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1. Introduction
1.1 Study Purpose

In this Chapter

Everyone needs a safe, livable and affordable place to call home. Through
a variety of programs, policies, and partnerships, the City of Bristol has
always been committed to working toward this end. To further this commitment, the Development Services Department has prepared a Housing
Study to evaluate existing housing data and provide recommendations to
improve housing for residents.
In addition to the fact that housing is one of the most important factors in
the lives of citizens, it is also the largest consumer of land in the City of
Bristol, Tennessee. Though housing in the City is largely a private commodity, the local government has an impact on housing through its zoning, subdivision, building and property maintenance regulations. Housing
is also impacted by the provision of City services such as fire and police
protection, the provision of water and sewer services, street maintenance,
and the maintenance of parks and other public facilities.
The purpose of this study is to examine both existing conditions and future
demand for housing City residents at all income levels. The Development
Services Department began this effort with several questions about the
housing market supply and demand in the City.
1. What are the characteristics and conditions of existing inventory?
2. What are the characteristics of the current housing market?
3. What are current housing trends?

4. How do current plans, policies, and/or code requirements impact housing choice and supply?
5. How do we ensure consistent and compatible development to
preserve the character of existing neighborhoods?
6. How do we encourage a diverse housing stock that meets a
wide range of consumer preferences and needs?
The goal of the study is to help focus the community’s efforts on local
housing needs. The study aims to: identify housing needs, aid officials and
community organizations in prioritizing the housing needs identified, and
provide recommendations in developing appropriate housing policies, programs and strategies.
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1.2 Study Approach
Common Abbreviations
Used in this Document
AMI

Area Median Income

ACS

American Community
Survey

BTES

Bristol Tennessee
Essential Services

CDBG Community Development
Block Grant
CDC

Centers for Disease
Control and Prevention

EPA

Environmental Protection
Agency

FEMA

Federal Emergency
Management Agency

FHA

Federal Housing
Administration

FTDD

First Tennessee
Development District

GIS

Geographic Information
System

HOME

Home Investment
Partnership Act

HUD

U.S. Department of
Housing and Urban
Development

IBC

International Building
Code

THDA

Tennessee Housing
Development Agency

TIF

Tax Increment Financing

Staff collected data from several sources for this study, including local
databases and from a variety of state agencies and organizations. Staff
also listened to both residents and experts to hear what people in the
community are experiencing. From there staff assessed the housing
needs of the community and have suggested action items to help address the need.
Data collection sources include the United States Census Bureau, the
Tennessee Housing Development Agency, and the Tennessee State Data
Center. The project team also interviewed representatives of the Bristol
TN/VA Realtors Association and Bristol Housing. A Realtor’s Survey was
conducted through the Bristol TN/VA Realtors Association.

1.3 Report Organization
The report is organized by chapters with three main themes. Chapters
Two and Three discuss population and housing characteristics. These
chapters include quantitative information about demographic data and
existing housing characteristics, along with historical trends.
Chapter Four represents an analysis of the City’s housing issues or needs.
This chapter catalogues critical issues, both challenges and opportunities,
and provides recommendations for action items.

1.4 Who Will Use This Study?
Housing needs assessments are an integral element in community planning. From projecting capacity for sewer and water infrastructure, to
building roads, to planning for schools, housing data is a critical component to consider. Local leaders, City Staff, Nonprofit agencies, and citizens alike may benefit from the data and recommendations included in
this study.
Potential uses of the housing study include:


Providing the basis for new or amended City ordinances.



Compliance with Federal or State Requirements



Helping to define budget priorities.



Fundraising for local housing efforts by nonprofit agencies.



Housing advocacy and community awareness.

Development Services Staff hopes this document proves to be a useful
tool for evaluation for all members of the community and that it serves as
an impetus for an ongoing conversation about meeting the housing
needs in the community for years to come.
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2. Community Characteristics
Introduction

In this Chapter

Bristol’s population can be characterized in different ways, and can be
classified according to various measurements. This chapter will review
Bristol’s population demographics in an attempt to analyze housing characteristics of the City. The population can be subdivided several ways, according to gender, age groups, income levels, types of employment, living
arrangements, etc.

Key Data Summary
The population estimate for Bristol, Tennessee as of July
1, 2018 is 26,766 residents.

Forecasts for Sullivan County, TN, anticipate an decrease in population of 1.7% or 2,611 people between
now and 2060.
The median age in Bristol is 42.4.
23% of the population is 19 and younger in age, and
19.6% of the population is 65 and older in age.
The median household income in Bristol is $40,477

18.7% of the population is below the poverty level.
Of Bristol’s residents over the age of 25 86.9% are high
school graduates. 25.4% have bachelor’s degrees or
higher.
Bristol, Tennessee, has a labor force of 15,498 persons.

4,008 active business licenses in the City.
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2.1 Population
According to the 2010 United States Census, Bristol is home to 26,702 people— approximately 17% of
the population of Sullivan County. The Decennial Census provides the official population count and the
figures below show the population growth for the City over the past century. The population density in
2010 was 826 people per square mile.
Although the 2010 Census provides the last official population count, other Census products, including
the American Community Survey (ACS), also provide updated population numbers. The American
Community Survey is designed to measure the changing social and economic characteristics of the U.S.
population. According to the 2014-2018 American Community Survey, Bristol is home to 26,766 people.
Much of the data referenced throughout this document is derived from the 2014-2018 American Community Survey. Therefore, the ACS estimate of 26,766 will be utilized as the population benchmark for
purposes of this report.
Figure 2.A

City of Bristol, TN
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Source: United States Census
Figure 2.B

The Tennessee State Data Center, through
the Boyd Center for Business and Economic
Research at the University of Tennessee, provides population forecasts for the State.
Data is available at the county level but is not
available for the city.
The population of Sullivan County is 157,668.
The projections suggest a slight population
decline through the next four decades in Sullivan County. Data depicts a slight decennial
decrease through the year 2060 to a population of 155,057 residents. This marks a decrease of 1.7% or 2,611 people.

How Does Bristol Compare?
Population

Median Age

Bristol, TN

26,766

42.4

Bristol, VA

16,843

42.2

Johnson City, TN

68,245

36.6

Kingsport, TN

53,115

44.7

Sullivan County

157,668

45.2

Tennessee

6,770,010

38.9

United States

327,167,439

38.2

Source: 2014-2018 American Community Survey
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2.2 Age and Gender
Those 19 years of age and under represented 23% of Bristol’s population in the
2014– 2018 American Community Survey. This is less than a quarter of the
population. The group of Bristolians
who are 65 years of age and older comprised 19.3% of the population during
that same time period. The rest of the
population, those between the ages of
20 and 64, accounted for 57.7% of Bristol’s population.

Figure 2.C

Age By Gender
Total
Estimate

Male
Estimate

Female
Estimate

26,766

12,757

14,009

Under 5 years

4.8%

5.7%

4.1%

5 to 9 years
10 to 14 years

5.8%
5.9%

5.8%
6.0%

5.8%
5.8%

15 to 19 years

6.5%

5.8%

7.1%

Bristol’s median age is 42.4.

20 to 24 years

5.2%

5.2%

5.2%

The median age of the United States is
38.2.

25 to 29 years

8.0%

8.2%

7.8%

30 to 34 years

5.2%

5.0%

5.4%

It can be gathered from comparing
those data points that Bristol’s population is slightly older than the country’s
population as a whole.

35 to 39 years

6.0%

6.4%

5.7%

40 to 44 years

5.5%

6.6%

4.4%

45 to 49 years

6.6%

6.8%

6.5%

A summary of age characteristics of
Bristol and then age in relation to gender using the American Community
Survey is contained in Figure 2.C.

50 to 54 years

6.8%

7.1%

6.6%

55 to 59 years

6.7%

7.0%

6.4%

60 to 64 years

7.4%

6.8%

8.1%

Bristol’s population is fairly evenly split
between the two genders. Females constituted over half the population in 2018,
with 52.3%. The remaining 47.6% were
males. Compared to the 2015 data, females constituted 51.8% while males
constituted 48.2% of the population.

65 to 69 years

6.5%

6.0%

7.0%

70 to 74 years

4.5%

3.7%

5.3%

75 to 79 years

3.6%

4.0%

3.2%

80 to 84 years

2.2%

2.1%

2.3%

2.5%

1.6%

3.3%

Total population
AGE

85 years and
over

Source: American Community Survey 2014-2018

2.3 Race and Ethnicity
A majority of the population of Bristol, 92.1%, is White. In 2000, only 4.9% of Bristol’s population identified as a minority population. In 2018, this percentage increased to 7.8%. Approximately 3.5% of the
population are African American and less than 1% are Asian. This represents a small but changing demographic. Two percent of Bristol’s population is foreign born.
Approximately 2% of Bristol’s population is Hispanic or Latino (of any race) according to the 2018 ACS.
In 2000, only 0.7% of the population was Hispanic or Latino of any race.
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2.4 Income Levels
Cost of Living
The cost of living index for Bristol
is based on the national average
of 100. According to Sperling’s
Best Places, the cost of living index in Bristol is 78.4, lower than
the national average.
Sperling’s cites housing costs as
the biggest factor in the cost of
living difference. The following
categories are used to calculate
the overall cost of living index:
food, housing, utilities, transportation, health care, and miscellaneous (restaurants, clothing, repairs, entertainment) costs.
Cost of Living Bristol,
U.S.
Indexes
TN
Overall
78.4
100
Food
94.9
100
Housing

51.1

100

Utilities

91.8

100

Transportation

77.1

100

Health

99.2

100

Miscellaneous

96

100

Bristol has been recognized for its
low cost of living by several organizations.

NO. 5 IN THE NATION
Kiplinger’s Ranked the Tri-Cities’
Cost of Living

NATION’S TOP 100
PLACES TO LIVE
Ranked by Relocate America

ONE OF THE TOP 5 COOL
PLACES TO LIVE FOR
UNDER $40K.

