
 

REGIONAL PLANNING COMMISSION MEETING AGENDA 

Thursday, March 19, 2026 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 February 16, 2026 Work Session Minutes 

2. Approval of the February 19, 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. 

V. UNFINISHED BUSINESS 

VI. NEW BUSINESS 

1. Fairview Avenue Rezoning (REZONE25-0208). The Commission is requested to review and 

make a recommendation to the Board of Mayor and Aldermen for the rezoning request from R-

1C to B-3. (McMurray) 

2. S. John B. Dennis Highway Rezoning (REZONE26-0044). The Commission is requested to 

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

rezoning request from BC to B-3. (McMurray) 
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3. Fordtown Road Rezoning (REZONE26-0038). The Commission is requested to send a 

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

request from R-3 to M-1R. (McMurray) 

4. Revere Street Rezoning (REZONE26-0030). The Commission is requested to send a positive 

recommendation to the Board of Mayor and Aldermen in support of the rezoning request from 

B-2 to B-2E. (McMurray) 

5. Sullivan County Zoning Text Amendment (PLNCOM26-0054). The Commission is requested 

to send a positive recommendation for the proposed county zoning text amendment to the 

Sullivan County Commission. (Cooper) 

VII. OTHER BUSINESS 

1. Approved Subdivisions 

VIII. PUBLIC COMMENT 

 

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

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

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

IX. ADJOURN 
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REGIONAL PLANNING COMMISSION WORK SESSION MINUTES 

Monday, February 16, 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: Tim Lorimer, Gary Mayes, BJ Walsh, Chip Millican, Jason Snapp 

 Members Absent:  Sharon Duncan, Candice Hilton, Curtis Montgomery, Anne Greenfield 

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

Visitors: Chris Alley, Aaron Rose, John Rose 

II. APPROVAL OF THE AGENDA 

III. APPROVAL OF MINUTES 

1. Approval of the January 12, 2026 Work Session Minutes 

2. Approval of the January 15, 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. 

1. Saint Andrews Garth Ph2 Lots 11-18 and 229-35 Surety Bond Extension (PD24-0114).  The 

Commission is requested to approve a one year extension of the Surety Bond for Saint 

Andrews Garth Phase 2 Lots 11-18 and 29-35. Staff stated that the remaining item on this 
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bond is a small section of sidewalk.  Staff further stated that the developer plans to build this 

section of sidewalk and have it inspected prior to the Thursday regular meeting.  Staff further 

stated that this item has the potential to change into a bond release if the work gets done and 

passes inspection.  No official action was taken. 

V. UNFINISHED BUSINESS 

VI. NEW BUSINESS 

1. Eastern Star Rezoning (REZONE26-0003). The Commission is requested to send a positive 

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

request from M-1R to R-3. Staff noted that the owner of the property wishes to build a single 

family home on the property for his daughter.  Staff stated the subsequent need for a 

residential zone instead of the existing manufacturing zone for the property.  Staff stated that 

the current use of the property is residential, though grandfathered due to annexation with the 

industrial zone.  No official action was taken. 

2. The Commission is requested to review a petition to reconsider the Fairview Avenue rezoning 

proposal based on changes to the zoning development plan.  Staff identified a petition to 

rehear the Fairview Avenue rezoning.  The Commission reviewed the updated zoning 

development plan and offer for enhanced landscaping and deed restrictions.  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, February 19, 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 

 Members Present: Tim Lorimer, Gary Mayes, BJ Walsh, Chip Millican, Candice Hilton, Curtis 

Montgomery 

 Members Absent:  Sharon Duncan, Jason Snapp, Anne Greenfield 

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

Visitors: Chris Alley, Aaron Rose, John Rose, Melissa Spears, Ike Spears, Mary Spears, Baylee 

Rhoton, Avery Rhoton 

II. APPROVAL OF THE AGENDA 

 Staff stated that the consent item turned into a release instead of an extension and that the agenda 

needs to be amended to reflect such.  A motion was made by Gary Mayes, seconded by Candice 

Hilton, to approve the agenda as amended.  The motion passed unanimously, 6-0.  

III. APPROVAL OF MINUTES 

1. Approval of the January 12, 2026 Work Session Minutes 

2. Approval of the January 15, 2026 Regular Meeting Minutes 

The Commission reviewed the minutes.  A motion was made by Gary Mayes, seconded by Chip 

Millican, to approve the minutes of the January 12, 2026 work session.  The motion was 

approved unanimously, 6-0 

5

Item III2.



