp, Travis Patterson, Chip Millican, 

Candice Hilton, Anne Greenfield 

 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 14, 2025 Work Session Minutes 

2. Approval of the April 17, 2025 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. 

1. Granby Place ILOC Extension (2021-201-00008). The Commission is requested to approve a 

one-year extension of the ILOC for Granby Place. Staff noted that the Granby Place Developer 
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has requested a one-year extension for the existing irrevocable letter of credit for the 

development.  Staff noted that the amount has not changed and is still $130,551.14.  Staff 

noted that the proposed performance date of the new letter of credit is March 30, 2026 and a 

new expiration date of June 30, 2026.  No official action was taken. 

V. UNFINISHED BUSINESS 

VI. NEW BUSINESS 

1. The Arbor Phase 2 Preliminary Planned Development Plat (PD25-0025). The Commission is 

requested to give contingent approval for The Arbor Phase 2 preliminary planned development 

plat. Staff presented the details of the development to the Commission.  Staff noted the nearby 

location of The Arbor Townhomes which is considered phase 1.  Staff noted that residential 

lanes accommodate both sides of Riverbend Drive with a total of 74 new townhome units for 

phase 2.  Ample open space affords the development with a maximum density of ten units per 

acre with parcel one containing 55% open space and parcel 2 containing 77% open space.  

The developer’s proposed density is 4 units per acre.  Staff noted that a sewer easement 

would have to be vacated in the near future prior to any final approvals being made.  No 

official action was taken. 

2. 1510 South Wilcox Dr. Zoning Development Plan (COMDEV25-0097) The Commission is 

requested to grant preliminary zoning development plan approval for the expansion of the 

Eastman Credit Union Support Center's parking lot.  Staff stated that this project is an 

enlargement of the parking lot for ECU at 1510 S. Wilcox Dr.  Staff noted that Commission 

approval is required due to the site residing in the BC, Business Conference zone.  Staff noted 

that the project had already received Gateway approval.  No official action was taken. 

3. 100 Breckenridge Trace Master Plan (COMDEV25-0109) The Commission is requested to 

grant MX Zone Master Plan Approval for a new Premier Transportation facility. Staff presented 

the details of the item to the Commission.  Staff noted that this would be the home for Premier 

Transportation, acting as storage and maintenance for their buses.  Staff noted that the project 

would go to the June Gateway meeting.  Staff noted that all setback requirements were 

adhered to and that the associated landscaping plan was approved by the City’s landscaping 

specialist.  Staff noted that the zoning text calls for a Master Plan in the MX zone and that this 

proposal would suffice for Master Plan approval of this site. No official action was taken. 

4. Board of Zoning Appeals Zoning Text Amendment (ZTA25-0117).  The Commission is 

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

of the proposed zoning text amendment. Staff stated that the Board of Mayor and Aldermen 
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recently added two new BZA members and also changed the terms from 5 to 3 years.  Staff 

stated that the zoning text for the Board of Zoning Appeals in the zoning code needed to be 

updated as a result.  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 MINUTES 

Thursday, May 15, 2025 at 5:30pm 

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, Candice Hilton, Jason Snapp, Tim Lorimer, Sam Booher 

 Members Absent:  Gary Mayes, Travis Patterson, Chip Millican, Anne Greenfield 

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

 Visitors: none 

II. APPROVAL OF THE AGENDA 

 A motion was made by Sam Booher, seconded by Tim Lorimer, to approve the agenda as   

presented.  The motion passed unanimously, 5-0. 

III. APPROVAL OF MINUTES 

1. Approval of the April 14, 2025 Work Session Minutes 

2. Approval of the April 17, 2025 Regular Meeting Minutes 

The Commission reviewed the minutes.  Sharon Duncan drew attention to several minor mistakes 

in the minutes.  Staff stated that they would make the necessary corrections to the minutes.  A 

motion was made by Sam Booher, seconded by Jason Snapp, to approved the minutes as 

amended for the both the April 14, 2025 work session and the April 17, 2025 regular meeting.  

The motion passed unanimously, 5-0. 
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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. Granby Place ILOC Extension (2021-201-00008). The Commission is requested to approve a 

one-year extension of the Irrevocable Letter of Credit for Granby Place. Staff inquired to see if 

any members needed a presentation on the item.  No presentation was requested.  A motion 

was by Tim Lorimer, seconded by Sam Booher, to approved the consent agenda.  The motion 

passed unanimously, 5-0. 

