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CHAPTER 1  –  INTRODUCTION 

 

The Housing Plan is an element of the comprehensive plan for the City of Elizabethton. The plan analyzes 

the types of housing available in the city and compares it with information such as household income and 

over-all city objectives and goals. The analysis will be based on total housing units, vacancy rates, occupancy 

rates, median home values, and household income. The plan will also analyze the current condition of the 

housing in Elizabethton and explore options which will meet housing needs while creating a better, more 

suitable housing stock for the city. 

 

Elizabethton housing development began in the 1770’s in what is now the North Main Street area. This 

development continued through 1799 expanding to North and South Main Street area. In 1893 a new area 

began developing west of the Doe River. This area includes what is now Watauga Avenue, Cedar Avenue, 

Broad Street, Elk Avenue and the Downtown area. Although during the 1890’s this area did not develop all at 

once, residential development had begun on the west side of the Doe River during this time.  

 

In May of 1905, the town was incorporated electing 

a Mayor and Board of Aldermen.  During this time 

the area east of what is now west of Holly Lane also 

experienced residential development. During the 

1920’s residential development began to shape what 

we now often recognize as Elizabethton. Residential 

developments began in the Lynn Valley area and 

along Siam Road. Also many of the residences along 

“G” Street and east of Parkway Boulevard were 

developed at this time. This was a Golden Era for 

the city with these residential growths. Annexation 

slowed during the 1940’s and 1950’s as small areas 

west of the city limits were annexed, however, 

residential infill development boomed during this 

time period. During the 1960’s and 1970’s Elizabethton again saw large annexations east of Powder Branch 

Road including the Gap Creek area and West Elk Avenue area. These annexations also included the Highway 

91 corridor by the Elizabethton Municipal Airport as well as the Valley Forge Industrial area. Elizabethton’s 

long history of residential development offers a large variety of homes varying in age from the early 1800’s to 

the modern era. 

 

Elizabethton’s population of 14,137, like it’s housing, is much diversified. According to the 2000 Census, 

Elizabethton has a population of well over 400 in each of the age categories from one to 84 with the ages of 

15 to 24 being the largest age group as seen in Figure 1. The median age in Elizabethton is 40 and the average 

household size is 2.24 people. These age patterns are consistent with national trends and patterns. 

 

The purpose of this plan is to assist the City Council and staff in the development and redevelopment of 

residential areas in Elizabethton. The plan will provide information on what to implement housing assistance 

Wexford Townhouses on West F Street 
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programs and what neighborhoods need to be revitalized. The plan can also be used to help determine what 

types of housing should be developed to best meet the needs and desires of the community. 

 

Figure 1 – Population by Age 

 
 

 

LIMITATIONS 

Because a majority of the housing in Elizabethton is located on the middle and eastern thirds of the city, this 

will be the plans primary focus. In order to assist the city staff in developing a more comprehensive and 

thorough plan, a Housing Advisory Panel was formed to assist in the development of the plan. The Panel 

advised Planning and Development staff on housing conditions and needs in the Elizabethton Housing 

Market. Two other regions were studied to compare with Elizabethton. These two regions include Carter 

County and the Johnson City-Kingsport-Bristol Combined Statistical Area (hereafter referred to as the 

Johnson City CSA). All of the data and value figures presented are based on United States Census Bureau 

Census Data and have not accounted for inflation, unless otherwise noted. 
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CHAPTER 2  –  HOUSING INVENTORY AND NEEDS 

 

Elizabethton has a variety of available housing options. Citizens can choose to own or rent a house; choose 

the age of the house from 200 years old to new; live by a peaceful, serene river or in an urban environment 

not far from a busy highway. Due to the different environments, Elizabethton’s many housing options make 

it a very unique place to live. 

 

Elizabethton has experienced growth in the number of housing units constructed since 1970. Currently, the 

city has 5,964 housing units and is projected to have 6,223 and 6,739 housing units in 2010 and 2020 

respectfully. While this growth is very positive, Elizabethton is behind in growth compared to the rest of the 

region. Figure 2 illustrates the percentages of changes in the number of housing units since 1970.  