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. Saint Andrews Garth Ph2 Lots 11-18 and 29-35 Surety Bond Extension (PD24-0114).  The 

Commission is requested to approve a one year extension of the Surety Bond for Saint 

Andrews Garth Phase 2 Lots 11-18 and 29-35. Staff stated that the remaining item on this 

bond is a small section of sidewalk and that is has been completely constructed with a passed 

inspection since the last update during the work session.  A motion was made by Chip 

Millican, seconded by Candice Hilton, to release the surety bond for Saint Andrews Garth Ph2 

Lots 11-18 and 29-35.  The motion passed unanimously, 6-0. 

V. UNFINISHED BUSINESS 

VI. NEW BUSINESS 

1. Eastern Star Rezoning (REZONE26-0003). The Commission is requested to send a positive 

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

request from M-1R to R-3. Staff noted that the owner of the property wished to build a single 

family home on the property for his daughter.  Staff stated the need for a residential zone 

instead of the existing manufacturing zone for the property.  Staff stated that the current use of 

the property is residential. Staff noted that the current M-1R zone was applied at the time of 

annexation.  Mr. Ike Spears spoke briefly in favor of the request.  A motion was made by 

Candice Hilton, seconded by BJ Walsh, to send a positive recommendation in favor of 

approving the rezoning request to the Kingsport Board of Mayor and Aldermen.  The motion 

passed unanimously, 6-0. 

2. The Commission is requested to review a petition to reconsider the Fairview Avenue rezoning 

proposal based on changes to the zoning development plan.  Staff identified a petition to 

rehear the Fairview Avenue rezoning.  Staff identified the rationale the Commission used to 

make their original recommendation.  The two points of rationale used to make the negative 

recommendation in September of 2025 consisted of B-3 uses being highly incompatible with 

the surrounding single family use and zone of the area, as well the request not matching the 

designated residential use on the future land use plan.  Mr. John Rose spoke the changes to 

the site plan, to include a TDOT-approved alley reconfiguration for connection to Stone Drive.   

Mr. Rose spoke of the desire to add landscaping trees to the required buffer strip on the site 

plan and to also incorporate deed restrictions favorable to the request.  Mr. Chris Alley spoke 
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of the more favorable alley configuration on the site plan and how it is an improvement to the 

area.  A motion was made by Gary Mayes, seconded by Chip Millican to hear the rezoning 

again within the required 12 months of separation between requests.  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 Hall 
415 Broad St | Kingsport, TN 37660 | P: 423-229-9485 

www.kingsporttn.gov 

 

 Planning Department 

 
TO:  Kingsport Regional Planning Commission 
 
FROM:  Jessica McMurray, Development Coordinator 
 
DATE:    March 11, 2026 
 
RE:  Fairview Avenue Rezoning (REZONE25-0208) 
 
The Commission is requested to review and make a recommendation to the Board of Mayor 
and Aldermen to rezone 717, 721, and 725 Fairview Avenue from R-1C (Residential District) to 
B-3 (Highway Oriented Business District).  
 

The Planning Commission first reviewed the rezoning request in September 2025. Staff noted 
that surrounding properties were zoned single-family R-1C and that the proposed B-3 zoning 
was inconsistent with the 2030 Future Land Use Plan, which designates the area for single-
family residential use. The Planning Commission voted 7–0 to forward a negative 
recommendation to the Board of Mayor and Aldermen based on the proposal’s inconsistency 
with the 2030 Future Land Use Plan and the incompatibility of the B-3 zone with the 
surrounding R-1C zoning and single-family character of the area. 
 
In January 2026, the applicant asked staff to reconsider the rezoning request and submitted a 
revised development plan along with a letter stating the property would be deed-restricted to 
require 1.5 times the trees required in the landscape buffer and limit access to a right-turn-only 
movement traveling north on Fairview Avenue. In accordance with Commission procedures, the 
applicant appealed to the Planning Commission to determine whether the revisions were 
substantial enough to warrant rehearing the case. 
 
At the February 2026 Planning Commission meeting, the applicant submitted a petition for 
reconsideration citing the submitted letter and changes to the zoning development plan. The 
Planning Commission determined substantial changes had been made and voted 7–0 to rehear 
the case within a year of a negative recommendation.  
 
Staff reports from the original request and the reconsideration request are included in the 
meeting packet.  Staff’s recommendation has not changed. 
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Kingsport Regional Planning Commission                                                                                  
Rezoning Report       File Number REZONE25-0208 

 

 
Prepared by Kingsport Planning Department for the 

Kingsport Regional Planning Commission Meeting on September 18, 2025 

 

3/11/2026  Page 1 of 16 

  

Fairview Avenue Rezoning 
Property Information  

Address 717, 721, 725 Fairview Avenue  

Tax Map, Group, Parcel Tax Map 045E   Group C   Parcel(s) 001.00, 027.00, 026.00 

Civil District 11 

Overlay District N/A 

Land Use Designation Single-family  

Acres Rezone Site .45 acres +/-              

Existing Use Vacant Existing Zoning R-1C 

Proposed Use Commercial business Proposed Zoning B-3 

Owner /Applicant Information 

Name: John Rose 

Address: 1017 Hill Road 

City: Blountville                                 

State: TN                                        Zip Code: 37617 

Phone Number: (423)426-3524 

Intent: To rezone from R-1C (Residential District) to B-3 
(Highway Oriented Business District) to allow for the 
development of a new commercial business. 

