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Agenda
Greene County, TN Regional Planning Commission
Greene County Government Administration Center
401 Takoma Avenue, Greeneville, TN 37743
Takoma Conference Room 15T Floor
May 12, 2026, at 1:00 p.m.

Call to order.

Welcome of visitors.

Addition/removal of agenda items.

Adoption of the agenda.

Approval of April 14, 2026, minutes.

Review and consider approving the Division of a Portion of the Joseph and Angie Hinkel
Property for three lots totaling 5.14 acres, located adjacent to Pilot Mountain Road in the 7%
civil district.

Review and consider recommending rezoning 290 Roaring Forks Road and adjacent property
owned by Elizabeth P. Malone (tax parcels 074-027.08 and 027.17) from A-1, General
Agriculture District to B-2, General Business District, to permit the establishment of a truck
repair shop.

Administrative minor subdivisions.

Replat of Lot 5 of the Carter and Smith Dairy Farm for one lot totaling 1.05 acres, located
off Poplar Springs Road in the 3™ civil district.

Survey of a Portion of the Wesley Keller et ux Property for one lot totaling 3.04 acres,
located adjacent to Houston Valley Road in the 18" civil district.

Ricky Ball & Alfred Payne Property for two lots totaling 5.27 acres, located adjacent to
Walkers Ford Road in the 9™ civil district.

Division of a Portion of the Roxanne Dunn Property for one lot totaling 1.56 acres, located
adjacent to John Graham Road in the 12 civil district.

County Club Estates Replat of Lot 12 for one lot totaling 0.133 acres, located off Oakmont
Lane in the 9" civil district.

Review monthly report of all activities recorded for the Building/Zoning/Planning Office.
Other Business.

Education session conducted by Ambre Torbett, Senior Planner for the East Tennessee
Division Senior Planner for the UT Center for Local Planning, Institute for Public Service.



Minutes of the Greene County Regional Planning Commission

A meeting of the Greene County, TN Regional Planning Commission was held on Tuesday, April
14, 2026, at 1:00 p.m.

Members Present/Absent Staff Representatives Present/Absent
Gwen Lilley, Chairman Kevin-Morrison—County-Mavor

Nick Gunter, Vice Chairman RogerWoolsey—County-Attorney
Grane Rector—Seerckary Amy Tweed, Planning Coordinator
Lyle Parton, Alternate Secretary Fim-Fweed- Butlding-Offierd

Edwin Remine Lyn Ashburn, Planning Department
Phillip Ottinger Kevin Swatsell, Road Superintendent
Jason Cobble

Becky Rideout

Larry Justis

Also participating: Interested citizens
The Chairman called the meeting to order at 1:00 p.m. and welcomed attendees.
Adoption of agenda. Lyn Ashburn stated that item #8, acceptance of a bond for McKinlea Rush

Acres, had been pulled from the agenda. A motion was made by Edwin Remine, seconded by Lyle
Parton, to adopt the agenda with the change noted. The motion carried unanimously.

Approval of Minutes. The Chairman asked if members had received the draft minutes of the
March 10, 2026, meeting. A motion was made by Edwin Remine, seconded by Phillip Ottinger,
to approve the minutes as submitted. The motion carried unanimously.

New bond for Red Tail Ridge Phase 1. The Planning Commission reviewed and considered
decreasing the bond for Red Tail Ridge Phase 2. Staff stated the bond was for a one year time
frame, set to lapse on May 7, 2026, before the next Planning Commission meeting. Craig Ogle
developer for the project, stated that a new bond was not necessary, as the bond form stated that it
remained in effect until the work was complete. A motion was made by Phillip Ottinger, seconded
by Edwin Remine, to extend the bond if deemed necessary by Roger Woolsey, Greene County
Attorney. The motion carried unanimously.

Bond for Red Tail Ridge Phase II. Daniel Coffey spoke on behalf of the developer and stated
that the estimate to complete work on Phase II was $419, 324. Kevin Swatsell, Greene County
Road Superintendent, stated he was fine with the proposal. A motion was made by Nick Gunter,
seconded by Becky Rideout, to approve the bond amount. The motion carried unanimously.

