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Introduction 

CHAPTER I 

POPULATION 

In the development of a planning program it is necessary to 

establish an understanding of the community's population, its 

income, and how this income is acquired. These studies are 

essential in determining the present as well as future needs of 

the community. 

There are several purposes which may be served by a study of 

the population of an area. First, such a study serves as a basis 

for physical planning. For example, the age and number of people 

in the area is important in determining future school enrollments, 

sewer expansions, street improvements, and the like. 

The purpose of this chapter is to analyze past, present, and 

future trends in the population of Elizabethton and Carter County 

and to evaluate these in light of region, state and national 

trends. 

The Region 

Carter County is one of the eight that make up the Upper East 

Tennessee Region. The others are Greene, Hancock, Hawkins, Johnson, 

Sullivan, Washington and Unicoi. More important to the growth and 

development of Elizabethton is its relationship to Johnson City, 

Kingsport and Bristol. 
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Elizabethton, Johnson City, Kingsport and Bristol as well 

as the Tennessee counties of Carter, Hawkins, Sullivan, Unicoi, 

and Washington and the Virginia counties of Scott and Washington 

make up the Johnson City, Kingsport and Bristol SMSA. An SMSA 

or Standard Metropolitan Statistical Area is a statistical 

standard developed for use by Federal agencies in the production, 

analysis and publication of data on metropolitan areas. In terms 

of population the Johnson City, Kingsport and Bristol SMSA is 

ranked as the 95th largest in the county. There are 323 desig

nated SMSA's nationwide. 

Population Trends 

In 1950 the residents of Carter County numbered 42,423 . The 

population then fell to a total of 41,578 persons living in the 

county in 1960. The county lost 854 persons from its total popu

lation during the period 1950-1960. This population change in the 

county consisted of a net loss of 15.3 percent due to out migration. 

During the decade between 1960 and 1970, the county showed a slight 

increase with a significant increase in population from 1970 to 

1980. Carter County ' s population increased by 7,630 persons or 

17.9 percent during this time. 

The most rapid period of growth in Elizabethton came during 

the 1920•s mainly as a result of the construction of the Bemberg 

and North American Rayon Plants. Between 1920 and 1930 the city 

population grew from less than 2,800 to over 8,000. After that 

Elizabethton had grown to over 12,000 people. 
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During this same period of time the Upper East Tennessee 

Region also grew steadily. The decades of 1920, 1930 and 1940 

showed an increase in population of 21.8 percent, 19.2 percent, 

and 16.8 percent respectively. However, in the decade between 

1950 and 1960 and in the years between 1960 and 1970, the region 

had a greater rate of growth than either Carter County or 

Elizabethton. Between 1970 and 1980 Carter County grew at a 

faster rate than the region. These population trends are re

flected on Table I. Table II shows population trends for the 

Quad Cities from 1920 to 1980. 

Population Distribution 

Although there is a considerable amount of population 

concentration within Elizabethton, less than one-third of the 

county's population is located within the corporate limits. 

Table III shows that 15.5 percent are classified as urban dwell

ings. This percentage includes both the population inside 

Elizabethton and the urban population living just outside of the 

city and in other urban centers. Approximately 46.5 percent of 

the population live in rural areas but are classified as non-farm 

and only two percent of the county's population are classified as 

farm families. 

There was a tremendous reduction in the number of farm families 

in both Carter County and the entire Upper East Tennessee Region 

during the past decade. These changes indicate that the people of 

- 3 -



TABLE I 

POPULATION TRENDS 
1920-1980 

POPULATION NET CHANGE PERCENT CHANGE 
Carter U.E.T. Carter U.E.T. Carter U.E.T. 

Elizabethton County Region Elizabethton County Region EU.!.zabe thton County Region 

1920 2,749 21,488 180,345 

1930 8,093 29,223 219,911 5,344 7,735 39,566 194.4 36.0 27 . 8 

1940 8,516 35,127 262,136 423 5,904 42,225 5.2 20.2 19.2 

1950 10,754 42,432 306,288 2,238 7,305 44,152 26.3 20.8 16.8 
+:"' 

1960 10,896 41,578 126 , 784 142 -854 20,496 1.3 -2.0 6.7 

1970 12,269 42,575 358,726 1,373 997 31,942 12.6 2.4 8.9 

1980 12,431 50,205 418,095 162 7,630 59,369 1.3 17.9 16.5 

Source: U. S. Census of Population, 1920-1980. 



1920 

1930 

1940 

1950 

1960 

1970 

1980 

Source: 

TABLE II 

POPULATION OF THE QUAD CITIES 
1920-1980 

Elizabethton Bristol Johnson City 
(Tenn . & Va . ) 

2,749 14,776 12,442 

8,093 20,845 25,000 

8,516 23,772 25,332 

10,754 32,725 27,864 

10,896 34 I 726 31,187 

12,269 39,723 33 I 7.70 

12,431 43,028 39,753 

u. S. Census of Population, 1920-1980. 
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Kingsport 

5,692 

11,914 

14,404 

19,571 

26,314 

31,938 

32,027 



Area 

Carter County 

Upper East 
Tennessee 
Region 

TABLE III 

DISTRIBUTION OF POPULATION BY PLACE OF RESIDENCE 
CARTER COUNTY AND UPPER EAST TENNESSEE, 1970-1980 

Urban Rural Non-Farm 
Percent Population Percent Population 

1970 1980 1980 1970 1980 1980 

28.8 51 . 5 25,875 56 46.5 23,373 

34 . 5 54 . 1 226 , 356 25.6 40.9 170,868 

Source: U. S . Census of Population , 1970 and 1980 . 

Rural Farm 
Percent Population 

1970 1980 1980 

152 2 957 

25.5 5 20 , 871 



this area are depending less on agriculture and more on the industry 

and commerce of the urban areas as a means of earning a livelihood. 

Population Characteristics 

A study of population by looking at various categories provides 

a useful background information into the general make up of the 

community's population. Factors to be analyzed in this. section are 

age and sex, race and nativity, and education. These factors are 

discussed below. 

Age and sex. An evaluation of the change in the age structure 

of the population is important in order to determine the relative 

population burden on the economy. For example, the 15 to 64 year 

old age group makes up the primary work force of the population. 

A comparison of this age group with the size of the dependent age 

groups (under 15 years old and 65 years old or over) may be re

garded as a measure of the vitality of the local economy. In 

addition, the size and composition of the age group under 15 years 

old is an indicator of the potential labor force and the potential 

for new households in the future. The size of the age group over 

65 years old and older is an indicator of social and economic 

problems associated with the elderly. A comparison of the various 

age groups for both Elizabethton and Carter County is shown on 

Table IV. 

A number of observations about the make up of the county's 

population are found on this table. For example, based on this 

information we see that the percentage of children under 15 years 
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Year Sex 

1970 Male 
Female 

1980 Male 
Female 

00 

1970 Male 
Female 

1980 Male 
Female 

Source: u. s. 

TABLE IV 

POPULATION BY AGE AND SEX 
ELIZABETHTON, CARTER COUNTY, UPPER EAST TENNESSEE 

Age Groups (Percentage) 
Under 5 5-14 15-24 25-34 35-44 45-64 

ELIZABETHTON 

3.9 8.7 7.7 5.5 5.7 10.8 
3.8 8.7 8.4 6.1 6.3 13.6 

2.5 7.0 7.8 6.0 5.1 11.4 
2.5 6.8 7.9 6.4 6.1 13.6 

CARTER COUNTY 

4.2 9.2 8.7 6.4 5.5 10.4 
3.9 8.8 9.0 6.5 6.0 11. 9 

3.3 8.0 8.7 7.5 6.0 9.8 
3.1 7.4 8.8 7.6 6.2 11. l 

Census of Population, 1970 and 1980. 

65 & Over 

4.3 
6.5 

6.2 
10.7 

4.2 
5.3 

5.1 
7.4 



of age declined in both Elizabethton and Carter County, while the 

percentage of persons in all other age groups increased. Also, 

we see that children and working age adults make up a larger per

centage of the county's population than in the city. Elizabethton, 

however, has a higher percentage of elderly residents. Table V 

shows the population and percentage for Carter County and the 

Upper East Tennessee area for 1970 and 1980. 

A number of observations about the makeup of the county's 

population are found on this table . For example, based on this 

information we see that the percentage of children under 15 years 

of age declined in both Elizabethton and Carter County while the 

percentage of persons in all other age groups increased . Also, 

we see that children and working age adults make up a larger per

centage of the county's population than in t h e city. Elizabethton, 

however, has a higher percentage of elderly residents. 

A close look at these tables reveal that, generally there is 

a greater proportion of females than males in the older age groups. 

Since females have a longer life span than males, it may be antici

pated that these proportions will continue to increase. 

Housing 

The type of housing available within a community and the types 

of occupancy reflect on both the stability of the local economy and 

the characteristics of the population . Table VI and VII summarize 

the housing characteristics for Elizabethton and Carter County for 

the years 1970 and 1980. An analysis of these tables show that 
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TABLE V 

POPULATION BY AGE GROUP 
CARTER COUNTY AND UPPER EAST TENNESSEE REGION 

1970-1980 

Area 

CARTER COUNTY 

Under 5 
5-14 

15-24 
25-34 
35-44 
45-64 

65 & Over 

UPPI:R [AST TENNESSEE 

Under 5 
5-14 

15-24 
25-34 
35-44 
45-64 

65 & Over 

1970 
Population Percent 

3,447 8.1 
7,642 17.9 
7,527 17 . 7 
5,506 12.9 
4,898 11. 5 
9,492 22.3 
4,063 9.6 

30,084 7.3 
78,386 19 . 1 
61,871 15.0 
77,168 18.8 
53,907 13 . 2 
76,190 18.6 
32,83Lf 8.0 

- 10 -

1980 
Population Percent 

3,217 6 . 4 
7,720 15.4 
8,807 17.6 
7,615 15 . 2 
6,143 12.2 

10,459 20 .8 
6,247 12 . 4 

26,540 6.3 
66,295 15.7 
71,417 17.0 
67,682 16.2 
53,006 12 . 7 
88,185 20 . 9 
Lf6, 970 11. 2 



TABLE VI 

HOUSING CHARACTERISTICS 
ELIZABETHTON, TENNESSEE 

1970-1980 

Total year around housing units 
Seasonal and migratory units 
Total housing units 

Occupied housing units 
Persons per unit 
Owner occupied 

Renter occupied 
Vacant for sale only housing units 
Vacant for rent housing units 

Single family units 
Multi-family units 
Mobil 'e homes 

1970 1980 

4,414 5,078 
2 3 

4,416 5,081 

4,111 4,763 
3.3 2.55 

2,897 3,283 

1,214 1,480 
62 34 

148 56 

3,565 3,932 
741 943 
108 203 

Source: U. S. Census of Housing, 1970 and 1980 . 
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TABLE VII 

HOUSING CHARACTERISTICS 
CARTER COUNTY 
1970 AND 1980 

Total year around housing units 
Second and migratory units 
Total housing units 

Occupied housing units 
Persons per unit 
Owner occupied 
Renter occupied 
Vacant for sale only housing untis 
Vacant for rent housing units 
Single family units 
Multi-family units 
Mobile homes 

1970 1980 

14,445 
55 

14,500 

13,320 
3.2 

10,489 
2,831 

149 
279 

12,509 
1,056 

830 

19,097 
218 

19,315 

17,868 
2.76 

13,947 
3,921 

188 
215 

15,343 
1,792 
1,962 

Source: U. S. Census of Housing, 1970 and 1980. 
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percentage wise the county has a larger proportion of its population 

living in owner occupied housing, a larger percentage in single 

family housing and mobile homes, while more of Elizabethton's 

residents live in renter occupied units, and multi-family housing. 