The median household income in Bristol, in 2018, according to the 20142018 American Community Survey, was $40,477. The national median
household income was $61,937 . The median family income in 2018 was
$55,795. Married-couple families had a median income in the past 12
months of $66,157 according to the 2014-2018 American Community
Survey. Figure 2.D illustrates the income earned in the past 12 months
by type of household.
The per capita income in the past 12 months in 2015 in Bristol was
$24,753. Per capita income for the nation was $32,621. Again, Bristol’s
numbers rank below those of the nation.

It is worth noting the difference between the earnings for males and females in the City. This information is provided in the 2018 ACS. The
median earnings for males 16 years and older is $31,246, while females
earn $20,801. The median income for full-time, year-round male workers is $43,021, while full-time, year-round female workers have median
earnings of $31,833.
.
Figure 2.D

Income In the Past 12 Months*
Subject

Bristol, Tennessee
HouseFamilies
holds

Total
Less than $10,000
$10,000 to $14,999
$15,000 to $24,999
$25,000 to $34,999
$35,000 to $49,999
$50,000 to $74,999
$75,000 to $99,999
$100,000 to $149,999
$150,000 to $199,999
$200,000 or more
Median income (dollars)

Estimate
11,528
8.8%
7.0%
15.8%
11.5%
14.6%
18.1%
10.5%
8.6%
2.9%
2.2%

Estimate
7,017
5.4%
3.9%
11.2%
10.4%
13.2%
22.8%
13.4%
12.3%
4.0%
3.3%

Marriedcouple
families
Estimate
5,012
1.3%
1.3%
8.1%
9.4%
12.7%
26.4%
15.9%
16.0%
4.7%
4.3%

40,477

55,795

66,157

AARP Named Bristol

22,982

*In 2018 Inflation Adjusted Dollars
Source: American Community Survey 2014-2018
Figure 2.E

What Do Workers Earn?

Source: Sperling’s Best Places and
Bristol Chamber of Commerce

Nonfamily households
Estimate
4,411
14.8%
13.3%
25.2%
13.5%
13.1%
10.7%
5.0%
2.8%
1.2%
0.4%

Median Household Income

$40,477

Median Income for Families

$55,795

Per Capita Income

$24,753

Source: American Community Survey 2014-2018
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2.5 Poverty
According to the 2018 American Community Survey, 18.7% of Bristol’s population was below poverty level.
The average percentage below poverty level in Tennessee was 17.6%. The poverty rate has increased
slightly over the past four years. In 2015, the poverty rate was 16.3%. The age group with the highest percentage below the poverty level is those under the age of 18.
Figure 2.F

What Does Poverty Look Like in Bristol?
Bristol, Tennessee
Total
Below poverty
level
Estimate
Estimate
26,174
4,907

Population for whom poverty status is determined
AGE
Under 18 years
Under 5 years
5 to 17 years
Related children of householder under 18 years
18 to 64 years
18 to 34 years
35 to 64 years
60 years and over
65 years and over
SEX
Male
Female

Percent below
poverty level
Estimate
18.7%

5,282

1,536

29.1%

1,263
4,019
5,270
15,775
5,342
10,433
7,096
5,117

313
1,223
1,524
2,815
1,050
1,765
915
556

24.8%
30.4%
28.9%
17.8%
19.7%
16.9%
12.9%
10.9%

12,561
13,613

2,227
2,680

17.7%
19.7%

Source: American Community Survey 2014-2018

2.6 Education

Approximately 86.9% of Bristol residents 25 years of age and older are high school graduates or higher.
25.4% of the population 25 years of age or older has a bachelor’s degree or higher.
Figure 2.G

Educational Attainment
Bristol, Tennessee
Total

%

Males

% Males

Females

% Females

2,160

(X)

1,031

(X)

1,129

(X)

Less than high school graduate

323

15.0%

225

21.8%

98

8.7%

High school graduate (includes GED)

747

34.6%

357

34.6%

390

34.5%

Some college or associate's degree

991

45.9%

439

42.6%

552

48.9%

Bachelor's degree or higher

99

4.6%

10

1.0%

89

7.9%

Population 25 years and over

19,203

(X)

9,118

(X)

10,085

(X)

High school graduate (includes GED)

6,331

33.0%

3,132

34.3%

3,133

34.3%

Some college, no degree

3,951

20.6%

1,592

17.5%

2,359

17.5%

Associate's degree

1,524

7.9%

655

7.2%

869

7.2%

Bachelor's degree

3,037

15.8%

1,482

16.3%

1,555

16.3%

Graduate or professional degree

1,846

9.6%

929

10.2%

917

9.1%

Percent high school graduate or higher

16,689

86.9%

(X)

85.4%

(X)

88.2%

Percent bachelor's degree or higher

4,883

25.4%

(X)

26.4%

(X)

24.5%

Population 18 to 24 years

Source: American Community Survey 2014-2018
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Major Employers

2.7 Employment Statistics
While many factors influence the need for housing, employment opportunities represent a predominant generator for housing demand.
Employment opportunities are provided by a broad range of business sectors in the City of Bristol. Jobs are available in manufacturing , commercial services, agriculture, and other industries.

Ballad Health
1,540 Employees

The City of Bristol has a labor force (the civilian population over 16
years of age) of 57.9% or 15,498 persons. The average annual unemployment rate in Sullivan County in 2019 was 3.4%. The unemployment rate has trended downward between 2010 and 2019. The unemployment rate was 9.8% in 2010.
Bristol currently has 4,008 active business licenses in the city, with
217 new licenses issued between 5-1-2019 to 5-8-2020 .
A list of occupations and the number of people employed in each
field appears in Figure 2.I on the following page. The list is further
broken down by sex.

The Pinnacle Development
1,200 Employees

Major employers in the City of Bristol include Balled Health, the Pinnacle Development (which houses multiple employers), Teleperformance, Bristol Tennessee City Schools, and Agero.

2.8 Commuting Patterns
Commuting patterns can provide an indication of what the market
demands for housing in the area because people often desire to live
near their workplace
Teleperformance
960 Employees

Figure 2.H shows that a majority of people working inside the corporate boundary live outside of the city limits. 12,598 people are emFigure 2.H

Inflow/Outflow Job Counts in 2017

Bristol, TN City Schools
529 Employees

10,067 –Employed in Bristol, TN, Live Outside City Limits
6,709- Live in Bristol, TN, Employed Outside City Limits

Agero
550 Employees

2,531—Employed and Live in Bristol, TN
Source: On the Map, U.S. Census
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ployed in the City of Bristol. 10,067 people are employed in the city but live outside of the city limits. 6,709
individuals reside in the city but commute outside of Bristol for work. 2,531 city residents both live and work
in the city.
Though housing choices are impacted by many factors, the fact that more people are working in the city than
live in the city limits suggest that additional demand for homes likely exist.

Figure 2.I

Occupation by Sex
Bristol city, Tennessee
Total

Male

Management, business, science, and arts occupations:

4,232

1,944

45.9%

2,288

54.1%

Management, business, and financial occupations:
Management occupations
Business and financial operations occupations
Computer, engineering, and science occupations:

1,617
1,209
1,209
484

919
730
189
381

56.8%
60.4%
46.3%
78.7%

698
479
219
103

43.2%
39.6%
53.7%
21.3%

234
190

203
172

86.8%
90.5%

31
18

13.2%
9.5%

Computer and mathematical occupations
Architecture and engineering occupations
Life, physical, and social science occupations

% Male Female % Female

60

6

10.0%

54

90.0%

1,216

383

31.5%

833

68.5%

Community and social services occupations

277

79

28.5%

198

71.5%

Legal occupations
Education, training, and library occupations
Arts, design, entertainment, sports, and media occupations

177
674
88

110
135
59

62.1%
20.0%
67.0%

67
539
29

37.9%
80.0%
33.0%

915

261

28.5%

654

71.5%

605
310

202
59

33.4%
19.0%

403
251

66.6%
81.0%

2,122

845

39.8%

1,277

60.2%

Healthcare support occupations
Protective service occupations:
Fire fighting & prevention, and other protective service workers inc. supervisors
Law enforcement workers including supervisors
Food preparation and serving related occupations
Building and grounds cleaning and maintenance occupations

447
216
58
158
815
434

42
193
58
135
337
251

9.4%
89.4%
100.0%
85.4%
41.3%
57.8%

405
23
0
23
478
183

90.6%
10.6%
0.0%
14.6%
58.7%
42.2%

Personal care and service occupations

210

22

10.5%

188

89.5%

2,812

1,049

37.3%

1,763

62.7%

Sales and related occupations

1,386

660

47.6%

726

52.4%

Office and administrative support occupations

1,426

389

27.3%

1,037

72.7%

840

837

99.6%

3

0.4%

14
462
364

14
462
361

100.0%
100.0%
99.2%

0
0
3

0.0%
0.0%
0.8%

1,800

1,494

83.0%

306

17.0%

897
417
486

765
372
357

85.3%
89.2%
73.5%

132
45
129

14.7%
10.8%
10.8%

Education, legal, community service, arts, and media occupations:

Healthcare practitioner and technical occupations:
Health diagnosing and treating practitioners and other technical occupations
Health technologists and technicians
Service occupations:

Sales and office occupations:

Natural resources, construction, and maintenance occupations:
Farming, fishing, and forestry occupations
Construction and extraction occupations
Installation, maintenance, and repair occupations
Production, transportation, and material moving occupations:
Production occupations
Transportation occupations
Material moving occupations

Source: American Community Survey 2014-2018
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3. Housing Characteristics
Introduction
The availability of suitable housing is perhaps the most significant factor
in where a person chooses to live. The following chapter evaluates the
available housing stock in the City—housing type, age, vacancy rates,
affordability, and value.

Key Data Summary
The City of Bristol has 13,158 housing units and 87.6% of
those units are occupied.
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Approximately 70% of housing units were built before 1980.
The single family home is the most numerous housing type
in Bristol.
The median home value is $121,500.
The average household size in Bristol is 2.26 persons per
occupied household.