 

 

Planning Department Recommendation 

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

 The 2030 Future Land Use Plan identifies the site as appropriate for single family use. 

 Implementing the City’s highest land use intensity commercial zone into a neighborhood that is surrounded 
by single family zone and use permits commercial uses that are highly incompatible with the existing 
residential neighborhood.   

 The proposal is akin to spot zoning, or the process of singling out a small parcel of land for use 
classification totally different from that of the surrounding area for the benefit of the owner of such 
property, and to the detriment of the surrounding owners. 

 
Staff Field Notes and General Comments: 

 The rezoning site is currently vacant.  
 

Planner: Jessica McMurray Date: September 8, 2025 

Planning Commission Action Meeting Date: September 18, 2025 

Approval:  

Denial:  Reason for Denial:  

Deferred:  Reason for Deferral:  
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Kingsport Regional Planning Commission                                                                                  
Rezoning Report       File Number REZONE25-0208 

 

 
Prepared by Kingsport Planning Department for the 

Kingsport Regional Planning Commission Meeting on September 18, 2025 

 

3/11/2026  Page 2 of 16 

  

PROPERTY INFORMATION 

ADDRESS Parcel 001.00, 027.00, 026.00 

DISTRICT 11 

OVERLAY DISTRICT n/a 

EXISTING ZONING R-1C  
 
PROPOSED ZONING B-3 (Highway Oriented Business District) 

ACRES Rezone Site 0.45 acres +/-              

EXISTING USE vacant  

PROPOSED USE commercial business   

 
PETITIONER   
ADDRESS 1017 Hill Road, Blountville, TN 37617 
 
REPRESENTATIVE  
PHONE  (423)426-3524 
  

 
 

 
 
 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

INTENT 
To rezone from R-1C (Residential District) to B-3 (Highway Oriented Business District) to allow for the 
development of a new commercial business. 
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Kingsport Regional Planning Commission                                                                                  
Rezoning Report       File Number REZONE25-0208 

 

 
Prepared by Kingsport Planning Department for the 

Kingsport Regional Planning Commission Meeting on September 18, 2025 
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Vicinity Map 
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Kingsport Regional Planning Commission                                                                                  
Rezoning Report       File Number REZONE25-0208 

 

 
Prepared by Kingsport Planning Department for the 

Kingsport Regional Planning Commission Meeting on September 18, 2025 
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Surrounding City Zoning Map 
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Kingsport Regional Planning Commission                                                                                  
Rezoning Report       File Number REZONE25-0208 

 

 
Prepared by Kingsport Planning Department for the 

Kingsport Regional Planning Commission Meeting on September 18, 2025 
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Future Land Use Plan 2030 
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Kingsport Regional Planning Commission                                                                                  
Rezoning Report       File Number REZONE25-0208 

 

 
Prepared by Kingsport Planning Department for the 

Kingsport Regional Planning Commission Meeting on September 18, 2025 
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Aerial 
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Kingsport Regional Planning Commission                                                                                  
Rezoning Report       File Number REZONE25-0208 

 

 
Prepared by Kingsport Planning Department for the 

Kingsport Regional Planning Commission Meeting on September 18, 2025 
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View from Site Facing W. Stone Dr. (North)                 
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Kingsport Regional Planning Commission                                                                                  
Rezoning Report       File Number REZONE25-0208 

 

 
Prepared by Kingsport Planning Department for the 

Kingsport Regional Planning Commission Meeting on September 18, 2025 
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View of Site Facing Fairview Ave. (South) 
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Kingsport Regional Planning Commission                                                                                  
Rezoning Report       File Number REZONE25-0208 

 

 
Prepared by Kingsport Planning Department for the 

Kingsport Regional Planning Commission Meeting on September 18, 2025 
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View Facing Fairview Ave. & W. Stone Dr. Intersection (Northwest) 
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Kingsport Regional Planning Commission                                                                                  
Rezoning Report       File Number REZONE25-0208 

 

 
Prepared by Kingsport Planning Department for the 

Kingsport Regional Planning Commission Meeting on September 18, 2025 
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View Facing Walnut Ave. (East) 

 

 
 

 
 

 

18

Item VI1.



