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MUNICIPAL PLANNING COMMISSION
REGULAR SESSION AGENDA
July 29, 2026, 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. James Rein
5. Kate Skonberg
III. INVOCATION
IV. PLEDGE OF ALLEGIANCE
V. CONSIDERATION OF THE MINUTES
VI. NEW BUSINESS
1. Preliminary Design Review for 5010 Dayton Boulevard
a. Applicant presentation
b. Staff presentation
c. Public comment
d. Discussion
2. Request to rezone 3118 Easton Avenue from R-1 to R-T/Z
a. Applicant presentation
b. Staff presentation
c. Public comment
d. Discussion
3. Proposal to acquire property from Red Bank United Methodist Church
a. Staff presentation
b. Public comment
c. Discussion
VII. OTHER BUSINESS
VIII. ADJOURNMENT

Martin Granum

City Manager



REGULAR SESSION MINUTES - June 24, 2026

ROLL CALL

- Sonja Millard — present

- Blake Pierce — present

- Robin Pipkin-Parker — present
- James Rein — present

- Kate Skonberg — present

CONSIDERATION OF THE MINUTES — Commissioner Skonberg motioned to approve,
Commissioner Pipkin-Parker second received, the motion carried.

NEW BUSINESS

Request to rezone 306 California Avenue from R-1 to R-T/Z

John Coffelt, applicant, presented the request to rezone the property to build three single family
detached homes on three 50’ lots fronting California Avenue. The current R-1 zone does not allow lots
narrower than 60’ even though there are multiple lots in this neighborhood with less than 60° of road
frontage. The proposed site plan shows a (+/-)1 acre lot remaining behind the three proposed lots with a
37’ strip of land for future vehicle access—a flag lot. At this time, there is no proposal to develop the
flag lot due to the constraints of the zoning code regarding smaller lots and smaller single family houses.
The applicant hopes the unified development code that the city is currently writing will include some
provisions for housing types that accommodate land constraints such as this site and housing options
that the community needs.

Michael Pham, staff, presented the staff recommendation to approve the rezoning because the proposed
use, single family detached, is what already exists in the neighborhood. The neighborhood also hosts lots
that are narrower than the 60’ that the R-1 zone requires. The comprehensive plan designates the
property as Ridge Residential which is broadly characterized by predominantly low intensity, single-
family detached,

residential. Open spaces are typically private, but greenways may provide connectivity and small parks
may be integrated that serve the adjacent residential properties. Residences are generally further from
key destinations and typically require a personal vehicle. This property is slightly under 4 of a mile
from the Dayton Boulevard corridor which is generally held to be a walkable distance and warrants
middle density housing.

Public Comment: None.

Discussion:

Commissioner Skonberg stated that a lot of water moves through the proposed flag lot. The applicant
stated that they have a civil engineer who designs stormwater plans for runoff scenarios and they haven’t
seen a significant impact on stormwater runoff or erosion on the property. Commissioner Skonberg
stated that a neighboring property had filled in a ravine and it created a runoff issue. The applicant
restated that when the property was ready to be developed stormwater engineering would be involved.
Staff stated that the city’s agreement with Hamilton County Water Quality was established so that on
sites greater than 1 acre, there would be a formal engineering and permitting process. Commissioner
Skonberg asked what the permitted uses in the R-T/Z were; staff stated that it is primarily for single
family and townhouse products and does not permit commercial uses or apartments. Commissioner
Skonberg stated that preserving the natural landscape has been a priority of the planning commission
and what were the hopes for the rear lot in the future. The applicant stated that as of right now, the
zoning code only allows one house there. But he hopes that the future unified development code will
allow for some other uses that can maximize the use of the property and meet the housing needs of the
community.



Commissioner Rein stated that the building separation was appreciated and asked about the parking
capacity. The applicant stated that they design homes with garages and travel paths with parking pads.