The tables show a trend in both the city and county for more renter 

occupied housing, fewer single family and owner occupied units, 

more multi-family housing units and more mobile homes. It is 

interesting to note that the percentage of mobile homes increased 

in the city at approximately the same rate as in the county during 

the last decade. A number of reasons can be offered for these 

trends. First, the national economy and changing lifestyles of 

our society encourage the utilization of more multi-family and 

rental units. Another reason that contributes to the changing 

housing trends is the changing of the family structure and the 

decrease in family size. 

Health Facilities 

Of the eight counties that make up the Upper East Tenne ss ee 

area, only Sullivan and Washington Counties have a ratio of doctors 

to population that compares favorabl y with state and national 

trends. In Tennessee, the ratio of doctors to population is 1.5 

doctors per 1,000 population as compared with Washington County's 

nearly 2.6 per 1,000 population 2nd Sullivan County's 1 . 9 per 

1,000 population. Carter County is far back of both the stat e 

and national average at .6 doctors per 1,000 population. The 

national average is 2.1 doctors per 1,000 population. Table VIII 
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TABLE VIII 

HOSPITAL FACILITIES, CARTER COUNTY AND UPPER EAST TENNESSEE 
1982 

Number Ratio Beds Per Number Ratio Ratio 
1982 Licensed Population 1,000 Practicing Population Doctor 

County Population Beds Beds Population Doctors Doctor Population 

Carter 50,205 128 399.9 2.5 31 1,651:1 .605 

Greene 54,422 292 189.7 5.3 53 1,045:1 .956 

Hancock 6,912 31 222.9 4.5 3 2,304:1 .434 

Hawkins 45,908 55 834.7 1. 2 14 3,279:1 .304 

Johnson 14,090 48 293.5 3.4 12 1,174:1 .851 

Sullivan 146,075 1,295 112.8 8.8 282 518 :1 1. 930 

Unicoi 16,485 48 343.4 2.9 7 2,355:1 .424 

Washington 89,675 556 161. 3 6.2 232 387:1 2.587 

Upper East 
Tennessee 
Region 425,735 2,453 173.5 5.7 643 662 : 1 1. 510 

Tennessee 4,680,958 1,248,000 182.0 5.5 486,500 467:1 2.141 

Source: ARCHA Health Systems Agency; 1982 Tennessee Joint Annual Hospital Reports; Tennessee State 
Center for Health Statistics; and Statistical Abstract of the United States, 1982-83. 



shows that with the exception of Washington and Sullivan Counties 

health facilities in the region are well below state and national 

averages in terms of number of persons per hospital bed and the 

ratio of doctors to population. Although Carter County falls 

below the state and national averages it is located adjacent to 

both Washington and Sullivan Counties and with ready access to 

these health facilities. 

Education 

The educational attainment of the population is increasingly 

important as a factor in the continued development of a corrnnunity 

or region. The growing complexity of the society requires that 

persons be adequately trained to meet increasing needs of the 

economy, or the economy of the area will tend to decline. 

Although the educational level of the population of Carter 

County is slightly above the regional averages, it is well below 

the state average. As shown on Table IX, the median school years 

completed in 1970 for the adult population in Carter County over 

25 years was 9.8. The average for the state was 10.6 years, almost 

one year higher than Carter County. 

By 1980 the number of adults with high school and college 

degrees increased tremendously in Carter County and all across 

the state. Carter County still had a lower percentage of its 

population with a high school education or more. Only 47 percent 

of the residents of Carter County over twenty-five had a high 

school education compared with 56.2 percent for the state. It 
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TABLE IX 

MEDIAN SCHOOL YEARS COMPLETED 
TENNESSEE, UPPER EAST TENNESSEE COUNTIES AND SMSA 

1970 1980 

Tennessee 10.6 12.2 

Johnson City, Kingsport, Bris tol, 
SMSA 12 . 1 

Carter 9.8 11. 4 

Greene 9.3 11. 4 

Hancock 7.9 8.5 

Hawkins 8.8 11. 3 

Johnson 8.6 9.6 

Sullivan 11. 3 12.2 

Unicoi 9.2 10.8 

Washington 10.8 12.3 

Source : U. S . Census of Population, 1970 and 1980 . 
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follows rather automatically that Carter County had a lower 

percentage of adults who have completed four years of college or 

more, 8.2 percent. This compares to 11.0 percent for the region 

and 12.6 percent for the state. These figures for the region 

and the state are nothing to be proud of since they are well 

below national averages, (over 16 percent of adults 25 or older 

in the United States have four years of college or more), but they 

do show that educational attainment in Carter County is below 

regional and state averages. This lack of academic attainment 

in both the county and region underlines the needs for added 

emphasis on vocational and technical training in high schools 

and for those who have dropped out of school. 

Between 1970 and 1980 the state increased median school 

years by 1.6 percent, and Carter County the median school years 

completed by the same percentage. Carter County compares slightly 

better with the SMSA 12.1 figure . 

Another educational factor which should be analyzed is the 

number of persons classified as functionally illiterate. Any 

person with less than five years of schooling is described by the 

educators as being in this group. Table X shows that a 10.3 per

cent of Carter County's adult population was within this group in 

1970. This is higher than the regional average of 8.4 percent and 

the state average of 9.5 percent. By 1980, however, these figures 

had reversed themselves . In 1980, Carter County's 6.3 percent was 
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TABLE X 

EDUCATIONAL LEVEL OF PERSONS 25 YEARS OLD AND OVER 
TENNESSEE, UPPER EAST TENNESSEE REGION AND UPPER EAST TENNESSEE COUNTIES 

1970-1980 

Less Than 4 Years of High 4 Years of College 
Total Number 5 Years School or More or More 

25 Years & Older (Percent) (Percent) (Percent) 
Counties 1970 1980 1970 1980 1970 1980 1970 1980 

Tennessee 2,127,946 2,692,256 9.5 6.0 41.8 56.2 7.9 12.6 

Upper East 
Tennessee 200,335 253,909 8.4 6.7 24.3 51. 9 7.2 11. 0 

SMSA 263,471 6.8 51. 6 11.1 
I-' 
CJ:) Carter 23,909 30,473 10.3 6.3 36.9 47 5.5 8.2 

Greene 26,584 33,342 11. 2 7.3 34.4 47.5 5.5 8.9 

Hancock 3,701 4,067 23.5 16.8 16 .0 28.6 3.0 4.2 

Hawkins 18,720 26,269 13.0 8.5 30.7 47.1 3.2 6.7 

Johnson 6,593 8,292 14.8 9.0 25.1 36.5 3.5 4.1 

Sullivan 71,289 88,842 8.4 6.0 46.1 57.0 9.1 13.2 

Unicoi 8,716 10,237 10.9 6.9 32.9 45.2 5 . 1 7.7 

Washington 40,823 52,387 8.8 5.5 42.7 57.1 9.4 15.0 

Source: Census of Population, 1970 and 1980. 



significantly lower than both the regional percentage of 6.7 and 

the SMSA percentage of 6.8. Carter County was only slightly 

higher than the state. 

Commuting Patterns 

In any study of a corrrrnunities population it is important to 

determine both how the people live and where they work. 

Over 39,500 workers or about 23 percent of the labor force 

within the eight county Upper East Tennessee area worked in a 

county other than where they lived. Over 6,600 worl: in another 

state. 

Hawkins County had the highest level of out-corrrrnuting, with 

over 46 percent of its labor force working elsewhere, primarily 

in Sullivan County. Hancock County followed closely, with 44 

percent of its labor force working outside the county. Carter 

County's labor force, likewise, had over 41 percent corrrrnuters, 

primarily to Washington County. Greene County had the least 

corrrrnuting, with only about 9 percent of the labor force working 

outside the county. Illustration I shows area corrrrnuting patterns. 

Table XI provides individual county data. 

In spite of higher gasoline prices, commuting has increased 

over the past decade. In 1970, about 20.5 percent of the labor 

force out-corrrrnuted to another county. In 1980, the figure had 

increased to 23.8 percent. Improved regional highway systems 

account for much of this commuting. Another factor is the resi

dential development that has occurred in counties near urban 
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PLACE OF WORK 
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employment centers located in adjacent counties, for example, 

growth in the Central Milligan-Pinecrest area due to its proxi-

mity to Johnson City. 

The strength of cormnuting perhaps emphasizes the economic 

interdependence of area connnunities. 

Racial Characteristics 

The non-white population of Carter County and the region is 

well below the state and national average. The reason that there 

is a lower percentage of non-white in Upper East Tennessee is that 

the mountain areas never had large farms and plantations which 

profited from slavery, and therefore, relatively few blacks were 

brought into the area. Tennessee's non-white population is 

concentrated in the western part of the state where the plantation 

economy was strongest. 

As shown on Table XII only 2.4 percent of the region and 1 

percent of Carter County's population was non-white. This may be 

compared with 16.9 percent for the United States and 16.5 percent 

for Tennessee. While the non-white population increased in both 

the United States and Tennessee between 1970 and 1980 there was a 

decline in Carter County in percentages. The percentage of non-

whites doubled within the City of Elizabethton within the past 

decade. 
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TABLE XII 

COMPARISON OF NON-WHITE POPULATION TO TOTAL POPULATION 
UNITED STATES, TENNESSEE, UPPER EAST TENNESSEE SMSA, 

CARTER COUNTY AND ELIZABETHTON 
1970-1980 

Total Non-White 
1970 1980 

United States 23,642,000 38,286,000 

Tennessee 626,000,000 753,000,000 

Upper East 
Tennessee 7,206,000 9,879,000 

SMSA 10,406,000 

Carter County 422,000 539,000 

Elizabethton 180,000 383,000 

Source: u. s. Census of Population, 1970 and 
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Population Projection 

In order to plan for the future development of Carter County 

it is necessary to know approximately how many people will be 

living in the area at a given time in the future. This infor

mation is important to local officials in making long-range 

decisions concerning public improvement projects. For example, 

sites for community facilities such as schools, fire and police 

stations, recreational facilities and the like may be reserved 

or purchased before the need arises and before they are critically 

needed and become costly to acquire. 

There are a number of techniques that may be used to project 

the population of an area, each of which will yield a different 

estimate because of the different variables used to project the 

population. The difficulty in population forecasting for an area 

like Carter County is that as a geographic area becomes smaller, 

the process of forecasting becomes more tenuous and the margin of 

error greater. Another problem is that past trends such as 

migration must be relied upon and although this factor can be 

measured for past years, it is difficult to predict the future. 

For example, the location of a large industry could cause a 

dramatic increase in the population of an area. Likewise, the 

loss or severe cutback in a large industry would have the opposite 

impact. In the City of Elizabethton, population growth is deter

mined largely by annexation. If the city follows an aggressive 

annexation policy in the next decade -the population could increase 

( 
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significantly. If no annexation occurs population growth will be 

more moderate . Nevertheless , given a number of constraints and 

limitations it is the purpose in this section to project the 

future population of Carter County and Elizabethton. There are a 

number of population projections that exist and there are substan

tial differences in these projections because of the , many different 

variables that can be used in projecting the population. The 

University of Tennessee, Department of Sociology has published 

projections for Tennessee counties that have been widely accepted 

for planning purposes. These projections were used for Carter 

County. The population projections for Elizabethton were prepared 

by the Local Planning Office based on past population trends and 

other population projections for the area. 