Kingsport Regional Planning Commission                                                                                  
Rezoning Report       File Number REZONE25-0208 

 

 
Prepared by Kingsport Planning Department for the 

Kingsport Regional Planning Commission Meeting on September 18, 2025 
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View Facing Walnut Ave. (Southeast) 
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Kingsport Regional Planning Commission                                                                                  
Rezoning Report       File Number REZONE25-0208 

 

 
Prepared by Kingsport Planning Department for the 

Kingsport Regional Planning Commission Meeting on September 18, 2025 
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EXISTING USES LOCATION MAP 
     

 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 

 

Site 
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Kingsport Regional Planning Commission                                                                                  
Rezoning Report       File Number REZONE25-0208 

 

 
Prepared by Kingsport Planning Department for the 

Kingsport Regional Planning Commission Meeting on September 18, 2025 

 

3/11/2026  Page 13 of 16 

  

Existing Zoning/ Land Use Table 
 

Location Parcel / Zoning 
Petition 

Zoning / Name History 
Zoning Action 

Variance Action 

North 1 
 

Zone: City B-3 
Use: Walgreens  
 

Zoned B-3 in 1998  

East 2 
 

Zone: City R-1B 
Use: Single Family homes 
 

 

South 3 Zone: City R-1C 
Use: Single Family Homes  
 

 

West 4 Zone: R-1C 
Use: Single Family Homes 
 

 

Northwest 5 Zone: City B-3 
Use: Lafayette Heat & Air  

Zoned B-3 in 2006 
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Kingsport Regional Planning Commission                                                                                  
Rezoning Report       File Number REZONE25-0208 

 

 
Prepared by Kingsport Planning Department for the 

Kingsport Regional Planning Commission Meeting on September 18, 2025 

 

3/11/2026  Page 14 of 16 

  

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?   The proposed rezoning from R-1C Residential 
to B-3 Highway Oriented Business does not appear to be suitable for this location. The 
surrounding area is primarily developed with single-family residences, and the intensity of uses 
permitted in the B-3 district could create compatibility challenges with nearby homes. Lower-
intensity transitional districts, such as P-1 Professional Office or low-density multifamily, may 
provide a more appropriate transition while maintaining compatibility with adjacent residential 
development. 
 

2. Whether or not the proposal will adversely affect the existing use or usability of adjacent or 
nearby property?  The proposed rezoning from R-1C Residential to B-3 Highway Oriented 
Business could impact the use and enjoyment of adjacent and nearby properties. The 
surrounding area is predominantly developed with single-family homes, and the higher intensity 
of uses permitted within the B-3 district may introduce increased traffic, noise, and activity 
levels. 
 

3. Whether the property to be affected by the proposal has a reasonable economic use as 
currently zoned?  The property appears to have a reasonable economic use under its current R-
1C Residential zoning.  
 

4. Whether the proposal is in conformity with the policies and intent of the land use plan? The 
proposed rezoning from R-1C Residential to B-3 Highway Oriented Business is not in conformity 
with the adopted land use plan. The plan identifies this area as appropriate for single family 
residential use, reflecting the established single-family neighborhood character. Allowing 
highway-oriented commercial development would conflict with the plan’s goals of protecting 
and reinforcing existing residential areas. 

 
Proposed use: commercial business 

  
The Future Land Use Plan Map recommends single-family.  
 

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?  There are no changed conditions that justify rezoning the property from R-1C 
Residential to B-3 Highway Oriented Business. The area remains a stable single-family 
neighborhood with no new development trends to support highway-oriented uses. These 
conditions support disapproval of the request. If rezoning is considered, a lower-intensity 
district such as P-1 Professional Office or low-density multifamily would provide a more suitable 
transition. 
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Kingsport Regional Planning Commission                                                                                  
Rezoning Report       File Number REZONE25-0208 

 

 
Prepared by Kingsport Planning Department for the 

Kingsport Regional Planning Commission Meeting on September 18, 2025 

 

3/11/2026  Page 15 of 16 

  

Zoning Development Plan (A Full Size Copy Available for Meeting) 
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Kingsport Regional Planning Commission                                                                                  
Rezoning Report       File Number REZONE25-0208 

 

 
Prepared by Kingsport Planning Department for the 

Kingsport Regional Planning Commission Meeting on September 18, 2025 

 

3/11/2026  Page 16 of 16 

  

CONCLUSION 
 
Staff recommends sending a negative recommendation to the Board of Mayor and Aldermen to 
rezone from R-1C to B-3.  Staff’s recommendation is based upon the proposal not conforming 
to the 2030 Future Land Use Plan and also the City’s B-3 zone being highly incompatible with 
the surrounding City R-1C zone and single family use for this area. 
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Kingsport Regional Planning Commission 
File Number  