 

Figure 2 – Housing Growth Rate 

 
 

Elizabethton has reported the lowest housing unit growth every ten years since 1970. There are no indications 

that there will be change in the growth rate of housing units for the city as projections indicate that 

Elizabethton will continue to be at a lower growth rate through 2030. 

 

HOUSEHOLD INCOME 

Household income plays a large role in the city’s housing market. It is economically difficult to provide 

affordable housing for citizens with low income, and to give buyers the type of home they are looking for. 

Elizabethton follows the regional trend when it comes to household income; however, the city does have the 

lowest median household income of the three regions as illustrated in Figure 3 below. 

 

Elizabethton has had the largest growth in median household income compared to the three regions and may 

exceed Carter County’s median household income in 2020 according to statistical forecast models. Low 

household income may be due to a low paying job, lack of industry or opportunities and lack of education.  
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Figure 3 – Median Household Income 

 
 

 

HOUSING TYPES 

Owner occupied housing is the most common type of housing in Elizabethton. Owner occupied housing is 

64 percent of all of the housing in the city while renter occupied housing is 36 percent of the housing in 

Elizabethton. Since 1990, Elizabethton experienced a 13 percent growth rate in renter occupied units and an 

8 percent increase in owner occupied units. Vacant housing grew by 50 percent from 5 percent of the total 

housing to 9 percent of the total housing. Vacant housing is the category with the largest growth from 1990 

to 2000.  Figure 4 illustrates these growths in Elizabethton housing. 

 

Figure 4 – Occupied/Vacant Housing 

    1970 1980 1990 2000 

Occupied 

Elizabethton 93.1% 93.8% 95.1% 91.4% 

Carter County 92.2% 93.6% 92.7% 90.6% 

Johnson City CSA 
 

93.0% 92.7% 91.3% 

Vacant 

Elizabethton 6.9% 6.2% 4.9% 8.6% 

Carter County 7.8% 6.4% 7.3% 9.4% 

Johnson City CSA 
 

7.0% 7.3% 8.7% 

 

Elizabethton’s vacancy rate bottomed out at 4.9% during the 1980s and has experienced the lowest vacancy 

rates in the region since 1970 as illustrated in Figure 5. 
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Figure 5 – Vacancy Rates 

 
 

In 1999, vacancy rates reached a 30 year high point with 1 in every 27 units vacant. This sharp increase in the 

vacancy rate could indicate a new trend which more closely matches that of Carter County and the Johnson 

City CSA. The vacant housing in Elizabethton should be monitored closely. If the vacancy rate continues to 

rise the city may be faced with an increase in blight and a decrease in home values.  

 

The city has a range of housing types for citizens to choose from. Single family housing is the most common 

type of housing with 72 percent of the total occupied housing. Multi-family housing is 19 percent of the total 

occupied housing while 4 percent prefer duplex family housing. The remaining 5 percent of occupied housing 

in Elizabethton are mobile homes.  

 

In 2000, Elizabethton had 9.8% more renter occupied units than did the Johnson City CSA and 10.5% more 

renter occupied units than did Carter County. The city ranks the highest when compared to Carter County 

and the Johnson City CSA regarding occupied rental units since 1970. Having a high renter occupancy rate 

may contribute to lower housing values and blight. A large contributor to the renter occupancy housing rate is 

Elizabethton’s excessive amounts of Public and Section 8 Housing which increases the number of people 

renting. Approximately 1 in every 10 housing units rented is subsidized housing. 

 

 

HOUSING VALUES 

Home values in Elizabethton have increased over time. The 2008 adjusted home value in Elizabethton in 

1990 was $72,650. The 2008 adjusted home value in Elizabethton in 2000 was $96,900 a 25 percent increase; 

one of the largest growth rates in the Johnson City CSA. Elizabethton also has a variety of home value 

ranges. Figure 6 indicates percentages of home values. 
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Figure 6 – Home Values as Percentages 

Home Value ($) Percentage (%) 

0 – 49,999 19.5 

50,000 – 99,999 53.3 

100,000 – 149,999 17.8 

150,000 – 199,999 5.7 

200,000 – 500,000 3.8 

 

The value of homes in the city ranges from less than $10,000 to $500,000. 53.3% of the housing units in 

Elizabethton are valued between $50,000 and $99,999 which is most affordable for Elizabethton citizens. 

