
 

BOARD OF ZONING APPEALS MEETING AGENDA 

Thursday, April 03, 2025 at 12:00 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. CALL TO ORDER - 12:00 P.M. NOON 

II. INTRODUCTION AND MEETING PROCEDURES 

III. PUBLIC HEARING 

1. Case: BZA25-0051– The owner of property located at 2016 Netherland Inn Road, Control 

Map 045K, Group C, Parcel 030.00 requests a 41-foot maximum front yard variance to Sec. 

114-189(5). The variance is to accommodate the construction of a new eight-unit townhome 

development. The property is zoned PVD, Planned Village District. 

 

INTERESTED PARTIES: 

Owner:  

Michael Bare 

P.O. Box 3821 

Kingsport, TN 37664 

(423)963-6734 

 

Representative: Michael Bare 

2. Case: BZA25-0054– The owner of property located at 354 Shadowtown Road, Control 

Map 064, Parcel 0138.00 requests reinstatement of a nonconforming use for a free-standing 

sign pursuant to Sec. 114-513(b). The property is zoned B-3, Highway Oriented Business 

District. 
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INTERESTED PARTIES: 

Owner:  

David Bernstein 

10800 Biscayne Blvd. 

Miami, FL 33161 

917-992-5292 

 

Representative: Melissa Justice      

3. Case BZA25-0055 – The owner of property located at 1432 Brightridge Drive, Control 

Map 046K, Group H, Parcel 024.00 requests a 2-foot building separation variance from Sec. 

114-133(2). The variance is sought to allow placement of an accessory structure behind an 

existing accessory structure. The property is zoned R-1A, Residential District. 

 

INTERESTED PARTIES: 

Owner:  

Randell Drayne 

1432 Brightridge Dr.  

Kingsport, TN 37664 

423-782-7626 

 

Representative: Randell Drayne      

4. Case: BZA25-0058 - The owner of property located at 401 Commerce Street, Control 

Map 046I, Group E, Parcel 033.00 requests a zoning interpretation of Sections 114-194(a)(1) 

and 114-194(d)(3) for the B-2 Central Business District. Specifically, the applicant seeks 

clarification on whether golf cart sales are considered an approved principal use within the B-2 

zone or if they fall under the prohibited category of car dealerships. 

 

INTERESTED PARTIES: 

Owner:  

Andrew Carrier 

1123 Reserve Place  

Johnson City, TN 37615 

423-956-5857 
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Representative: A.D. Jones      

IV. BUSINESS 

1. Approval of the March 6, 2025 regular meeting minutes. 

 

Stating for public record, the next application deadline is April 15, 2025 at noon, and meeting 

date (Thursday, May 1, 2025). 

V. ADJUDICATION OF CASES 

VI. PUBLIC COMMENT 

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

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

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

VII. ADJOURN 

3



REGULAR MEETING & PUBLIC HEARING 

Kingsport Board of Zoning Appeals 

  

NOTICE IS HEREBY GIVEN to all citizens of the City of Kingsport, Tennessee, to all persons interested, 

and the public at large that an open and public meeting of the Kingsport Board of Zoning Appeals scheduled 

for Thursday, April 3, 2025 will be conducted beginning at NOON in the Kingsport City Hall, Montgomery-

Watterson Boardroom, 415 Broad Street, 3rd floor, Kingsport, Tennessee.  

 

Public Hearings: The Kingsport Board of Zoning Appeals will conduct a Public Hearing during this meeting 

to consider the following cases:   

 

Case: BZA25-0051– The owner of property located at 2016 Netherland Inn Road, Control Map 

045K, Group C, Parcel 030.00 requests a 41-foot maximum front yard variance to Sec. 114-189(5). The 

variance is to accommodate the construction of a new eight-unit townhome development. The property is 

zoned PVD, Planned Village District. 

Case: BZA25-0054– The owner of property located at 354 Shadowtown Road, Control Map 064, 

Parcel 0138.00 requests reinstatement of a nonconforming use for a free-standing sign pursuant to Sec. 

114-8(1). The property is zoned B-3, Highway Oriented Business District. 