V. UNFINISHED BUSINESS 

VI. NEW BUSINESS 

1. The Arbor Phase 2 Preliminary Planned Development Plat (PD25-0025). The Commission is 

requested to grant contingent approval for The Arbor Phase 2 preliminary planned 

development plat. Staff presented the details of the development to the Commission.  Staff 

noted the nearby location of The Arbor Townhomes which is considered phase 1.  Staff noted 

that residential lanes accommodate both sides of Riverbend Drive with a total of 74 new 

townhome units for phase 2.  Ample open space affords the development with a maximum 

density of ten units per acre with parcel one containing 55% open space and parcel 2 

containing 77% open space.  The developer’s proposed density is 4 units per acre.  Staff 

noted that a sewer easement would have to be vacated in the near future prior to any final 

approvals being made.  A motion was made by Sam Booher, seconded by Jason Snapp, to 

grant preliminary PD approval contingent upon the construction plans being approved.  The 

motion passed unanimously, 5-0. 

2. 1510 South Wilcox Dr. Zoning Development Plan (COMDEV25-0097) The Commission is 

requested to grant preliminary zoning development plan approval for the expansion of the 

Eastman Credit Union Support Center's parking lot.  Staff stated that this project is an 

enlargement of the parking lot for ECU at 1510 S. Wilcox Dr.  Staff noted that Commission 

approval is required due to the site residing in the BC, Business Conference zone.  Staff noted 

that the project had already received Gateway approval.  A motion was made by Jason Snapp, 

seconded by Candice Hilton, to grant preliminary zoning development plan approval.  The 

motion passed 3-0-2 with both Sam Booher and Tim Lorimer abstaining from the item and 

vote. 
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3. 100 Breckenridge Trace Master Plan (COMDEV25-0109) The Commission is requested to 

grant MX Zone Master Plan Approval for a new Premier Transportation facility. Staff presented 

the details of the item to the Commission.  Staff noted that this would be the home for Premier 

Transportation, acting as storage and maintenance for their buses.  Staff noted that the project 

would go to the June Gateway meeting.  Staff noted that all setback requirements were 

adhered to and that the associated landscaping plan was approved by the City’s landscaping 

specialist.  Staff noted that the zoning text calls for a Master Plan in the MX zone and that this 

proposal would suffice for Master Plan approval of this site. A motion was made by Tim 

Lorimer, seconded by Sam Booher to grant master plan approval.  The motion passed 

unanimously, 5-0. 

4. Board of Zoning Appeals Zoning Text Amendment (ZTA25-0117).  The Commission is 

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

of the proposed zoning text amendment. Staff stated that the Board of Mayor and Aldermen 

recently added two new BZA members and also changed the terms from 5 to 3 years.  Staff 

stated that the zoning text for the Board of Zoning Appeals in the zoning code needed to be 

updated as a result.  A motion was made by Sam Booher, seconded by Tim Lorimer, to send a 

positive recommendation to the Board of Mayor and Aldermen in support of the zoning text 

amendment.  The motion passed unanimously, 5-0. 

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 

 With no further business, the meeting adjourned at 5:50pm. 
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Kingsport Regional Planning Commission Rezoning Report 
File Number REZONE25-0136 

Prepared by Kingsport Planning Department for the 
6/19/25 Kingsport Regional Planning Commission Meeting on June 19, 2025    Page | 1 

 

 
 
 

 

 

 

 

Property Information 1624 Green Lake Drive Rezoning  
Address 1624 Green Lake Dr. Kingsport, TN 37663 
Tax Map, Group, Parcel  Tax Map 092L, Group C, Parcel 005.00 
Civil District  14th Civil District  
Overlay District N/A 
Land Use Designation  B-3  
Acres  +/- .5 
Existing Use Vacant Existing Zoning B-3 
Proposed Use Residential  Proposed Zoning R-1 
Owner/ Applicant Information 
Name: David and Brenda Byerly  
Address: 1624 Green Lake Dr.  
City: Kingsport  
State: TN         Zip Code: 37663  
Phone: (423)-282-0343 

Intent: To rezone from county B-3 to R-1 for the 
purposes of allowing a modular home to be built 
on the parcel.  

Planning Department Recommendation  

The Kingsport Planning Division recommends sending a positive recommendation to the Sullivan 
County Commission for the following reasons: 
 

 The zoning change is compatible with the surrounding residential zoning. 
 The zoning change will appropriately match the areas existing use.   