 

Median home values in Elizabethton matched those of Carter County until recently. In 1999 homes in 

Elizabethton were on average worth $6,700 more than their counter parts in the county as illustrated in 

Figure 7.  

 

Figure 7 – Median Home Values 

 
 

This deviates from the previous trend from 1970 to 1990. A change like this may indicate a new trend in 

higher median home values for Elizabethton. Statistical forecasts also predict that the median home values 

for Elizabethton will continue to drastically rise and surpass the median home value for the Johnson City 

CSA in 2010. Some of this rise may be attributed to the lack of available developable land in Elizabethton. 

Home values in the near future will be very difficult to predict and slow to develop trends because of the 

uncertainty associated with the economic downturn and the housing financial crisis in the fall of 2008. The 

Housing Advisory Panel indicated that vacant housing, blighted housing, and rental housing are three of the 

most negative influences affecting home values. 
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HOUSING AGE 

Elizabethton has a long history of residential development. Because of this long history, the city is able to 

offer something that many other cities cannot – a wide variety of housing unit ages. Figure 8 shows a 

breakdown of the housing unit ages in the city 

 

Figure 8 – Housing Unit Ages 

 
 

 

Figure 9 – Housing Unit Ages by Tenure 
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more people interested in historic homes than are interested in building or purchasing a newer home as seen 

in Figure 9. 

 

 

SENIOR HOUSING 

Elizabethton’s housing provides for the senior citizens of the community. Senior citizen housing is important 

as a segment of the total housing supply. Figure 10 indicates the senior housing units in the city.  

 

Figure 10 – Senior Housing Units 

Location Number of Units 

Apartments  

Courtyard Apartments 75 

Franklin Place 46 

Village East Apartments 40 

  

Assisted Living/Nursing Homes  

Hermitage Health Center 70 

Hillview Health Center 56 

Ivy Hall Nursing Home 100 

Pine Ridge Care & Rehabilitation 

Center 
94 

 

The 481 units provide for 2,912 (24% of the total population) senior citizens in the community. 84% of 

householders in Elizabethton over the age of 65 years have a household income of less than $13,200. While 

this income remains low, many seniors have lived in their residence for an extended period of time and have 

reduced expenses by purchasing their home. 74% of the senior households in Elizabethton own their own 

home.  

 

SPECIAL HOUSING 

Approximately 1 in every 6 owner-occupied households (17.6%) are living with excessive cost in 

Elizabethton. 69% of the households living with excessive cost have a home mortgage which may be a 

significant contributor. Figure 11 and 12 shows a comparison of the region and state for owner occupied 

households with excessive household cost.  

 

While the percent of owner occupied households with excessive cost  has dropped by one point since 1990, 

the gap between those who have mortgages and those who do not has increased from a 2.6% difference to a 

7% difference indicating that home mortgages play a large role in household cost burdens. 
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Figure 11 – Percent of Households with Excessive Cost 

 
 

 

Figure 12 – Percent of Households with Excessive Cost by Tennessee County1 

 
 

While overcrowding is not a major issue in Elizabethton, there is a small population of households that live in 

overcrowded conditions. Overcrowded conditions are quantified as more than one occupant per room. 

Approximately 46 households currently live in overcrowded conditions. This number is down from 1990 

where 61 households were living in overcrowded conditions. While these numbers remain small, they are 

indicative of the present economic crisis. 

 

Elizabethton has five public housing complexes comprising a total of 371 rental housing units. Figure 13 lists 

the complexes and the number of units that are in each of the complexes. 