 

 
Prepared by Kingsport Planning Department for the 

Kingsport Regional Planning Commission Meeting on February 19, 2026 

  

 

Petition to Reconsider Rezoning Application 
Property Information  

Address 717, 721, 725 Fairview Avenue 

Tax Map, Group, Parcel Tax Map 045E   Group C   Parcel(s) 001.00, 027.00, 026.00 

Civil District 11 

Overlay District N/A 

Land Use Designation Single-family 

Acres Rezone Site .45 acres +/-              

Existing Use Vacant Existing Zoning R-1C 

Proposed Use Professional Office Proposed Zoning B-3 

Owner /Applicant Information 

Name: John Rose 

Address: 1017 Hill Road 

City: Blountville                             

State: TN                                         Zip Code: 37617 

Intent: To request reconsideration of the Fairview 
Avenue rezoning proposal based on changes to the 
zoning development plan. 

 

Planning Department Summary 

 
 The applicant has submitted a request for the Planning Commission to reconsider the previously reviewed 

rezoning application following a negative recommendation, citing updates to the zoning development 
plan. 

 

 The Planning Commission originally heard the request at its September 2025 meeting, where the applicant 
sought to rezone from R-1C to B-3. At that time, staff noted the surrounding properties were zoned R-1C 
and expressed concerns that the proposed B-3 district would be incompatible with nearby single-family 
uses and inconsistent with the 2030 Future Land Use Plan. Staff recommended a negative 
recommendation, and the Commission voted 7–0 to forward a negative recommendation to the Board of 
Mayor and Aldermen. 
 

 In accordance with established procedures, the Commission may, at its discretion, determine whether the 
circumstances justify rehearing the case. The determination of whether to reconsider the rezoning request 
rests entirely with the Planning Commission. 
 

Planner: Jessica McMurray Date: February 10, 2026 

Planning Commission Action Meeting Date: February 19, 2026 

Approval:  

Denial:  Reason for Denial:  

Deferred:  Reason for 
Deferral: 
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Kingsport Regional Planning Commission 
File Number  

 

 
Prepared by Kingsport Planning Department for the 

Kingsport Regional Planning Commission Meeting on February 19, 2026 

  

Zoning Development Plan 
(a full size copy will be provided for the meeting) 

Proposed for Reconsideration 
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Kingsport Regional Planning Commission 
File Number  

 

 
Prepared by Kingsport Planning Department for the 

Kingsport Regional Planning Commission Meeting on February 19, 2026 

  

Zoning Development Plan 
(a full size copy will be provided for the meeting) 

Reviewed by Planning Commission September 2025 
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Kingsport Regional Planning Commission 
File Number  

 

 
Prepared by Kingsport Planning Department for the 

Kingsport Regional Planning Commission Meeting on February 19, 2026 
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Kingsport Regional Planning Commission 
File Number  

 

 
Prepared by Kingsport Planning Department for the 

Kingsport Regional Planning Commission Meeting on February 19, 2026 
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Kingsport Regional Planning Commission 
File Number  

 

 
Prepared by Kingsport Planning Department for the 

Kingsport Regional Planning Commission Meeting on February 19, 2026 

  

 

 

30

Item VI1.



Kingsport Regional Planning Commission                                                                                  
Rezoning Report       File Number REZONE26-0044 

 

 
Prepared by Kingsport Planning Department for the 

Kingsport Regional Planning Commission Meeting on March 19, 2026 

3/9/2026  Page 1 of 14 

  

S. John B Dennis Highway Rezoning 
Property Information  

Address 1400 S. John B Dennis Highway  

Tax Map, Group, Parcel Tax Map 076   Portion of Parcel 006.50  

Civil District 13 

Overlay District Gateway 

Land Use Designation Retail/Commercial  

Acres Rezone Site 12.71 acres +/-              

Existing Use Vacant Existing Zoning BC  

Proposed Use Commercial Proposed Zoning B-3 

Owner /Applicant Information 

Name: Donna Pierce 

Address: 635 Reservoir Road  

City: Burnsville                               

State: NC                                        Zip Code: 28714 

Intent: To rezone from BC (Business Conference District) 
to B-3 (Highway-Oriented Business District) to facilitate 
construction of a commercial business. 

 

 

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 B-3 is compatible with abutting city commercial zones along John B. Dennis.  

Staff Field Notes and General Comments: 

 The rezoning site is currently vacant.  

 Water and sewer available to the rezoning site. 