Commissioner Skonberg stated that there is still pause due to the need to preserve ridges and encourage
responsible development. The applicant stated that responsible development is built into the intent to
build homes that expands ownership in the city and acknowledges the constraints of the land; the rear lot
is not intended to maximize building footprint but utilizes a significant(25’) preserved buffer all along
the property lines. Commissioner Pierce stated that it’s the city’s responsibility to build mechanisms that
preserve ridges and tree canopy. Commissioner Skonberg asked what accountability the city has in place
for future developments. Staff stated that the city doesn’t have regulations on tree canopy, but the zones
themselves create constraints on development—The R-T/Z zone limits uses and density and requires
certain impervious surface minimums; those are the regulations that the city adopted to limit
development.

Commissioner Pipkin-Parker stated that the proposed lots appear to mirror other lots in the
neighborhood and would provide some needed density and mimic the single family development of the
neighborhood.

Commissioner Pipkin-Parker motioned to approve the rezoning, the motion carried unanimously.

Request to rezone 4717 Hawk Den Trail from R-1 to R-T/Z

Gordon Hulgan, applicant, presented the request to rezone the property to build four single family
detached houses, extend a paved roadway down Hawk Den Trail from Wickley Road and utilities to
serve the 4 houses. The property is close to the Dayton Boulevard corridor and warrants a gentle density
product like those that are being proposed.

Staff recommend approval based on the proximity to Dayton Boulevard, the comprehensive plans
recommendation to increase gentle density near the corridor, and the continued development pattern of
single family detached houses in the neighborhood.

Commissioner Pierce stated that the continued evolution of the project in order to find the right concept
in line with the comprehensive plan was appreciated.

Commissioner Rein asked why the concept stopped at 4 houses; the applicant stated an additional house

would breach the R-T/Z density maximum and the 50’ lots are a great fit for the houses that he likes to
build.

Commissioner Pipkin Parker motioned to approve the rezoning; the motion carried unanimously.

OTHER BUSINESS
Staff provided an update on the Unified Development Code project and a diagnostic report that will be
officially presented at the July 8 planning commission work session.

ADJOURNMENT - The meeting was adjourned.

Chairperson



Planning Commission Regular Session 7-29-2026
Request: Preliminary Design Review for 5010 Dayton Boulevard

Applicant: David Boyd

Purpose
“new construction of contractor shops to be done in two - three phases.”

Staff Review
The intent of the Red Bank Design Review Standard is to:

1. Improve the overall quality of development in Red Bank,
2. Enhance pedestrian safety and walkability in the city’s commercial corridor,
3. Ensure the compatibility of new and revitalized developments with surrounding land uses, and
4. Ensure that the design review process is accessible and easy to understand.
The Design Review Ordinance shall be applied to development activities that involve:

1. New construction of a primary structure

2. A major renovation or addition to any existing or then existing commercial structure;

3. All new parking lots or parking structures, or existing and/or then existing parking lots that exceed 50
spaces

4. An exterior renovation or addition involving a building facade, signage, fencing, landscaping, or other
structures visible from the public right-of-way.

TCA §6-54-133 enables municipalities to create and develop general guidelines for the exterior appearance of
nonresidential property, multiple family residential properties, and any entrance to a nonresidential development
within the municipality. The Red Bank Planning Commission or City Manager shall be designated as the
Design Review Commission, as permitted in TCA §6-54-133.

The applicant is requesting a preliminary review of the site plan before proceeding with further design
development of the proposed project. See the attached documents for the Design Review Checklist.

Staff recommend preliminary approval of the design review request, with final approval to be determined upon
the submission of a full design package that meets the requirements of the design review standards.
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Planning Commission Regular Session 7-29-2026
Request: Rezone 3118 Easton Avenue from R-1 to R-T/Z

Applicant: Campbell Lewis

Purpose
“We would like to create 3 new lots along Easton Avenue and build 3 single family homes.”