Request to rezone 290 Roaring Fork Road. The Planning Commission reviewed and considered
recommending rezoning 290 Roaring Fork Road and adjacent property owned by Elizabeth P.
Malone (tax parcels 074-027.08 and 027.17) from A-1, General Agriculture District to B-2,
General Business District, to permit the establishment of a truck repair shop. Lyn Ashburn stated
that the two parcels were pipestem lots totaling 19.99 acres, where much of the buildable area of




the property was located on top of a hill. There was an existing “farm shop” located approximately
twenty-five (25) feet from the rear property line, which would be used for the repair shop. It was
located roughly 1,500 feet from Roaring Fork Road on top of the hill, and likely would not be
visible from the road. The property requested for rezoning was surrounded by single family homes
and agricultural uses. Ben McMclnturff, the applicant, stated he proposed to use the property as
a repair shop for his dump trucks. The property would also be used to store trucks and skidoos,
and some sales of vehicles would take place. The Planning Commission was informed that, if the
rezoning were approved, a variance would need to be granted to permit decreasing the rear yard
setback for the existing “farm shop” from the required thirty (30) feet to twenty-five (25) feet.

Lyn Ashburn stated the following commercial goals, as listed on pages 108-109 of the Greene
County Land Use and Transportation Policy Plan, were relevant to the request.

“Commercial development should be approved only in those areas where adequate
infrastructure is available to support such development.” The infrastructure is adequate
for the proposed use.

“Commercial development should be designed so as to minimize potential negative
impacts to the existing transportation system”. The use should not negatively impact
the transportation system;

“Clustering of commercial developments should be encouraged, with controlled
entrance and exit points”. If rezoned, this would be the only commercial use in the area,
so clustering is not possible.

“Commercial uses which are high intensity traffic generators should be located on
major collector or arterial roads.” The proposed use should not be a high intensity traffic
generator.

“All commercial and private service developments shall be provided with adequate
access aisles and an adequate number of off-street parking spaces, as per the Zoning
Resolution of the county.” If the rezoning is approved, this will be addressed in the site
plan.

“Commercial developments should be designed so as to minimize negative impacts to
residential developments via planted buffers and/or berms in order to enhance the
aesthetics and property values of such developments.” The zoning resolution requires
that the 30° rear yard setback, which abuts a residential use, to “be completely buffered
with plant material or fencing.” While landscaping and/or fencing will help screen the use
from adjoining properties, it will not necessarily decrease the noise associated with a
garage servicing dump trucks.

A general development goal of the Plan (p. 98) was “[t]o preserve, protect and enhance the quality
of life in Greene County while encouraging a more harmonious and higher standard of
development.” Lyn Ashburn stated her view that the presence of 20 commercially zoned acres
surrounding by residential uses and agricultural fields (appropriate for future residential



development) was not a “more harmonious” use and would not encourage a “higher standard of
development”.

Residential objective A in the Plan (p. 105) was to “[p]rovide for a variety of housing types and
densities for a wide range of family incomes, sizes, and lifestyles, while protecting and maintaining
the quality of life and property values in existing residential areas.” Lyn Ashburn stated her view
that locating a commercial use so far back on a property (almost 1,500), where it abutted several
residential uses, would not be “protecting and maintaining the quality of life” for the surrounding
residential uses.

Residential goal 6 of the Plan was: “[t}he County should encourage low-density housing along
roads adjacent to agricultural areas, which are buffered from excessive noise, traffic, and
conflicting development.” Lyn Ashburn stated that Roaring Fork Road met this standard as being
appropriate for residential, instead of commercial, development, in an area where the surrounding
acreage contained several large agricultural tracts. Its location adjacent to Roaring Fork Road was
buffered from the traffic and noise associated with higher traffic volumes and larger trucks that
use Baileyton Road (approximately 1,500 feet away).

General Development and Growth Management Objective C of the Plan (p. 104) read: the
“[p]rotection and enhancement of present and future livability.” Lyn Ashburn stated that starting
a commercial zone in an established residential area that had ongoing residential development,
was generally not good practice. Doing this created the potential for spot zoning, which was
zoning one property to permit a use not permitted on surrounding properties, generally in violation
of the long range plan and for the benefit of one property owner. This type of zoning is illegal.

Lyn Ashburn recommended denial of the request, as it did not meet the Plan regarding protecting
residential uses; the rezoning rationale sheet (included in the packet) indicated that rezoning was
premature; placement of a commercial garage in an established residential area would likely
provide a negative impact to surrounding properties; and, if the request were approved, it would
be difficult to deny any future requests for commercial zoning in the area. This would create a
mixture of commercial and residential uses that was not desirable.