As indicated on Table XIII, Elizabethton will experience an 

increase of some 1,270 persons by 1990 and 2,570 persons by the 

year 2000. The projections show the population of Carter County 

increasing by approximately 5 , 100 persons by 1990, and 9,175 

persons by the year 2000. 
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TABLE XIII 

POPULATION PROJECTIONS ELIZABETHTON 
AND CARTER COUNTY 

Elizabethton 

Carter County 

1980, 1990 AND 2000 

1980 

12,431 

50,205 

1990 

13,700 

55,301 

2000 

15 ,000 

59,384 

Source: University of Tennessee Department of 
Sociology, Local Planning Office. 
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CHAPTER II 

THE ECONOMIC BASE 

The purpose of an economic base study is to determine how an 

area makes its living. More specifically, it analyzes sources of 

basic income which provides for the growth and development of a 

community. Tiebout describes the economic base as follows: 

"The economic base of a community consists of those 
activities which provide the basic employment and income 
on which the rest of the local economy depends. An 
economic base study identifies the basic sources of 
employment and income and provides an understanding of 
the source and level of all employment and income in a 
community. The primary objective of an economic base 
study is to develop information which will help a com
munity solve local problems, make better decisions about 
matters that will enlarge economic opportunities for its 
citizens, improve their welfare, and make it possible 
for them

1
to increase their contributions to national 

growth." 

The general information supplied in the economic base study 

is valuable to businessmen, civic leaders, government officials, 

planners, educators and development groups. The following are 

some examples of specific benefits: 

(1) Economic base studies provide an understanding of 

the current sources of income and employment. 

Example: In some communities seemingly small 

industries may be revealed as a major source of 

basic employment. 

1Tiebout, Charles M., The Community Economic Base study: 
Supplementary Paper No. 16, published by the Committee for 
Economic Development, Devember 1962, p. 9. 
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(2) Economic base studies can pinpoint weaknesses in 

the community's economy. Example: How much of 

the export employment is tied to one industry. 

(3) Economic base studies are an important aid for 

economic education. Example: Economic base studies 

made available to high schools provide a useful aid 

in teaching economics. Students can understand 

general principles more easily if they are related 

to familiar situations in the community. 

(4) Economic base studies provide information to assist 

in making governmental decisions. Example: Since 

the "business climate" depends largely on the 

attractiveness of the community to export concerns, 

government officials need to know whether present 

local taxes are relatively heavier on export 

industries than on locally-oriented industries. 

This chapter, therefore, will analyze the economic base of 

Elizabethton-Carter County. Employment and income trends will be 

reviewed which are important indicators of the strength of the 

economic base. The industrial, distribution, service, and agri

culture economic bases will be analyzed next. 

Employment 

Elizabethton-Carter County is part of a labor market area 

composed of six counties: Avery County, North Carolina, and 
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Carter, Johnson, Sullivan, Unicoi and Washington Counties in 

Tennessee. The 1980 population of the labor market area was 

327,444 persons. These counties provide a labor pool for indus

tries locating in Elizabethton-Carter County. 

Table XIV shows the employment trends for Elizabethton-Carter 

County, and the labor market area. All of the entities have had 

declining agricultural employment, and steady growth in manufactur

ing employment. Service employment (trades, services, finance, 

insurance, real estate, construction, transportation, utilities 

and goverrunent) also experienced corresponding increases. However, 

employment in manufacturing is quite high compared to the State of 

Tennessee. 

In any economy some unemployment is inevitable at any given 

point in time as people move to a new area, change jobs, or change 

careers . When unemployment is above this normal amount and people 

are unemployed for extended periods of time, there is a potential 

waste of valuable human resources. Table XV shows the unemployment 

rates for the years 1973, 1977 and 1982 for Carter County, Tennessee 

and the United States. For the years 1973, 1977 and 1982, Carter 

County had an unemployment rate of 4.6, 9.6 and 13.3 percent 

respectively. The unemployment rates for these three years for the 

county was above the unemployment rates for the Upper East Tennessee 

area, Tennessee and the United States. 
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TABLE XIV 

E:t1PLOYMENT BY INDUSTRY GROUP 
ELIZABETHTON, CARTER COUNTY AND LABOR MARKET AREA 

1960, 1970 AND 1980 

Total Employment 

Agriculture, Forestry 
and Mining 

Manufacturing 

Other 

Total Employment 

Agriculture, Forestry 
Fisheries and Mining 

Manufacturing 

Other 

1960 

ELIZABETHTON 

3,943 

39 

1,554 

2,350 

CARTER COUNTY 

12,295 

777 

4,960 

6,558 

LABOR MARKET AREA 

1970 

4,608 

46 

1,709 

2,853 

14,701 

371 

6,166 

8,218 

1980 

4,943 

65 

1,636 

3,242 

19,509 

424 

7,275 

11,800 

Total Employment 84,848 104,024 113,417 

Agriculture, Forestry, 
Fisheries and Mining 

Manufacturing 

Other 

7,579 

28,114 

49,155 

3,708 

40,184 

60,132 

Source: U. S. Census of Population, Social and Economic 
Characteristics, 1960, 1970 and 1980. 
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TABLE XV 

UNEMPLOYMENT RATES 
UPPER EAST TENNESSEE COUNTIES 

TENNESSEE AND THE UNITED STATES 
1973, 1977 AND 1982 

Area 1973 1977 

Carter 4 . 6 9.6 

Upper East Tennessee 4.1 6 .1 

Tennessee 3.9 6.3 

United States 4.9 7.0 

Source: Tennessee Department of Employment 
1973, 1977 and 1982. 
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13.3 
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11. 5 
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Income 

As shown on Table XVI, per capita income for Carter County 

residents rose from $3 , 446 in 1975 to $5,567 in 1980. The per 

capita income for Elizabethton and Carter County were substan

tially lower than the per capita income of the labor market area, 

state and national averages. Elizabethton per capital income 

represented 72 percent of the state average and about 59 percent 

of the national average in 1980. 

As shown in Table XVII, both Carter County and the labor 

market area have a greater percentag e of their earnings generated 

from manufacturing than Tennessee or the United States. In 1980, 

36 and 43 percent of the total earning in the county and labor 

market area, respectively, were from manufacturing. In comparison, 

Tennessee and the United States had 30 p ercent and 26 percent, 

respectively, of their income generated from manufacturing. 

Industrial Base 

Basic and non-basic industries. The industrial base can be 

grouped into two categories - basic and non-basic industries . 

Basic industries are manufacturing firms and individuals serving 

markets outside the community. Non-basic industries are considered 

to be firms and individuals serving markets within the community. 

Basic industries may be considered as export industries 

because they provide goods and services in quantities greater than 

local demands. Basic industries produce or distribute goods and 

services for export outside the study area which causes an inflow 
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TABLE XVI 

PER CAPITA INCOME 
ELIZABETHTON, CARTER COUNTY, LABOR MARKET AREA 

TENNESSEE AND THE UNITED STATES 
1975 AND 1980 

1975 1980 

United States $5,842 $9,511 

Tennessee 4,765 7,702 

Labor Market Area 4,544 7,376 

Carter County 3,446 5,567 

Elizabethton 5,522 

Source: University of Tennessee, Center for Business 
and Economic Research, 1975 and 1980. 
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TABLE XVII 

DISTRIBUTION OF EARNINGS 
CARTER COUNTY, LABOR MARKET AREA, 

TENNESSEE AND UNITED STATES 
1980 

U. S. Tennessee 

Farm and Agriculture 2.2 1.1 

Mining 1. 7 0.8 

Construction 5.8 5.2 

Manufacturing 25.8 29.8 

Transportation and 
Public Utilities 7.7 7.2 

Trade, Service, 
Finance, Insurance 
and Real Estate 40.l 38.1 

Labor 
Market 

Area 

1.4 

0.1 

6.5 

43.5 

4.8 

31. 5 

Source: University of Tennessee, Center of Business and 
Economic Research, 1980. 
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of funds to the area. ~hese export industries are considered to 

be the prime movers of the local economy. The employment fluctu

ations of basic industries, either up or down, are presumed to 

cause similar fluctuations in non-basic industries. 

Local quotients can be used to determine whether an industry 

is basic or non-basic. The location quotient serves as a 

rough indicator of an area's exports and imports by type of 

industry. This measure relates the proporti on of total employment 

in a given industry for the United States. A quotient of 1.0 for 

a given industry means that it supplies the local economy but does 

not export. Industries whose ratios exceed 1.0 can be viewed as 

export industries. Industries with location quotients below 1.0 

require imports to meet the needs of the local economy. ~he number 

of export or import workers for an industry can be determined 

utilizing local and national location quotients. This measure 

shows the excess or deficiency in the number of workers to serve 

the local economy bas e d on the nationa l average for the industry. 

Table XVIII shows the location quotients, an d the estimated 

number of workers above and below the location quotient of 1.0 by 

type of industry for Carter County and the Johnson City-Ringsport

Bristol, Tennessee-Virginia, Standard Uet ropolitan Statistical 

Area (SMSA). The tex t ile mill products classification for Carter 

County had 900 employees in excess of county needs. The major 

employer is the rorth American !1.ayon Company which had 1, 450 

employees in 1922. Watauga Industries, Inc., also employed 110 
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20 
21 
22 
23 
24 
25 
26 
27 
28 
29 
30 
31 
32 
33 
34 
35 
36 
37 
38 
39 

TABLE XVIII 

BASIC AND NON-BASIC MANUFACTURING EMPLOYMENT BY SIC 
CARTER COUNTY AND THE SMSA, 1977 

Type of Industry 

Food and Kindred Products 
Tobacco Products 
Textile Mill Products 
Apparel and Other Products 
Lumber and Wood Products 
Furniture and Fixtures 
Paper and Allied Products 
Painting and Publishing 
Chemicals and Allied Products 
Petroleum and Coal Products 
Rubber and Miscellaneous Plastics 
Leather and Leather Products 
Stone, Clay and Glass Products 
Primary Metal Products 
Fabricated Metal Products 
Non-Electrical Machinery 
Electric and Electronic Euipment 
Transportation Equipment 
Instruments and Related Products 
Miscellaneous Manufacturing 

Industries 

CARTER COUNTY 

Location 
Quotient 

.00 

.00 
5.29 
1. 67 

.19 
1. 04 
1. 78 

.15 

.70 

.53 
2.62 

.00 

.18 

.42 

.67 

.45 

.00 

.00 

.00 

. 57 

Workers 
+Import 
-Export 

H/A 
N/A 

+900 
+215 
-136 

+5 
+118 
-232 

-64 
-18 

+278 
N/A 

-123 
-157 
-123 
-280 

N/A 
N/A 
N/A 

-45 

Source : U. S. Census of Manufac turing , 1977 . 