Staff Review

The request is to rezone +/-2.1 acre lot in order to subdivide into 6 lots. The R-T/Z zone was established in 2015
by the Red Bank 2035 Plan and Zoning Ordinance 15-1020 for the development of townhouses, single-family
zero lot line dwellings, and/or mixed-use moderate density residential development in a manner which is
attractive, provides for efficient use of land, and is compatible with surrounding development. It was also
intended to foster compatibility between R-T/Z development and lower density, standard single-family uses
with the opportunity for fee simple, owner-occupied development.

The comp plan designates this property as Ridge Residential which is broadly characterized by predominantly
low intensity, single-family detached, residential. Open spaces are typically private, but greenways may provide
connectivity and small parks may be integrated that serve the adjacent residential properties. Residences are
generally further from key destinations and typically require a personal vehicle. For larger parcels, it is
preferable to subdivide into smaller lots (of similar size to neighboring lots) for single-family homes, rather than
construction of multifamily buildings. Other lots in the neighborhood range from +/-50’ to +/-100 with single
family detached residential with the occasional multi-family residential development.

Site Plan Requirements

Site access and preliminary street layout: Lots 1-4, Easton Avenue frontage; Lot 5, access not shown.

Type of off street parking: Lots 1-3, drive; Lot 4, existing driveway; Lot 5, existing driveway; Lot 6, existing
driveway.

Preliminary lot design: yes

Range of lot sizes: Lot 1, .22 AC; Lot 2, .24 AC; Lot 3, .25 AC; Lot 4, .22 AC; Lot 5, .25 AC; Lot 6 .72 AC
Number of lots: 6

Acreage: +/-2.1 acres

Open space/recreation areas if provided: not shown

All buffer, landscape and screen areas including site specific landscape design: 10’ type-c landscape buffer
shown, not specific. The proposed site plan meets the density, lot width, front yard setback, side yard setback,
rear yard setback(with the exception of the existing lot 5 structure which would be grandfathered in)
requirements. Staff recommend approval of the site plan.
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Planning Commission Regular Session 7-29-2026
Request: Proposal to acquire property from Red Bank United Methodist Church

Applicant: City of Red Bank

Purpose
“Approve an agreement for the purchase and acquisition of certain real property located at 3800 Dayton

Boulevard being a portion of Hamilton County Tax Map 109P Group G Parcel Number 001 for the price of
$30,000”
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Page |1
3085 BROAD ST
HENRY B. GLASCOCK COMPANY CHATTANG o BROAD ST
EXPERTS IN REAL ESTATE SINCE 1921 Tel: (423) 825-0049

April 10th, 2026
City of Red Bank
Attn: Leslie Slay
3105 Dayton Blvd, Red Bank, TN 37415

RE: File # (2508-15):
Appraisal of property at 3800 Dayton Blvd, Red Bank, TN
Tax Parcel: 109P G 001

Dear Ms. Slay:

In accordance with your request, | have made an appraisal of the above subject property. This appraisalis
intended to conform to the reporting requirements of the Uniform Standards of Appraisal Practice
(USPAP). A complete description and valuation of this property is contained within the report to follow.

The subject property was inspected on March 30th, 2026, providing a detailed on-site assessment of its
condition and key attributes. The effective date of this appraisal is March 30th, 2026 which represents
the point in time to which the value conclusions apply. This appraisal is intended to be used for possible
future purchase and the intended users of this report include City of Red Bank and their agents and/or
assigns and other stakeholders who may rely on the findings.

The subject property, which is a proposed portion of a greater parcel located at 3800 Dayton Blvd, Red
Bank, TN 37415. The proposed subdivided site is vacant and is proposed at approximately 0.55 acres per
survey. The property benefits from above decent visibility along Dayton Blvd and above par frontage and
access. The proposed narrow site is located within the floodway, high-risk, and moderate flood zones
with a significant drainage ditch running the length of the subject property. As such, the subject property
has low utility and is considered “undevelopable”.

As a result of my investigations, it is my opinion that the Market Value of the Fee Simple Estate as of the
effective date of this report, March 30th, 2026 was:

$30,000 (Thirty Thousand Dollars)
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This appraisal is made under the following extraordinary assumptions:
* That there are no easements that would significantly affect value.