 

 

 

 

 

                                                      
1 2009 Tennessee Housing Market at a Glance. Tennessee Housing Development Agency. 
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Figure 13 – Public Funded Housing Complexes 

Complex No. of Units 

Public Housing  

Hemlock Manor 16 

Rolling Hills Estates 200 

South Hills Estates 100 

Walnut Manor 10 

Section 8  

Beasley Apartments 5 

Daytona Apartments 12 

Holiday Market Apartments 12 

Lee Apartments 8 

Virginia Dare Apartments 8 

Other  

Lynnwood Apartments 100 

Lynnridge Apartments 100 

 

 

These complexes are located in different areas of the city. Walnut Manor and Hemlock Manor are located in 

the Black-bottom neighborhood near Mill Street. Rolling Hills Estates and South Hills Estates are located on 

Arney Hill along Pine Ridge Circle and South Hills Drive. The Public Housing Authority also regulates the 

Section 8 housing throughout the city. There are approximately 45 rental housing units that are considered 

Section 8 housing in Elizabethton and approximately 75 households that are on Section 8 Vouchers. 8% of 

the city’s occupied housing units are Public Housing and Section 8 housing. This contributes to the high 

rental rate in the city. 

 

HOUSING NEEDS 

Statistical population projections indicate that Elizabethton will grow to 14,218 in 2010 and 15,567 in 2020. 

With this rate of growth in population, the community must provide affordable housing to meet the need. 

Over the next ten years an estimated 446 new housing units will be needed to accommodate this growth. 

These new units should match the affordability of the citizens of Elizabethton. 

 

Affordability is the most important part of the city’s housing stock. If the units are not affordable to the 

people who want to live here, then other problems such as undue cost burdens and substandard housing may 

begin to appear. The households in Elizabethton are unique as there are a high number of low income 

households and a high number of high income households while the number of moderate, middle, and 

moderately high income households seem to be lower. Figure 14 illustrates this point. 
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Figure 14 – Household Income by Category 

 
 

Figure 14 shows the difficulty in providing housing for all income levels. Ideally the affordable housing for 

each income category would match the household income. 

 

Figure 15 – Affordable Housing by Income Category 

 
 

Figure 15 illustrates the affordable housing in each income category. When compared to Figure 14 there is 

more housing at the Moderate to Middle income than there is at the Moderately High to High income. While 

home owners with High incomes may be able to afford a Moderate income home, the likelihood of a person 

doing so is low since people tend to purchase within their income range. Figure 16 shows the total affordable 

housing units compared to the households in each income category. 
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Figure 16 – Affordable Housing Units v. Households by Income Category 

 Total Affordable 

Units 
Households 

Low Income 25% 27% 

Moderate Income 25% 14% 

Middle Income 24% 18% 

Moderately High Income 9% 17% 

High Income 17% 25% 

 

More housing is needed for the Moderately High and High income categories which have a household 

income greater than $31,092. Low income households make $12,955 or less annually, while Moderate to 

Middle income households make $12,956 to $20,727 and $20,728 to $31,091 respectfully. The housing for the 

Low income category is usually provided by government subsidies – Public and Section 8 Housing.   

 

Substandard housing is not a problem in Elizabethton. According to the 2000 United States Census, 

Elizabethton has approximately 30 housing units that are categorized as substandard housing. Substandard 

housing is being addressed through code enforcement, housing rehabilitation grants, and loans. 
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CHAPTER 3  –  MARKET ANALYSIS 

 

A Housing Advisory Panel was assembled in order to better understand the housing market in Elizabethton; 

this panel consisted of local realtors, builders, and citizens. The panel identified areas of demand, and how 

that demand could be met. Much of the demand for housing in Elizabethton comes from a large 

demographic of people who have lived here previously and desire to move back. From the input of the panel, 

there are three main areas of the housing market that need attention. These three areas include life-cycle 

housing, professional housing, and new developments. Three other sub-areas relating to all three of the 

previous areas is the demand for “green”/energy-efficient housing, mixed-use housing and technology-ready 

housing. 

 

As discussed by the panel, Elizabethton lacks some 

types of life-cycle housing. Life-cycle housing is an 

attempt to meet the housing needs of citizens at all 

cycles of their lives. Housing demand in 

Elizabethton ranges all demographic groups and 

types and the city must be able to meet that need in 

order to keep demand high. Elizabethton’s housing 

currently is best suited for middle age, family-

oriented, working to lower middle income adults. 

