
Agenda Amended  
on 02/19/2026 

 

 

REGIONAL PLANNING COMMISSION MEETING AGENDA 

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 

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 

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 release the Surety Bond for Saint Andrews Garth Phase 2 Lots 

11-18 and 29-35. (Pyatte) 

V. UNFINISHED BUSINESS 

VI. NEW BUSINESS 
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Agenda Amended  
on 02/19/2026 

 
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. (McMurray) 

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

proposal based on changes to the zoning development plan.(McMurray) 

 

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, January 12, 2026 at Noon 

City Hall, 415 Broad Street, Conference Room 226 

 

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

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

meeting. 

I. INTRODUCTION AND RECOGNITION OF VISITORS 

 Members Present: Sharon Duncan, Tim Lorimer, Gary Mayes, Anne Greenfield, Jason Snapp, 

Candice Hilton, Curtis Montgomery, BJ Walsh, Chip Millican 

 Members Absent:  none 

 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 December 15, 2025 Work Session Minutes 

2. Approval of the December 18, 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. 

V. UNFINISHED BUSINESS 
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VI. NEW BUSINESS 

1. Bancroft Chapel Rezoning (REZONE25-0308). The Commission is requested to send a 

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

request from M-1 to PD.  Staff identified the location of the site on the vicinity map.  Staff 

stated that the site is 25.712 acres in size.  Staff stated that the applicant desires to rezone the 

property for the purpose of building a single family development.  Staff further stated that no 

calls had been received on the matter.  Staff stated that the surrounding residential zones to 

the north and east would benefit from the change to residential use for this site.  No official 

action was taken. 

2. Memorial Boulevard Rezoning (REZONE25-0309). The Commission is requested to send 

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

rezoning request from B-3 to PD. Staff stated that the size of the rezoning site is 5.25 acres.  

Staff stated that the rezoning site abuts a previously PD-rezoned site that will make up the 

entire development.  Staff noted that the entrance to the Dollar General site will serve as one 

of the entrances to the proposed residential development.  No official action was taken. 

3. Whispering Hills Dr. County Rezoning (REZONE25-0314). The Commission is requested to 

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

request from County R-1 to County B-4. Staff drew attention to the vicinity map of the rezoning 

site, adjacent to S. Wilcox Drive.  Staff stated that the site is 1.8 acres in size.  Staff noted that 

the applicant intends to hold commercial outdoor recreation.  Staff noted that the commercial 

rezoning proposal matches the use in both the city and county land use plans.  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 REGULAR MEETING MINUTES 

Thursday, January 15, 2026 at 5:30p.m. 

City Hall, 415 Broad Street, Montgomery-Watterson Boardroom 

 

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

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

meeting. 

I. INTRODUCTION AND RECOGNITION OF VISITORS 

 Members Present: Sharon Duncan, Gary Mayes, Anne Greenfield, Candice Hilton, Curtis 

Montgomery, BJ Walsh, Chip Millican 

 Members Absent:  Jason Snapp, Tim Lorimer 

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

Visitors: Chris Alley, Bianca Dougherty, Tim Dougherty, Clay Schaffer, Kenneth Cooke 

II. APPROVAL OF THE AGENDA 

 A motion was made by Gary Mayes, seconded by Candice Hilton, to approve the agenda.  The 

motion passed unanimously, 7-0. 

III. APPROVAL OF MINUTES 

1. Approval of the December 15, 2025 Work Session Minutes 

2. Approval of the December 18, 2025 Regular Meeting Minutes 

The Commission reviewed the minutes.  A motion was made by Anne Greenfield, seconded by Gary 

Mayes, to approve both sets of minutes as presented.  The motion passed unanimously, 7-0. 