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

 

Planner: Jessica McMurray Date: February 19, 2026 

Planning Commission Action Meeting Date: March 19, 2026 

Approval:  

Denial:  Reason for Denial:  

Deferred:  Reason for Deferral:  
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Kingsport Regional Planning Commission                                                                                  
Rezoning Report       File Number REZONE26-0044 

 

 
Prepared by Kingsport Planning Department for the 

Kingsport Regional Planning Commission Meeting on March 19, 2026 

3/9/2026  Page 2 of 14 

  

 

 
PROPERTY INFORMATION 

ADDRESS A Portion of Parcel 006.50 

DISTRICT 13  

OVERLAY DISTRICT Gateway 

EXISTING ZONING BC (Business Conference District)   
 
PROPOSED ZONING B-3 (Highway-Oriented Business District) 

ACRES Rezone Site 12.71 acres +/-              

EXISTING USE Vacant  

PROPOSED USE Commercial business 

 
PETITIONER   
ADDRESS 635 Reservoir Road, Burnsville, NC 28714 
 
  

 
 

 
 
 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

INTENT 
To rezone from BC (Business Conference District) to B-3 (Highway-Oriented Business District) to 
facilitate construction of a commercial business. 
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Kingsport Regional Planning Commission                                                                                  
Rezoning Report       File Number REZONE26-0044 

 

 
Prepared by Kingsport Planning Department for the 

Kingsport Regional Planning Commission Meeting on March 19, 2026 

3/9/2026  Page 3 of 14 

  

Vicinity Map 
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Kingsport Regional Planning Commission                                                                                  
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Surrounding City Zoning Map 
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Future Land Use Plan 2030 
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Aerial 
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View from S. Wilcox Drive                    
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View from S. Wilcox Drive 
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View from John B. Dennis 

 

 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

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 BC 
Use: vacant 
 

 

Northeast 2 
 

Zone: City B-3 
Use: commercial 
 

 

East 3 Zone: City M-1R 
Use: commercial  
 

 

South 4 Zone: City B-4P 
Use: commercial 
 

 

West 5 Zone: City TA/C 
Use: commercial 
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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 B-3 zoning is 
suitable given the surrounding highway-oriented commercial development. The 
property is currently split-zoned BC and B-3, and rezoning the entire site supports a new 
commercial business consistent with the established development pattern. 
 

2. Whether or not the proposal will adversely affect the existing use or usability of 
adjacent or nearby property? No. The new commercial business is compatible with 
surrounding commercial uses and is not expected to negatively impact nearby 
properties. 
 

3. Whether the property to be affected by the proposal has a reasonable economic use 
as currently zoned?  Yes. While the property has reasonable use under BC zoning, 
rezoning the entire site to B-3 allows for a more practical and economically viable new 
commercial business that aligns with surrounding development. 
 

4. Whether the proposal is in conformity with the policies and intent of the land use 
plan? Yes. The 2030 Future Land Use Plan designates the property for retail/commercial 
use. The proposed B-3 zoning aligns with this designation and supports the Plan’s intent 
to focus commercial development along major transportation corridors. 

 
Proposed use: Commercial Business 

  
The Future Placetype Map recommends regional activity center.   
 

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 property’s split zoning and adjacency to existing 
city B-3 commercial development support rezoning the entire site to B-3, allowing for a 
new commercial business consistent with the area’s established development pattern. 
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Zoning Development Plan (A Full Size Copy Available for Meeting) 
 

 
 
 
 
 

 
CONCLUSION 
 
Staff recommends forwarding a positive recommendation to rezone from BC to B-3, based on 
the proposal’s compatibility with surrounding commercial uses and conformance with the 2030 
Future Land Use Plan. 
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Fordtown Road Rezoning 
Property Information  

Address Fordtown Road   

Tax Map, Group, Parcel Tax Map 120   Parcel 003.20  

Civil District 14 

Overlay District Gateway 

Land Use Designation Retail Commercial 

Acres Rezone Site 15.67 acres +/-              

Existing Use Vacant Existing Zoning R-3  

Proposed Use Manufacturing  Proposed Zoning M-1R 

Owner /Applicant Information 

Name: Taylor Properties   

Address: 1043 Fordtown Road  

City: Kingsport                             

State: TN                                        Zip Code: 37663 

Intent: To rezone from R-3 (Low Density Apartment 
District) to M-1R (Light Manufacturing Restricted 
District) to construction of a manufacturing facility. 

 

 

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 Future Place Type Map recommends Manufacturing & Warehousing. 

 The proposed M-1R Light Manufacturing District is compatible with the surrounding zoning and existing 
commercial development pattern. 