SMSA 

Location 
Quotient 

1. 23 
2.50 
4.99 
2.50 
1. 06 
2.51 
1.45 
2.90 
9.34 

.00 

.68 

.21 
3.03 

.67 
2.19 
1. 29 
2.23 

.29 

.14 

.39 

Workers 
+Import 
-Export 

+609 
+154 

+5,111 
+3,458 

+72 
+1,205 

+491 
+3,568 

+12,713 
N/A 

-403 
-368 

+2 ,140 
-642 

+3,179 
+1,047 
+3,650 
-2,225 

-853 

-456 



persons in the classification in 1982. The next highest export 

classification was apparel and other textile products had 215 

employees in excess of county needs. The major employers in this 

category are East Tennessee Undergarment Company with 295 employees 

and Levi Strauss Company with 250 employees in 1982. The next 

highest export classification was paper and allied products with 

118 employees in excess of county needs. The major employer in 

this category was Tri-State Container Corporation with 270 employees 

in 1982. 

The chemicals and allied products classification was the 

largest export industry in the SMSA with 12,713 employees in excess 

of local demand. The major manufacturers in 1977 were the 

Tennessee Eastman Company, Holston Defense Corporation, Beechman 

Laboratories, and Nuclear Fuels which had 13,795 employees. The 

textile mill products, printing and publishing, electric and 

electronic equipment, apparel and other textile products, and 

fabricated metal pToducts were also strong export industries in 

the SMSA with each classification having over 3,000 employees in 

excess of local demand. 

The food and kindred products, tobacco products, leather and 

leather products, electric and electronic equipment, transportation 

equipment, and instruments and related products show no or little 

employment in Carter County. Leather and leather products, trans

portation equipment, and instruments and related products show 

little employment in the SMSA. 
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Manufacturing Employment. Carter County had about 3,405 

manufacturing employees in 1977 which was 5 percent of the 64,314 

manufacturing employees in the SMSA. Textile mill products classi

fication employed 1110 persons which was 33 percent of all county 

manufacturing employees. Apparel and other textile products group 

employed 535 persons which was 16 percent of all county manufacturing 

employees. It is estimated, based on location quotients, that 1516 

manufacturing employees in Carter County serve the export market 

which was 45 percent of all manufactory employment in the county. 

~xport industries are an important factor in manufacturing employment. 

T~ble XIX shows manufacturing employment for Carter r.ounty and the 

SMSA by standard industrial classification. 

Investments in manufacturing. Capital investments in manufacturing 

are a general indicator of improvements and additions to manufacturing 

facilities. Capital investments are difficult to determine and usually 

understated because the data is often incomplete. Table XX shows 

capital investments in manufacturing for 1963, 1967, 1972 and 

1977 for Upper East Tennessee counties. Sullivan County had 62 

percent of all capital investment in manufacturing for the whole 

Upper P.ast Tennessee area for 1977. Sarter County had 4 percent of 

all investment in manufacturing for 1977 which was above Hancock, 

Johnson, and 1 Jnicoi ~ounties but below Greene, ~awkins, Sullivan, 

and Washington Counties. 

Value Added. Value added by manufacturing is generally defined 

as the sales of a firm minus the cost of materials purchased. This 
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TABLE XIX 

MANUFACTURING EMPLOYMENT BY STANDARD INDUSTRIAL CLASSIFICATION 
CARTER COUNTY AND THE SMSA, 1977 

Type of Industry 

Food and Kindred Products 
Tobacco Products 
Textile Mill Products 
Apparel and Other Textile Products 
Lumber and Wood Products 
Furniture and Fixtures 
Paper and Allied Products 
Printing and Publishing 
Chemicals and Allied Products 
Petroleum and Coal Products 
Rubber and Miscellaneous Plastics 
Leather and Leather Products 
Stone, Clay and Glass Products 
Primary Metal Products 
Fabricated Metal Products 
Non-Electrical Machinery 
Electric and Electronic Equipment 
Transportation Equipment 
Instruments and Related Products 
Miscellaneous Manufacturing Industries 

Total Manufacturing Employment 

Carter 
County 

1,110 
535 

32 
117 
270 

41 
150 

20 
450 

27 
114 
250 
229 

60 

3,405 

Number of Employees 

Percent 

32.5 
15.7 

.9 
3.4 
7.9 
1. 2 
4.4 

.5 
13.2 

.7 
3.3 
7 .3 
6.7 

1. 7 

100.0 

SMSA 

3,225 
257 

6,618 
5,762 
1,263 
2,003 
1,583 
5,446 

14,237 

858 
98 

3,194 
1,304 
5,851 
4,658 
6,617 

909 
139 
292 

64,314 

Source: U. S. Census of Manufacturers, 1977 . 

Percent 

5.0 
. 4 

10.3 
9.0 
2.0 
3.1 
2.5 
8.5 

22.1 

1. 3 
.2 

5.0 
2.0 
9.1 
7.2 

10.3 
1.4 

.2 

. 5 

100.0 



TABLE XX 

CAPITAL EXPENDITURES IN MANUFACTURING 
UPPER EAST TENNESSEE COUNTIES 

1963, 1967, 1972 AND 1977 

1963 1967 1972 1977 
Amount Amount Amount Amount 

County (1000) Percent (1000) Percent (1000) Percent (1000) Percent 

Carter $ $ 900 1. 7 $ 4,000 5.6 $ 3,700 4.1 

Greene 4,176 12.4 4,000 7.4 8,400 11. 8 8,200 9.1 

Hancock 11 .0 

Hawkins 1,655 4.9 4,200 7.7 15,500 21. 8 8,100 9.0 
-P-
0 Johnson 36 .1 100 .2 

Sullivan 24,398 72.5 38,200 70.3 35,700 50.1 56,200 62.2 

Unicoi 601 1. 8 900 1. 7 800 1.1 1,400 1. 5 

Washington 2,760 8.2 6,000 11. 0 6,800 9.5 12,800 14.2 

Total Investment $33,637 100.0 $54,300 100.0 $71,200 100.0 $90,400 100.0 

Source: U. S. Census of Manufacturers, 1963, 1967, 1972 and 1977. 



gives basically the amount of national income derived from industry. 

Thus, it is a measure of economic well-being i n a given a rea. 

Table XXI shows value added by manufacturin g and by production 

worker for Upper East Tennessee counties and Tennessee for 1967, 1972 

and 1977. Value added by ~arter County industries in 1977 was 

58,700,000 which was 4 percent of the Upper East Tenness ee region. 

Sarter County ranked fourth in the region in value added by 

manufacturing in 1967 and 1972 but dropped to fifth in the region by 

1977. 

Value added per production worker is a rough indicator of 

productivity and of large scale capital intensive industries. Carter 

County's value added per production worker was sixth in the region 

in 1977, The value added per production worker for ~arter County 

was below the Upper ~ast Tennessee region and Tennessee va lue added 

per production workers for all three years. Sullivan County had 

the highest value added per production worker in 1977 because of the 

Tennessee Eastman Company which is a lar8e scale capital intensive 

chemical mcinufacturer which dominates Sullivan County's industrial 

base. 

Distribution Economic Base 

The economic activity groupings in the distribution base 

generally reflect increased employment and incomes earned in the 

manufacturing sector of the economy. ~he economic activity groups 

to be analyzed in this section are retail and wholesale trade, 
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TABLE XXI 

VALUE ADDED BY MANUFACTURING AND AMOUNT PER PRODUCTION WORKER 
UPPER EAST TENNESSEE COUNTIES AND TENNESSEE 

1967, 1972 AND 1977 

1967 1972 1977 
Amount Amount Per Amount Amount Per Amount Amount Per 

County ( 1000) Worker (1000) Worker (1000) Worker 

Carter $ 33,100 $ 9,735 $ 40,200 $11,823 $ 58,700 $20,241 

Greene 158,100 28,745 234,400 36,625 198,900 35,518 

Hancock 

Hawkins 24,000 16,000 64,900 18,543 104,900 34,967 
+:'-
N Johnson 3,700 4,625 10,300 7,923 

Sullivan 402,700 21,534 482,900 30,371 847,000 46,284 

Unicoi 11,900 9,154 20,300 14,500 33,100 30,091 

Washington 66,100 11,596 132,500 15,774 244,000 29,756 

Upper East 
Tennessee 699,600 18,595 985,500 24,454 1,486,600 37,560 

Tennessee 4,921,100 14,751 7,668,600 20,878 12,663,400 33,706 

Source: u. s. Census of Manufacturers, 1967, 1972 and 1977. 



Retail trade . Retail sales in the eight counties of the region 

all reflect the results of increased employment and higher family 

incomes. Table XXII shows an increase in retail sales for the 

Upper East Tennessee Region of $735,375,000 between 1967 and 1972. 

During this time period, Sullivan County had an increase of 

$354,139,000 which was 48 percent of the increase for the region. 

Carter County had an increase in retail sales of $58,271,000 

between 1967 and 1977 which was a 177 percent increase. Carter 

County has maintained about 8 percent of regional retail sales 

between 1967 and 1977, while the county's population was about 12 

percent of the region's population. Washington County had 25 per

cent of regional sales between 1967 and 1977, and 21 percent of the 

region's population. Washington County is attracting some retail 

sal es away from Carter County. 

Table XXIII shows the retail sales for Carter County out of 

Elizabethton and in Elizabethton. Elizabethton had 80.6 percent of 

the county's retail sales in 1967 which increased to 89.2 percent 

in 1977. During this time period, Elizabethton had a $57,265,000 

increase in retail sales while Carter County outside of Elizabethton 

had a $5,026,000 increase in retail sales . Elizabethton dominates 

retail sales for Carter County. 

Wholesale trade. Wholesale trade serves two basic purposes 

in this region. First, it provides for the region's retail firms. 

Second, it provides an auction market for Tennessee Burley Tobacco. 

This function of the wholesale distribution market varies directly 

in relation to the volume of tobacco for sale. The size of the 
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Area 

Carter 

Greene 

Hancock 

Hawkins 

Johnson 

Sullivan 

Unicoi 

Washington 

Upper East 
Tennessee 

Tennessee 

TABLE XXII 

RETAIL SALES 
UPPER EAST TENNESSEE COUNTIES AND TENNESSEE 

1967, 1972 AND 1977 

1967 1972 

$ 32,860 $ 56,917 

48,371 81,516 

2,452 3,783 

24,393 37,946 

8,043 11,522 

181,794 307,088 

11,890 19,452 

103,267 174,062 

413,070 692,286 

$5,282,025 $8,466,115 

Percent 
Change 
1967-72 

73.2 

68.5 

54.3 

55.6 

43 . 3 

68.9 

63.6 

68.6 

67.6 

60.2 

$ 

1977 
(1000) 

91,131 

126,593 

6 , 843 

58,303 

23,134 

535,924 

25,512 

281,005 

1,148,445 

$13,709,641 

Source: U. S. Census of Business, 1967 , 1972 and 1977. 
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Percent 
Change 
1967-77 

177.3 

161.7 

179.1 

139.1 

187.6 

194.8 

114.6 

172.1 

178.0 

159.5 



Elizabethton 

Outside of 
Elizabethton 

Carter County 

Source: u. S. 

TABLE XXIII 

RETAIL SALES 
ELIZABETHTON AND CARTER COUNTY 

1967, 1972 AND 1977 

1967 1972 
Amount Amount 
(1000) Percent (1000) Percent 

24,050 80.6 51,420 90.3 

5,790 19 . 4 5,497 9.7 

29,840 100.0 56,917 100.0 

Census of Business, 1967, 1972 and 
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1977 
Amount 
(1000) Percent 

81,315 89 .2 

9,816 10.8 

91,131 100.0 

1977. 



tobacco crop can vary widely depending on weather conditions and 

infestations. The region's tobacco auction markets generally sell 

almost one-half of Tennessee's entire burley tobacco crop. 

