Rezoning Report

Kingsport Regional Planning Commission
File Number REZONE26-0044

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

City: Burnsville
State: NC

Address: 635 Reservoir Road

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

Zip Code: 28714

Planning Department Recommendation

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

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

e The zoning change to B-3 is compatible with abutting city commercial zones along John B. Dennis.
Staff Field Notes and General Comments:

e The rezoning site is currently vacant.
e  Water and sewer available to the rezoning site.
e 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

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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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 S. Wilcox Drive
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View from S. Wilcox Drive

Prepared by Kingsport Planning Department for the
Kingsport Regional Planning Commission Meeting on March 19, 2026
3/9/2026 Page 8 of 14



Kingsport Regional Planning Commission
Rezoning Report File Number REZONE26-0044

View from S. Wilcox Drive
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View from John B. Dennis
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Kingsport Regional Planning Commission

Rezoning Report

Existing Zoning/ Land Use Table

File Number REZONE26-0044

Location Parcel / Zoning Zoning / Name History
Petition 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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Kingsport Regional Planning Commission

Rezoning Report File Number REZONE26-0044

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.

3/9/2026

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.

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.

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.

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.

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)
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SITE INFORMATION:

DEVELOPER:

WATER /SEWER:
o o 800
415 BROAD STREET F30.‘7!00 SF

KINGSPORT, TN 37660 OOTPRINT
P: (423) 343-9860 FFE=1336.0
NATURAL GAS:
ATMOS

T S L W g

2833 WEST WARKET
JOHNSON CITY, TN 37601
P: (423) 926-2122

KINGSPORT, TN 37660
P: (800) 956-4237
TELEPHONE:
CENTURY UINK

101 NORTH MAN

STREET
ISON CITY, TN 37601
P: (423) 461-4473

CABLE:
CHARTER COMMUNICATIONS
2302

SOuTH STREET
JOHNSON CITY, TN 37601
P (423) 975-3346

ENGINEERING /SURVEYING
SERVICES:

P: (423) 279-6706
CONTACT: JEREMY FELDS

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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