The city does not offer many options for 

professional adults or senior adults transitioning 

from this middle-age demographic as their needs 

and demands tend to differ. As discussed in the 

Housing Advisory Panel meeting, professional 

adults may not desire the presence or maintenance of extra lot space. This may be because they are more 

focused on their career or that their professions consume too much of their time to maintain property. 

Professional adults tend to be highly educated with graduate degrees and earn more than $100,000 per year. 

Many times townhouses or condos are able to meet these needs as an association or co-op will maintain the 

external property. 

 

Similar elements can also be applied to senior adults; often they may not have the ability or desire to care for 

a large lot any longer. Senior adults also would prefer single story homes in order to better meet their mobility 

needs. They also do not have the need for excessive space as there may only be one or two people living in 

the housing unit. This often translates into single-story, cottage type subdivisions in which a subdivision 

association or co-op could maintain the complex and the exteriors of the residences. Another option that may 

meet the needs of senior adults would be assisted living complexes.   

 

Elizabethton has seen a dramatic decrease in the amount of developable land within the city limits in the last 

20 years. This lack of developable land has caused a halt in the amount of new developments created within 

the city. As discussed earlier in this plan, Elizabethton’s housing is mostly pre-1970 making a majority of 

these houses over 40 years old. The advisory panel discussed how this older housing is undesirable to people 

who are moving into the community because they are unwilling or unable to carry the higher expense that 

goes along with purchasing an older home. Two solutions the panel arrived at were to use a “first-time 

Townhouses off of West G Street 
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buyer’s” tax credit system and property tax breaks in the same value that was spent on housing repairs and 

upgrades. This will encourage and stimulate the local housing market in order to revitalize the older housing 

stock and attract more young adults and families to the city. The city should analyze the policy on annexation 

so that more developable land can be made available. 

 

All of the previously mentioned housing market demands need to be met in order to help Elizabethton 

continue to grow and prosper. Secondary demands that have been discussed are “green”/energy-efficient 

housing, mixed-use housing, and technology-ready housing. These three elements’ success are dependent 

upon the previously mentioned demands in housing. The panel discussed how “green” and energy-efficient 

housing are becoming demands to young adults who are shopping for a house. One panelist suggested that 

some young adults may be willing to even pay more for a house because it is “green”. Energy-efficiency is 

also a growing concern for home-owners as energy prices begin to increase. All “green” housing would meet 

energy-efficient requirements.  

 

Mixed-use housing is also becoming more popular, especially among young adults. Mixed-use housing often 

is in larger buildings with multiple stories. It is common to have retail commerce on the first floor and 

residential housing units on the subsequent floors. 

Mixed-use housing is typically located in areas of the 

highest density, but can be located anywhere land-

use policies will permit. The demands for 

professional housing can be met using mixed-use 

development in the form of condominiums 

Technology-ready housing is another area that was 

touched on during the Housing Advisory Panel 

discussions. This type of housing would have 

current and known future technologies incorporated 

into the home so that the home-owner would not 

have to bear the expense of installing these items at 

a later date. This would be more attractive to young 

families and young adults, but would also meet the 

needs of all populations who are technologically 

savvy. This issue could also be incorporated into the two other sub-areas. 

 

In analyzing the Housing Market in Elizabethton, the advisory Panel identified some barriers that exist when 

building, buying or selling in Elizabethton. Some of the main issues discussed were traffic, financing, and lack 

of jobs. High traffic volumes along major arterial ways in Elizabethton drastically increase the commute times 

to neighboring Johnson City (the economic and cultural center of the Tri-Cities, TN/VA combined statistical 

area), leaving certain areas of the city less desirable than others. An unavoidable issue that the market is 

struggling with is financing. Because of the economic, housing, and financial collapse in the fourth quarter of 

2008, banks and lending agencies are not as willing to take risk when it comes to lending money. This has 

caused the accessibility of home mortgages to drop leaving fewer buyers on the market. A third barrier 

developed by the panel is a lack of available, high-paying jobs within the city. This barrier is tied to the first 

issue because citizens are forced to commute to Johnson City to work since there are few jobs in 

Elizabethton leaving less of their income available for home improvements. 