Case: BZA25-0055 – The owner of property located at 1432 Brightridge Drive, Control Map 046K, 

Group H, Parcel 024.00 requests a 2-foot building separation variance from Sec. 114-133(2). The 

variance is sought to allow placement of an accessory structure behind an existing accessory structure. 

The property is zoned R-1A, Residential District. 

Case: BZA25-0058 - The owner of property located at 401 Commerce Street, Control Map 046I, 

Group E, Parcel 033.00 requests a zoning interpretation of Sections 114-194(a)(1) and 114-194(d)(3) for 

the B-2 Central Business District. Specifically, the applicant seeks clarification on whether golf cart sales 

are considered an approved principal use within the B-2 zone. 

All interested persons are invited to attend this Public Hearing.  Additional information concerning this 

case may be obtained by contacting City of Kingsport Planning Division staff, telephone (423) 229-9485. 

  

All City of Kingsport public meetings are conducted in accessible locations. If you require accommodations 

to participate in this meeting, these may be requested by calling (423) 229-9485 or by emailing 

ADAContact@KingsportTN.gov at least 72 hours in advance. Copies of any documents used are available 

in accessible formats upon request. 

  

CITY OF KINGSPORT 

Angie Marshall, City Clerk 

PIT: 3/24/2025 
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City Hall 
415 Broad St | Kingsport, TN 37660 | P: 423-229-9485 

www.kingsporttn.gov 
 

 Planning Department 

 
TO:  KINGSPORT BOARD OF ZONING APPEALS 
 
FROM:  Jessica McMurray, Development Coordinator 
 
DATE:    March 17, 2025 
 
RE:  2016 Netherland Inn Road 
 
The Board is asked to consider the following request: 
 
Case: BZA25-0051– The owner of property located at 2016 Netherland Inn Road, Control Map 
045K, Group C, Parcel 030.00 requests a 41-foot maximum front yard variance to Sec. 114-
189(5). The variance is to accommodate the construction of a new eight-unit townhome 
development. The property is zoned PVD, Planned Village District. 
 
Code reference: 
114-489. - Development standards. 
(5) Schedule of area regulations. The following table sets forth the area regulations for the Planned Village 
District: 
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Variance Worksheet – Finding of Facts 

Variances.  Except as provided herein to hear and decide applications for  variance from the terms of 

this chapter, because of exceptional narrowness, shallowness or shape of a specific piece of property 

which on June 16, 1981, was a lot of record or where, because of exceptional topographic conditions or 

other extraordinary or exceptional situation or condition of a piece of property, the strict application of 

this chapter would result in peculiar and exceptional practical difficulties to exception or undue hardship 

upon the owner of such property, provided that such relief may be granted without substantial 

detriment to the public good and without substantially impairing the intent and purpose of this chapter. 

In granting a variance the board may attach thereto such conditions regarding the location, character 

and other features of the proposed building, structure or use as it may deem advisable in furtherance of 

the purposes of this chapter. Before any variance is granted, the board must find all of the following, 

which shall be recorded, along with any imposed conditions or restrictions, in minutes and records and 

issued in written form to the applicant to constitute proof of the variance:   

a.   The specific conditions in detail which are unique to the applicant's land. Such hardship is not shared 

generally by other properties in the same zoning district and the same vicinity. 

 

Land has slope and grade challenges that restrict potential construction  

 

 

 

 

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

reasonable use of the land. 

 

The slope will not allow feasible use. Therfore will leave the property as an eyesore and unimproved   
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c.   The unique conditions and circumstances are not the result of actions of the applicant taken 

subsequent to the adoption or amendment of this chapter. 

 

 

 

 

 

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

the essential character of the neighborhood. 

 

The variance will improve the overall look of property aligning it with neighboring properties and 

buildings.  