Discussion ensued regarding how the proposed use was very similar to the use of the existing
“farm shop” located on the property. Questions were asked by several Planning Commissioners
as to why the property had to be rezoned if it was going to have the same use. Lyn Ashburn stated
that, under state law, agricultural uses are exempt from local land use regulations. This meant that,
as long as the “farm shop” was part of an agricultural enterprise, it could be zoned A-1. The use
was considered to have changed if a previous agricultural use became a commercial use. Lyn
Ashburn stated Tim Tweed, Building Commissioner, had determined that B-2 was the appropriate
zone for the proposed use. After discussion, a motion was made by Lyle Parton, seconded by
Edwin Remine, to table the request until Tim Tweed was available to answer questions at the May
12, 2026 meeting. The motion carried unanimously. Because of the time constraint created by
the purchase contract, the Planning Commission directed Lyn Ashburn to place the request on the
May 18", County Legislative Body agenda.



Administrative minor subdivisions. The Phanning Commission was informed that the following
subdivisions had been approved since the last meeting:

e Countant 0.50 Acre Property Partition for one lot totaling 0.50 acres, located Camp Creek
Road in the 22" civil district.

e Replat of Lots 6 and 7 for the Bruce Mysinger Subdivision for two lots totaling 4.463
acres, located White Sands Road in the 27 civil district.

e Replat of Lot 7 of the Ripley Heirs for two lots totaling 5.38 acres, located Ripley Island
Road in the 14" civil district.

e Division of a portion of Sarah Jones Adams Property for one lot totaling 1.01 acres, located
107 Cutoff in the 22™ civil district.

e Replat of Ricker Acres for two lots totaling 3.06 acres, located Ricker Road in the 22"
civil district.

e Division of a portion Tract 4 of the Peters Property Subdivision for one lot totaling 1.77
acres, located Peters Lane in the 20™ civil district.

e Replat of Lyla Lloyd Reynolds Estate for two lots totaling 12.600 acres, located Rheatown
Road in the 15" civil district.

e Survey of a Portion of the Garrett Harbin et ux Property for one lot totaling 0.77 acres,
located West Pines Road in the 17™ civil district.

e Portion of the R.S. Hogan Estate for one lot totaling 0.03 acres, located Timber Ridge Road
in the 25" civil district.

e Replat of the Long Heirs Estate for one lot totaling 2.595 acres, located Peaceful Valley
Lane in the 6™ civil district.

e Portion of the Splatter Creek Living Trust Property for one lot totaling 1.47 acres, located
Jockey Road in the 15 civil district.

A motion was made by Phillip Ottinger, seconded by Becky Rideout, to accept the list. The motion
carried unanimously.

Monthly activity report for Building/Zoning/Planning Office. A motion was made by Nick
Gunter, seconded by Jason Cobble, to accept the report. The motion carried unanimously.

Revise Subdivision Regulation references to Tennessee Department of Environment and
Conservation (TDEC). The Planning Commission discussed and considered revising Appendix
D of the Greene County Subdivision Regulations to replace “Division of Groundwater Protection”
with “Division of Water Resources”. Amy Tweed stated the name of the TDEC division had
changed, and the subdivision regulations needed to be revised to reflect change. A motion was
made by Nick Gunter, seconded by Phillip Ottinger, to revise the subdivision regulations to replace
“Division of Groundwater Protection” with “Division of Water Resources”. The motion carried
unanimously.

Change to TDEC policy regarding plat approval. The Planning Commission was informed
TDEC had recently refused to approve six plats that, until the previous month, would have been
approved. As with previous TDEC changes, Planning staff were attempting to obtain information
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that could be provided to local surveyors. Amy Tweed stated she had taken the plats, summarized
the past approval process, and added questions about the change in TDEC policy. Instead of
limiting discussion with local TDEC offices, the plats/questions were also submitted to TDEC
supervisors in the Nashville office. A response was not received prior to the meeting.

Upcoming staff meeting to discuss TDEC enforcement. Amy Tweed stated she had scheduled
a meeting with Ambre Torbett, the East Tennessee Division Senior Planner for the UT Center for
Local Planning, Institute for Public Service. The purpose of the meeting was to discuss the
differences in TDEC enforcement in different counties, with a goal of uniform implementation of
the rules across NE Tennessee.