251 building permits (single and multifamily units) were
issued for new residential units from 2015-2019.
The average sales price in Bristol from 2014-2018 was
$151,445.
Parks, schools, restaurants and shopping are important
quality of life amenities to buyers according to the 2017
Realtor Survey conducted by the City.
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3.1 Total Units and Vacancy Rates

Figure 3.A

According to the American Community Survey (2014-2018), the City of Bristol has approximately 13,158 total housing units.

Occupancy Rate

The number of housing units has increased by 1,647 since the 2000 U.S. Census when the number was documented at 11,511 units. The number of units
recorded in the 2010 U.S. Census was 12,773 which shows 385 units added
since the 2000 Census.
Of Bristol’s 13,158 total housing units, 11,528 are occupied and 1,630 are vacant. The homeowner vacancy rate is 2.6% and the rental vacancy rate is
5.5%. The homeowner vacancy rate in Bristol is higher than the state average
of 1.7% and the same as the rental vacancy is lower than the state average of
7.6%.

Source: American Community
Survey 2014-2018
Figure 3.B

Occupancy Type

67%
Source: American Community
Survey 2014-2018

3.2 Age of Housing Stock
Of the 13,158 housing units, 9,223 were built before 1980. The period from 1950 to 1959 was Bristol’s fastest growth period. There is a great need in Bristol for rehabilitation due to the age of the housing market.
Of all building stock, over 20 percent was built before 1950. Almost 40% of the entire housing stock was
built before 1960. Between 1960 and 1989, 39% of existing homes were constructed. The 1990’s and 2000’s
saw double-digit growth but homebuilding clearly declined with the subprime mortgage crisis between
2007 and 2010.
Figure 3.C

Age of Housing Stock
3000
2,658
2500

2,230

2000
1,687

1,581

1,414

1500

1,229
1,067

936

1000
500
112

244

0
Built
Built
Built
Built
Built
Built
Built
Built
Built
Built
2014 or 2010 to 2000 to 1990 to 1980 to 1970 to 1960 to 1950 to 1940 to 1939 or
later
2013
2009
1999
1989
1979
1969
1959
1949
earlier
Source: American Community Survey 2014-2018
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3.3 Housing Types and Household Size
The City of Bristol has more single-family homes than any other structures. 65.9% of all housing units in the City are one-unit detached structures. 17% of housing units in the City may be classified as located in a
multi-family building. A multi-family residence is located in a building
containing three or more dwelling units according to the City of Bristol
Zoning Ordinance.
The average household size of an owner-occupied unit is 2.26.

Housing Types

Single Family Home

Figure 3.D

Housing Structure Typology
Boat, RV, van, etc.

0

Mobile home

937

20 or more units

Duplex

465

10 to 19 units

511

5 to 9 units

746

3 or 4 units

513

2 units

827

1-unit, attached

492

Townhome

1-unit, detached

8667
0

1,000 2,000 3,000 4,000 5,000 6,000 7,000 8,000 9,000 10,000
Source: American Community Survey 2014-2018

The second most popular housing typology in Bristol is the mobile home.
There are 937 mobile homes in the City, more than the number of duplexes.
The Bristol Zoning Ordinance states that Manufactured Home means a
structure, transportable in one or more sections, which is built on a permanent chassis and designed for use with or without a permanent foundation when attached to the required utilities. Double-wide manufactured homes, located on a single lot, are allowed in any zoning district
which allows single family residential uses.
Mobile home parks may only be located on parcels that are zoned Mobile
Home (MH) District. There are currently 12 MH (Mobile Home) Zoning
Districts in the City . The Zoning Ordinance conveys the MH District: provides for the orderly development of mobile home parks within the city
limits of Bristol, Tennessee. The use of any parcel of land within the City
as the location of a residential mobile home is prohibited unless it is within an MH district, except in cases in which such a use, and the specific
structure being thus used, predate the time of enactment of the Bristol
Tennessee Mobile Home Ordinance (January 5, 1968).
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Multi-Family

Mixed Use Housing

Manufactured Homes

Figure 3.E

3.4 Household Value & Costs

Value of Owner-Occupied Units
Less than $50,000
$50,000 to $99,999
$10,000 to $149,999
$150,000 to $199,999
$200,000 to $299,999

954
2,238
1,569
1,324
1,097

$300,000 to $499,999
$500,000 to $999,999
$1,000,000 or more
Median (dollars)

419
144
5
$121,500

According to the 2014-2018 American Community Survey, of the 7,750 owner-occupied units
in Bristol, 6,085 homes have a value less than
$200,000.00 and 1,665 homes value
$200,000.00 and over.
The median home value is $121,500. The median home value in 2010 was $99,000. The median rental cost is $662 a month, and of the 3,349
occupied rental units, 2,958 are rented for less
than $1,000 a month.

Source: American Community Survey 2014-2018

Figure 3.F

Selected Monthly Owner Costs
SELECTED MONTHLY OWNER
COSTS (SMOC)
Housing units with a mortgage
Less than $500
$500 to $999
$1,000 to $1,499
$1,500 to $1,999
$2,000 to $2,499
$2,500 to $2,999
$3,000 or more
Median (dollars)

Estimate

Percent

4,039
119
2,014
1,286
339

2.9%
49.9%
31.8%
8.4%

183
38
60
$970

4.5%
0.9%
1.5%

Source: American Community Survey 2014-2018
Figure 3.G

Rental Costs
GROSS RENT
Occupied units paying rent
Less than $500
$500 to $999
$1,000 to $1,499
$1,500 to $1,999
$2,000 to $2,499
$2,500 to $2,999
$3,000 or more
Median (dollars)
No rent paid

Estimate
3,448
1,076
1,882
432
43
7
0
8
662
330

Percent
3,448
31.2%
54.6%
12.5%
1.2%
0.2%
0
0.20%

Source: American Community Survey 2014-2018
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Selected monthly owner costs (SMOC), shown
in Figure 3.F, are calculated from the sum of
payment for mortgages, real estate taxes, various insurances, utilities, fuels, mobile home
costs, and condominium fees. Listing the items
separately improves accuracy and provides additional detail. This item is used to measure
housing affordability and excessive shelter
costs. For example, many government agencies
define excessive as costs that exceed 30 percent
of household income.
The median household income in Bristol is
$40,447.
Households making the median
household income who pay more than $12,134
annually, or 30 percent of their income, for
housing may be considered “housing cost burdened.” A family which fits this description
would pay approximately $1,1011 per month in
housing costs. The median SMOC in Bristol is
$970 for housing units with a mortgage. The
median SMOC for home owners without a
mortgage is $365. Families who are “cost burdened” may have difficulty affording necessities such as food, clothing, transportation, and
medical care (according to the U.S. Department
of Housing and Urban Development).

Homeownership Profile
Homeownership is a big part of the American Dream. Research has consistently shown the importance of the
housing sector on the economy and the long-term social and economic benefits to individual homeowners
and the community as a whole.
According to the American Community Survey, of the 11,528 occupied housing units, 7,750 are owneroccupied. The vacancy rate of owner-occupied units is 2.6%.
According to the U.S. Census, “mortgage” refers to all forms of debt where the property is pledged as security
for repayment of the debt, including deeds of trust, trust deed, contracts to purchase, land contracts, junior
mortgages, and home equity loans.
In the 2014-2018 ACS, 4,039 housing units included a mortgage. Of these, 49.9% of homeowners are paying
between $500 and $999 per month. Mortgages of between $1,000 and $1,499 per month were 31.8%. The
median mortgage payment is $970.
The median home price in Bristol, Tennessee, is $121,500.
An examination of the Census data related to mortgage status shows that Bristol, TN, leads the national and
state average in terms of housing units with a mortgage. Of the 7,750 owner-occupied units in the City, 4,014
units or 51.8% have a mortgage. 3,736 housing units or 48.2% are without a mortgage. The percentage of
owner-occupied homes without a mortgage is in Tennessee is 41.4%.

Rental Housing Profile
For many people in the community, renting property can be more attractive or necessary than owning real
estate. Renting provides flexibility, fewer associated costs (insurance, maintenance, property taxes), and
does not require a large up-front investment. For these reasons, rental property is a critical product to provide as a choice in the housing market.
A vacancy rate of 5% is typically considered as a
“healthy rental rate”. A vacancy rate of less than 5%
indicates that there may be more room in the market
for additional rental housing. Bristol’s rental vacancy
rate of according to the 2014-2018 was 5.5%. This number has trended closer to 5% in recent years. Development Services Staff reports feedback from providers
and consumers of rental property that need exists for
quality rental units in the area which drives renters to
look in nearby markets and explains the waiting lists for
units at newly constructed multi-family projects.