 

 

 

 

 

 

Further, a variance may be granted only if the Board finds that such relief may be granted without 

substantial detriment to the public good and without substantially impairing the intent and purpose of 

the zoning plan and this chapter. Variances shall not be granted permitting an increase in floor area or 

density above the maximum permitted by the zoning district; allowing a use other than those specifically 

authorized by this chapter in the applicable zoning district; or from the denial of a zoning permit when 

such denial is due to the fact that such lot has no frontage on a public street unless such lot was a lot of 

record on June 16, 1981. 

 

Hardship - There is no definition of a “hardship”. Some guidelines, based on legal precedent, for 

applying the concept of unnecessary hardship are: 

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

granted. 
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2. A strict application of the terms of the Zoning Ordinance precludes its use for any purpose to which 

the land is reasonably adopted. 

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

4. Mere inconvenience to the applicant is not sufficient grounds for determining a “hardship”. In 

granting a variance the BZA may not make any decision that is contrary to the purpose and intent of the 

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

www.kingsporttn.gov 
 

 Planning Department 

 
TO:  KINGSPORT BOARD OF ZONING APPEALS 
 
FROM:  Jessica McMurray, Development Coordinator 
 
DATE:    March 17, 2025 
 
RE:  354 Shadowtown Road 
 
The Board is asked to consider the following request: 
 
Case: BZA25-0054– The owner of property located at 354 Shadowtown Road, Control Map 

064, Parcel 0138.00 requests reinstatement of a nonconforming use for a free-standing sign 

pursuant to Sec. 114-531(b). The property is zoned B-3, Highway Oriented Business District. 

The existing "Carolina Pottery" freestanding sign stands 93 feet tall and spans 465 square feet. 
The proposed "Blountville RV Storage" sign will maintain a comparable scale, reaching 83 feet in 
height with a total area of 437.5 square feet. 
 
Code reference: 
Sec. 114-531. - Nonconforming signs. 
(a)  Any lawfully erected sign, the continuance of which does not conform to this chapter, may 
continue to be maintained exactly as it existed on June 16, 1981. No nonconforming sign shall: 

(1) Be changed to another nonconforming sign; 
(2) Have any changes made in the words or symbols used or the message displayed on 
the sign unless the sign is an off-premises advertising sign or a bulletin board or 
substantially similar type of sign, specifically designed for periodic change of message; 
(3) Be structurally altered so as to prolong the life of the sign or so as to change the 
shape, size, type or design of the sign; 
(4) Be reestablished after the activity, business or usage to which it relates has been 
discontinued for 30 days or longer or shall be reestablished after damage or destruction 
if the estimated expense of reconstruction exceeds 50 percent of the reproduction cost. 
 

(b) The board of zoning appeals may permit variances from subsection (a)(2) of this section or 
variances permitting the erection or maintenance of a nonconforming sign only upon the 
grounds established by law for the granting of zoning variances or upon a finding that the grant 
of a variance will reduce the degree of nonconformance of an existing sign or will result in the 
removal of one or more lawfully nonconforming signs and replacement by a sign more in keeping 
with the spirit, purpose and provisions of this chapter. 
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This design is the exclusive property of Snyder Signs,
Inc., and is not to be used in whole or in part without
written permission from Snyder Signs, Inc.

2918 CREEKMORE DRIVE, JOHNSON CITY, TN 37601
423-282-6221         snydersigns.com

Project No.:

Customer Approval: Date:

Date:

Sales Rep.:

Landlord Approval:

Scale: Page:

Designer:

Printed Landlord’s Name:

Date:

Landlord’s Phone Number:

Revisions

241795-01
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RV STORAGE & PARKING
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City Hall 
415 Broad St | Kingsport, TN 37660 | P: 423-229-9485 

www.kingsporttn.gov 
 

 Planning Department 

 
TO:  KINGSPORT BOARD OF ZONING APPEALS 
 
FROM:  Jessica McMurray, Development Coordinator 
 
DATE:    March 17, 2025 
 
RE:  1432 Brightridge Drive  
 
The Board is asked to consider the following request: 

 
Case BZA25-0055 – The owner of property located at 1432 Brightridge Drive, Control Map 
046K, Group H, Parcel 024.00 requests a 2-foot building separation variance from Sec. 114-
133(2). The variance is sought to allow placement of the structure behind an existing accessory 
structure. The property is zoned R-1A, Residential District. 
 