Daniel Hopson. Daniel Hopson spoke about TDEC requirements concerning the required setback
from drainage easements, asking if a variance could be granted so that a plat he was working on
could be approved. Chairman Lilley stated a discussion of drainage easements and a variance to
the subdivision regulations was outside the purview of the discussion, which was changes to septic
system approval by TDEC.

There being no further business, a motion was made by Edwin Remine, seconded by Lyle Parton,
to adjourn. The motion carried unanimously. The meeting adjourned at 2:00 p.m.

Approved as written:

Secretary:

Chairman/Vice Chairman:




Toga

Tz Lowiste

e Ml B YL | O S

] Ot MW STTA 3 o8 BN S5V

T 5457 V101 7S 53MV VIOL

% = .1 3Wos
g Jnmﬂqxﬂal.%

o¥uIR obuy 7 gdasor MIWMD)

NOISSINNGD DMNNY YD TYNOEYIH ANNOD INTIND

AL¥3JO¥d 13IHNIH JIDNY B HIISOr

FHL 40 ROLLSOH ¥ 40 NOISING

9202 *11 YIOW i3jeQ
S€LZ 8Bed 'voLL ¥008 paag
OB E Ol 'Op 08y FEL

Avid Tead

1 40 L 133HS

AN by -
ot = oivtay iy

v2imas 10 oS iy serToney
ey ok vy Aty 5 W Ass pvieriad
) s Lot 5 Lrdige 6 8 i) pov) Suss eyt

uoHEdYHED

AlUQ MmaInaY 104
Buimesq Aleuiwaiy

- -

dep Aupin

— e e
N,

N %

.rf... -

.
e

0 e 53) o ST Lrdl AT AL N3 M1

TV 0 23 e suonpc gBOW T B
sty ol T ) o

FSaY 29}
(2]

F$910Y /9')

HM z107

.

\
\

.l!iu-?é!..a\ _..
Tz sy Youe e ey
e, sy b a2l

L ¥ 11 U T THv un o
et e Sy S
W R T LR o

(st aaiup> s b1

Py

vy d— . i —
ey # avay oy o
o — | —

- — -

— i —
T 1T 1 A L]

) o iy Fitis o
ke o irarn ot o

phry
s o 1) D e e - @

pusba

Jrsiees o o1 o s21ri0 @0 s fea Buiosy =y aprvesios

Pane v g Ao SR 0 4Ry POIOE Ve Sy O Smypy GO LDt

810N AN

orrrnse7 Suainihg s 4103 3Ry SUi 4G PIsrbas G AV s 10U) M0 433503 LN

s pasiin vy Ay NG S JOUs N NS 5188 WIAIE OIS 73 BRI 101 0D 0F UENE 1 I 030
SO oS pa0U)S YO 10/ Y262 U S0 Rhus Y] JJOUTS il WIS 13 Ak 4k ) A £V 10 SN a0 pids
e 07 5 B o1 O 10 GV Txis]in DY) D> BVE £ 43 Umtincris 5 O3 usumme 5 pave,cs Cmey = omyy O

S 10 Py 307 10 B30t S £V § HOT THLE M WIS POGY wOPYY SO GHAL 8 197 Ay S50 Ay 8
orcad 3 savoyrin

TR P 11003 0B PO IO BRE FLIDTI RAID I JO SREAO NI 01 WIS T EP0UT &
1jocdats sy

w0 st Lous ywrm Sanigous gt K 0f NG © SRS BRYRII AHGNNS UL 0 LA [0 SN TOUTGD nT 10
SRS TN 0 VTN 941 6 T14e 04 00 SIMIS 43 S1ars ) 4G Keins wgar] BSAes3y 10 SsIw S 520 £
6660 am IS S Ry 9307 MO BSOS