 
Staff Field Notes and General Comments:  
 
Staff recommends sending a POSITIVE recommendation to the Sullivan County Commission to rezone 
1624 Green Lake Drive from county B-3 to R-1. The rationale for this recommendation is based upon the 
subject area being in conformance with both county and city Future Land Use Plans. 
 
 
Planner: Samuel Cooper Date: 6/19/2025 
Planning Commission Action Meeting Date  6/19/2025 
Approval:   
Denial:   Reason for Denial:  
Deferred:   Reason for Deferral:  

9

Item VI1.



Kingsport Regional Planning Commission Rezoning Report 
File Number REZONE25-0136 

Prepared by Kingsport Planning Department for the 
6/19/25 Kingsport Regional Planning Commission Meeting on June 19, 2025    Page | 2 

 

Sullivan County Zoning Code 
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Kingsport Regional Planning Commission Rezoning Report 
File Number REZONE25-0136 

Prepared by Kingsport Planning Department for the 
6/19/25 Kingsport Regional Planning Commission Meeting on June 19, 2025    Page | 3 
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Kingsport Regional Planning Commission Rezoning Report 
File Number REZONE25-0136 

Prepared by Kingsport Planning Department for the 
6/19/25 Kingsport Regional Planning Commission Meeting on June 19, 2025    Page | 4 
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Kingsport Regional Planning Commission Rezoning Report 
File Number REZONE25-0136 

Prepared by Kingsport Planning Department for the 
6/19/25 Kingsport Regional Planning Commission Meeting on June 19, 2025    Page | 5 

 

 

 

1624 Green Lake Dr. Sullivan County Zoning Map 
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Kingsport Regional Planning Commission Rezoning Report 
File Number REZONE25-0136 

Prepared by Kingsport Planning Department for the 
6/19/25 Kingsport Regional Planning Commission Meeting on June 19, 2025    Page | 6 
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Kingsport Regional Planning Commission Rezoning Report 
File Number REZONE25-0136 

Prepared by Kingsport Planning Department for the 
6/19/25 Kingsport Regional Planning Commission Meeting on June 19, 2025    Page | 7 

 

 

Sullivan County Future Land Use 
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Kingsport Regional Planning Commission Rezoning Report 
File Number REZONE25-0136 

Prepared by Kingsport Planning Department for the 
6/19/25 Kingsport Regional Planning Commission Meeting on June 19, 2025    Page | 8 
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Kingsport Regional Planning Commission Rezoning Report 
File Number REZONE25-0136 

Prepared by Kingsport Planning Department for the 
6/19/25 Kingsport Regional Planning Commission Meeting on June 19, 2025    Page | 9 

Northern Property View 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Green Lake Drive 
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Kingsport Regional Planning Commission Rezoning Report 
File Number REZONE25-0136 

Prepared by Kingsport Planning Department for the 
6/19/25 Kingsport Regional Planning Commission Meeting on June 19, 2025    Page | 10 

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 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? The proposal is nestled between county R-1 zoning and it will 
permit a use that is suitable for the Future Land Use development plan.   
 

2. Whether or not the proposal will adversely affect the existing use or usability of adjacent or 
nearby property? This proposal will not have any adverse effect on the existing use or usability of the 
adjacent or nearby properties.  
 
 

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? Both the 
City and County land use plans address the rezoning site as appropriate for Residential/Low-Density 
development.  

 
Proposed use: County, R-1 (Low Density/ Single-Family Residential District) 
The Future Land Use Plan recommends: County: Low-density Residential     City: Single-family  
 

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, as the immediate 
surrounding parcels are similarly zoned residential, R-1. 
 

6. Whether the present district boundaries are illogically drawn in relation to existing conditions? 
The present district boundaries are logically drawn for residential use.  
 
 

7. Whether the change will create an isolated district unrelated to similar districts: The proposed R-1 
zone will exist in harmony with existing R-1 zones adjacent to the property.  

 

Recommendation 

 Staff recommends sending a POSITIVE recommendation to the Sullivan County Commission to rezone 
1624 Green Lake Dr. from county B-3 to R-1. The rationale for this recommendation is based upon the subject 
area being in conformance with both county and city Future Land Use Plans. 
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Kingsport Regional Planning Commission                                                                                  
Rezoning Report       File Number REZONE25-0122 

 

 
Prepared by Kingsport Planning Department for the 

Kingsport Regional Planning Commission Meeting on June 19, 2025 

 

6/5/2025  Page 1 of 16 

  

Tyson Lane Rezoning 
Property Information  

Address Tyson Lane  

Tax Map, Group, Parcel Tax Map 046B   Group D      A Portion of Parcel 012.00 & Parcel 013.00  

Civil District 11 

Overlay District N/A 

Land Use Designation Retail/Commercial  

Acres Rezone Site .77 acres +/-              

Existing Use Vacant Existing Zoning R-1B  

Proposed Use Medical Spa Proposed Zoning P-1 

Owner /Applicant Information 

Name: Mickey McKamey 

Address: 2295 Rock Springs Road 

City: Kingsport                                 

State: TN                                        Zip Code: 37660 

Phone Number: (423)430-7862 

Intent: To rezone from R-1B (Residential District) to P-1 
(Professional Offices District) to facilitate construction 
of a new medical spa. 