Code reference: 
Sec. 114-133. - Accessory building location and height. 
Under this chapter, the following shall apply to the location and height of accessory buildings: 
 

(1) Yards. No accessory building shall be erected in any required court or yard other than a 
rear yard with exceptions as provided in subsection (3) of this section. 
 

(2) Location. Except as provided in subsection (3) of this section, no accessory building shall 
be erected in any required front or side yard. Accessory residential structures shall be on 
the same lot as the principal residential structure. The floor area 
of accessory structures located upon any property zoned for residential use shall not 
exceed 30 percent of the floor area of the principal structure, or 1,100 square feet, 
whichever is greater. Lots that are two acres in size or larger may use the following 
calculation to determine accessory structure size: maximum of two percent of total parcel 
area but never more than 5,000 square feet. Accessory structures shall not exceed the 
height of the principal structure or 35 feet, whichever is less. Accessory structures shall 
be at least three feet from all lot lines and five feet from any other building on the same 
lot; provided, however, that where two adjoining property owners desire to build a 
double garage on the property line, one-half of which would be located on each property, 
they may secure a building permit to construct such garage by submitting written 
agreements signed by both parties concerned to the zoning administrator. The height of 
both the accessory structure and the principal structure shall be measured according to 
the provisions outlined in the current building code, as set forth in article III of chapter 
22. Swimming pools not covered by a permanent roof, tennis courts, pet enclosures not 
exceeding 100 square feet floor area, and satellite dish antennas shall not be subject to 
size or height restrictions in this section or included in calculating floor area. 
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City Hall 
415 Broad St | Kingsport, TN 37660 | P: 423-229-9485 

www.kingsporttn.gov 
 

 Planning Department 

 
TO:  KINGSPORT BOARD OF ZONING APPEALS 
 
FROM:  Jessica McMurray, Development Coordinator 
 
DATE:    March 17, 2025 
 
RE:  B-2, Central Business District 
 
The Board is asked to consider the following request: 
 
BZA25-0058 - The owner of property located at 401 Commerce Street, Control Map 046I, Group 

E, Parcel 033.00 requests a zoning interpretation of Sections 114-194(a)(1) and 114-194(d)(3) for 

the B-2 Central Business District. Specifically, the applicant seeks clarification on whether golf cart 

sales are considered an approved principal use within the B-2 zone or if they fall under the 

prohibited category of car dealerships. 

 
Code reference: 
Sec. 114-194. - B-2, Central Business District. 

(a) Principal uses. Principal uses permitted in the B-2, Central Business District are as follows: 
(1) Establishments retailing goods and merchandise such as food, groceries, clothing, 
hardware, toiletries, furniture and furnishings, gasoline, meals, vehicles, boats, trailers, 
jewelry, appliances and similar items. 

 
(d)  Prohibited uses. Uses prohibited in the B-2 district are as follows: 

(1)  Land intensive uses, as opposed to people intensive uses, such as industry and 
manufacturing. 
(2) Truck terminals and freight yards. 
(3) Outdoor and land intensive recreation such as drive-in theaters, car dealerships, racetracks, 
scrap yards or junkyards, lumberyards, animal hospitals and boarding facilities, stockyards and 
flour mills, and ministorage facilities. 
(4) Single-family detached dwellings. 

 
The applicant, Mr. Andrew Carrier has submitted a request for a zoning interpretation 

and administrative review concerning principal and prohibited uses within the B-2 zoning district. 
He proposes to establish a golf cart sales business in downtown Kingsport. While Section 114-
194(a)(1) classifies vehicles, boats, and trailers as a principal use, Section 114-194(d)(3) prohibits 
car dealerships within this zoning designation. In his application, Mr. Carrier details plans to 
renovate both the interior and exterior of the property to support the sale of high-end Club Cars 
and EZ-GO golf carts. The business will include a showroom for displaying carts, with a limited 
number showcased outside during business hours. All carts will be securely stored indoors after 
hours. 