M S0T #1900 4153363 100 5900 SR SSHD W1 40 A30m50 INHITOG P Vi 0TS NG DIOE S0T VHHOEATIY <
0/ £320219)34 4015 SoD3 100 P R PR SRR VHDIE Py 30i J0 1a)0AR03 PLES 2] Xr34332 Sovanbag 1emis 1755
assichauny Burein VEOE—1i~i" (9170 Pl RARIPG 5 VO FRARTD FOM Bj06) ROURTOd Xy WS ALY STHD B PUD a0t 1]
3yocey G5 TR © Guin PR 21 LT B) VOIS YOy SAMY 34030y piks £rouOE i 15 550D ven0s) A &
L
WD T SRS b AT o Sty e ahd A by Sevd

o0c. T o porw
0036t BT g Lririnss 10 A i (riy Jussiouon Cocdimisy Boetrn) INES
40 52000 50 (G 416y ST £ONY MHLL O LmOVS FO_Bsy Py oSl MIN. 0 Guiia 7 10V 530 rp300d 34 T

S g s B a ks = ey Vapmecis Rnibing 5 o Ao 1Y SV Sy g P

TIGE 207 » 2731 Vrkbpy pu> Su3e0S PuOT Oy 4e 43T D 8 OUO BT o)
Swor) Ky 310 SANBNy e 12 Bam3ar 0 (YIE MGy VUL IV BN Y PHACIOD T sy Gy weotyR £y |

S810N




To:
From:
Date:
Subject:

Tax parcels:

Owner:
Applicant:
Zone:
Requested:
Zoning:
Size:

Variance:

Land Use:
LUP:
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MEMORANDUM

The Greene County Regional Planning Commission

Lyn Ashburn, Research/Special Projects

December 3, 2025

Request to rezone 290 Roaring Fork Road

074-027.08 and 027.17

Elizabeth P. Malone

Ben and Kelsie McInturff

A-1, General Agriculture District

B-2 General Business District

The properties and the surrounding area are zoned A-1.

Two parcels totaling 19.99 acres. Parcel 027.08 (10.03 acres) is vacant; parcel
027.17, which measures 9.96 acres, contains two sheds and a “farm shop”.

If the rezoning request becomes effective, a variance to the rear yard setback would
be needed for the “farm shop”, which is located almost 1,500° from Roaring Fork
Road and 25 feet from the rear property line. The building was permitted to be
constructed because it houses what was an agricultural use, which is not required
to meet setbacks.

The area contains a mixture of residential and agricultural uses.

The Greene County Land Use and Transportation Policy Plan (LUP) list
commercial goals as: (the numbers refer to the number of the goal listed in the plan
on pp. 108-109)

2. “Commercial development should be approved only in those areas where
adequate infrastructure is available to support such development.” The
infrastructure is adequate for the proposed use.

3. “Commercial development should be designed so as to minimize potential
negative impacts to the existing transportation system”. The use should not
negatively impact the transportation system;

4. “Clustering of commercial developments should be encouraged, with
controlled entrance and exit points”. If rezoned, this would be the only
commercial use in the area, so clustering is not possible.

5. “Commercial uses which are high intensity traffic generators should be
located on major collector or arterial roads.” The proposed use should not
be a high intensity traffic generator.

7. “All commercial and private service developments shall be provided with
adequate access aisles and an adequate number of off-street parking
spaces, as per the Zoning Resolution of the county.” If the rezoning is
approved, this will be addressed in the site plan.

290 Roaring Fork Rd.rz
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8. “Commercial developments should be designed so as to minimize negative
impacts to residential developments via planted buffers and/or berms jn
order to enhance the aesthetics and property values of such developments,”
The zoning resolution requires that the 30 rear yard setback, which abuts a
residential use, to “be completely buffered with plant material or fencing.”
While landscaping and/or fencing will help screen the use from adjoining
properties, it will not necessarily decrease the noise associated with a garage
servicing dump trucks.

If the setback variance is granted, the rear yard will be approximately 25°
instead of the required 30°.

A general development goal (p. 98) is “[t]o preserve, protect and enhance the
quality of life in Greene County while encouraging a more harmonious and
higher standard of development.” It is the finding of planning staff that the
presence of 10 commercially zoned acres surrounding by residential uses and
agricultural fields (appropriate for future residential development) is not a “more
harmonious” use and would not encourage a “higher standard of development™.

Residential objective A (p. 105) is to “[p]rovide for a variety of housing types
and densities for a wide range of family incomes, sizes, and lifestyles, while
protecting and maintaining the quality of life and property values in existing
residential areas.” It is generally accepted that locating a commercial use so far
back on a property (almost 1,500”), where it abuts several residential uses, would
not be “protecting and maintaining the quality of life” for the surrounding
residential uses.