8.0%
7.0%
6.0%
5.0%
4.0%
3.0%
2.0%
1.0%
0.0%
2014

2015

2016

2017

2018

The median household income in Bristol is 40,447. Households making the median household income who
pay more than $12,134 annually, or 30 percent of their income for housing, may be considered “housing cost
burdened.” Renters who make the median household income could become cost burdened if paying over
$1,011 per month in rent. The current median gross rent in the City of Bristol, TN, is $662.
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3.5 Physical Characteristics of Occupied Housing Units
The following table contains data related to the physical condition of occupied housing units in the City. Most, 46%,
of homes in the City have three bedrooms. Most have electric heat and the largest share of households have two
cars.
The physical characteristics data is often used to determine substandard housing which can be determined by the
lack of complete plumbing and kitchen facilities and lack of house heating fuel used. Figure 3.H shows that 100% of
owner-occupied units have complete plumbing facilities and less than 1% of occupied homes are lacking in complete kitchen facilities and a heating source.
Figure 3.H

Physical Characteristics of Occupied Housing Units
Occupied Housing Units
Estimate
11,528

Occupied housing units
ROOMS
1 room
2 or 3 rooms
4 or 5 rooms
6 or 7 rooms
8 or more rooms

249
1,273
4,880
4,052
2,704

BEDROOMS
No bedroom
1 bedroom
2 bedrooms
3 bedrooms
4 bedrooms
5 or more bedrooms
COMPLETE FACILITIES
Lacking complete plumbing facilities
Lacking complete kitchen faci lities
VEHICLES AVAILABLE
No vehicle available
1 vehicle available
2 vehicles available
3 or more vehicles available
TELEPHONE SERVICE AVAILABLE
No telephone service
HOUSE HEATING FUEL
Utility gas
Bottled, tank, or LP gas
Electricity
Fuel oil, kerosene, etc.
Coal or coke, wood, other fuel
No fuel used

316
1,034
4,374
5,324
1,656
454
16
51
751
3,992
4,333
2,452
209
1,995
57
9,101
137
97
141
Source: American Community Survey 2014-2018
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3.6 Household Size and Occupancy Characteristics
The average number of persons per occupied household is 2.26, a measure obtained by dividing the
number of people living in occupied housing units by the total number of occupied housing units available.
The majority of housing units in Bristol are occupied by one-person and two-person households. Family
households comprise approximately 61% of occupied housing units Nonfamily households, defined as
a householder living alone or with nonrelatives only, make up 39% of occupied housing units. A predominate portion of nonfamily households are individuals who live alone.
Only 23% of households in Bristol have children (under 18 years old) related to the householder living
in the home. The majority of households, have no related children living in the home.
Figure 3.I

Occupancy Characteristics
HOUSEHOLDS

Total

MarriedMale
Female
couple family
Householder Householder
household

Nonfamily
household

Figure 3.I

Total households
Average household size
FAMILIES
Total families
Average family size
AGE OF OWN CHILDREN

11,528
5,012
525
Occupancy
Characteristics
2.26
2.99
3.21

1,480
2.74

4,511
1.19

7,017
2.89

5,012
2.98

525
2.77

1,480
2.6

(X)
(X)

Households with own children of the
householder under 18 years
Under 6 years only

2,699
22.20%

1,710
21.90%

279
22.90%

710
22.70%

(X)
(X)

Under 6 years and 6 to 17 years
6 to 17 years only
Total households

18.10%
59.70%
11,528

18.90%
59.20%
5,012

7.20%
69.90%
525

20.60%
56.80%
1,480

(X)
(X)
4,511

27.00%

37.50%

54.90%

58.90%

1.60%

44.20%
33.90%
15.10%

39.40%
(X)
(X)

33.00%
(X)
(X)

33.20%
(X)
(X)

54.60%
86.50%
38.50%

SELECTED HOUSEHOLDS BY TYPE
Households with one or more people
under 18 years
Households with one or more people
60 years and over
Householder living alone
65 years and over

Source: American Community Survey 2014-2018
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3.7 Construction Activity
Residential building permits are a key indicator of growth and activity in the housing market. During a
five-year period between 2015-2019, 251 residential permits were issued in the City of Bristol, Tennessee. 187 permits were issued for single family homes and 64 were issued for multi-family units. Permits
for the remodeling of existing residential units totaled 1286 permits. It is important to note that a single building permit is issued for each building that houses multi-family units and a permit is not issued
for each individual unit.
The table at the bottom of the page contains building permit information and construction value for the
past five years. Map-3A highlights more recent residential construction projects in the City. Examples
of recent housing construction projects include:
The Villas at Island Road, completed in 2017 , contain 171 townhomes. The project is located off I81 near the Pinnacle and Bristol Regional Medical Center. One, two, and three bedroom units are available ranging in price from $660 to $1185, depending on the unit.
Stafford Street Village, under construction in 2020, will add 137-units on Stafford Street near the
junction of the Blountville Highway and West State Street. Stafford Street Village will feature one, two
and three bedroom apartments and townhomes. Rents are expected to start at $675 for a one bedroom
apartment and go up to $1,195 for a three bedroom townhome with most homes having drive-under
garages. The community will feature great amenities including a dog park, pool and an outdoor pavilion
area.

The Fox Meadows community is a single family residential neighborhood located near Highway 394.
Phases I and II are complete and contain single-family homes. Phase III construction is underway and at
completion the development will contain 139 lots.
Downtown lofts continue to be a viable choice for millennials and empty-nesters. There are approximately 66 lofts in the Historic Downtown District. Each loft is owned separately and can be owneroccupied or a rental unit. Loft living can vary from one-bedroom to four-bedrooms and utilities. The
Seven14, a multi-use development planned for Downtown, will add another 60 residential units to
Downtown. Amenities such as parking, pet-friendly areas and sound-proofing play a role in retaining
loft dwellers.

Residential Building Permit Activity 2015-2019
New Construction - 1/ 2
Family Units

Number of Construction
Permits
Value
2015
2016
2017
2018
2019
Total

47
54
40
20
26
187

$6,411,798
$7,007,044
$5,563,590
$3,421,255
$5,998,845
$28,402,532

New Construction - Multifamily

Number of
Permits
24
1
11
20
8
64

Construc- Number of Construction
tion Value
Permits
Value
$13,068,980
$1,130,000
$1,424,400
$1,349,843
$7,702,222
$24,675,445
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Remodel

225
272
230
269
290
1286

$2,312,125
$3,422,698
$4,037,340
$7,647,436
$4,505,169
$21,924,768

Map 3-A
Residential Growth Map
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3.8 Housing Market Activity
Most housing in the City of Bristol is provided by the private market. Though the housing market
slowed during the years following the recession, the market continues to gain ground .
A review of ten years of the housing sales, using the Board of Realtors® Multiple Listing Service (MLS),
concludes that the overwhelming housing choice of buyers in Bristol was the single-family detached
house. According to the 2014-2018 American Community Survey, 65.9% of all housing units in the City
are single-family detached, so it is not surprising that it comes in as the top choice. Multi-family and
Co-op/Condo units represent a fraction of the number of residential units for sale.
Data from the past five years shows an average number of annual new listings increasing within the five
year period. The number of sold listings have increased and the average sales price has increased, from
$152,219.78 in 2014, to $172, 054 in 2019, for single family listings. The average number of days on the
market has decreased.

Figure 3.J

New and Sold Single Family Listings, 2009-2019

Single Family Residential Listings
New Listings

Sold Listings

597

599

561
492
400

382

408

328
269

252
221

2009

423

364

339

145

395

449

176

168

235

173

125

2010

2011

2012

2013

2014

2015

2016

2017

2018

2019

Source: Multiple Listing Service
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Figure 3.K

Residential Homes Sales, 2014-2019
2014

2015

2016

2017

2018

2019

New Listings

400

408

395

561

597

599

Sold Listings

221

252

235

423

449

492

RESIDENTIAL

Pending Listings

0

7

75

411

408

453

Vol. Sold Listings

$33,640,572.00

$37,121,169.00

$35,035,506.00

$57,503,892

$68,623,044

$84,650,991

Avg. Sell Price

$152,219.78

$147,306.23

$149,087.26

$135,943

$152,835

$172,054

Median List Price

$135,000.00

$129,900.00

$129,900.00

$124,900

$129,900

$149,900

Median Sell Price

$128,000.00

$126,500.00

$125,900.00

$120,000

$126,500

$145,000

List to Sell Ratio

94.70%

95.54%

95.66%

95.87%

95.71%

96.33%

154

148

133

123

101

93

New Listings

10

12

14

13

11

15

Sold Listings

4

3

9

10

8

8

Pending Listings

0

0

5

9

7

7

Vol. Sold Listings

$226,000.00

$202,000.00

$1,145,750.00

$610,000

$1,005,400

$1,041,939

Avg. Sell Price

$56,500.00

$67,333.33

$127,305.56

$61,000

$125,675

$130,242

Median List Price

$67,450.00

$89,000.00

$95,000.00

$76,450

$119,900

$122,450

Median Sell Price

$56,750.00

$70,000.00

$90,000.00

$68,500

$103,600

$117,500

List to Sell Ratio

82.87%

78.30%

94.95%

90.59%

89.02%

93.12%

129

219

201

277

190

91

New Listings

95

98

86

137

94

90

Sold Listings

51

49

52

74

101

86

Pending Listings

0

0

0

62

93

86

Vol. Sold Listings

$4,832,149.00

$5,493,479.00

$5,579,750.00

$7,047,854

$11,077,457

$9,254,195

Avg. Sell Price

$94,748.02

$112,111.82

$107,302.88

$95,241

$109,677

$107,606

Median List Price

$89,900.00

$114,900.00

$91,200.00

$93,744

$101,500

$95,000

Median Sell Price

$87,500.00

$103,000.00

$88,000.00

$87,000

$95,000

$95,000

List to Sell Ratio

94.94%

96.42%

94.91%

95.03%

96.75%

95.45%

180

151

218

140

159

146

Avg. Days on Market
MULTI-FAMILY

Avg. Days on Market
CO-OP/CONDO

Avg. Days on Market
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3.9 Realtor Survey
A survey of local realtors was conducted in June 2017 to ascertain the current housing preferences in the
City of Bristol, Tennessee. Realtors work daily with homebuyers and are in a good position to assess home
buyers’ preferences. Thirteen realtors responded to the survey, and their responses appear (exactly as submitted on the following pages). The following takeaways were obtained from the survey:


The realtors do not feel that there is an adequate supply of housing in desired price ranges in Bristol.
The majority feel that the affordable housing, in the price range between 100,000-$150,000, is the most
in demand; however, the group expressed a need for higher-end homes (300,000+) as well.



The survey results show a need for new housing and concern for aging housing stock.



There is a need for more housing for those 65 and older, young people, and young families.



If there were more housing choices available, buyers would be more inclined to live downtown.



Parks, schools, restaurants and shopping are important quality-of-life amenities.

In preparation for the 2020 update to the Housing Study, staff members from the Development Services
staff spoke with a group of realtors from the Bristol Tennessee-Virginia Association of REALTORS® in May
2020. Staff wanted to verify that the summary findings from the 2017 survey were still valid and to see if
there were any new or emerging trends that need to be considered. The following takeaways were obtained from this discussion:


Buyers are looking for move-in-ready homes not homes that require improvements prior to moving in.