  

An example of Mixed-Use Housing. 
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CHAPTER 4  –  JOB ANALYSIS 

 

ECONOMIC ANALYSIS 

Jobs are the largest influence on the housing stock in any city. Present trends indicate that Elizabethton is 

experiencing a shift in the types of employers and employees in the city. In the past, Elizabethton’s economy 

consisted of industrial manufacturing and retail commerce; however, both of these sectors have recently 

experienced losses. Other sectors and sub-sectors that saw negative differences include: Food and Beverage 

Stores; Gasoline Stations; Furniture Stores; Building Material/Equipment Suppliers/Dealers; Clothing Stores; 

General Merchandise Stores; Rental & Leasing Services; Educational Services; and Personal Laundry Services.  

 

Making up for the job and sector losses are new and high growth jobs and business sectors. Some of the 

fastest growing sectors, sub-sectors and jobs include: Nursing & Residential Care Facilities; Administrative & 

Support Services; Motor Vehicle & Parts Dealers; Professional, Scientific & Technical Services; and Real 

Estate Services. Figure 17 illustrates what sectors are seeing growth or losses in firms and employees. 

 

Figure 17 – Firm and Employee Growth/Losses 

NAICS Business Sector 

Growth/Loss 

No. of Firms 
No. of 

Employees 

Manufacturing LOSS LOSS 

Wholesale trade LOSS LOSS 

Retail trade LOSS GROWTH  

Information GROWTH  No Change  

Real estate & rental & leasing GROWTH  GROWTH  

Professional, scientific, & technical services No Change  GROWTH  

Administrative support & waste management & 

remediation service 
GROWTH  GROWTH  

Educational services LOSS No Change  

Health care & social assistance GROWTH  GROWTH  

Arts, entertainment, & recreation GROWTH  GROWTH  

Accommodation & food services GROWTH  GROWTH  

Other services (except public administration) LOSS GROWTH  

 

The rise of new sectors and jobs differ from the jobs that are lost, as much of the growth is occurring in areas 

that require some type of specialty or college education or skill sets. As these sectors continue to grow and 

the former sectors continue to decline, unemployment may result. This problem may arise because 81.2% of 

the citizens in Elizabethton have a High School Diploma (or equivalency) or less and only 1 out of 5 citizens 

(18.7%) have an Associates degree or higher (See Figure 18). The gap in education is a critical issue when 

sustaining growth and recruiting technical, skilled jobs and business firms. Education/training must be 

encouraged for residents in an effort to keep existing firms and recruiting new ones. 
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Figure 18 – Educational Attainment 

Education Level Attained 
Percent of 

Population 

Less Than 8th Grade 5.8% 

8th Grade Graduate 25.5% 

High School Graduate 49.9% 

Associate Degree 3.4% 

Bachelor's Degree 10.6% 

Master's Degree 3.3% 

Professional School Degree 1.1% 

Doctorate Degree 0.3% 

 

 

JOBS AND HOUSING 

According to the US Census Bureau’s 2002 Business Survey, there are approximately 6,315 people employed 

by 1,265 firms within the city. The number of people employed in Elizabethton exceeds the number of 

people in the labor force (16+ years old) by 528. This indicates that a minimum of 528 employees commute 

to the city to work which may indicate a need for more housing near employment centers in the city.  A 

balance must be maintained between housing and jobs. As housing inventory grows, so must employment 

opportunities. If the housing stock in the city grows too fast, the city could be faced with excessive vacant 

housing; or if employment opportunities grow too fast the labor force available will not be able to meet the 

demand. 

 

As the Housing Advisory Panel noted, jobs drive home values and are the number one influence on home 

values. Household income is an important factor in housing types and value. Figures 19 and 20 illustrate the 

relationship between the number of employees a firm hires and the salary that the employees will be paid. 

 

There is a direct relationship between the number of employees a firm hires and the salary the employees are 

paid. The income per employee has a direct impact on the household income as the median household 

income tends to be slightly higher than the income per employee. This is beneficial as household income can 

then be compared to home values which provide information to meet housing needs. 