IV. CONSENT AGENDA 

Consent items are those items that have previously been brought before the Planning 
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Commission, which have been reviewed by the Planning Commission in previous meetings or work 

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

V. UNFINISHED BUSINESS 

VI. NEW BUSINESS 

1. Bancroft Chapel Rezoning (REZONE25-0308). The Commission is requested to send a 

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

request from M-1 to PD.  Staff identified the location of the site on the vicinity map.  Staff 

stated that the site is 25.712 acres in size.  Staff stated that the applicant desires to rezone the 

property for the purpose of building a single family development.  Staff further stated that no 

calls had been received on the matter.  Staff stated that the surrounding residential zones to 

the north and east would benefit from the change to residential use for this site and be more 

compatible with new residential development in the area.  No one spoke during the public 

comment portion of the item.  A motion was made by Chip Millican, seconded by Curtis 

Montgomery, to send a positive recommendation to the Kingsport Board of Mayor and 

Aldermen in support of approving the rezoning effort.  The motion passed unanimously, 7-0. 

2. Memorial Boulevard Rezoning (REZONE25-0309). The Commission is requested to send 

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

rezoning request from B-3 to PD. Staff stated that the size of the rezoning site is 5.25 acres.  

Staff stated that the rezoning site abuts a previously PD-rezoned site that will make up the 

entire development.  Staff noted that the entrance to the Dollar General site will serve as one 

of the entrances to the proposed residential development.  Staff noted that the initial PD 

rezoning for the site happened years ago and that this rezoning added more PD zone along 

Memorial Boulevard.  No one spoke during the public comment portion of this item.  A motion 

was made by Anne Greenfield, seconded by Candice Hilton, to send a positive 

recommendation to the Kingsport Board of Mayor and Aldermen in support of approving the 

rezoning effort.  The motion passed unanimously, 7-0. 

3. Whispering Hills Dr. County Rezoning (REZONE25-0314). The Commission is requested to 

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

request from County R-1 to County B-4. Staff drew attention to the vicinity map of the rezoning 

site, adjacent to S. Wilcox Drive.  Staff stated that the site is 1.8 acres in size.  Staff noted that 

the after discussion with Sullivan County Planning, that a shooting range could not be installed 

at the site in a B-4 zone.  Staff noted that the commercial rezoning proposal matches the use 

in both the city and county land use plans.  During public comment, the owner of the property, 
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Mr. Cooke, addressed the Commission.  Mr. Cooke stated that with a successful rezoning he 

hopes to place a greenhouse on the property for his personal use.  A motion was made by 

Gary Mayes, seconded by BJ Walsh to send a positive recommendation to the Sullivan 

County Commission in support of approving the rezoning effort.  The motion passed 

unanimously, 7-0. 

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.  No public comment 

was received. 

IX. ADJOURN 

 The meeting adjourned at 6:05p.m. 
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Planning Department 
 

 
 

 

MEMORANDUM 

TO: KINGSPORT REGIONAL PLANNING COMMISSION 

FROM: LORI PYATTE, PLANNING TECHNICIAN 

DATE: FEBRUARY 19TH, 2026 

SUBJECT: SURETY BOND FOR SAINT ANDREWS GARTH PHASE 2 LOTS 11-18, 29-35 

 

FILE NUMBER: PD24-0114 

 

 

 

 

The City Engineering Department has calculated an estimate to cover the required improvements 

to meet the Minimum Subdivision Regulations for the Final Plat of Saint Andrews Garth Phase 2 

Lots 11-18, and 29-35.  The estimate is for the amount $3,334.23. The remaining improvements 

is the completion of sidewalk. 

 

The Surety Bond will have an approval expiration date of February 19th, 2027. The Surety Bond 

states that the improvements will be completed on or before the Surety Date, which is set to 

November 19th, 2026.  

 

Staff Recommends extension of the Surety Bond approval in the amount of $3,334.28 as 

calculated by the City Engineering Division, to cover all remaining improvements for Saint 

Andrews Garth Phase 2 Lots 11-18, and 29-35.  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
Planning Services 

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

www.kingsporttn.gov 
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Kingsport Regional Planning Commission                                                                                  
Rezoning Report       File Number REZONE26-0003 

 

 
Prepared by Kingsport Planning Department for the 

Kingsport Regional Planning Commission Meeting on February 19, 2026 

 

2/10/2026  Page 1 of 14 

  