The realtors report that flip houses are currently selling quickly.



Homes in the $120,000-$180,000 range are selling with minimal effort within a 3 or 4 day time period
from the date of listing.



Homes up to $250,000 are still a safe bet to sell.



Bristol does not have a market for higher-end homes, those in the $350,00 range and above. The realtors all agreed that low wages in Bristol do not support this price point. Johnson City currently supports
this market due to higher wages from ETSU, the hospital, and other business and industries. Johnson
City is also still perceived as the more sophisticated city because of ETSU, the hospital, and quality of
life factors such as diverse retail, restaurants and recreation amenities. Kingsport currently supports
this market to a lesser degree than Johnson City.



The inventory of homes is low in Bristol, Tennessee.



The realtors have heard that it is hard to build in Bristol due to some of the codes currently in
effect. The realtors specifically mentioned the energy code. But all report that this is second-hand
knowledge. The realtors also indicated energy efficient homes were desired in new home construction.



When asked what is missing in the market, the realtors reported emphatically that single-level patio
homes under $225,000 are needed. It is interesting to note that while an assumption may be that these
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would be attractive for seniors, the realtors report that clients across different age groups desire this
product. Younger clients do not want the maintenance of owning a larger home or the upkeep of a significant yard or property.


The group expressed experience with buyers wishing to relocate to Bristol, TN, from surrounding cities
due to economic uncertainties faced by other municipalities.



The group indicated that the low crime rate, cost of living and outdoor environment were factors with
their clients selecting to move to Bristol from outside the region.



The group believes the results of the casino referendum during the general election in Bristol, Virginia, in
November will be a tremendous driver in the real estate sector and a game-changer for Bristol and the
region.



The group believes there is still demand for quality rental units.

2017 Realtor Survey Results
Question 1: Of all buyers searching for housing in
Bristol, TN, how many end up residing in the City?

Question 2 continued


City and county taxes for low to moderate
priced housing. I have had to take several buyers to Kingsport and Johnson City markets to
find newer, upscale housing.



Cost vs value

Number of Respondents
Answer

1

2

3

4

5

6

7

81-100%
61-80%

Question 3: Is there an adequate supply of housing
in the desired price ranges in Bristol?

41-60%

Number of Respondents

12-40%
Answer

0-20%



Both County and City taxes on property or high
taxes. Note: A version of this comment was repeated by 7 respondents.

Dual taxation and only services



Newer construction homes



Jobs are too hard to find



Prices of homes biggest factor. Homes are
cheaper outside of city limits.

3

4

5 6

7

8

9

10 11

No

Question 4: If not, what price range is missing?
Number of Respondents
Answer

Not near amenities or easily accessible, not
enough in affordable/desirable price ranges, not
enough new builds



2

Yes

Question 2: If clients choose to locate elsewhere,
what are the primary reasons for not residing in Bristol, TN?


1

Less than $100,000
$100,000-$150,000
$150,000-$200,000
$200,000-$250,000
$300,000+
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1

2

3

4

5

Question 5: Is there a demand for more housing in Bristol that is affordable for some of the following groups: first
time homeowners, service employees, teachers, police,
fireman, seniors looking to downsize, etc.?

Question 8: Do you see a housing challenge within
any specific geographic region in Bristol?

Number of Respondents
Number of Respondents
Answer

1

2

3

4

5 6

7

8

9

Answer

10 11

1

2

3

4

5 6

7

8

9

10 11

Yes

Yes

No

No

Question 6: Is there a demand for high end housing
in Bristol (over $300,000?)

Question 9: If yes, where and what is the issue?

Number of Respondents
Answer

1

2

3

4

5 6

7

8

9



The dilapidated areas surrounding Windsor Avenue.



Not enough housing, not enough new housing,
not enough housing near or easily accessible to
shopping, dining, etc.



Not enough newer construction on the east side
of the city with property. The subdivisions like
Brighton Place do not offer enough land.



South area toward Blountville and Bluff City.



We need newer development with upscale housing near the Exit 1 area; not out in the bottlenecked and older Bristol Country Club area.



East and South.

10 11

Yes
No

Question 7: Which do you see as the biggest housing challenge in Bristol overall? (Pick your top 3)
Number of Respondents
Answer

1

2

3

4

5 6

7

8

Not Enough Variety
Not Enough New Housing
Housing Type/Price Exceeds Customer’s Range
Housing Type/Price Below
Customer’s Range
Aging Housing Stock
Safety of Neighborhoods
Quality of Neighborhoods
Respondent Comment: Not enough master on main level
or ranch style housing.
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Question 10: Do you see a particular housing opportunity within any specific geographic region in Bristol?

Question 13: Does Bristol need additional housing
for those 65 and older?
Number of Respondents

Number of Respondents
Answer

1

2

3

4

5 6

7

8

9

Answer
10 11

Yes

Yes

No

No

Question 11: If yes, where and what is the issue?


The Paperville area.



Revitalize downtown neighborhoods and older
homes, build neighborhoods with sidewalks
ranging from $100-$200k as well as $250k$500k neighborhoods.



Homes in the $150,000-250,000 price range that
don’t need updating. Our established neighborhoods have become dated but the price points
are too high to purchase and then add remodeling/updating to the buyers bottom line.



Upscale housing near the exit 1/Hospital/
Pinnacle area.

Question 12: Does Bristol need additional multifamily (apartments, condominiums) housing?
Number of Respondents
Answer

1

2

3

4

5 6

7

8

9

10 11

Yes
No

24

1

2

3

4

5 6 7

8

9 10 11 12

Question 14: Do any City of Bristol, TN, policies,
zoning regulations or code requirements create an
obstacle for the housing market?

Question 17: What are the most important factors
in choosing to live in Bristol? (Pick 3)
Number of Respondents

Number of Respondents
Answer

1

2

3

4

5 6

7

8

9

10 11

Answer

Yes

1

2

3

4

5 6 7

8

9 10 11

Affordability

No
Schools

Question 15: If yes, what is the issue?




Parks/Open
Space

Builders have expressed it costs more to build
new construction homes than in other areas like
Johnson City.

Access to
Services

The higher cost to build and meet codes in Bristol versus Johnson City turns many developers
and buyers away. The high costs that BTES puts
on commercial and residential builders, as well
as buyers turning on or transferring service, also
causes a lot of lost interest in Bristol.



Builders have too much trouble dealing with city
engineering.



A builder needs to answer this question that
deals with codes.



Overly regulated and restricted, with little cooperation from COBT officials to landowners/
developers. The attitude is not “how can I help
you make this happen,” it’s more like “if this is
gonna happen, here’s what you HAVE to do”.

New community
Existing community
Transit

Question 18: If more housing choices were available, would buyers be more inclined to live closer to
downtown?
Number of Respondents
Answer

1

2

3

4

5 6

7

8

9

10 11

Yes

Question 16: Where would most buyers prefer to live?

No
Number of Respondents
Answer

1

2

3

4

5

6

7

New Subdivision

Question 19: Does Bristol need additional housing
for young people and young families?

Established Neighborhood
Historic Neighborhood

Number of Respondents
Answer
Yes
No
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1

2

3

4

5 6 7

8

9 10 11 12

Question 20: Which, if any, of the following quality of life
amenities do buyers request within walking distance of
their new home? (Pick 3)?
Number of Respondents
Answer

1

2

3

4

5 6 7

8

9 10 11

Parks
Schools
Sidewalks
Employment
Transit
Grocery Store
Restaurants
and Shopping

Question 21: Tell us more! What else should we know?


I don’t know.



There is a lack of new construction homes in all price ranges; there is also a demand for affordable patio
homes for older people….Hope this helps….



Old/vacant buildings are an eyesore. Some kind of incentive for use of old buildings may help to keep
these places better rather than new building.



Stop allowing cheap development along and too close to the ROW along Old Jonesboro Rd between King
College Rd and Paperville.



Bristol needs to make changes that encourage and attract homeowners and developers alike to our city.



Sales tax rate is more than double Virginia side.



Jobs paying only minimum wage are the most important factor. There are no good jobs in Bristol. Only
Walmart and service jobs and they do not pay enough to buy a house.



Many folks that are looking tend to navigate outward from the city limits to get a newer construction and
no city taxes.



Work with builders more in city codes. Be specific and stick to it the frist time. It costs to make changes.



High end houses are harder to sell because of the lack of jobs in the area.



Some areas have become overpriced for first time buyers.



COBT seems to have concentrated more recently on downtown area (and have done a good job there);
now it’s time to pay attention to residential development in close proximity to the other “newer” areas of
Bristol (Pinnaccle, hospital, Steele Creek).



Get the job done!
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3.10 Subsidized, Assisted, and Emergency Housing
Bristol has several organizations that assist low-income individuals and families with meeting affordable
housing and emergency housing needs. Families who pay more than 30 percent of their income
for housing are considered cost burdened and may have difficulty affording necessities such as food,
clothing, transportation and medical care according to HUD. Federal, state, local, and private sector
funds are used in partnerships such as Bristol Housing, The Salvation Army, Abuse Alternatives, The Haven of Rest, Bristol Community Development Block Grant Program and the Northeast Tennessee/
Virginia HOME Consortium.
Figure 3.L

Bristol Housing
Resident Income Limits

Bristol Housing

Bristol Housing is located at 204 Bluff City
Highway. Bristol Housing administers much
of the subsidized and assisted housing within the City limits. The wait list for Bristol
Housing varies by size, but can range from
months to years.

Number
of Occupants
1

Bristol Housing does not have plans for any
additional housing units at this time.