¢ That permission would be granted from the governing authority, for the subdivision of the subject
property from the greater parcel.

The analysis and value opinion in this appraisal is based on the data available to me at the time of the
assignment and apply only as of the effective date of the appraisal. No analysis or opinions contained in
this appraisal should be considered as predictions of future market conditions or value.

Please let me know if you need additional information on this property or if | can be of further service.

Respectfully,

Paul E. Chapman

Certified General Real Estate Appraiser
TN License # CG-5355

GA License # CG-405429



RESOLUTION NO. 26-XXXX

A RESOLUTION OF THE BOARD OF COMMISSIONERS OF THE CITY OF RED
BANK, TENNESSEE TO APPROVE AN AGREEMENT FOR THE PURCHASE AND
ACQUISITION OF CERTAIN REAL PROPERTY LOCATED AT 3800 DAYTON
BOULEVARD BEING A PORTION OF HAMILTON COUNTY TAX MAP 109P GROUP
G PARCEL NUMBER 001

WHEREAS, the City Commission did establish a process and procedure for the sale,
development and disposition of real property by Ordinance No. 21-1188, and;

WHEREAS, City Staff did present to City Commission on August 5, 2025, during Work
Session and did receive authorization to initiate the due-diligence process established by
Ordinance No. 21-1188 to include direct conversations with the property owner, a land survey
and professional appraisal of value, and;

WHEREAS, it has been identified that a certain portion of real property located at 3800
Dayton Boulevard is unique to the City of Red Bank in that approximately 0.55 acres as reflected
hereto as Exhibit A being a proposed subdivision plat, reflects the continuation of Stringer’s
Branch immediately adjacent to Red Bank City Park, and;

WHEREAS, conversations with the property owner, Red Bank United Methodist
Church, have been ongoing and who has reviewed the proposed subdivision plat and further
support the unique opportunity for the City of Red Bank to acquire said portion of Stringer’s
Branch at the sale price of Thirty Thousand Dollars ($30,000) as determined to be the
professional opinion of value, and;

WHEREAS, in further compliance with Ordinance No. 21-1188, the Red Bank Planning
Commission did review the proposed subdivision plat and it associated professional opinion of
value, providing a recommendation to City Commission in support of the subdivision plat and
the purchase price of Thirty Thousand dollars ($30,000), and;

WHEREAS, the City Manager and City Attorney have received a proposed contract for
sale from the owner whereby the City may purchase, and the legal owners will sell the portion of
real property further identified on the attached subdivision plat being Exhibit A for the sum of
Thirty-Thousand Dollars ($30,000).

NOW, THEREFORE, BE IT RESOLVED, by the City Commission of the City of Red
Bank, Tennessee that the City Commission APPROVES the purchase and acquisition of certain
real property located at 3800 Dayton Blvd, Red Bank, Tennessee being a portion of Hamilton
County Tax Map 109P Group G Parcel 00, as reflected on Exhibit A for the gross sum of Thirty
Thousand Dollars ($30,000) in accordance with the terms, provisions and conditions of the
proposed “subject to the approval of the City Commission” offer and agreement in the form
attached hereto as Exhibit B and subject to the Approval of the City Attorney.



BE IT FURTHER RESOLVED, that the City Manager is authorized and directed to
proceed with all provisions thereof and to sign such other further and general documents as may
be necessary, required or convenient and to expend such necessary sums as may be necessary to
complete and carry out the Contract Agreement for Purchase of Real Property.

It is further RESOLVED that the funds therefore, although not budgeted, be taken from
the Uncommitted General Fund Balance and then to be subject to such amendments to the
budget by Ordinance as may be necessary and appropriate.

APPROVED BY: Ayes and Nays
at the Commission Meeting of September 1, 2026

Mayor Stefanie Dalton (date)

ATTEST:

City Recorder Tracey Perry (date)