Table XXIV shows wholesale trade sales for the Upper East 

Tennessee counties, and Tennessee for 1967, 1972 and 1977. The 

increase in wholesale trade sales varied widely between 1967 and 

1977 from a 60.2 percent increase for Johnson County to a 633.6 

percent increase for Greene County. Carter County's sales increased 

$11,135,000 or 197 percent during this time period. The coun ty's 

percentage increase in sales between 1967 and 1977 was below the 

percentage increase for the region and Tennessee. Elizabethton 

had 69 percent of Carter County's wholesale trade sales in 1967. 

Services Economic Base 

The services classification includes a wide variety of employ=

ment groupings including hotels, motels, personal and business services, 

automotive and other repair services, amusement and recreation 

services, health services, legal services, educational services, 

social services, museums, membership organizations, and other 

professional services. :he service sector is one of the fastest 

growing segments in the economy. It is expected that this trend will 

continue in the future as the other parts of the regional economy 

expand and additional income creates rising consumer demands. 
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Area 

Carter 

Greene 

Hancock 

Hawkins 

Johnson 

Sullivan 

Unicoi 

Washington 

Upper East 
Tennessee 

Tennessee 

TABLE XXIV 

WHOLESALE TRADE SALES 
UPPER EAST TENNESSEE COUNTIES AND TENNESSEE 

1967, 1972 AND 1977 

Percent 
1967 1972 Change 1977 

(1000) (1000) 1967-72 (1000) 

$ 5,637 $ 8,331 47.8 $ 16,772 

32,106 50,706 57.9 235,542 

0 

6,369 13,293 108.7 

3,479 3,360 (3.4) 5,594 

368,216 340,054 (7. 6) 1,154,322 

1,509 

113,850 186,588 63.9 293,507 

529,657 603,841 14.0 1,705,737 

8,673,159 14,836,907 71. 0 29,277,435 

Source: u. S. Census of Business, 1967, 1972 and 1977. 
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Percent 
Change 
1967-77 

197.5 

633.6 

60.8 

213.4 

157.8 

222.0 

237.4 



Table XXV shows the sales of service industries included in the 

economic census for the region and Tennessee for 1967, 1972 and 1977. 

Sales for Carter County increased 4,500,000 or 176 percent 

between 1967 and 1977 which was a smaller percentage increase than 

the region and Tennessee. Carter Sounty's sales ranked fourth in the 

region which was 5.3 percent of total regional sales for 1977. 

Table XXVI shows sales of services for Carter County inside 

and outside of Elizabethton for 1967, 1972 and 1977. Elizabethton's 

portion of sales for services in Carter County was 78, 86, and 87 

percent respectively for 1967, 1972 and 1977. 

Agricultural Economic Base 

Agriculture is still an important part of Carter County's 

and the region's economy but it has declined relative to the 

industrial, distributive, and service sectors of the economy. Prior 

to World War II, agriculture was the mainstay of the region's economy 

in terms of employment. Only 4 percent of the region's total number 

of employed persons worked in agriculture in 1978. 

Table XXVII shows the income produced from farming for Carter 

County and the Upper East Tennessee region. The county's farm sales 

increased .".>2,755,168 or 116 percent from 1969 to 197f' while the 

average farm income per farm increased S4,154 or 243 percent 

for this time period. In 1969 more revenue was generated by live

stock while in 1978 more revenue was generated by crops for Carter 

County. 



TABLE XXV 

SERVICE SECTOR SALES 
UPPER EAST TENNESSEE COUNTIES AND TENNESSEE 

1967, 1972 AND 1977 

Percent Percent 
1967 1972 Change 1977 Change 

Area (1000) (1000) 1967-72 ( 1000) 1967-77 

Carter $ 2,556 $ 4,836 89.2 $ 7,056 176.l 

Greene 4,802 8,254 71. 9 12,459 159.5 

Hancock 125 172 37.6 212 69.6 

Hawkins 1,443 5,110 254.1 5,685 294.0 

Johnson 560 945 68.8 2,632 370.0 

Sullivan 25,029 42,095 68.2 74,172 196.3 

Unicoi 712 1,447 103.2 2,038 186.2 

Washington 9,437 17,902 89.7 29,096 208.3 

Upper East 
Tennessee 44,664 80,761 80 . 8 133,350 198.6 

Tennessee 883,140 1,650,212 86.9 2,729,160 209.0 

Source: u. s. Bureau of Census, Census of Selected Service 
Industries, 1967, 1972 and 1977. 
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Elizabethton 

Outside of 
Elizabethton 

Carter County 

Source: U. s. 
1967, 

TABLE XXVI 

SERVICE SECTOR SALES 
ELIZABETHTON AND CARTER COUNTY 

1967, 1972 AND 1977 

1967 1972 
Amount Amount 
(1000) Percent (1000) Percent 

$2,000 78.3 $4,166 86.1 

555 21. 7 670 13 . 9 

2,556 100.0 4,836 100.0 

Bureau of Census, Cens us of Selected 
1972 and 1977. 

- so -

1977 
Amount 
(1000) Percent 

$6,174 87.5 

882 12.5 

7,056 100.0 

Service Industries, 



TABLE XXVII 

INCOME FROM AGRICULTURAL PRODUCTS SOLD 
CARTER COUNTY AND THE REGION 

CARTER COUNTY 

Crops 

Livestock 

Value of All Products 

Average Per Farm 

UPPER EAST TENNESSEE 

Crops 

Livestock 

Value of All Products 

Average Per Farm 

Source: U. S. Census of 

1969 AND 1978 

Amount Sold 
in 1969 

$ 1,148,434 

1,204,290 

2,366,832 

1,707 

$22,798,000 

31,222,000 

54,325,000 

3,161 

Agriculture, 1969 
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Amount Sold 
in 1978 

$ 2,631,000 

2,L~91,000 

5,122,000 

5,861 

$43,311,000 

57,280,000 

99,593,000 

8,183 

and 1978. 

Percent 
Change 

129.2 

106.9 

116.4 

243.3 

85.6 

83.5 

83.3 

158.9 



Economic Projections 

It is necessary to know approximately how many people will 

be employed in Elizabethton and Carter County for ten to twenty years 

in the future in order to plan for future development. Future 

population trends interact with employment trends. This information 

is important to local officials in making long-range decisions 

concerning public imporvements for roads, schools, utility extensions 

and improvements and recreation facilities. 

A wide variety of data was utilized in making the employment 

projections, Past employment trends for manufacturing, distribution, 

services, and agriculture were analyzed. National and regional 

trends and projections for specific economic classifications were 

reviewed, The infrastructure necessary for economic development 

such as transportation facilities, public utilities, labor supply 

and skills, local business attitudes, plus recreation and cultural 

resources were examined. 

The employment projections were also based on four assumptions. 

First, that the national economy will continue its modest growth 

rate. Second, that the transportation improvement projects planned 

for Carter County and the region to mitigate deficiencies will be 

completed as planned. ~hird, that the infrastructure necessary for 

economic development will continue to be positive. Last, that employ

ment and industrial location trends during the planning period will 

closely parallel past trends. 
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The difficulty in forecas ting employment f or an a r ea l ike 

Elizabethton and r: artcr r:ounty is th:1L ns n r;cographic c'.lrea becomes 

snwll er, the process of Iorccilst in g bccun1cc; 111 urc tenuous c:md the margin 

of error greate r . For example , the locn t ion of a large i ndustry 

could c ause c'.l dr amati c increase in employment in an area. Like-

wise, tl1e loss or severe cut hnck in n lnr8c indust ry would hnve 

the opposite impact. LLlrger geographic ;1rcas are not impacted 

significontly by single events that: in vn licl atc employment pro.i ection s. 

However, this section will project the emp l oyment o f Corter 

r:ounty for the next t went y yellrs s uhj cct to the above constrain t s 

and limit a tions . 

Tab le XXVIII shows the emp laymen t proj cc t ions for r.::l iza he th ton 

and Cnrter rounty for the n ext twenty ycnrs . ~ota l employment is 

projected to i n crc:1sc by 9i'11 1wrson:; ;Jt :>n pcrc( ·nl: for ;;:1.i;--:uhethton 

or 3,670 persons or 19 percent for ~ n r lcr r ount y by the yenr 2000. 

Services, re t a il and who l esale trade nrc e xpected to increase at a higher 

rClte thnn total empl oyme n t. Servi.cc emp l oymen t is projected to 

increase 11 36 persons or 25 percccnt by the ye nr 2000 because highe r 

wages <.rnd sa l a r ie s l eave more mo n ey <1 V il i l n h l e I or the service sec tor 

c'.lfter necessi tie s . Petn i 1 :md who le s;1 J e trn de is projected to i ncr ease 

by 589 p e rson s or 21 percent and 78 persons or 19 percent respectively. 

The m;rnuL1c t urin r; sector is pr o j cct:ccl t:o Lncre o.se by l, 09Lf 

pe rsons or 15 percent by the year 2000. This sector would stil l 

rema in the mainstay of ~li zab e thton's nncl Cnrter County' s economy by 
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TABLE XXVIII 

EMPLOYMENT PROJECTIONS 
ELI ZABETHTON AND CARTER COUNTY 

Selected Standard 
Industrial 

Classifications 1980 1990 
-------

ELIZABETHTON 

Total Employment L>,9L13 5, L11 3 

CARTER COUNTY 

Total Employment 19,509 21,345 

Manufacturing 7,275 7,822 

Retail Trade 2,792 3,086 

Wholesale Trade 407 446 

Services l>,522 5,090 

Agriculture 297 289 

Other 4,216 4,612 

2000 

5,927 

23,179 

8,369 

3,381 

485 

5,658 

278 

5,008 

Source: Local Planning Division, Tennessee Department 
of Economic a nd Community Development. 
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employing over 36 percent of all employees. The manufacturing sector 

will continue to have the most employees in excess of local demand, 

This creates goods for export outside of rlizabethton and the county 

which provides an inflow of funds. 

The agriculture sector is projected to have a loss of 19 persons 

or 6 percent which is consistent with the move to an urbanized 

industrial economy. 
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CHAPTER III 

LAND USE ANALYSIS 

The use of land in Elizabethton and the surrounding region is 

discussed in this chapter. Up-to-date factual information must be 

made available to community's leaders and governing bodies if they 

are to intelligently and rationally formulate policies to guide 

the city's growth. To provide this information so necessary to 

the decision-making process, soil characteristics and limitations 

were reviewed and the existing and probable future land use of 

Elizabethton and the surrounding region were studied. 

Soils 

Soil conditions have always been a major factor in how 

communities have developed. The best soils for agriculture are 

usually best suited for other uses such as commercial, industrial 

and residential development, recreation and transportation. For 

these reasons it has become increasingly important to study soil 

capabilities and match the intended land use to the soils. The 

Soil Conservation Service of the U. S. Department of Agriculture 

has been active in Carter County for a number of years in mapping 

and classifying soils, as well as working with the Elizabethton 

Planning Commission and developers on soil related problems. One 

of the most recent publications of the Carter County Soil Conser

vation District is a general soils map shown on Illustration 2. 

A description of the general soils were called associations. 
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Legend 

111 ustration II 

General Soils_ Map 

Dunmore - Rock Outcrop 

Congaree- Chewacla 

Dunmore - Fullerton~Rock Outcrop 

ELIZABETHTON TENNESSEE 



The objective of this information is to identify and interpret the 

major soil areas as a means for guiding the orderly growth and 

development of the city and its urban area. This information is 

general in its application but this does not preclude its use in 

determining the capabilities of vacant land for potential use. It 

has been a necessary element in the preparation of the future land 

use plan. 