 

 

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 proposal conforms to the Future Land Use Plan as a commercial use.  

 The zoning change to P-1 is compatible with abutting P-1 zone and nearby commercial zones along E. 
Stone Drive.  

Staff Field Notes and General Comments: 

 The rezoning site is currently vacant.  

 Water and sewer available at the rezoning site. 

 Medical spa facility is not expected to generate more than 750 trips per day, however the Traffic 
department reserves the right to request trip generation and/or traffic impact study for development.  

 If the rezoning is approved, the property could be used as a medical spa; however, a Special Exception must 
still be granted by the Board of Zoning Appeals before the use can begin. 

 The development review team is supportive of the request.  

 

Planner: Jessica McMurray Date: May 21, 2025 

Planning Commission Action Meeting Date: June 19, 2025 

Approval:  

Denial:  Reason for Denial:  

Deferred:  Reason for Deferral:  
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Kingsport Regional Planning Commission                                                                                  
Rezoning Report       File Number REZONE25-0122 

 

 
Prepared by Kingsport Planning Department for the 

Kingsport Regional Planning Commission Meeting on June 19, 2025 

 

6/5/2025  Page 2 of 16 

  

 

 
PROPERTY INFORMATION 

ADDRESS A Portion of Parcel 012.00 & Parcel 013.00 

DISTRICT 11  

OVERLAY DISTRICT N/A 

EXISTING ZONING R-1B  
 
PROPOSED ZONING P-1 (Professional Offices District) 

ACRES Rezone Site .77 acres +/-              

EXISTING USE vacant  

PROPOSED USE Medical Spa 

 
PETITIONER   
ADDRESS 2295 Rock Springs Road, Kingsport, TN 37660 
 
REPRESENTATIVE  
PHONE  (423)430-7862 
  

 
 

 
 
 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

INTENT 
To rezone from R-1B (Residential District) to P-1 (Professional Offices District) to facilitate 
construction of a new medical spa. 
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Kingsport Regional Planning Commission                                                                                  
Rezoning Report       File Number REZONE25-0122 

 

 
Prepared by Kingsport Planning Department for the 

Kingsport Regional Planning Commission Meeting on June 19, 2025 
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Vicinity Map 
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Kingsport Regional Planning Commission                                                                                  
Rezoning Report       File Number REZONE25-0122 

 

 
Prepared by Kingsport Planning Department for the 

Kingsport Regional Planning Commission Meeting on June 19, 2025 
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Surrounding City Zoning Map 
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Kingsport Regional Planning Commission                                                                                  
Rezoning Report       File Number REZONE25-0122 

 

 
Prepared by Kingsport Planning Department for the 

Kingsport Regional Planning Commission Meeting on June 19, 2025 
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Future Land Use Plan 2030 
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Kingsport Regional Planning Commission                                                                                  
Rezoning Report       File Number REZONE25-0122 

 

 
Prepared by Kingsport Planning Department for the 

Kingsport Regional Planning Commission Meeting on June 19, 2025 
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Aerial 
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Kingsport Regional Planning Commission                                                                                  
Rezoning Report       File Number REZONE25-0122 

 

 
Prepared by Kingsport Planning Department for the 

Kingsport Regional Planning Commission Meeting on June 19, 2025 
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View from Tyson Lane Site Facing West                    
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Kingsport Regional Planning Commission                                                                                  
Rezoning Report       File Number REZONE25-0122 

 

 
Prepared by Kingsport Planning Department for the 

Kingsport Regional Planning Commission Meeting on June 19, 2025 

 

6/5/2025  Page 8 of 16 

  

View of Tyson Lane Site 
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Kingsport Regional Planning Commission                                                                                  
Rezoning Report       File Number REZONE25-0122 

 