 

With the required skill and education of the business sectors increasing in Elizabethton, higher income per 

employee will result. As citizens begin to increase their household income they may begin to search for 

different housing. Elizabethton has a shortage of housing for citizens earning more than 120% of the median 

income ($40,960). Currently 26% of the housing units in Elizabethton meets that income level. As the income 

level of the community rises, the demand for larger homes and higher home values will increase. 
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Figure 19 – Employees per Firms 

 
 

 

Figure 20 – Income per Employee 
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CHAPTER 5  –  OBJECTIVES AND STRATEGY 

 

Housing plays a vital role is any city. Setting a vision and objectives gives cities the ability to guide the 

direction of the housing stock.  The following are objectives and action plans for the Elizabethton Housing 

Plan. 

 

Objective 1: Identify and begin revitalizing dilapidated neighborhoods for Urban Redevelopment. 

 

This objective would include identifying the most distressed and dilapidated neighborhoods in the city and 

designating them for Urban Redevelopment. The entirety of this project may include demolition of certain 

houses, tax incentives for property owners to purchase or repair their properties in this area, and securing 

grants and loans for infrastructure improvements. Completing this objective would likely increase the 

neighborhood’s median home value and therefore increase the tax revenue generated by this area. This 

objective supports the City Council’s goal of encouraging redevelopment of some neighborhoods. 

 

Actions: 

 Use the Housing Survey and various Police and Code Enforcement Reports to identify and 

define areas in need of revitalization. 

 Secure Financing via Community Development Block Grants, Historic Home Grants, Energy 

Efficiency Grants, and Loans and Bonds. 

 Make infrastructure improvements, such as street, curb and sidewalk upgrades, water and sewer 

line upgrades, and new pedestrian and street lighting. 

 Work with building contractors and other non-profit organizations (such as Habitat for 

Humanity or Eastern Eight Development) to provide incentives to demolish and rebuild houses 

that have been condemned by the city. 

 Disperse grants and work with local banks to develop financing options for home owners with 

houses that are in stable condition, but may need repairs. This may consist of encouraging energy 

efficiency and inclusion into the Historic District. 

 

Objective 2: Implement policies that promote infill development.  

 

Elements of this objective would include revisiting zoning policies and building requirements in order to 

allow more structures to be constructed on less land. By doing so, this would allow large single lots to be 

subdivided into two smaller lots that can be built on. This objective also supports City Council’s goal of 

encouraging redevelopment of some neighborhoods. 

 

Actions: 

 Build support with stakeholders for infill development. 

 Review and revise zoning policies to promote good site design with fewer one lot size 

requirements. This may include zero-lot-line development or revised setback requirements. 

 Develop an Infill Development Study or Plan to provide stakeholders guidance in where and 

how to construct a residence. 
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 Provide tax incentives or disperse grants for people who construct on empty lots based on 

certain densities. 

 Construct roads and other infrastructure upgrades to certain large tracts of developable land 

within the city limits. 

 

Objective 3: Implement policies that promote home ownership. 

 

Elizabethton currently has the largest number of renter occupied units within the Johnson City CSA. Many 

times rental and vacant units lower the home values and increase blight in a neighborhood. By promoting 

home ownership, home values are more likely to hold their value and help develop pride for individual 

neighborhoods.  

 

Actions: 

 Work with local banks in order to provide lending solutions to citizens of Elizabethton 

interested in purchasing a home. 

 Invest in neighborhoods by updating infrastructure, constructing new Community Facilities, and 

demolishing dilapidated housing. 

 Provide demand-side economic incentives by offering first-time home-buyer credits or allowing 

newly owner occupied units a one or two year tax vacation. 

 Assist different neighborhoods in forming neighborhood associations or groups. 

 

Objective 4: Promote and encourage the construction of homes in the Moderately-High to High 

income brackets. 

 

This objective would involve assisting contractors and developers in finding suitable land to build. This would 

also involve discovering the desires and needs of these two income brackets. Elizabethton currently does not 

meet the demand for housing in this income bracket. 

 

Actions: 

 Identify large tracts of land that could be used for new residential neighborhood development. 

This step may require some annexations within the Urban Planning Region. 