The soils association information on the General Soils Map is 

intended for broad planning applications. The small scale does 

not provide for interpretations for any particular site. It is 

intended only for a guide. On-site investigation and analysis 

should be made when specific information is needed. 

Four of these associations are to be found in and adjacent to 

Elizabethton. These associations are (1) Sequatchie-Masada, 

(2) Congaree-Chewacla, (3) Dunmore-Rock Outcrop, and (4) Dunmore

Fullerton-Rock Outcrop. Each soil association ~onsists of a 

combination of soils in a characteristic and repeating pattern. 

The nature, pattern, and proportion of soils gives the area a 

characteristic landscape of its own. The following discussion of 

the soil associations outlines the characteristics of the dominant 

soils in each area in terms of the qualities that affect different 

land uses. 

Sequatchie-Masada. The Sequatchie and Masada soils are 

undulating and rolling, well-drained, loamy soils more than five 
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feet deep over bedrock. These soils are usually found on stream 

terraces. Because of the soil type and flooding probability in 

the areas that these soils are located, there are severe limi

tations for solid waste landfills and slight to moderate limitations 

for excavation, and construction of residential and small com

mercial structures. These same limitations apply to road and 

street construction. This soil is rated fair for road fill and 

good to fair as a topsoil. The soil is unsuitable for processing 

as sand or gravel. 

Congaree-Chewacla. These soils are nearly level and gently 

sloping, well and moderately well-drained loamy soils that are 

more than five feet deep over bedrock. These soils are found on 

floodplains. This soil is suitable for most types of development 

with the exception of structures with basements. The soil is a 

good topsoil and excellent for lawns and landscaping. This type 

of soil is easily eroded. 

Dunmore-Rock Outcrop. This group of soils are rolling and 

hilly, well-drained, claying soils more than five feet deep over 

dolomitic limestone, and rock outcrops, on rounded hills. These 

soils have moderate limitations for septic tanks and building site 

development. These soils are unsuitable for road fill or topsoil. 

Dunmore-Fullerton-Rock Outcrop. These soils are found on 

rolling to hilly areas. The soils are well-drained, cherty and 

clayey soils more than five feet deep over dolomitic limestone 

bedrock, and rock outcrops, on rounded hills and ridges. This 
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soil has a low strength that makes it poor for road construction 

or road fill. The soil has moderate limitations for building site 

development and lawns and landscaping. 

Existing Land Use 

The land area within the corporate limits of Elizabethton 

totals approximately 4,779 acres or 7.5 square miles. Of this 

area 3,111 acres or 65 percent is developed. The remaining 35 

percent of the corporate land is vacant, occupied by water, or in 

agricultural use. In this report, developed land includes all 

acreage in residential, coilIDlercial, industrial and public and 

semi-public use. Table XXIX shows the total acreage for each 

land use classification, the percentage of each acreage to the 

total land area of the city, and the percentage relationship each 

has to the developed area . Illustration 3 indicates the percentage 

relationships of each use to the total land area and developed area 

of the city . Existing land use for Elizabethton is shown on the 

existing land use map, Illustration 4. 

Residential development. Residential land uses occupy the 

largest portion of the developed area of the city. Residents 

occupy 1 1 537 acres or 32 . 1 percent of the total land area and 49.4 

percent of the developed land . 

Single family dwellings make up most of the residential use. 

Because of the single family development, housing densities (number 

of housing units per acre) are very low for a city . There are 
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TABLE XXIX 

LAND USE IN ELIZABETHTON, 1984 

Percent of Percent of 
Acres Total Land Developed Land 

Residential 1,537 32.l 49.4 

Commercial 227 4.8 7.3 

Industrial 245 5.1 7 .9 

Public and Semi-Public 4L~ 7 9.4 1LL4 

Transportation 655 13.7 21. 0 

Vacant and Water 1,668 34.9 ---

Total 4,779 100.0 100.0 

Source: Local Planning Office. 
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I llU5tration 111 

Percent of Distribution by Land Use 

VACANT S 
WATER 
34.9°/o 

INDUSTRIAL 
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9·401° COMMERCIAL 

COMMERCIAL 
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approximately 5,081 housing units in Elizabethton; the overall city 

average housing density is 3.3 units per developed acre. 

In general, the housing densities in the older, close in 

sections of the city are higher than in the newer outlying develop

ments. 

Commercial land use. There are approximately 227 acres of 

land in commercial use in the city. This future represents 3.8 

percent of the total acreage and 7.3 percent of the developed 

land in Elizabethton. Even though commercial development occupies 

only a small percentage of the land, it is vitally important to 

the city in terms of employment, supply of goods and taxes. 

The central business district and its fringe area are the 

largest concentration of commercial uses in the city. 

The remaining commercial land use is in scattered locations 

throughout the city. A large portion of these scattered commercial 

sites are strung along major streets. 

These long stretches of cornn1ercial development along city 

streets have created some of the most undesirable situations for 

Elizabethton. At the outset these areas were convenient and 

attractive to motorists. As traffic has increased, these areas 

have become hazardous and much of the attractiveness for certain 

business uses has declined. 

This type development is uneconomical, depreciates the value 

of adjacent properties, is unattractive, and produces traffic 

congestion and hazards. Examples of this type of commercial 
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developments are along West "G" Street, West Elk Avenue, and State 

Route 37. 

Recently, the trend throughout the country has been to 

concentrate retail and professional businesses in shopping centers 

on large tracts of land with ample off-street parking and other 

essential customer conveniences. Several small shopping centers 

have been constructed in Elizabethton in the past ten to fifteen 

years. 

Industrial land uses. There are approximately 245 acres of 

land in industrial use in Elizabethton. The acreage in industrial 

use represents 5.1 percent of the total land of the city and 7.9 

percent of the developed land. 

A large portion of the city's industrial land is located along 

West Elk Avenue on the northeast side of town. Located in the area, 

in addition to several small industries, is the large chemical

textile industry which has had so much influence on the development 

of Elizabethton. The other main concentration of industry within 

Elizabethton is the city industrial park located between State 

Line Road and State Route 37 on the southeast side of town. The 

remaining industries are scattered throughout the older sections 

of the city. The City of Elizabethton is presently redeveloping 

part of the old Bemberg Plant property on West Elk Avenue. 

Public and semi-public land use. There are 447 acres of land 

in Elizabethton devoted to public and semi-public land uses. This 

is 9.L~ percent of the city's developed land . 
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This category of land use covers a wide range of uses. It is 

important to examine public and semi-public uses because, in large 

part, they constitute the community facilities necessary to urban 

environment. The government structures, the schools and parks, 

the utilities, churches, cemeteries, hospitals and nursing homes 

are all public and semi-public uses that play such an important 

role in the convenience and general "liveability" of the city. 

Transportation. The amount of land necessary for public 

rights-of-way for streets, highways, sidewalks, utilities, and 

alleys is often underestimated. In the City of Elizabethton 

approximately 650 acres of land are used for public rights-of-way 

and five acres for railroad rights-of-way. 

Land Use Comparisons 

A particularly useful technique in the analysis of land 

development trends in a city is the comparison of present day land 

use statistics of some earlier period. In the following table, the 

1984 land use statistics are compared with similar data for 1953, 

1956 and 1969. Because of a difference in the classification of 

land use. The land use figures presented in this section are some

what different than those published in past reports. Adjustments 

have been necessary to make the 1984 data comparable to the 1953, 

1956 and 1961 land use classifications. 

Table XXX shows the percentage of land used for major types 

of land use in the City of Elizabethtin in 1953, 1956, 1969 and 

1984. The information in this table indicates at least three 
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TABLE XXX 

COMPARISON OF LAND USES IN CITY OF ELIZABETHTON 
1953, 1956, 1969 AND 1984 

1953 1956 1969 

Residential 18.4 21.4 25.8 

Business 1. 5 1. 4 4.8 

Industrial 11. 7 12.1 7.3 

Public and Semi-Public 6.4 6.9 5.4 

Vacant and Water 62.0 58.2 56.7 

Transportation 

1984 

32.1 

4.8 

5.1 

9.4 

34.9 

13.7 

Total 100.0 100.0 100.0 100.0 

Source: Local Planning Office. 
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trends: (1) Even with the 1967 West End annexation, the percentage 

of undeveloped land is decreasing . This trend reflects new develop

ments and infilling of lots within the city. (2) The percentage of 

residential property is steadily increasing. (3) The p ercentage of 

industrial land is decreasing. Several of the older industries 

located within Elizabethton have fone out of business leaving 

either vacant property or industrial property that has been con

verted to other uses. New industries have located just outside the 

city at the Hunter Industrial Park. 
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LAND USE PLAN 

The land use plan is a guide for the physical development of 

a city. Such a plan includes proposals for the amount and location 

of land that will be needed as the community grows. Its purpose is 

to serve as a basis for creating an environment, or pattern of 

development, where the various uses of land compliment rather than 

conflict with each other. The Elizabethton Land Use Plan proposes 

an arrangement for the land uses anticipated in the city during the 

next twenty years. 

During the preparation of this plan, goals were outlined and 

policies were developed to achieve them. The goals express an 

attitude toward the city. They are a representation of how we 

would like our life and our city to be. This list is not by any 

means complete; they merely indicate ideas about a direction the 

city may take. It is the duty of the planning commission and the 

city council to routinely edit, refine, adapt, enlarge and alter 

these goals to fit their conception of the future of Elizabethton. 

The policies are included as development and growth guides. 

They represent procedures to be followed if the city is to develop 

in accordance with the stated goals. 

Land Use Goals 

1. To promote efficiency in the use of land. Since land 

is a limited commodity, it must be used in an efficient 

manner in order to meet increasing demands being placed 
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on it by urban growth. Land use patterns should be 

established which will promote the highest degree of 

health, safety and welfare for all areas of the city. 

Conflicts between residential, commercial, industrial 

and public and semi-public uses should be kept to a 

minimum for the protection and enhancement of property 

values. 

2. To insure that residential areas are safe and protected 

from mixed land uses and substandard development. There 

are many attractive neighborhoods in the city; however, 

some areas of the city are blighted and obsolete because 

of structural deterioration, overcrowding and mixed land 

uses. It is important to preserve good residential areas, 

to upgrade those that are declining, to redevelop those 

that are substandard, and to provide orderly development 

for future residential areas. 

3. Provide for conveniently located business areas of 

sufficient size and character to offer an adequate range 

of goods and services in a clean, attractive and safe 

manner. Because of the impact business has on other land 

uses, its scale and location should be coordinated with 

other uses. Business areas generate traffic, noise and, 

to a certain extent, depending on the size and composi

tion of the area, other conditions which are considered 

incompatible with residential neighborhoods. 
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4. Properly l ocate areas n eeded for the expansion of 

existing industries and the development of new ones. 

Industrial activities may involve the processing , 

handling and creating of products, and research and 

technological processes. Heavier industries may 

include manufacturing, assembling, fabrication and 

processing, bulk handling of products, storage, ware

housing, and heavy trucking. All should be interrelated 

in terms of intensity of use. They should be operated 

to minimize external effects of traffic congestion, 

noise, g lar e , air and water pollution, fire, and safety 

hazards. 