Residential goal 6 is: “[t}he County should encourage low-density housing
along roads adjacent to agricultural areas, which are buffered from excessive
noise, traffic, and conflicting development.” Roaring Fork Road meets this
standard as being appropriate for residential, instead of commercial, development,
in an area where the surrounding acreage contains several large agricultural tracts.
Its location adjacent to Roaring Fork Road is buffered from the traffic and noise
associated with higher traffic volumes and larger trucks that use Baileyton Road
(approximately 1,500 feet away).

General Development and Growth Management Objective C (p. 104): the
“[p]rotection and enhancement of present and future livability.”  Starting a
commercial zone in an established residential area that has ongoing residential
development, is generally not good practice. Doing this creates the potential for
spot zoning, which is a rezoning that benefits one property owner over other
property owners.

The appearance of the garage will not be visible from Roaring Fork Road, but the
same might not be true for any expansion area.

290 Roaring Fork Rd.rz
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RZ Rationale: The rezoning rationale sheet for the request is attached. More weight should be
given to the “Reasonableness” section than the other sections

Notes: The closest the LUP comes to discuss spot zoning is the goal recommending that
commercial uses be clustered. Spot zoning is zoning one property to permit a use
not permitted on surrounding properties, generally in violation of the long range
plan and for the benefit of one property owner. The term “generally” is used
intentionally, as some may argue that the request meets many of the commercial
goals of the Plan.

Options:

1. Recommend the rezoning, as it meets many goals and objectives of the LUP for
commercial uses.
2. Recommend denial of the request, as the proposal:
a. Could be considered spot zoning, as it would introduce a zone not related
to surrounding zoning or land use;
b. Is unlikely to provide the protection for residential uses in the area as
advocated in the LUP;
c. The Rezoning rationale sheet indicates that it is not appropriate to rezone
for a commercial district in this area.
3. Recommend postponement, pending the receipt of additional information.

Recommend: Staff recommend that the request be denied, as it does not meet the LUP in regard
to protecting residential uses, the rezoning rationale sheet indicates that rezoning is
premature, and placement of a commercial garage in an established residential area
would likely provide a negative impact to surrounding properties.

290 Roaring Fork Rd.rz
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REZONING RATIONALE WORKSHEET

290 ROARING FORK ROAD

COMPREHENSIVENESS

1. Is the change contrary to the established land use pattern? Yes.

2. Would the change create an isolated district unrelated to similar districts, i.e., is this
“spot zoning”? Yes.

3. Would the change alter the population density pattern and thereby increase the load
on public facilities (schools, sewers, streets)? No.

4. Are present district boundaries illogically drawn in relation to existing conditions?
No.

5. Would the proposed change be contrary to the Land Use and Transportation Policy
Plan? While it meets many of the goals of commercial development, it does not meet the
goals and general development objectives for residential development

CHANGED CONDITIONS

1. Have the basic land use conditions changed? No.

2. Has development of the area been contrary to existing regulations? No.
PUBLIC WELFARE

1. Will the change create or excessively increase traffic congestion? No.

2. Will the change seriously reduce the light and air to the area? No.

3. Will the change be a deterrent to the improvement or development of adjacent
property in accord with existing regulations? Possibly.

4. Will the change constiutute a grant of a special privilege to an individual as contrasted
to the general welfare? Yes.

REASONABLENESS
1. Are there substantial reasons why the property cannot be used in accord with existing

zoning? No.

290 Roaring Fork Rd.rz rationale
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2. Isthe change requested out of scale with the needs of the neighborhood or the County?
Yes.

3. Isitimpossible to find adequate sites for the proposed use in districts permitting such
use? No.

NOTES
e Zoning laws cannot render private property valueless.

e Negative impact to one neighborhood is not adequate reason to deny a rezoning request if
denial would severely impact the value of the property submitted for rezoning. West Lake
Quarry v. City of Bridgeton 761 SW2d 752.

e “[M]ere beliefs, opinions and fears of neighborhood residents do not constitute material
evidence” on which a legislative body is to base a decision (Mullins v. City of Knoxville,
665 SW 2d 393, 396, Tenn. App. 1983)

290 Roaring Fork Rd.rz rationale
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