 
Prepared by Kingsport Planning Department for the 

Kingsport Regional Planning Commission Meeting on June 19, 2025 
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View from Tyson Lane Site Facing Stone Dr. (South) 
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Kingsport Regional Planning Commission                                                                                  
Rezoning Report       File Number REZONE25-0122 

 

 
Prepared by Kingsport Planning Department for the 

Kingsport Regional Planning Commission Meeting on June 19, 2025 
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View from Tyson Lane Site Facing Rosefield Drive (North) 
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Kingsport Regional Planning Commission                                                                                  
Rezoning Report       File Number REZONE25-0122 

 

 
Prepared by Kingsport Planning Department for the 

Kingsport Regional Planning Commission Meeting on June 19, 2025 
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Aerial Site View Tyson Lane (Google Earth) 
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Rezoning Report       File Number REZONE25-0122 

 

 
Prepared by Kingsport Planning Department for the 

Kingsport Regional Planning Commission Meeting on June 19, 2025 
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EXISTING USES LOCATION MAP 
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Kingsport Regional Planning Commission                                                                                  
Rezoning Report       File Number REZONE25-0122 

 

 
Prepared by Kingsport Planning Department for the 

Kingsport Regional Planning Commission Meeting on June 19, 2025 
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Existing Zoning/ Land Use Table 
 

Location Parcel / Zoning 
Petition 

Zoning / Name History 
Zoning Action 

Variance Action 

North 1 
 

Zone: City P-1 
Use: vacant 
 

 

Northeast 2 
 

Zone: City R-1B 
Use: single family 
 

 

Southeast 3 Zone: City R-1C 
Use: single family  
 

 

South 4 Zone: City R-1C 
Use: church 
 

 

Southwest 5 Zone: City B-4P 
Use: medical offices 
 

 

West 6 Zone: City B-4P 
Use: retail 
 

 

Northwest 7 Zone: City B-3 
Use: commercial 
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Kingsport Regional Planning Commission                                                                                  
Rezoning Report       File Number REZONE25-0122 

 

 
Prepared by Kingsport Planning Department for the 

Kingsport Regional Planning Commission Meeting on June 19, 2025 
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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 6, 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 proposal will permit a use 
that is suitable given the surrounding development. The property is adjacent to a P-1 
zone and near a B-3 highway-oriented business district. Rezoning to P-1 allows for 
professional office development that is compatible with both the nearby commercial 
uses and the remaining residential areas. 
 

2. Whether or not the proposal will adversely affect the existing use or usability of 
adjacent or nearby property?  No, the proposal will not adversely affect the existing use 
or usability of adjacent or nearby property. Rezoning to P-1 (Professional Office) allows 
for low-intensity, daytime-oriented uses that are generally compatible with both 
residential and commercial neighbors. It serves as an appropriate transitional buffer 
between the adjacent residential and more intensive B-3 commercial zones, helping to 
reduce land use conflicts. Additionally, any future development will be subject to site 
plan review, ensuring proper screening, access, and design to protect neighboring 
properties. 
 

3. Whether the property to be affected by the proposal has a reasonable economic use 
as currently zoned?  The property has limited economic viability under its current R-1B 
single-family residential zoning. Its proximity to existing P-1 and B-3 zones exposes it to 
increased traffic, noise, and commercial activity, which diminishes its appeal and 
functionality for residential use. Rezoning to P-1 would provide a more reasonable and 
productive use consistent with surrounding development patterns. 
 

4. Whether the proposal is in conformity with the policies and intent of the land use 
plan? Yes, the proposal is in conformity with the policies and intent of the land use plan. 
The 2030 Land Use Plan designates this area for future retail/commercial development 
and supports the transition of underutilized residential properties near commercial 
corridors into low-intensity office or retail uses. Rezoning the property from R-1B to P-1 
aligns with this vision by promoting compatible, economically productive development 
while providing a buffer between higher-intensity commercial uses and nearby 
residential neighborhoods. 

 
Proposed use: New Medical Spa 

  
The Future Land Use Plan Map recommends retail/commercial.  
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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?  The proposed rezoning is supported by existing and 
changed conditions, including the property's location between residential and 
commercial zones (P-1 and B-3), which makes it part of a natural transition area. Its 
continued use as single-family residential is less viable due to nearby commercial 
activity, increased traffic, and noise. The area has sufficient infrastructure to support 
office use, and the 2030 Land Use Plan designates the site for future retail/commercial 
development, encouraging the conversion of underutilized residential parcels along 
commercial corridors. 