Enough land should be provided with adequate space for 

industrial operations , future expansion, off-street 

parking for employees and visitors, loading and docking 

facilities, storage, landscaping, utilities, separation 

of buildings, and other reouirements. Because of their 

considerable investment in specifically designed f acili

ties, most industries want to he assured of having enough 

room for future growth, and purchase or reserve areas 

larger than n ecessary for irrunediate needs. 

5. Develop and maintain a well balanced open space program 

which will ensure preservation of land for recreation 

purposes. The mo st conunon types of open space are park 

- 71 -



and recreation facilities. These facilities should be 

organized to serve all age groups with a complete range 

of facilities. Generally , the facilities should be 

provided by type. For example, playgrounds should be 

related to the age group served. The types of park and 

recreation facilities should also be interrelated as well 

as coordinated with other public facilities. For 

instance, park land adjacent to a playfield provides a 

buffer between the active play area and adjoining 

residences. 

6. Improve existing public and semi-public buildings and 

prepare criteria which will ensure suitable sites are 

available for future needs. Public and semi-public 

buildings include, but are not limited to, schools, 

libraries, fire stations, police s tations, civic centers, 

places of worship, community club buildings, and lodge 

halls. These buildings occupy only a small portion of 

the developed land within the city, but are of great 

importance to the total community. Well located and 

designed public and semi-public buildings are a source 

of pride to the city. They help to create a desirable 

public image of the area. Moreover, because of the 

essential services they house, they can be of consider

able value in helping to maintain stable residential 

areas. 
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7. Provide public services and facilities that effectively 

meet and anticipate the needs of all segments of the 

public. There are several public services and facilities 

which are absolutely essential in providing for the 

health, safety and welfare of the corrnnunity. These 

services and facilities include police and fire pro

tection, civil defense, postal service, hospital and 

clinic facilities, garbage and waste collection and 

disposal, and such utilities as water and sewerage. 

Principles and standards must be developed which will 

ensure that services and facilities are available when 

and where desired. 

8. Provide an efficient transportation system for the safe 

and convenient movement of people, goods and services 

within the county and the region. An effective transpor- J 

tation system can do much more than move traffic. It can 

be one of the most valuable tools available in predeter

mining residential, conunercial and industrial growth 

patterns. Efforts to improve highways, rail, and air 

facilities should be constantly encouraged. 

Land Use Developmental Policies 

The following policies, or means of accomplishing the land use 

goals as established in the previous section of this report, are 

presented as guidelines that the city governing bodies can use to 
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help insure a coordinated and orderly growth for Elizabethton. 

Policy statements will be presented for residential, business, 

industry, public and s emi-public, and historical land uses. De

velopmental policies for utilities will also be presented. 

Development policies for residential areas. Most of the 

developed land in the urban area is devoted to residential use. 

Development densities range from several acres per family in 

fringe areas to a few hundred square feet per family in apartment 

areas and mobile home parks. 

Future residential developments and redevelopments should 

include installation of all needed utilities and streets. These 

developments should be designed so as to be compatible with adjacent 

existing development, with physical features of the site and with 

adjoining man-made improvements. Residential areas should be plan

ned so that they will be adequately serviced by a neighborhood 

elementary school, playgrounds and parks, churches and other similar 

public and semi-public uses. 

In order to assure the development of existing and future 

residential areas in a pleasing, attractive and efficient manner, 

the following policies should be instituted. 

1. A variety of residential areas shall be encouraged 

by allowing housing densities ranging from single 

family structures to multi-family structures; allow

ing new residential development concepts within the 

framework of regulatory controls. 
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2. High densi ty areas shall be dependent on the amount 

and type of public improvements availab le or planned. 

3. Areas of density should decr e ase as slope increases 

in order to avoid overdevel opment of a reas needed to 

prevent excessive run-off and proper s torm water 

drainage . 

4. Areas of high density multi-family residential development 

shall be located adjacent to appropriate linkages of 

the major thoroughfare system and the sanitary sewer 

system and public water system facilities of adequate 

size. These public facilities should exist or be in 

the capital improvement budget before development occurs. 

5. High density multi-family residential areas should be 

developed in the vicinity of commercia l and/or service 

facilities. 

6. The development densities 0£ mobile home parks require 

them to be located in area s of multi-fami ly r es idential 

housing. These parks shall be located adjacent to major 

thoroughfares. Ample water and sewer sys tems shoul d be 

available prior to location of mobile home park com

plexes. 

7 . Mobile home park residents s hall be protected from 

adverse conditions of adj acent non-residential areas 
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and major streets. These protective safeguards can be 

accomplished by development of parks designed to blend 

with the landscape and natural features, with proper 

boundary screening and with ample open space and 

recreation areas. 

8. Residential areas should have streets designed to fit 

existing topography and adequately service the area 

while at the same time discourage through traffic. 

Several street designs such as cul-de-sacs, circulinear 

and loop streets should be utilized. 

9. Residential developments should have ample open space 

features and their design shall provide for preservation 

of unique natural features. 

10. Residential developments should be located only on soils 

that are deemed adeouate for residential development. 

11. New development concepts such as planned unit developments 

will be encouraged. 

Development policies for commercial areas. There are three 

divisions of commercial activities within the City of Elizabethton. 

They are the central business district and its periphery, highway 

oriented commercial areas, and neighborhood corrnnercial areas. 
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The central business district is the focal point of many 

community activities chiefly of which are retail, service, finance, 

government, and recreation. The district services not only the 

citizens in the remainder of Carter County and parts of the 

adjacent counties. The district provides employment for a large 

number of citizens and contributes a large portion of the total 

city tax base. 

The central business district represents the image of 

Elizabethton. It is the heart of the city and a place to meet 

friends, shop, attend church and be entertained. For sometime now 

the district has been confronted with a major problem. This prob

lem is the shifting of commercial business to shopping center 

developments and highway strip developments. This problem is 

common in almost every city across the nation and has been 

gradually occurring for the past fifteen to twenty years. Probably 

the two major reasons why this trend is occurring is because people 

are becoming more automobile oriented and tend to shop where they 

can find easily accessible parking close to the commercial estab

lishments. The second reason a change in commercial business is 

occurring is because of a change in lifestyles. Many families 

have both spouses working during the day and pref er to shop at 

night or on weekends. The new stores are more modern and tend to 

offer a wider variety of merchandise under one roof. Chain stores 

such as the type that choose to locate in shopping centers usually 

have regional advertising and high quantity buying power which 

allows them to sell for less than smaller locally owned stores. 
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Elizabethton h as completed one of the most successful downtown 

urban renewal projects in East Tennessee. Downtown Eli zabe thton 

has a positive future as one of the few remaining downtowns that 

provides a pleasant shopping ex peri ence . 

In order to maintain a viable economic base and provide a 

variety of commercial business it is n ecess ary to have both a 

strong central business district and commercial establishments 

located appropriately to serve local neighborhoods and arterial 

traffic. 

At present, highway commercial areas are generally located in 

strips or ribbons along major traffic arteries. They are character

ized by uncontrolled ingress and egress to the street, inadequate 

parking, and numerous signs that are confusing to motorists . These 

commercial areas are also lacking in attractiveness since they have 

taken away all natural environment and replaced it with asphalt, 

brick and mortor. Often, strip commercial areas conflict with 

residential developments established prior to the location of the 

commercial uses. These conflicts wi th adjacent residential areas 

tend to lower property values and cause blighting conditions to 

develop in the affected res idential area. 

The basic purpose of neighborho od commercial areas is to serve 

the day-to-day needs of the residents in the surrounding neighbor

hood. In this manner, citizens woul d n ot be required to make 

unnecessary and inconvenient auto trips for small amounts of daily 

needs. By the nature of the neighborhood commercial development, 

the area should be small and surrounded by residential uses. 
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So that the future development of cormnercial areas will be 

achieved in a manner that will be compatible with the total environ

ment of the area, the city should adopt the following policies for 

cormnercial development. 

1. The preservation of the central business district shall 

be encouraged through a joint effort of the downtown 

merchants, the Chamber of Commerce, and the City of 

Elizabethton. The beauty and uniqueness of the city's 

downtown should be maintained and promoted on a 

regional basis. 

2. The amount of land zoned for coIIIT!lercial development 

during the planning period shall be scaled to the 

demand of the projected population. 

3. Commercial uses related to walking traffic should be 

grouped together so as to maximize pedestrian movement. 

4. Areas established for commercial purposes should be 

adjacent to residential neighborhoods and not located 

within them. 

5. Strip commercial development shall be discouraged. 

Highway oriented business should be concentrated in 

groups and located conveniently on major streets that 

will best serve the uses of the area. 
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6. Congestion shall be minimized and safety assured by 

planning for controlled points of ingress and egress 

and establishing adequate circulation and parking 

within commercial developments. 

7. Commercial developments shall occur only after 

sufficient development aspects of the proposed site 

are analyzed and it is assured that street design, 

grades, intersections, access points, and rights-of

way are adequate. 

8. Commercial areas for neighborhoods shall consist of 

neighborhood shopping and services only. 

9. Community commercial areas serving two or more 

neighborhoods shall be allowed, provided they show 

they can more adequately serve the particular role 

and that the residential developments adjoining will 

not be adversely affected. 

10. All commercial uses shall be required to provide 

adequate off-street parking for customers and employees. 

11. Landscaping of commercial developments shall be 

encouraged. 

12. Elimination of all pollution factors shall be encouraged. 
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Development policies for industry. Industrial activities 

located in Elizabethton play a vital role in the total local 

economy and the overall economy of the Upper East Tennessee 

Region. These industrial land uses range through a wide spectrum 

of operations from warehousing activities to manufacturing plants. 

Industrial uses are major assets to the community. However, 

they create a special envirornnent that limits the location of 

other land uses, namely residential uses and certain types of 

business uses. Since industries have this special characteristic, 

adequate land should be available for their expansions either in 

individual locations or in planned industrial parks. Industrial 

land uses, should be assured that the community will provide ample 

community facilities such as water, sanitary sewers, and streets 

and highways for their locations and see that other community 

facilities such as schools and recreation areas are provided for 

the citizens they employ. 

The city should adopt the following policies to help assure 

the future expansion of industry in a manner that will best serve 

industrial uses and enhance the total envirornnent of the 

Elizabethton area. 

1. Existing industrial areas that are surrounded by 

predominately developed land and do not have ample 

expansion space will be considered for possible 

redevelopment. 
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I . 

2. Industrial areas should be located in generally level 

areas. 

3. Industrial areas shall be encouraged at points where 

they will be adjacent to major transportation arteries; 

community facilities such as water, power and sewerage 

systems and where they will not conflict with non

compatible land uses. 

4. Standards for development of industrial parks ·with 

regard to utilities, streets, landscaping, design, and 

off-street parking should be adopted to assure proper 

industrial park development with adequate public facili

ties, setbacks and parking requirements. 

5. Industries generally classed as nuisance shall be 

located in areas where they will be adequately screened 

from other uses. 

6. Existing and future industrial uses shall be encouraged 

to utilize all care possible to prevent all forms of 

pollution. 

7. All industrial uses shall provide for adequate off-street 

parking for employees and visitors. 

8. Landscaping of all industrial sites shall be encouraged. 
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9. In areas of abrupt transition between industrial uses 

and residential uses , landscape screening by the 

industrial uses shall be encouraged . 

Development policies for open space, recreation and public and 

semi-public buildings and sites. The development of additional 

open space and recreational areas and the proper location of public 

and semi-public buildings and sites is absolutely essential to the 

future orderly development of Elizabethton. The following policies 

should be adopted to assure this development. 