Low Income

Very Low
Income

Extremely
Low Income

$33,150

$20,700

$12,760

2

$37,850

$23,650

$17,240

3

$42,600

$26,600

$21,720

4

$47,300

$29,550

$26,200

5

$51,100

$31,950

$30,680

6

$54,900

$34,300

$34,300

7

$58,700

$36,650

$36,650

8

$62,450

$39,050

$39,030

Source: HUD FY 2020 Income Limits
Figure 3.M

Bristol Housing & Redevelopment Authority
Residence Locations and General Information
Location
Name/
Program

Location

Number
of Units

Built

Avg.
Gross
Income

Avg.
Household
Head Age

Children

Total
Occupants

Avg.
Residency

Edgemont
Tower

100 Ash
Street

118

1971

$13,337

62

No

125

4.77

Fort Shelby
Towers

400 Shelby Street

92

1981

$11,556

60

No

97

4.77

Family Units

Various
Locations

144

Began
in 1964

$13,959

47

Yes

352

4

Choice
Voucher
Program

Various
Locations

210

Began
in 1975

$11,326.23

48.57

Yes

427

4.90

Source: Bristol Housing and Redevelopment Authority as of 5/6/20202

The Salvation Army of Bristol
The Salvation Army, located at 137 Martin Luther King Jr Blvd, is an emergency shelter/transitional housing
provider focusing on food and overnight lodging for varying amounts of time to those in need. The Bristol Salvation Army has 34 beds. From January through December 2019, the Salvation Army helped a total of 506 persons with emergency housing needs.
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Abuse Alternatives, Inc.
Abuse Alternatives has over 30 years’ experience providing comprehensive, confidential services to survivors of relationship abuse/violence. Their 24-Hour Hotline provides support and access to services with a
staff who specialize in dealing with relationship violence/abuse issues.
Abuse Alternatives’ main office is located at 104 Memorial Drive. They also have an undisclosed location
for emergency needs and housing. Abuse Alternatives offers women, men, and children who need safety
from violence in the home, temporary and emergency shelter. During the period Jan-Dec. 2019, Abuse
Alternatives sheltered 55 women, 3 men and 25 children. Another 582 individuals received outreach services in addition to the agency receiving 975 hotlines calls during the year. A total of 8,252 services were
provided to individuals within the agency service area, 375 unduplicated victims and their children residing
in Bristol TN/VA received services.

The Haven of Rest
The Haven of Rest Mission is located at 624 Anderson Street and strives to help the homeless of the Mountain Empire by meeting their basic needs for food, shelter, and clothing. From January through December
2019, the Mission provided the following:







49,399 meals provided
18,680 nights of shelter
5 families housed and helped to find employment and permanent housing
90+ individuals assisted in finding employment
$400,000+ in food distributed to families and individuals
607 healthcare visits facilitated

Bristol Community Development Block Grant (CDBG) Program
The CDBG Program for the City of Bristol, TN was awarded $195,764.00 for the FY 20 - Bristol, TN City
Budget/2019 HUD Funding cycle. The CDBG priorities are:


Home Rehabilitation & Reconstruction
 Neighborhood Stabilization: Demolition of single-family structures and sidewalks
 Public Services
As of May 2020, seven emergency rehabilitation projects, one demolition, and 12 extremely-low income
households have been assisted with public service funds (YWCA Daycare). The City earmarked funding for
the addition and reconstruction of sidewalks in several low-income census blocks, this work continues.
Northeast Tennesse/Virginia HOME Consortium
The HOME Consortium is a group of localities, including Bristol, Tennessee, Bristol, Virginia, Kingsport,
Johnson City, Bluff City and Sullivan and Washington Counties, Tennessee. The Consortium has concentrated their efforts on;


Providing decent affordable housing to lower income households;
 Expanding the capacity of nonprofit housing providers;
 Assisting with Homeownership (down-payment and closing cost assistance); and
 Owner-occupied rehabilitation/reconstruction activities for low and moderate-income households.
The City of Bristol, TN is the lead entity for the HOME Consortium. In FY20, Bristol, TN received 11% of
the total allocation of the Consortium, $202,482.66, plus administration of $35,690.00.
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Figure 3.N

3.11 Senior Housing

60+ Population, 2018

The United States will experience rapid growth in
the elderly population as the Baby Boom Generation enters retirement. The senior population, age
65 and above, is projected to more than double
from 36 million in 2003 to 72 million in 2030.

Total
26,766

Male
12,757

Female
14,009

1,993

863

1,130

65 to 69

1,752

765

987

70 to 74

1,215

475

740

75 to 79

968

513

455

80 to 84

596

271

325

207

469

Total population
AGE
60 to 64

Currently, over 26% of the City of Bristol, Tennessee, is over the age of 60.
Seniors are living longer, in large part due to advances in medical care and nutrition. The growing
senior population with longer life expectancy will
be a driving factor in increasing demands for
affordable senior housing across the nation.
Population forecast data, provided for Sullivan
County by the Center for Business and Economic
Research at the University of Tennessee, shows
the continued progression of this age group for
the next thirty years. The 60+ population remains
stable and continues to grow through the year
2050. It is important to note that these figures are
provided for Sullivan County, not specifically for
the City of Bristol.

85 and over
676
SELECTED AGE CATEGORIES

When looking at an aging population, it’s important for a community to have options for both
assisted living and nursing home facilities as needs
are different.

75 years +

60 years +

7,200

3,094

4,106

62 years +

6,273

2,706

3,567

65 years +

5,207

2,231

2,976

2,240

991

1,249

Source: American Community Survey 2014-2018

Assisted living is the fastest growing long-term
care option for seniors. Assisted living facilities
offer a wide range of services, provide a senior
housing solution for adults who can live independently, but also require some assistance. A
nursing home generally is a private institution
providing residential accommodations with
healthcare services.

Figure 3.O

60+ Population Forecast
Age
60 to 64

Bristol has undergone growth in development for the
elderly recently. Existing, newly constructed, and
under-construction facilities are shown on the following page.
It is important to note that there are several other
assisted living and nursing facilities in the region.
This study only listed those located within the city
limits.

2020
11915

2030
11090

2040
9360

2050
8519

65 to 69
11042
70 to 74
9758
75 to 79
7474
80 to 84
4931
85 and up
4862
60+ Total 161784

11824
11219
9351
7141
6806
164756

10460
10468
10134
8417
9485
165425

9049
9009
9018
8013
11337
165262

Source: Center for Business and Economic Research,
University of Tennessee

Based on Bristol’s population, having several housing
options for our elderly is positive; however, these
options may not be affordable to all who need assistance.
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Figure 3.P

Bristol Assisted/Senior Living/
Bristol Assisted/Senior Living Facilities
Facility

Type Care

# Beds

Broadmore Senior Living at Bristol

Assisted Living

82

Dominion Senior Living at Bristol

Assisted Living

58

Cambridge House Nursing Home

Nursing Home

130

Christian Care Nursing Home

Nursing Home

120

Elmcroft of Bristol

Assisted Living

80

Select Specialty Hospital

Long Term Care
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Total

503

Subsidized Independent Senior Housing
Subsidized Housing for the elderly is primarily handled by Bristol Housing. As stated earlier in this chapter, Bristol Housing has established a Section 8 tenant-based voucher homeownership program. Any
Section 8 program participant or applicant who has been issued a Section 8 Housing Choice Voucher may
utilize the subsidy to purchase rather than rent a home, subject to several requirements. The subsidy will
vary depending on income and family size. The voucher program works with local property owners in various locations around Bristol. Elderly families must have a minimum income of $14,500 per year, but are
not required to be employed. Disabled families must have an income equal to the monthly Supplemental
Security Income (SSI) payment times 12 months and are not required to be employed. All families must
pay $500 as a down payment toward closing costs. Families must pay their first year’s homeowner’s insurance, families must pay for an independent home inspection, pay 3% of the purchase price (may be in
the form of grants, etc.) and attend homeownership counseling classes. Please see the Section 8 Housing Choice Voucher Program Handout for all program requirements.
Bristol Housing also uses the 210 units at Fort Shelby and Edgemont Towers as primary locations for lowincome elderly and disabled persons. There is a waiting list for subsidized elderly housing in Bristol. Bristol Housing maintains a list, and persons are accepted on a first-come-first-served basis. List times can
vary but are normally less than a year.
Key Senior Housing Statistics
In the analysis of existing senior housing data, a few key facts emerge about the 65+ population in the
City of Bristol, Tennessee.


19% (5,207 people) of Bristol’s population is over
the age of 65.



3,527 seniors (65+) live in owner-occupied housing,
and 2,030 do not have a mortgage on their home.



5,117 seniors (age 65+) have mobility or daily living
limitations (disability as defined by ACS data including vision, cognitive and ambulatory), that represents 19% of Bristol’s total population.



584 grandparents are living in a household with their own grandchildren under 18 years old.
21% of grandparents in this living arrangement have an income below the poverty level.
24.7%, or 144 grandparents, are responsible for the grandchild with no parent present in the
household.
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3.12 Student Housing
Recovery Housing
Coming Soon
Bristol Lifestyle Recovery opened
for a short period in 2017, but
closed shortly after due to inadequate funding. Fairview Housing
and Management Corporation is
looking to re-open a portion and
deliver solutions to those with addiction in 2020.

King University offers five separate on-campus residential units
for students and has a total of 454 students living on campus.
Hyde Hall – 33 students (women only)
Liston Hall – 185 students on 3 floors (male only)
Lower Liston Hall – 50 students (women only)
Mitchell Hall – 91 students (women only)
Parks Hall – 95 students (women only)

3.13 Homelessness
According to the U.S. Department of Housing and Urban Development, chronically homeless persons are unaccompanied individuals (no families or adults with children are defined as
“chronically homeless”) with disabilities who have been continuously homeless for a year or more OR have had at least four episodes of homelessness in the past three years. For HUD purposes,
a disability does include substance abuse issues.

Photo Source: Bristol Herald Courier

Bristol Recovery Road for Women
Bristol Recovery Road for Women is
a program dedicated to helping
women who have been released
from jail to get back on their feet.
BRRW is a recovery program that
offers many services, including GED
tutoring, parenting, nutrition and
fitness classes, driver tutoring, a 12step rehabilitation program, Bible
study and more.
BRRW can help up to four clients at
one time. Two women graduated
from the program in 2019. BRRW
did not take on any new clients in
2020 due to Covid-19.