 
6. 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 subject property borders a P-1 zone and is near a B-3 
commercial district, placing it in a transitional area between residential and commercial 
uses. Rezoning to P-1 creates an appropriate buffer and supports a gradual land use 
shift. The 2030 Land Use Plan supports this transition, encouraging the conversion of 
underused residential parcels near commercial corridors into low-intensity office or 
retail uses. 
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Zoning Development Plan (A Full Size Copy Available for Meeting) 
 

 
 
 
 
 

 
CONCLUSION 
 
Staff recommends sending a positive recommendation to rezone from R-1B zone to the P-1 
zone based upon conformance with the future land use plan. 
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Property Information Lot 24 & 25 of Easley Estates Section 3 Block E 

Address 325 Burning Trail 

Tax Map, Group, 
Parcel 

TM 091 Parcel 16 and TM 091 Parcel 017 

Civil District 13th Civil District 

Overlay District N/A 

Land Use Designation Single Family Residential 

Acres +/- 1.053 

Major or Minor / #lots  Minor Concept Plan  

Two-lot sub  Prelim/Final Final 

Owner /Applicant Information                                                      Surveyor Information 

Name:  Ricky Elijah McFall 

Address:  148 Stafford Street C204  

City:    Bristol                          

State:   TN         Zip Code:37620 

Email: Rickymcfall@icloud.com 

Phone Number: 423-441-0378 

Name:  G3 Geomatics LLC (Gregg Gurney) 

Address: P.O. Box 594 

City: Johnson City                        

State:    TN         Zip Code:  37605 

Email:  Gregg@g3gemoatics.com 

Phone Number:  615-775-6522 

 

 

Planning Department Recommendation 

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

 A variance has been requested regarding the public water requirement. 

 With the approval of this variance, the proposed plat complies with the Minimum Subdivision Regulations 

 

Staff Field Notes and General Comments:  

The property is located within the Urban Growth Boundary of Kingsport along Argonne Street and Burning Trail. 
According to the Kingsport Subdivision Regulations, all new lots must have access to a public water supply. 
However, the cost to extend public water to this property exceeds $45,840. The owners have requested a water 
variance to allow the plat to be recorded without public water. 

Planning 
Technician:  

Lori Pyatte Date:  June 6th 2025 

Planning Commission Action Meeting Date: June 19th 2025 

Approval:  

Denial:  Reason for 
Denial: 
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PROPERTY INFORMATION  Lot 24 & 25 of Easley Estates Section 3 Block E 

ADDRESS                                    325 Burning Trail 

DISTRICT 13st Civil District 
  
OVERLAY DISTRICT                   Not Applicable  

EXISTING ZONING                     County R-1   

PROPOSED ZONING                  No Change   

ACRES    +/- 1.053 

EXISTING USE      County R-1  

PROPOSED USE    

 
PETITIONER: Ricky Elijah McFall 
ADDRESS:  148 Stafford Street C204 Bristol, TN  
 
REPRESENTATIVE:  G3 Geomatics LLC (Gregg Gurney) 
PHONE: 615-775-6522 
  

 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
   

 

 

INTENT 
 

The applicant is requesting final plat approval for the subdivision of property located in the 13th Civil District, 
specifically identified as Tax Map 091, Parcels 016 and 017. 
 
The property lies within the Kingsport Urban Growth Boundary, situated along Argonne Street and Burning Trail, 
near the intersection of Clayton Street and McCulley Place, which connects to Shady View Road. The proposed 
replat would create one new lot with access from Burning Trail. The parcel is currently vacant, and no public 
sewer service is available. The property owner is proposing to utilize a private well. 
 
Additionally, there is no public water supply currently accessible to the property. The owner intends to serve the 
residence with a private well. According to the City’s Water Services Department, extending water service to the 
property could cost approximately $45,840, as the nearest usable water line is about 150 feet from the proposed 
lot on Burning Trail. Kingsport Subdivision Regulations require that all new lots have access to a public water 
supply. Therefore, the applicant is requesting a variance from this requirement to allow the subdivision to proceed 
without public water access. 
 
While extending the water line is technically feasible, it would require ongoing maintenance by city staff, including 
routine line flushing, due to its location at the end of the service line. 
 
In light of these considerations, staff recommends approval of the final plat for Lots 24 and 25 of Easley Estates, 
Section 3, Block E, along with approval of the variance request related to the public water requirement. 
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Aerial Perspective: 
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Aerial Perspective with Zoning (City GIS): 
 

 
 

Aerial Perspective with Zoning (Sullivan County GIS): 
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Aerial Perspective with Utilities: 
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Current Proposed Plat: 
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Letter from Property Owner: 

 

41

Item VI3.