1. Public and semi-public buildings and sites should be 

reviewed and approved by the Elizabethton Regional 

Planning Commission. 

2. Public and semi-public buildings should be conveniently 

located and be r eadily a ccessible t o the people they 

serve . 

3. Grouping of comrnunity -wide public uses should be 

encouraged to compl i ment each other in design and 

f unction . 

4 . Schools should be located in accordance with the 

following standards: 

(a) Elementary schools should be located within 

the residential areas served; 
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(b) Secondary schools should be conveniently located 

within the center of the service areas; 

(c) Secondary schools should be located adjacent to 

a network of adequate streets; and 

(d) School locations should be coordinated with the 

location of parks and playgrounds to permit 

maximum utilization of public land. 

5. Insure that sufficient future park and school sites and 

acreages will be available as the need for them arises, 

through a land acquisition program based on anticipated 

growth. 

6. The city should satisfy the physical, psychological, 

recreational and cultural needs of the people, based on 

a comprehensive community facilities program. 

7. Provide adequate open space areas throughout the city 

which would: 

(a) Preserve and enhance the natural areas and 

marnnade features of the city; 

(b) Retain the aesthetic quality that only open space 

can provide; 

(c) Discourage urban development in areas more 

suitable for open spaces; and 
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(d) Preserve scenic views and historical sites . 

Historical land use policies. The City of Elizabethton is the 

location of many early historical events of national prominence. 

The city has a number of historical sites and structures that should 

be carefully maintained for future generations. Listed are suggested 

historical land use policies: 

1. A comprehensive plan for historical development should 

be prepared. 

2. The city should preserve and restore with assistance 

of local, state and federal agencies and groups as 

many of h i storical sites and structures as possible. 

3. The city should encourage private restoration of 

structures of historical character . 

4 . The city should adopt and strictly enforce appropriate 

historical zoning controls. 

Development pol i cies for utilities . In the past, the outward 

development of the city was carried out without regard to planning. 

As a result of this non-planning action, utilities of improper size 

were extended to the growth areas or were not extended at all . This 

practice of development without proper utility extension has been 

changed in recent years, however, it is still imperative that the 

future extension of utilities be coordinated with the general plan. 
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To this end, the policies established in this plan should be adopted 

by the Elizabethton agencies responsible for utilities. 

1. Adequate utilities shall be extended to all sections 

of the city and its urbanizing area on a priority 

basis. 

2. New developments whether they are residential, commercial, 

industrial or recreational in character shall have all 

proper utilities installed by the development group 

whether public or private. 

3. The extension of utilities of proper capacity into 

designated growth areas should precede or be installed 

at the time development occurs. 

4. The use of underground utilities shall be encouraged 

where feasible . 

5. When utility construction must house specialized 

machinery , the site shall be screened and landscaped 

in such a manner so as not to detract from the sur

rounding area. 

6. Where possible all utility buildings shall be located 

in non-residential areas . These buildings shall be 

designed to compliment the area in which they are to 

be located. 
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Leoend 

Illustration V 

, Future Land Use Map 

Residential 

Conmercial 
Public I Semi-public 

Industrial 

ELIZABETHTON TENNESSEE 



TABLE XX.XI 

PROJECTED LAND USE FOR ELIZABETHTON 

198l~ 1990 2000 

Residential 1,537 1,587 1,637 

Corrrrnercial 227 252 277 

Industrial 245 270 295 

Public and Semi-Public 447 492 537 

Transportation 655 685 715 

Vacant and Water 1,668 1,493 1,318 

Total 4,779 4,779 4,779 

Source: Local Planning Office. 
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considered as a final statement. This plan and subsequent city 

plans must be reviewed and reassessed as the planning area under

goes change. Change, both in the development and in the aspirations 

of the city, will require modifications to the planning documents. 

Only through a constant process of review, reassessment, and, if 

necessary, revision, can the plan work as an up- to-dat e guide for 

public policy. 

Future residential land use. The greates t portion of the 

community's urban land is devoted to housing the residents of the 

area. The anticipated increase of slightly over 2,500 persons in 

the City of Elizabethton by the year 2000 will create a need for 

approximately 1,000 new dwelling units. Development of these new 

residents will necessitate about 100 additional acres of previous 

undeveloped land being used. 

At present, Elizabethton housing is largely the single-family 

type with fewer multi-family units. It may be expected that 

single-family housing will continue as the dominate type in future 

development in the urbanizing areas outside the city. However, 

multi-family units as a percentage of new residential construction 

are expected to increase inside the city where utilit'ies are avail

able and land is more expensive . A demand for multi-family housing 

has been created largely by two groups of urban dwellers that are 

increasing in number. These are the older segments of the popu

lation, including retired persons and persons over age 65 1 and 

young single persons or young couples, who have not begun to have 

children. 
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Residential areas are divided into three levels of density -

low, 3-7 persons per acre; medium, 7-12 persons per acre; and 

high, 12+ or more persons per acre. Gen erally speaking, these 

densities follow the pattern of high density in the older sections 

of the city. The lower densities are further from the center of 

the city and in outlying urbanizing areas. 

Future commercial land use. It is expected that an additional 

fifty acres of commercial land will be required to serve the 

citizens of Elizabethton and the urban area by 2000 . The increase 

in commercial land presents the city with an opportunity to 

enhance and protect future development and to avoid past mistakes 

associated with this type of development. 

For future land use, commercial areas have been divided into 

four types - first is the central business district with its general 

merchandise, apparel, furniture and office buildings; second, 

adjacent to the central business district is the supporting central 

business district. This area includes businesses that support the 

central business area such as wholes al ing, warehousing, and light 

manufacturing firms. The central business and supporting central 

business districts combined from the regional retail and wholesale 

trade area for the surrounding region. Third are neighborhood 

shopping areas to serve the nearby residents with food, hardware, 

drugs, personal services and the like; fourth are highway oriented 

businesses, which include service stations, motels, drive-in 

restaurants and similar community services. The future land use 

- 91 -



map shows that the connnercial areas are located with relationships 

to population concentrations and are in convenient proximity to 

existing and proposed thoroughfares . 

Future industrial land use. Elizabethton's past industrial 

growth has created a shortage of suitable sites for new industrial 

expansion within the existing city l imi ts . Practically all of the 

level land served by rail and highway is now used for industrial 

purposes or held by existing industries for expansion. The city 

is presently completing construction of the new Cherokee Industrial 

Park located on West Elk Avenue. When this land is occupied, the 

obvious place for the city to look for additional suitable indus

trial land is the surrounding urban fringe. 

If the current ratio of industrial land to employment remains 

constant, it can be anticipated that fifty new industrial acres 

will be needed by 2000 for Elizabethton's population alone . Con

siderably more land will be needed to provide adequate industrial 

space for employment of the expanding population in Elizabethton's 

urban fringe and the remainder of the county. 

These projections should be periodically reviewed and updated 

in light of technological change and the potential of the region to 

attract new industrial development due to improved access. The 

diversified manufacturing base in the Upper East Tennessee area, 

improved highway access as a result of current highway projects, 

and the attraction of existing industries for allied manufacturing 

development all indicate a need for aggressive efforts to preserve 

and improve new industrial sites in the area. 
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Future public and semi-public land use. Included under this 

land use classification are cultural, educational recreational 

and other community facilities. These facilities are located 

throughout Elizabethton and the surrounding urbanizing area. The 

major land needs of the community are for recreational areas of 

sufficient size and in appropriate locations to offer all citizens 

of the area a variety of leisure time outdoor activities. Addi-

tional sites for schools and fire stations will also become more 

important as development continues in the surrounding urbanizing 

area. An attempt was made to locate these future facilities where 

they would best serve the needs of the people. 

There is expected to be an increase of some ninety acres 

devoted to public and semi-public use by 2000. 

Implementation of the Land Use Plan 

The land use plan for Elizabethton and the surrounding region 

cannot be effective unless measures are taken to insure its imple-

mentation. The plan must be understood by persons responsible for 

implementing the suggestions and recommendations. It is vital that 

the plan along with the developmental policies be accepted and 

adopted officially by the city. It is also important that all 

other public and private agencies understand and support the plan. 

The measures needed to implement the plan consist, for the most 

part, of regulatory devices, which are action oriented policies, 

that are primarily the responsibility of the el e cted officials of 
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the city. These measures, which are often referred to as planning 

tools, are discussed below. 

Subdivision regulations. The subdivision of land is the initial 

step in the process of building a community . The quality of the 

subdivision and the standards that a r e built into them determine 

the form and character of a communi t y . Once land has been divided 

into blocks and lot~ and streets and utilities have been installed, 

a development pattern is permanently established and unlikely to be 

changed. For generations the entire community as well as the 

individuals who live in the subdivisions will be influenced by the 

quality and character of subdivision design. Therefore, subdivision 

regulations applied iri advance of development provide a community 

with its only opportunity to insure that its new neighborhoods are 

properly designed. 

It can easily be seen that subdivision regulations play a vital 

part in implementing the land use plan . It i s through these regu

lations that the dev e lopment standa rd s for future subdivisions are 

established. Although subdivision r egulations are in effect within 

Elizabethton and the surrounding planning reg ion, they should be 

reviewed and updated periodically in o rder to reflect the goals and 

policies of the land use plan. In enforcement and administration 

of subdivision regulations, each proposed subdivision should con

form to every minimum standard. 

Zoning ordinance. The zoning ordinance is considered to be 

one of the principal tools for implementing the land use plan. 

- 94 -



Zoning divides the city into districts - residential, commercial 

and industrial - and establishes standards for each district. For 

example, the standards regulate uses permitted, density of popu

lation and structures, lot sizes, coverage of lots by buildings, 

building setbacks, off-street parking, and the like. Zoning could 

help implement the land use plan if the uses and districts were 

predicated upon the land use goals and developmental policies 

established in the previous sections of this chapter. It is 

recommended that the existing zoning ordinance be amended to 

reflect all of the land use goals and policies as established in 

this report. 

Codes and ordinances. There are two types of regulations 

which are used to insure that new construction and existing 

structures meet minimum standards. Standards for new construction 

include building, plumbing, electrical and gas codes. Exi s ting 

structures are regulated through a minimum hous ing code. These 

codes assure structural strength, safety from fire, proper plumbing, 

safe electrical installations, basic sanitation facilities, and 

adequate light and ventilation. Thr ough the adoption and enforce

ment of the codes, the community and individuals will have confidence 

in the stability and durability of the structures. Elizabethton has 

adopted housing and building codes; however, more effective 

enforcement of the housing codes will be needed to fully implement 

the goals as established in this study concerning housing. 
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Utilities. Sewer and water facilities are essential in all 

areas which are built to urban densities. The extension of 

utilities can be an effective method for guiding the growth of a 

community. With available water, sewer, electric, and gas facili

ties, land will be developed. If these facilities are unavailable 

or inadequate, development is stymied. For these reasons, it is 

important that realistic policies be used to govern the extension 

of utilities. 

Continuing Planning Program 

The land use plan provides a framework for a planning program. 

If the land use plan is to be implemented, a continuing planning 

program is essential. The land use plan has indicated what can be 

expected in terms of future growth and development and has estab

lished general goals and developmental policies that may serve as 

a frame of reference to guide this growth. Other studies, however, 

are needed that will further refine these developmental policies 

and existing plans need to be continually updated. 
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