 Work with contractors and developers and encourage higher-end housing. This could also be 

accomplished by holding informational meetings informing contractors of this plan and the 

demographics of Elizabethton. 

 Recruit higher-paying jobs into Elizabethton by providing better incentives for the companies 

and encouraging higher education and specialized training. 

 

Objective 5: Encourage the development of mixed-use housing in present and new buildings. 

 

This objective would involve the revitalization of some multi-storied buildings within the city that may be 

suitable for mixed-use housing. Multi-storied commercial buildings in downtown would be included in this 

objective. New construction could also include mixed-use housing in designated and appropriate areas 

throughout the city. This objective supports City Council’s goal of moving forward with downtown 

development efforts. 
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Actions: 

 Incorporate a residential housing element in downtown development plans. 

 Define areas in the city that would be most appropriate for mixed-use development. This may 

require the development of a new zone or overlay district. The types of mixed-use developments 

would need to be taken into consideration. 

 Review and amend current zoning and building regulations to promote mixed-use development. 

 Work with contractors and developers in order to construct new mixed-use developments. 

 

Objective 6: Promote the development of larger tracts of land and sub-division associations. 

 

Elements of this objective may include assisting developers in finding appropriate land and upgrading 

infrastructure and encourage developers to establish sub-division associations for their particular 

development. Larger, sub-division associations will make it easier for the property owners in the association 

to work together for shared services, such as lawn maintenance and exterior home care. This would also allow 

the sub-division to shape itself while meeting public demands. 

 

Actions: 

 Identify 50+ acre tracts prime for residential development within the city. This may require some 

annexation to bring these properties into the city limits. 

 Work with realtors and developers to sell and develop these larger tracts of land. 

 Extend or upgrade utilities to the tracts possible for residential development if they do not 

already exist. 

 Encourage developers to start sub-division or neighborhood associations. This may more 

specifically be applied to complexes for senior citizens. 
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CHAPTER 6  –  IMPLEMENTATION 

 

To achieve implementation of the Housing Plan, the various organizations involved in housing should work 

together and the city administration to improve communication with each other. Figure 21 below gives a time 

frame for implementing the various actions presented in Chapter 5. Each phase represents 5 year increments. 

 

Figure 21 – Implementation Table 

Actions Phase I Phase II Phase III Phase IV 

Objective 1     

Define areas in need of revitalization.     

Secure Financing.     

Make infrastructure improvements.     

Work with building contractors and other organizations.     

Administer grants and work with local banks.     

Objective 2     

Build support with stakeholders.     

Review and revise zoning policies.     

Develop an Infill Development Plan.     

Provide tax incentives or disperse grants.     

Construct infrastructure upgrades to large tracts of land.     

Objective 3     

Work with local banks to provide financing solutions.     

Invest in neighborhoods.     

Provide various tax credits or vacations.     

Assist in forming neighborhood groups.     

Objective 4     

Identify large tracts of land.     

Encourage higher-end housing with developers.     

Recruit higher-paying jobs.     

Objective 5     

Incorporate residential element in downtown plan.     

Define areas for mixed-use development.     

Review and amend current zoning and building regulations     

Work with developers to build mixed-use developments.     

Objective 6     

Identify 50+ acre tracts for residential development.     

Work with developers to develop tracts of land.     

Extend or upgrade utilities.     

Encourage the start of neighborhood associations.     

 

Over the next 20 years Elizabethton will continue to change as it becomes more urbanized and will face new 

challenges. This plan helps meet the housing needs and prepares the city for the future.  
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MONITORING 

The Housing Plan will be reviewed annually and adjustments made to allow for changing times and situations. 

The progress of the plan may be determined by analyzing what has been accomplished according to the time-

frame presented in the plan and progress that has been made towards the completion of each objective 

according to the time-frame. Time-frames and objectives may be changed according to the needs and desire 

of the citizens and city council. Major changes made will be reviewed by the Elizabethton Regional Planning 

Commission for approval and forwarded to the Elizabethton City Council. Data updates made from the 

release of the 2010 US Census will be made administratively. The Elizabethton Planning and Development 

Department will prepare recommended amendments to the plan as needed. 