Kingsport Regional Planning Commission                                                        Subdivision Report   
                MINSUB25-0138 

     

 

 
Prepared by Kingsport Planning Department for the 

Kingsport Regional Planning Commission Meeting on June 19th 2025 

 

6/9/2025  Page 8 of 13 

  
 42

Item VI3.



Kingsport Regional Planning Commission                                                        Subdivision Report   
                MINSUB25-0138 

     

 

 
Prepared by Kingsport Planning Department for the 

Kingsport Regional Planning Commission Meeting on June 19th 2025 

 

6/9/2025  Page 9 of 13 

  

Quote from City of Kingsport Water Services: 
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Quote from Wilson Drilling (Private Well) Quote: 
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Site Visit Photos: 

 
Proposed site for combining two parcels into one vacant lot. 
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Water lines must be extended about 150 feet from Burning Trail. 
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Corner lot bordered by Argonne Street on the right and Burning Trail on the left. 
 

 
 

 

 
Conclusion 

 
Staff recommends approval of the final plat for the Lot 24 & 25 of Easley Estates Section 3 Block E and 

the variance to the public water requirement. 
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Property Information The Arbor Ph. 2 Sewer line Easement Abandonment  
Address 1119 Riverbend Drive  

Tax Map, Group, Parcel Tax Map 077H, Group C, Parcel 002.00 

Civil District 11th Civil District 

Overlay District N/A 

Land Use Designation Single Family  

Acres N/A  

Applicant 1 Information                                                           Intent 

Name:  Brandon Stamper   

Address:  367 Hog Hollow Road 

City: Johnson City                         

State: TN                                       Zip Code: 37615 

Phone Number:  (423)-963-0193 

Intent:   

To abandon the existing 15-foot-wide sewer line 
easement for the property located on Tax Map 077H, 
Group C, Parcel 002.00.  

 

Planning Department Recommendation 

(Approve, Deny, or Defer) 

The Kingsport Planning Division recommends abandoning the sewer line easement located along Riverbend 
Drive.   

 Request reviewed by all city departments 

 Easement is no longer needed.  

 

Staff Field Notes and General Comments:  

The two 15-foot-wide existing sewer line easement areas are located on the northern and western portion of 
parcel 002.00 that parallels Riverbend Drive. The preliminary plat was given contingent approval by the Planning 
Commission on May 15, 2025 to allow LandStar Development LLC to construct the new 15-foot-wide sewer line to 
replace the two existing ones. Prior to going before the Board of Mayor & Aldermen the new 15-foot-wide sewer 
line will have to be constructed and approved by Water Services.  

Therefore, staff recommends sending a favorable recommendation to the Board of Mayor & Aldermen for the 
sewer line easement abandonment along 1119 Riverbend Drive contingent upon Water Services approval of the 
new 15-foot-wide sewer line being constructed.  

 

 

Planner: Samuel Cooper Date:  6/19/25 
Planning Commission Action Meeting Date: 6/19/25 

Approval:  

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

ADDRESS                                    1119 Riverbend Drive  

             DISTRICT, LAND LOT                Sullivan County 

                                                                  11th Civil District, Parcel 002.00 

OVERLAY DISTRICT                   N/A 

CURRENT ZONING PD – Planned Development   

PROPOSED ZONING                 PD – Planned Development   

ACRES    N/A 

EXISTING USE      Residential  

PROPOSED USE   Residential 

 
 
 
PETITIONER 1:   Brandon Stamper  
                             367 Hog Hollow Rd. 
                             Johnson City, TN 37615  
 

 
 

 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
   

 

INTENT 
The owner of the parcel has asked the City of Kingsport to abandon the 15-ft wide sewer line utility 
easement.  
 
City Departments, have taken a look at the request to abandon the utility easement. They have come 
to the conclusion that the sewer line easement is no longer needed and City staff no longer see any 
future use for this easement.  
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RECOMMENDATION: 
Staff recommends sending a favorable recommendation to the Board of Mayor & Aldermen for 
the sewer line easement abandonment along 1119 Riverbend Drive contingent upon Water 
Services approval of the new 15-foot-wide sewer line being constructed. 
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Property Information Taco Bell – Stewball Circle  
Address 1224 Stewball Circle  

Tax Map, Group, Parcel  Tax Map 076 Parcel 019.45 

Civil District  13th Civil District  

Overlay District Gateway District  

Land Use Designation  Retail/ Commercial  

Acres  +/- .89 

Existing Use Vacant  Existing Zoning B-4P 

Proposed Use Taco Bell  Proposed Zoning  B-4P 

Owner/ Applicant Information Intent 

Name: John Sexton 

Address: 2121 1st Avenue North, Suite 202 

City: Birmingham 

State: AL      Zip Code: 35203 

Email: js@blackdesignarch.com 

Phone Number: (205)-224-4952 

Intent: To receive preliminary zoning development plan 

approval for a B-4P zone development of a new Taco 

Bell.  