Homelessness is a problem in our region according to the Appalachian Regional Coalition on Homelessness (ARCH). ARCH was
officially designated as a 501 (c) 3 non-profit organization in January 2004 and serves Northeast Tennessee. The mission of ARCH
is to serve the needs of the homeless in our region. They work to
promote a holistic approach to homelessness encompassing not
only shelter/housing but also supportive services, prevention, employment, education, transportation, health care, discrimination,
and other issues acting as either contributing factors or as barriers.
The 2019 point-in-time homeless count shown below was conducted between noon on January 24th and noon January 25th. It
was led by members of the Continuum of Care (COC) from various
agencies and colleges affiliated with ARCH and the COC. An extensive search of known encampments and likely camps was
made in conjunction with the standard shelter count. Almost everyone counted was invited to take part in the survey. No one was
excluded from the interview without just cause and no one was
coerced by team members to participate in the survey. This report was compiled by Joy Drinnon at Milligan College.
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Figure 3.Q

Northeast Tennessee 2019 Point-in-Time Homeless Count
ES with
Children

Youth

ES
without
Children

TH
without
Children

TH with
Children

Unsheltered
with
children

Unsheltered
without
children

Total
PIT

Bristol

14

41

0

28

0

0

18

101

Kingsport

11

39

0

0**

38

3

43

134

Washington

12

6*

0

10

0

0

57

85

Unicoi

2

2

0

NA

NA

0

4

8

Carter

23

18

0

NA

NA

8

12

61

Greene

0

12

0

NA

NA

0

4

16

Johnson

0

0

0

NA

NA

0

0

0

Hawkins

0

0

0

NA

NA

0

0

0

Hancock

0

0

0

NA

NA

0

0

0

Total

62

118

0

38

38

11

138

405

County
Sullivan

ES = Emergency Shelter
TH = Transitional Housing
* Does not include Haven of Mercy, which has
been included in the past.
** SALY VA GPD in Kingsport was closed at this
point.

TOTALS IN THE REGION:
Sheltered (ES + TH): 256 (250 in 2018)
Unsheltered: 149 (110 in 2018)
Chronically Homeless: 51 (51 in 2018) 7 Chronically homeless veterans
Veterans: 40 (37 in 2018)
Households with children: 29 (64 children)
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3.14 Special Needs/Disability Housing
According to the American Community Survey 5 –year survey report, 19.4% of the population of Bristol has a noninstitutionalized disability. In an attempt to capture a variety of characteristics that encompass the definition of disability, the ACS identifies serious difficulty with four basic areas of functioning: hearing, vision, cognition, and ambulation.
Years ago, many people with special needs or disabilities were institutionalized throughout their adult
lives. Now, most people with special needs live in some type of community or neighborhood setting. The type of special need or disability often will dictate the home appropriate for an individual.
The following list contains some options available in the City for those living with disabilities that do
not or cannot live with parents or other family members:


Section 8 Housing - Section 8 vouchers can allow people with mild or moderate special needs
and low incomes to live on their own in the community. However, it usually takes years to obtain a
Section 8 voucher and, once acquired, there may not be any available Section 8 units for rent in the
individual's community. Section 8 housing may not be appropriate for people with more complicated special needs who cannot live on their own. Bristol Housing administers much of the subsidized and assisted housing within the City limits.



Group Homes – Individuals with special needs may choose to live in a group home with several other people with special needs. Depending on the program, these homes may be staffed with a counselor or other workers who help the residents live on their own. In some instances, residents may
live without live-in assistance.



Assisted Living Facilities - Some people with special needs, especially older individuals, live in
assisted living facilities. Typically assisted living facilities house residents in their own apartments
within a building or complex of buildings. Residents can cook in their units or eat in a communal
dining hall, and they receive non-skilled care in their units, including assistance with bathing, cleaning and sometimes administration of medicine.



Skilled Nursing Facilities - If a person with special needs requires skilled medical or 24 hour
care, he or she may need to live in a skilled nursing facility.
Figure 3.R

Disability by Age
Disability by Age
Total civilian noninstitutionalized population
Under 5 years
5 to 17 years
18 to 34 years
35 to 64 years
65 to 74 years
75 years and over

Number with a Disability

Percent with a Disability

5,165
38
233
607
2,062
1,086
1,139

19.40%
2.90%
5.70%
10.70%
19.80%
36.80%
52.50%

26,626
1,297
4,100
5,679
10,433
2,949
2,168
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4. Issues and Action Items
Introduction
The intent of this plan is to evaluate existing demographic and housing
trends to help focus the community’s efforts on housing needs. Chapter
Four provides a discussion of issues that impact the City’s housing
needs. It also provides action items the City may consider to better address current and future housing issues.
The City of Bristol will always have the most direct impact on housing
through regulations and the provision of services. Local regulations
such as building and zoning codes govern construction, the separation
of land uses, and site design. As discussed earlier in the document,
housing is largely provided by the private market, but the City can participated in the delivery of housing in some ways. The City can amend
building and zoning codes, award federal grant funds through programs
such as CDBG and HOME, and prepare plans such as this one, to address
deficiencies and opportunities in the housing market and to identify
ways the City might partner with other agencies on housing issues.

34

In this Chapter
Page
4.1

Affordable Housing

35

4.2

High-end Homes

35

4.3

Housing
Discrimination

36

4.4

Zoning/Building
Code Barriers

37

4.5

Economic Growth
and Workforce
Opportunity

39

4.6

Poor Credit

40

4.7

Increasing Senior
Population

41

4.8

Lack of Accessible
Housing

41

4.9

Property
Maintenance and
Rehabilitation

42

4.10

Transportation
Services

43

4.11

Quality of Life

44

4.12

Tax Increment
Financing

45

4.13

Homeownership
Financing Assistance

46

4.14

Downtown Living

47

4.15

Inventory of Vacant
Land

47

4.1 Affordable Housing
Housing affordability was identified as a major issue in the realtor surveys regardless of location, income and housing type. It is important to clarify that “affordable housing” and “subsidized housing” do
not necessarily mean the same thing. Affordable housing is usually defined as costing no more than 30
percent of a household’s pre-tax income. Housing cost includes the rent or mortgage, utilities, insurance and taxes.
As mentioned previously in this housing study, the U.S. Department of Housing and Urban Development (HUD) states that families who pay more than 30 percent of their income for housing are considered cost burdened and may have difficulty affording necessities such as food, clothing, transportation
and medical care. Affordable housing varies for each community. The northeast Tennessee region
continues to have a high percentage of subsidized housing per capita. All area public housing authorities maintain high occupancy levels, as well as lengthy waiting lists. These agencies report few unresolved fair housing complaints. Local housing authorities report waiting lists for both public housing
units and Section 8 housing vouchers. There is a shortage of public housing that is accessible to those
holding Housing Choice vouchers.
Action Item – Educate the community in understanding that the term affordable housing shouldn’t always have a negative connotation attached to it. Promote housing that is affordable as a part of having
a strong and thriving community for everyone to enjoy.
Action Item – Communities need to reach out to local state and federal leaders and continue to push
for funding that will improve the affordability of housing and the continuance of Federal HOME and
CDBG program funding.
Action Item – Consider the establishment of an additional home rehabilitation fund to incentivize
homebuyers to purchase and renovate homes in targeted communities.
Action Item – Encourage the construction of new, affordable homes in the community.

4.2 High-end Homes
Homes in the $100,000-$150,000 price range were chosen as the most needed range in the realtor survey; there was also a need expressed for higher end homes in Bristol, Tennessee. The term “high end”
homes means different things in different communities but for purposes of this report homes valued
$300,000 and above are considered to be in the high-end price range.
The lack of high-end homes presents a chicken and egg problem. With a median family income of
$55,795, and a median home price of $121,500, it is evident that the average citizen may not be able to
afford a home in this price bracket. Since our current population is not able to support this price range,
we do not have a large selection of available inventory. Unfortunately, from an Economic Development
perspective, it is difficult to recruit and entice businesses with higher paying wages to relocate to the
City without showing that there is a place for their employees to live. Companies want to show their
employees moving here that there are plenty of housing options available to them. From a developer’s
standpoint, it is difficult to find builders to take the risk to build speculative higher-end homes in Bristol
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without an active market for this price point. Having a high-end property sit on the market for a long period
of time could cause great financial stress for the developer.
Action Item – Conduct regular listening sessions with realtors, developers, builders, and major employers in
the City to further this conversation and determine ways in which the City may assist.
Action Item – The 2017 Housing Study included an action item to evaluate the property tax benefits that a
higher end development may provide for the City and suggested that to spur interest in the construction of
such developments in targeted areas, the City may consider offering incentives in the form of infrastructure
improvements such as water and/or sewer line extensions. In October 2017, City Council acted on this strategy with the adoption of the Residential Utility Extension Program which provides water and sanitary sewer
materials to developers of qualifying subdivisions within the City limits.