 
Upon review, staff agree that the proposed golf cart sales business is not equivalent to a 

traditional car dealership. A reasonable justification for permitting this use could be that it is not 
land-intensive, as the majority of business activities will occur indoors, with carts only displayed 
outdoors during regular business hours. Additionally, vehicles, boats, and trailers are recognized 
as a principal use in this zoning district, making a golf cart sales business a comparable use. 

40

Item III4.



41

Item III4.



42

Item III4.



43

Item III4.



44

Item III4.



45

Item III4.



46

Item III4.



47

Item III4.



48

Item III4.



49

Item III4.



MINUTES OF THE KINGSPORT BOARD OF ZONING APPEALS (BZA) 

March 6, Regular Meeting 

Noon 
Montgomery-Watterson Boardroom, City Hall  
 
Members Present:     Members Absent: 
Bill Sumner 
Calvin Clifton          
Wes Combs 
Joe White         
Tracey Cleek 
      
Staff Present:      Visitors: 
Lori Pyatte      Allison Winters  Marvin Egan 
Ken Weems      Jay Foster  William Gregory   
Jessica McMurray     Mike Stewart  Joe Begley 
       John Donaldson  Derick Miller 
   
     
Chairman Bill Sumner called the meeting to order at 12:00pm. 
 
Chairman Sumner explained the meeting procedures. 
 
Ms. Lori Pyatte conducted the swearing in ceremony for those wishing to speak during the regular 
meeting.  All visitors were sworn in. 
 
Public Hearing: 

 
Case: BZA24-0040 – The owner of property located at 1236 Watauga Street, Control Map 046K, Group 

E, Parcel 013.00 requests a 0.9 ft side yard variance to Sec. 114-133(2) for the purpose of constructing a 

new storage area to an existing accessory structure. The property is zoned R-1A, Residential District. 

Mr. Marvin Egan introduced himself as the project’s representative and contractor. He explained that 
the property owner wished to extend the garage to provide additional storage and a living area needed 
for the pool. Mr. Egan noted that the proposed addition and HVAC units would be aligned with the 
existing structure, which is already set within the required 3-foot setback. 
 
He further stated that a pool cabana would also be added but would not encroach on the 3-foot setback 
required for accessory structures. The board inquired whether the cabana qualified as an accessory 
structure and whether a variance was necessary for additional accessory structure space. Staff 
confirmed that the cabana is considered an accessory structure and that its placement on the site plan is 
appropriate. They also verified that a variance for additional accessory structure space was not required, 
explaining that, based on the size of the principal structure, the property owner is permitted to exceed 
the typical 1,100 square feet allotted for accessory structures. 
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Staff clarified that the only variance under consideration was a 0.9-foot reduction in the side yard 
setback to accommodate the proposed storage and living space. They also reiterated that the existing 
garage is legally nonconforming, as it was built before current zoning regulations were enacted. 
 
Chairman Sumner, seeing no one wishing to speak further on the item, closed the public hearing. 
 
Case: BZA25-0032 – The owner of property located at 2405 Memorial Blvd, Control Map 061E, Group 
H, Parcel 010.00 request an amendment to the previously approved outdoor display area under Sec. 
114-227 to allow for the expansion and relocation of the garden nursery. This amendment seeks to 
increase the size of the outdoor display area to better accommodate the nursery's needs. The property 
is zoned B-4P, Planned Business District. 
 
Mr. John Donaldson introduced himself to the board as the Store Manager for Rural King and explained 
the request for additional nursery space. He stated that after receiving the initial plan from Rural King's 
project manager, he felt the designated nursery space was too small. As a result, he requested the space 
be doubled and relocated to better accommodate the expansion. 
 
At this point in the meeting, two additional visitors who wished to speak were noted as having joined. 
Ms. Lori Pyatte then conducted the swearing-in ceremony for Mr. Bill Gregory and Mr. Joe Begley, both 
of whom were formally sworn in. 
 
Donaldson continued, explaining that while the nursery is set up annually, it is not a permanent fixture. 
Typically, it is assembled in February or March and taken down by the end of June or early July. The total 
nursery space would expand from 4,554 to 11,226 square feet. 
 