Planning Department Recommendation  

(Approve, Deny, or Defer) 

The Kingsport Planning Division recommends plan approval for the following reasons:  

 The submitted plans meet the requirements of the Gateway overlay in the B-4P zone. 

 The submitted plans meet the requirements of a preliminary zoning development plan.      

Staff Field Notes and General Comments:   

 This B-4P site is located along South John B. Dennis Highway and will be located on the same side of 

the road as Pizza Hut and the Kingsport Moose Lodge.  

 The Gateway approval for this site is scheduled for June 20, 2025. 

 The total proposed wall signage is 44.5 sq. ft., 4.5 sq. ft. over their permitted gateway allotment. 

However, the development is forgoing their one permitted freestanding sign. Therefore, staff can 

justify granting this additional 4.5 square footage for the Taco Bell development in lieu of no 

freestanding signage proposed.  

 

Staff recommends grating preliminary zoning development plan approval for the Taco Bell development 

based upon conformance with the B-4P zoning standards.    

 

 

Planner: Samuel Cooper Date: 6/19/2025 

Planning Commission Action Meeting Date  6/19/2025 

Approval:   

Denial:   Reason for Denial:  

Deferred:   Reason for Deferral:  
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Zoning Development Plan 
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Site Plan Analysis 

The site is located in a B-4P zone and also resides inside the Gateway Overlay District. The .89-acre site will 

contain a Taco Bell with a drive through.  

 Minimum parking standards for the building is 1 space per 4 seats plus 1 space per 2 employees. The 

developer has supplied 19 parking stalls with 2 handicap stalls to satisfy this requirement.  

 The City’s Landscaping Specialist has approved the landscaping plan for the site, which is to the 

Gateway standard. 

 The development observes the minimum front yard setback of 30 feet, 15-foot side yards, and a 30-foot 

rear yard. 

 Lighting for the site has been verified as remaining on the subject property via review of the associated 

photometric site plan.  
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Northern Property View 
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Eastern Property View 
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Southern Property View 
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Western Property View 

 

 

Recommendation  

Staff recommends grating preliminary zoning development plan approval for the Taco Bell development based 

upon conformance with the B-4P zoning standards.    
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APPLICANT: Kurt Cornett  

ADDRESS: 2021 Meadowview Lane, Kingsport TN 37660 

REPRESENTATIVE: Ben Jenkins, PE 

PROPERTY INFORMATION: Eastman Credit Union at Meadowview – Parking Expansion  

 ADDRESS: 2021 Meadowview Lane 

 DISTRICT, LAND LOT: 13th Civil District, Tax Map 076 Parcel 005.20 

 OVERLAY DISTRICT: Gateway District  

 EXISTING ZONING: BC – Business Conference Center District   

 PROPOSED ZONING: BC – Business Conference Center District   

 ACRES: +/- 7.06 

 EXISTING USE: Retail/Commercial   

 PROPOSED USE: Retail/Commercial  

 

INTENT 

The applicant is requesting zoning development plan approval for a parking lot expansion for the Eastman 

Credit Union at Meadowview. The plans submitted conform to all zoning standards and the project is 

scheduled for the June 20th, 2025 gateway meeting.  

Staff Comments: 

 All city staff have reviewed the plans and send a positive recommendation.  

 The development plan conforms to all Gateway District standards.  

 The development plan displays all necessary information and will add 35 additional spaces to the 

development. 

Therefore, staff recommends granting zoning development plan approval for the parking lot expansion project 

for the Eastman Credit Union at Meadowview.   
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Zoning Development Plan 
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Northern Property View 
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Southern Property View 

 

Recommendation:  

Staff recommends granting zoning development plan approval for the Eastman Credit Union Support 

Center’s parking lot expansion project.  
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Planning Department 
 

 

June 19th, 2025  

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. 414 Golf Ridge Drive 
2. Brickyard Phase 1A 
3. 910 Buttermilk Road 
4. 862 Poplar Grove Road 
5. Orebank Road 
6. 300 Forest Hills 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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