Eastern Star Road Rezoning 
Property Information  

Address 695 Eastern Star Road  

Tax Map, Group, Parcel Tax Map 120   Parcel 002.20  

Civil District 14 

Overlay District Gateway 

Land Use Designation Industrial 

Acres Rezone Site 1.26 acres +/-              

Existing Use Single-family Existing Zoning M-1R  

Proposed Use Single-family Proposed Zoning R-3 

Owner /Applicant Information 

Name: Ike Spears  

Address: 695 Eastern Star Road  

City: Kingsport                             

State: TN                                        Zip Code: 37663 

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

 

 

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 rezoning from M-1R to R-3 would establish an appropriate transition by providing a lower-intensity 
zone between commercial and industrial uses. 

Staff Field Notes and General Comments: 

 Property owner wishes to rezone to in order to subdivide the property and construction a single family 
home on the new lot.  

 Water and sewer available to the rezoning site. 

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

 

Planner: Jessica McMurray Date: January 22, 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                                                                                  
Rezoning Report       File Number REZONE26-0003 

 

 
Prepared by Kingsport Planning Department for the 

Kingsport Regional Planning Commission Meeting on February 19, 2026 

 

2/10/2026  Page 2 of 14 

  

 

 
PROPERTY INFORMATION 

ADDRESS Parcel 002.20 

DISTRICT 14  

OVERLAY DISTRICT Gateway 

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

ACRES Rezone Site 1.26 acres +/-              

EXISTING USE single family 

PROPOSED USE single family  

 
PETITIONER   
ADDRESS 695 Eastern Star Road, Kingsport, TN 37663 
 
  

 
 

 
 
 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

INTENT 
To rezone from M-1R (Light Manufacturing Restricted District) to R-3 (Low Density Apartment 
District) to accommodate construction of a single family home. 
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Kingsport Regional Planning Commission                                                                                  
Rezoning Report       File Number REZONE26-0003 

 

 
Prepared by Kingsport Planning Department for the 

Kingsport Regional Planning Commission Meeting on February 19, 2026 

 

2/10/2026  Page 3 of 14 

  

Vicinity Map 
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Kingsport Regional Planning Commission                                                                                  
Rezoning Report       File Number REZONE26-0003 

 

 
Prepared by Kingsport Planning Department for the 

Kingsport Regional Planning Commission Meeting on February 19, 2026 

 

2/10/2026  Page 4 of 14 

  

Surrounding City Zoning Map 
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Kingsport Regional Planning Commission                                                                                  
Rezoning Report       File Number REZONE26-0003 

 

 
Prepared by Kingsport Planning Department for the 

Kingsport Regional Planning Commission Meeting on February 19, 2026 

 

2/10/2026  Page 5 of 14 

  

 

Future Land Use Plan 2030 
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Kingsport Regional Planning Commission                                                                                  
Rezoning Report       File Number REZONE26-0003 

 

 
Prepared by Kingsport Planning Department for the 

Kingsport Regional Planning Commission Meeting on February 19, 2026 
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Aerial 
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Kingsport Regional Planning Commission                                                                                  
Rezoning Report       File Number REZONE26-0003 

 

 
Prepared by Kingsport Planning Department for the 

Kingsport Regional Planning Commission Meeting on February 19, 2026 
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View from Eastern Star Road Facing Site  
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Kingsport Regional Planning Commission                                                                                  
Rezoning Report       File Number REZONE26-0003 

 

 
Prepared by Kingsport Planning Department for the 

Kingsport Regional Planning Commission Meeting on February 19, 2026 
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View from Eastern Star Road Facing Site 
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Kingsport Regional Planning Commission                                                                                  
Rezoning Report       File Number REZONE26-0003 

 

 
Prepared by Kingsport Planning Department for the 

Kingsport Regional Planning Commission Meeting on February 19, 2026 

 

2/10/2026  Page 9 of 14 

  

View from Site Facing Eastern Star Road 
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Kingsport Regional Planning Commission                                                                                  
Rezoning Report       File Number REZONE26-0003 

 

