Stefanie Dalton . Martin Granum
Mayor Ctb’ Qfﬂgd‘$ank City Manager
MUNICIPAL PLANNING COMMISSION
REGULAR SESSION AGENDA
November 19, 2025
6:00 pm
Red Bank Court Room
3117 Dayton Boulevard

I. CALL TO ORDER
II. ROLL CALL
1. Sonja Millard
2. Blake Pierce
3. Robin Pipkin-Parker
4. Ben Richards
5. Kate Skonberg
III. INVOCATION
IV. PLEDGE OF ALLEGIANCE
V. CONSIDERATION OF THE MINUTES
VI. NEW BUSINESS
1. Review of Hill Pointe Subdivision for city acquisition of property
a. Staff presentation
b. Public comment
c. Discussion/vote
2. Planning Commissioner Training Update
a. Staff presentation
3. 2026 meeting schedule
a. Staff presentation
b. Discussion/vote
VII. UNFINISHED BUSINESS
VIII. OTHER BUSINESS
1. 2026 meeting schedule
a. Staff presentation

b. Discussion/vote
IX. ADJOURNMENT
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Stefanie Dalton . d‘ @ Martin Granum
Mayor Ctb’ o_fﬂg ank. City Manager

MUNICIPAL PLANNING COMMISSION
REGULAR SESSION MINUTES
October 22, 2025
6:00 pm
Red Bank Court Room
3117 Dayton Boulevard

CALL TO ORDER
ROLL CALL

1. Sonja Millard - present

2. Blake Pierce — present

3. Robin Pipkin-Parker - absent

4. Ben Richards - present

5. Kate Skonberg - absent
INVOCATION
PLEDGE OF ALLEGIANCE
CONSIDERATION OF THE MINUTES

1. September 24, 2025 — Commissioner Millard motioned to approve the minutes with the correction

that “Commissioner Pierce seconded the motion to defer the rezoning of 2633 Simpson”,
Commissioner Skonberg seconded, the motion carried unanimously
NEW BUSINESS

1. Request to rezone 2633 Simpson Avenue R-1 to R-T/Z
a. Applicant presentation — Matthew Green

Matthew Green, property owner and builder, stated that the proposed project is a three-home
concept, on subdivided lots, 1400-1500 square feet, in the price range of 350k to 370k, 3 bed
2.5 bath.

b. Staff presentation — Michael Pham

Staff presented the review of the rezoning request, specifically how the zoning ordinance
provides a check-list for R-T/Z proposals. The applicant submitted a site plan that met all the
requirements of the zone. The proposed houses would not significantly impact the
neighborhood as there is only one additional lot being created from the two existing lots, and
there are other lots in the neighborhood of similar size to the proposed lots. There was a
proposal for these two properties to be rezoned and subdivided into 4 in Fall of 2023. At that
time several neighboring residents expressed concern about the change in density and would
much rather see 3 lots than 4. The planning commission at that time deferred the request so
that the applicant could revise the site plan and bring it back; that request was closed due to
the applicant not submitting a revised plan in time. Staff illustrated an approximate density
study of the local street where the existing density is 5.1 dwelling units per acre(du/ac), and
how the proposed development would increase the density to 5.4. The R-T/Z zone has a cap at
8 du/ac. The staff recommendation is to approve based on the comp plan’s policies and
considerations that ridge residential lots are recommended to be subdivided if the resulting
development is similar to neighboring lots and favors single-family homes rather than
attached or multi-family. Another way ridge residential lots can increase density while
preserving “neighborhood character” is by building ADUs, but the current zoning ordinance
does not allow them. The proposed project is an example of gentle density.



c. Public comment

- Sam Manzer, 2629 Simpson Avenue and 2626 Simpson Avenue, stated an opposition from
the neighborhood to the project because the character of the neighborhood in general and the
spacing of the houses, and there is no inherent reason for the property to be rezoned to be
valuable and usable other than as an R-1 use, and capitalized as two lots. The residents are
trying to protect the people who already live there and pay taxes on that property and live in
an R-1 zone. Because the other R-T/Z parcels in the neighborhood were not included in the
density study, this would be considered spot zoning just to squeeze money out of the property
at the disregard of people who live there and would like to see it remain with R-1 standards.
This will set a precedent for the next house so that whoever buys that lot is going to bulldoze
the house and then down the street can be approved for townhomes—a domino effect.

- Rachel Moses, asked if the density study provided in the agenda is where all the data is being
taken from. There was a previous case in Red Bank on James Avenue that follows this
request. The current land use was single family home built in 1940 and there was an attempt
to add two units and the planning commission recommended denial based on the spot zoning
concern. This application doesn’t have any relevance to the comprehensive plan like the
James Ave. recommendation. Previous requests have been denied, why is this an exception.

d. Discussion/vote

— Commissioner Skonberg asked if the fire chief could check the road in front of these
properties to make sure there was enough room for vehicles because residents had expressed
those concerns at the last meeting; staff stated road condition in the public right-of-way is
under the public works department and there were no issues reported about this
neighborhoods road specifically.

— Staff stated that recommendation for the James Avenue property was based on a previously
adopted comprehensive plan and recommendations were made in a specific format by the
contracted planner at the time, SETD. The current zoning ordinance and those past
recommendations were based on a plan that has been superseded by the Red Bank Plan 2045.
There are many conflicts between the zoning ordinance and the current comprehensive plan
which makes it challenging to use them in cooperation with each other. Recommendations for
rezonings are based on the comprehensive plan but still must abide by the adopted zoning
ordinance development standards. There is a consensus throughout current comprehensive
plan that infill development is necessary for the future of Red Bank. But even prior to the
current comprehensive plan, the R-T/Z zone was developed in 2015 for projects such as this—
infill development for neighborhoods that will not be greatly impacted by R-T/Z type
densities. In addition to a healthier tax base, new constructions increase property values in
neighborhoods. The properties are now, and have been, vacant. Vacancy and delinquency both
contribute to urban blight and suffering property values, which the city is trying to avoid.

— Staff stated that the development standards of the R-T/Z zone as shown in this project do not
differ greatly from the R-1 standards. The project creates more distance between the closest
house and the proposed houses than a R-1 development project could with just two lots. If
there were concern about spacing, the existing R-1 would only require a 10’ setback while the
proposed R-T/Z concept shows a 25’ setback.

— Commissioner Skonberg asked whether the project would be considered spot zoning.

— Staff stated that the use, single family detached houses, are the same use as a R-1 use with
slightly different development standards.

— Commissioner Millard motioned to recommend approval, Commissioner Skonberg seconded,
the motion carried.

VII. ADJOURNMENT - The meeting adjourned at 6:45 PM

Chairperson
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Owner's Certification

We hereby adopt this as our plan of subdivision and certify that the
Rights-of-Way are dedicated to the public use forever. We also
certify that there are no encumbrances on the property to be
dedicated and that we are the owner of the property shown in fee
simple.

Name-position for
THE HILL POINTE HOMEOWNERS
ASSOCIATION, INC.
Address
Phone

FINAL PLAT
REVISED LOT 26, REVISED LOT 69
HILL POINTE SUBDIVISION

CITY OF RED BANK,
HAMILTON COUNTY, TENNESSEE
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CITY OF RED BANK,
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Red Bank Planning Commission

2026 Meeting Schedule

Work Session Regular Meeting
January 14t 28
February 11t 25
March 11t 25
April gth 22"
May 13t 27t
June 10t 24
July gth 22"
August 12t 26
September ot 23
October 14t 28
November 11t 18th=*
December gth* 16>

*adjusted due to city holiday