Staff then suggested that Rural King retain the previously proposed outdoor display area as a 
placeholder instead of converting it into additional parking. They asked whether Rural King was 
comfortable with customers pulling into that space if it was not designated as a display area and noted 
that the additional room might be beneficial rather than assuming it would be used for parking. 
 
William Gregory, another Rural King representative, responded that if the board was willing to approve 
the space for a display area, they would gladly use it. 
 
Chairman Sumner, seeing no one wishing to speak further on the item, closed the public hearing. 
  
Case: BZA25-0037 – The owner of property located at 5110 Exchange Court, Control Map 047L, Group 
N, Parcel 005.00 requests a 5.2 ft rear yard variance to Sec. 114-183(e)(1)e for the purpose of 
constructing a new addition to an existing single family home. The property is zoned R-1B, Residential 
District. 
 
Mr. Joe Begley introduced himself as the project's representative and contractor. He explained that the 
property owner intends to replace an existing deck with a sunroom. He noted that the footprint of the 
proposed sunroom would be slightly larger than the current deck, requiring a 5.2-foot variance. To 
provide a clearer vision of the project, Begley presented the board with a rendering of the sunroom 
extension. The board then inquired whether any neighbors had expressed concerns about the request. 
Staff reported that one neighbor had visited the planning office to inquire about the project but had no 
objections. 
 
Chairman Sumner, seeing no one wishing to speak further on the item, closed the public hearing. 
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BUSINESS: 
 
MOTION: made by Ms. Tracy Cleek, seconded by Mr. Joe White, to approve the Kingsport Board of 
Zoning Appeals minutes for February 6, 2025. 
  
VOTE: 5-0 to approve the minutes.   
 
Staff stated for record, the next application deadline is March 17, 2024 at noon, and meeting date 
Thursday, April 3, 2025 at noon. 
 
 
Adjudication of Cases: 
 
Case: BZA24-0040 – The owner of property located at 1236 Watauga Street, Control Map 046K, Group 

E, Parcel 013.00 requests a 0.9 ft side yard variance to Sec. 114-133(2) for the purpose of constructing a 

new storage area to an existing accessory structure. The property is zoned R-1A, Residential District. 

Chairman Sumner asked if there were any further comments or discussion. There were none.  

MOTION: Made by Mr. Combs and seconded by Vice Chairman Calvin Clifton to approve the request as 

presented. 

VOTE: 5-0 to approve the request. 

Case: BZA25-0032 – The owner of property located at 2405 Memorial Blvd, Control Map 061E, Group 
H, Parcel 010.00 request an amendment to the previously approved outdoor display area under Sec. 
114-227 to allow for the expansion and relocation of the garden nursery. This amendment seeks to 
increase the size of the outdoor display area to better accommodate the nursery's needs. The property 
is zoned B-4P, Planned Business District. 
 
Chairman Sumner asked if there were any further comments or discussion. There were none.  

MOTION: Made by Vice Chairman Calvin Clifton and seconded by Joe White to approve the request as 

presented to relocate and add retail space for the nursery. 

VOTE: 5-0 to approve the request. 

 
Case: BZA25-0037 – The owner of property located at 5110 Exchange Court, Control Map 047L, Group 
N, Parcel 005.00 requests a 5.2 ft rear yard variance to Sec. 114-183(e)(1)e for the purpose of 
constructing a new addition to an existing single family home. The property is zoned R-1B, Residential 
District. 
 
The board recognized the irregular lot shape as a hardship. 

Chairman Sumner asked if there were any further comments or discussion. There were none.  

MOTION: Made by Vice Chairman Calvin Clifton and seconded by Ms. Tracy Cleek to approve the 

52

Item IV1.



request as presented. 

VOTE: 5-0 to approve the request. 

 
Chairman Sumner asked for any further public comments, there were none. 
 
 
With no further business the meeting was adjourned at 12:26pm. 
 
 

 
Respectfully Submitted, 
 

Jessica McMurray 
Jessica McMurray 
Development Coordinator  
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