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: March 4, 2026 

Planning Commission Action Meeting Date: March 19, 2026 

Approval:  

Denial:  Reason for Denial:  

Deferred:  Reason for Deferral:  
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PROPERTY INFORMATION 

ADDRESS Parcel 003.20 

DISTRICT 14  

OVERLAY DISTRICT Gateway 

EXISTING ZONING R-3 (Low Density Apartment District) 
 
PROPOSED ZONING M-1R (Light Manufacturing Restricted District)   

ACRES Rezone Site 15.67 acres +/-              

EXISTING USE Vacant 

PROPOSED USE Manufacturing 

 
PETITIONER   
ADDRESS 1043 Fordtown Road, Kingsport, TN 37663 
 
  

 
 

 
 
 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

INTENT 
To rezone from R-3 (Low Density Apartment District) to M-1R (Light Manufacturing Restricted 
District) to construction of a manufacturing facility. 
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Vicinity Map 
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Surrounding City Zoning Map 
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Future Land Use Plan 2030 
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Aerial 
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View of Site from Breckenridge Trace  
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View from Fordtown Road 
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View from Fordtown Road 
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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-3 
Use: commercial 
 

 

Northeast 2 
 

Zone: City M-1R 
Use: commercial 
 

 

East 3 Zone: City R-3 
Use: townhomes 
 

 

South 4 Zone: City M-1R 
Use: commercial 
 

 

Southeast 5 Zone: City M-1R 
Use: commercial 
 

 

West 6 Zone: City TA/C 
Use: vacant 
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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 M-1R Light 
Manufacturing District permits uses that are generally compatible with the surrounding 
B-3 Highway Oriented Business zoning. The area is characterized by commercial and 
service-oriented uses, and the M-1R district allows light manufacturing and warehousing 
activities that are consistent with the existing development pattern. 

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

adjacent or nearby property? No. Rezoning the property from R-3 to M-1R should not 
adversely affect nearby properties. The surrounding area is largely commercial in 
nature, and the proposed zoning would align the parcel more closely with surrounding 
business and industrial uses, reducing potential land-use conflicts. 
 

3. Whether the property to be affected by the proposal has a reasonable economic use 
as currently zoned?  Yes. The property has reasonable economic use under the existing 
R-3 zoning; however, the proposed M-1R classification would allow uses that are more 
consistent with the surrounding commercial and industrial development pattern and 
may provide greater flexibility for economic development. 
 

4. Whether the proposal is in conformity with the policies and intent of the land use 
plan? The proposed M-1R rezoning is consistent with the Future Place Type Map 
designation of Manufacturing & Warehousing. Rezoning the property to M-1R would 
support the long-term land use vision for the area by allowing uses that align with the 
recommended place type. 

 
Proposed use: Manufacturing & Warehousing  

  
The Future Placetype Map recommends Manufacturing & Warehousing 
 

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 presence of nearby M-1R zoning and 
surrounding B-3 commercial districts supports the request, as the proposed rezoning 
would create a more consistent zoning pattern within the area. Additionally, the Future 
Place Type Map’s recommendation for Manufacturing & Warehousing further supports 
the appropriateness of the M-1R designation for the property.  
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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 M-1R to R-3 based on its conformance with 
the Future Land Use Plan and its compatibility with the surrounding zoning and existing 
commercial development pattern. 
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Revere Street Rezoning 
Property Information  

Address 400, 402, 404 Revere Street  

Tax Map, Group, Parcel Tax Map 046I    Group A   Parcel 014.00  

Civil District 11 

Overlay District N/A 

Land Use Designation Retail/Commercial 

Acres Rezone Site .33 acres +/-              

Existing Use Vacant Building Existing Zoning B-2 

Proposed Use Indoor Storage Proposed Zoning B-2E 

Owner /Applicant Information 

Name: Hoyt Denton  

Address: 204 St. Charles Place  

City: Kingsport                             

State: TN                                        Zip Code: 37660 

Intent: To rezone from B-2 (Central Business District) to 
B-2E (Central Business Edge District) to accommodate 
indoor storage. 

 

 

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 B-2E rezoning permits substantially the same commercial and mixed uses as B-2, maintaining 
consistency with the established downtown development pattern. 

 The proposal aligns with the Downtown placetype and conforms to the 2030 Land Use Plan, which supports 
retail, commercial, residential, office, civic, hospitality, and entertainment uses. 

Staff Field Notes and General Comments: 

 The rezoning site is currently a vacant building.   

 Water and sewer available to the rezoning site. 