 
Prepared by Kingsport Planning Department for the 

Kingsport Regional Planning Commission Meeting on February 19, 2026 
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View from Site Facing Eastern Star  
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Kingsport Regional Planning Commission                                                                                  
Rezoning Report       File Number REZONE26-0003 

 

 
Prepared by Kingsport Planning Department for the 

Kingsport Regional Planning Commission Meeting on February 19, 2026 
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EXISTING USES LOCATION MAP 
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Kingsport Regional Planning Commission                                                                                  
Rezoning Report       File Number REZONE26-0003 

 

 
Prepared by Kingsport Planning Department for the 

Kingsport Regional Planning Commission Meeting on February 19, 2026 

 

2/10/2026  Page 12 of 14 

  

Existing Zoning/ Land Use Table 
 

Location Parcel / Zoning 
Petition 

Zoning / Name History 
Zoning Action 

Variance Action 

North 1 
 

Zone: City R-3 
Use: commercial 
 

 

Northeast 2 
 

Zone: City B-3 
Use: commercial 
 

 

East 3 Zone: City R-3 
Use: vacant 
 

 

Southeast 4 Zone: City R-3 
Use: multi-family 
 

 

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

 

Southwest 6 Zone: City M-1R 
Use: commercial 
 

 

Northwest 7 Zone: City TA/C 
Use: vacant 
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Kingsport Regional Planning Commission                                                                                  
Rezoning Report       File Number REZONE26-0003 

 

 
Prepared by Kingsport Planning Department for the 

Kingsport Regional Planning Commission Meeting on February 19, 2026 

 

2/10/2026  Page 13 of 14 

  

Standards of Review 
 
Planning Staff shall, with respect to each zoning application, investigate and make a 
recommendation with respect to factors 1 through 5, below, as well as any other factors it may 
find relevant. 
 

1. Whether or not the proposal will permit a use that is suitable in view of the use and 
development of adjacent and nearby Property?  Yes. The proposed R-3 Low-Density 
Apartment District permits a use that is suitable given the surrounding commercial 
development pattern. A R-3 zone is compatible with the area and would function as a 
lower-intensity use that provides a transition from more intensive districts. 

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

adjacent or nearby property? No. Rezoning from M-1R to R-3 reduces the potential for 
land-use conflicts by shifting the property from a manufacturing district to a lower-
intensity use. The proposed single-family home is less intensive than uses permitted 
under the current zoning and should not negatively impact nearby commercial 
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 
M-1R zoning; however, the proposed R-3 classification provides a transition in land-use 
intensity. 
 

4. Whether the proposal is in conformity with the policies and intent of the land use 
plan? The proposed R-3 rezoning does not conform to the Future Placetype Map 
designation of Manufacturing & Warehousing; however, the request represents a 
reduction in intensity and can serve as an appropriate transitional use between more 
intensive areas while supporting infill development. 

 
Proposed use: single-family home 

  
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 an existing single-family home on 
the property and the opportunity to create a lower-intensity transition from nearby 
commercial uses support rezoning the site from M-1R to R-3. 
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Kingsport Regional Planning Commission                                                                                  
Rezoning Report       File Number REZONE26-0003 

 

 
Prepared by Kingsport Planning Department for the 

Kingsport Regional Planning Commission Meeting on February 19, 2026 

 

2/10/2026  Page 14 of 14 

  

Zoning Development Plan (A Full Size Copy Available for Meeting) 
 

 
 
 
 
 

 
 
 
CONCLUSION 
 
Staff recommends approval of the rezoning from M-1R to R-3 based on its role as an 
appropriate transition between commercial and industrial uses. 
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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.  
 

 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 
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Planning Department 
 

 

February 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. 1248 and 1256 Buchelew Drive  

2. Rippling Run/ Rock Springs Road 

3. 925 Fairmont Ave 

4. 1316 Ridgecrest Ave. 

5. 4828 Southwind Drive 

6. 908 Eastern Star Road 

7. 230 Wadlow Gap Road 

8. 137 Lebanon Road 

9. 889 Cedar Branch Road 

10.  365 Mesa 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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