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

 

Planner: Jessica McMurray Date: March 3, 2026 

Planning Commission Action Meeting Date: March 19, 2026 

Approval:  

Denial:  Reason for Denial:  

Deferred:  Reason for Deferral:  
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PROPERTY INFORMATION 

ADDRESS Parcel 014.00 

DISTRICT 11 

OVERLAY DISTRICT N/A 

EXISTING ZONING B-2 (Central Business District)   
 
PROPOSED ZONING B-2E (Central Business Edge District) 

ACRES Rezone Site .33 acres +/-              

EXISTING USE Vacant Building 

PROPOSED USE Indoor Storage 

 
PETITIONER   
ADDRESS 204 St. Charles Place, Kingsport, TN 37660 
 
  

 
 

 
 
 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

INTENT 
To rezone from B-2 (Central Business District) to B-2E (Central Business Edge District) to 
accommodate indoor storage. 
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Vicinity Map 
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Surrounding City Zoning Map 
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Future Land Use Plan 2030 
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Aerial 
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View from Revere Street  
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View from Revere Street 
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View from Revere Street  
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View from Revere Street  
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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-2 
Use: commercial 
 

 

East 2 
 

Zone: City R-2 
Use: residential 
 

 

South 3 Zone: City B-2 
Use: commercial 
 

 

West 4 Zone: City B-2 
Use: commercial 
 

 

Southwest 5 Zone: City B-2E 
Use: commercial 
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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 B-2E permits uses 
that are substantially similar to those allowed in the existing B-2. The primary distinction 
is that B-2E allows indoor storage within existing buildings. Given the property’s 
downtown context and surrounding commercial development pattern, the proposed 
district supports uses that are consistent with adjacent and nearby properties. 

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

adjacent or nearby property? No. Because B-2 and B-2E allow largely the same range of 
commercial uses, the rezoning does not introduce more intensive or incompatible land 
uses. Allowing indoor storage within existing buildings does not significantly alter the 
character or intensity of development and is not expected to adversely affect 
surrounding properties. 
 

3. Whether the property to be affected by the proposal has a reasonable economic use 
as currently zoned?  Yes. The property has reasonable economic use under the existing 
B-2 zoning. However, the proposed B-2E classification provides additional flexibility by 
permitting indoor storage within existing structures, which may enhance the property’s 
usability while maintaining compatibility with the surrounding downtown area. 
 

4. Whether the proposal is in conformity with the policies and intent of the land use 
plan? Yes. The Future Placetype Map designates the area as Downtown, which supports 
retail, commercial, residential, office, civic, hospitality, and entertainment uses. The 
proposed B-2E district is consistent with these uses and aligns with the intent of 
supporting active, mixed-use downtown development. 

 
Proposed use: Indoor Storage 

  
The Future Placetype Map recommends downtown. 
 

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 continued evolution of downtown commercial 
areas and the adaptive reuse of existing structures support additional flexibility in 
permitted uses.  
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Zoning Development Plan (A Full Size Copy Available for Meeting) 

 
 
 
 
 

 
 
 
CONCLUSION 
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Staff recommends sending a positive recommendation to rezone from B-2 to B-2E, based on 
the proposal’s compatibility with surrounding downtown commercial uses and it conformance 
with the 2030 Future Landuse Plan.  
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Property Information 
 Sullivan County Zoning Text Amendment  

Address 3425 HWY 126 Blountville, TN 

Tax Map, Group, Parcel   

Civil District   

Overlay District  

Land Use Designation   

Acres   

Existing Use  Existing Zoning  

Proposed Use  Proposed Zoning  

Owner/ Applicant Information 

Name:  

Address:  

City:  

State:                  Zip Code:  

Phone:  

Intent: To seek a recommendation from the 

Kingsport Regional Planning Commission for the 

proposed Zoning Text Amendment.  

Planning Department Recommendation  

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

Commission for the following reasons: 

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

high-intensity, technology-driven, and energy-dependent industries within their jurisdiction. This 

zoning text amendment is a product resulting from the 4-month County moratorium request approved 

by this Commission on December 18, 2025.  

 

Staff Field Notes and General Comments:  

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

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

that have regional planning authority for a recommendation. 

 Based upon the County’s PMD-3 district description, the intention would be to separate any use 

permitted within the zone to be separate from any residential or agricultural district regardless of 

County or City jurisdiction.  

 

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

the zoning text amendment.  

 

 

 

Planner: Samuel Cooper Date: 3/19/2026 

Planning Commission Action Meeting Date  3/19/2026 

Approval:   

Denial:   Reason for Denial:  

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

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

the zoning text amendment.   
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Planning Department 
 

 

March 19th 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. 1400 Bloomingdale Road 

2. 1024 Fiddlers Way 

3. 1031 Starling Drive 

4. 1014 Stagshaw Lane 

5. 952 Mitchell Road 

6. 534 Armstrong Drive 

7. 3379 E. Stone Drive 

8. 2721 N. John B. Dennis Hwy 

9. 1400 S. John B. Dennis Hwy 

10. 3805 Woodleaf Lane 

11. 5005 Emerald Drive 

 

 

 

Sincerely, 

Ken Weems, AICP 

Planning Manager 
C: Kingsport Regional Planning Commission 
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