4.3 Housing Discrimination
HUD broadly defines fair housing choice as “the ability of persons with similar incomes to have the same housing choices regardless of race, color, religion, sex, age,
national origin, familial status, or disability.” All state and local governments, particularly those that receive federal funds from HUD, are required to promote fair housing choice and to “affirmatively further fair housing.” Since Bristol receives CDBG
entitlement funds and HOME funds, the City is required to promote fair housing
choice and affirmatively further fair housing and to work toward overcoming any
identified impediments.
The Analysis of Impediments to Fair Housing Choice is a report that provides a full summary of many housing
and housing-related practices evident throughout the full HOME Consortium area that inadvertently or deliberately prevent people from living where they choose. Some common factors that have been identified that
might limit housing choice include, but are not limited to:


Discrimination based on race, color, national origin, sex, religion, familial status, and disability
Multi-Family



Lack of affordable housing, both public and private



Zoning, building code and annexation restrictions



Inadequate wages and/or lack of employment opportunities in the area



Due to the rising elderly population, there is a short supply of affordable one and two-bedroom
units



Mixed Useand
Housing
Poor credit history of potential homeowners causing inability to obtain a mortgage
increase
in predatory lending which often leads to foreclosures



Lack of housing that is accessible to the disabled



Lack of accessible transportation services



The rising cost of utilities, medical care and food, coupled with low wages, causes many to be at
risk of becoming homeless



Perception of socio-economic status

Manufactured Homes
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To view the full Analysis of Impediments report, please visit the City’s website at http://bristoltn.org.
HUD interprets the obligation to “affirmatively further fair housing” to mean that the HOME Consortium
members will:


Analyze and implement efforts to eliminate housing discrimination;



Promote fair housing choice for all persons;



Provide opportunities for inclusive patterns of housing occupancy regardless of race, color, religion, sex, familial status, disability, and national origin;



Promote housing that is structurally accessible to and usable by all persons, particularly the elderly and persons with disabilities (determined by available funding);



Foster compliance with the nondiscrimination provision of the Fair Housing Act.

Action Item - Bristol, alongside community partners and Community Housing Development Organizations,
will continue to work towards educating the community about fair housing and discrimination.

4.4 Zoning/Building Code Barriers
A slight majority of the respondents in the realtor survey said that zoning
regulations and code requirements were not an obstacle for the housing
market. Several individuals who responded that regulations are a problem provided comments stating that builders have expressed that costs
are higher to build in Bristol versus other areas like Johnson City. They
also stated that the City is overly restrictive, and that the costs and transfer processes incurred with Bristol Tennessee Essential Services are detractors to new development.
It is inevitable that some homeowners and members of the development
community will feel that City zoning and building codes act as barriers to
their goals. Occasionally complaints are shared with the City that a property owner’s desired land use is not allowed in that property’s zoning district. Zoning and building regulations are adopted for the safety and welfare of the City as a whole and each property must be held according to
the same established regulations provided by the Zoning Ordinance and
Building Codes.
The 2012 International Residential Code is the guiding standard for home
construction. The City’s Code Enforcement Division permits both residential and non-residential construction projects. All elements of the construction project, including window panes to insulation to sidewalks, are
part of their purview. Developers and property owners may perceive the permitting and inspection process as
an obstacle in the goal of construction completion. Building permits are required for the safety of those who
enter the building and those who are on or near the property. The City has adopted code requirements for
the safety and welfare of the City as a whole.
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Lack of communication and information is often a problem if the perception exists that information and
guidance is unavailable to the public. If the public has access online to all Zoning and Code Enforcement
regulations, homeowners and developers might be less likely to see barriers in adherence to Zoning and
Code Enforcement regulations. Additionally, some responses in the realtor survey suggest that code requirements in the City make it more expensive to build in the City than in neighboring communities. The
reason for this is the City has adopted the 2012 International Residential Code (IRC) and many surrounding
cities are still under the 2009 International Residential Code. In Sullivan County, there are no permits required for commercial projects. Though projects are may be more expensive to build due to the adherence
to the 2012 version of the Code, there are advantages. Projects are more energy efficient and provide energy savings for the customer. Also, by adopting updated versions of the Code as new versions are released, the community is able to absorb change incrementally. Communities utilizing the 2009 IRC will be
forced to update to the 2012 IRC by the end of 2017 which will level the playing field.
Action Item – The Community Development Department has held multiple listening sessions with builders, developer, appraisers, and realtors in recent years. The Department holds these sessions to provide
time for the development community to voice their concerns and ideas. The Department should continue
listening sessions to provide for the exchange of ideas and education with these groups most impacted by
zoning or code changes.
Action Item – Zoning and Building Code review contributes to community health, safety and quality of life
for Bristol citizens. The Development Services Department should continue to work to educate the public
on the benefits of a regulatory program and ensure that access to information is available to the public
through the Community Development library and City website.
Action Item – Continue ongoing evaluation of City regulations to eliminate requirements that unnecessarily impact cost of housing.
Action Item - Update zoning codes to allow more diversity in range of housing types and lot sizes.
Action Item - Continue to improve the Development Services Department website and the way information is made available to the public.
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4.5 Economic Growth and Workforce Opportunities
Employment plays an important role in the housing equation of our community. The value of business in
Bristol, be it large or small, is a top-priority within the City. Job growth in our region declined due to the
economy but according to several local newspaper articles “Bristol is Booming” (Bristol Herald Courier, January 3, 2016). In the past two-years Bristol has seen much success with development of The Pinnacle, industrial expansion, and Downtown entrepreneurialism. Due to the jobs created, our community has seen more
housing development. The Villages at Island Road and Downtown loft living are both connected to job creation.
In 2016, the City saw a need and hosted the first-ever Hiring Expo with over 1500 job seekers in attendance;
41% of those companies in attendance offered jobs on the spot. The City hosted six expos from 2016-2019,
with 5,400 job seekers participating in six events 12,000 jobs were available over the course of six events.
City Staff, Planning Commission and the Industrial Development Board work hard to continue to promote
opportunities and partnerships that create economic growth and workforce opportunities here in Bristol,
TN.
Action Item – Continued communication from our local Economic Development Department.
Action Item – Utilize non-profit agencies such as The Bristol Chamber of Commerce, Believe in Bristol, and
workforce development agencies to continue training and educating the current workforce and encourage
new growth.

39

Action Item – Continue working with Networks Sullivan Partnership on the development and promotion of
our Industrial Parks and vacant buildings.
Action Item – When thinking of job creation, we need to remember to be creative and focus on the needs
and wants of Millennial and Gen X demographics, i.e. they want satisfying career and more flexibility.
Action Item – Continue to work with BTES promoting Bristol as a 10-Gigabit community.
Action Item – Focus on Bristol as The Birthplace of Country Music, our great outdoors and Bristol Motor
Speedway as having more recreation-based jobs.

4.6 Poor Credit
Some residents lack financial management skills,
i.e. budgeting, financial management, etc. causing
them to fall behind in rent, mortgage, utilities, etc.
Poor credit history of potential homebuyer’s results in an inability to obtain a mortgage and increase in predatory lending which often leads to
foreclosures.
Low income individuals that use a payday lending
or title lending service end up paying an annual
percentage rate (APR) as high as 601%!
Action Item - Continue to offer homebuyer education classes which are offered free of charge to potential homebuyers in addition to education and assistance provided by the HOME Consortium.
Action Item – The Poverty & Education Awareness Task Force is working on marketing materials to
help educate the community on the dangers of predatory lending.
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4.7 Increasing Senior Population
Bristol’s senior population, like the rest of the nation, is in the midst of unprecedented expansion. Ensuring
that these older adults have the housing they need to enjoy safe, independent, and financially secure lives has
thus taken on new urgency not only for individuals and their families, but also for the nation as a whole.
The Centers for Disease Control and Prevention (CDC) defines aging in place as “the ability to live in one’s
own home and community safely, independently, and comfortably, regardless of age, income, or ability level.” If needed, those aging in place may receive care or assistance by a caregiver. Many seniors would like to
age in place in their own home.
The City should encourage as many housing options as possible for seniors that are affordable, physically accessible, and well-located. They should also encourage local support services, i.e., THDA Housing for the Elderly program, transportation, and healthcare services.
Action Item - Develop “aging in place” specific educational materials on home modifications to make houses
safer and more accommodating for seniors.
Action Item - Encourage construction of single level homes or homes with most main features (master bed
and bathroom, kitchen and laundry) on the first floor.
Action Item - Review the Zoning Ordinance and consider amendments to allow for shared housing, granny/
in‐law suites, and other housing that would enable seniors to move in with family or share their own homes
with a caretaker or someone who is not a relative.
Action Item - Convene a group of City and other agency staff to study the issue of “aging in place”. The
AARP’s guide “Aging in Place:
A TOOLKIT FOR LOCAL GOVERNMENTS” may serve as a
guide for discussion.
Action Item - Encourage Universal Design principles in new housing units. Universal design creates environments usable by all people, regardless of ability. It accommodates all people without being an “add on” or
designed for people with special needs. Examples of universal design features are step-free entries, curb
ramps, levers, wide doorways and handheld adjustable showerheads. Places designed for all ages and abilities are more flexible, efficient and comfortable. Properties with universal design often have higher value and
longevity.

4.8 Lack of Accessible Housing
The rental housing supply for disabled persons is provided primarily by Bristol Housing. Homeowners receive
assistance from various service agencies as well as through the CDBG emergency rehab program to assist
with the cost of installation of ramps, handrails, etc. The Community Development office works with Appalachian Service Project and several church groups like the First Presbyterian Church Christian Hands Ministry to
help those in need.
Action Item - Continue to monitor this issue and encourage agencies providing services for special need individuals to communicate regularly with the City.
Action Item - As discussed in the “Increasing Senior Population” section, the City should encourage Universal
Design principles in new housing units. Universal Design creates environments usable by all people, regardless of ability. It accommodates all people without being an “add on” or designed for people with special
needs. Examples of Universal Design features are step-free entries, curb ramps, levers, wide doorways and
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handheld adjustable showerheads. Places designed for all ages and abilities are more flexible, efficient and
comfortable. Properties with universal design often have higher value and longevity.

4.9 Property Maintenance and Rehabilitation
Property maintenance is critical in providing an attractive place to live. The presence of neglected homes decreases property values of surrounding properties and
makes neighborhoods unattractive to potential homebuyers or renters. Because Bristol as a whole has an older housing stock, the City must be mindful of property
maintenance issues. In addition to aesthetic issues, unmaintained property can lead to health and environmental hazards.
The City’s Code Enforcement Division is primarily responsible for working with property owners to clear up
any property maintenance issues. The Code Enforcement Division works with the Better Property Board as
needed to deal with unsafe or nuisance cases. The membership of the Better Property Board is appointed by
the City Council to investigate the real property conditions in the municipality in order to determine if properties are detrimental or dangerous to the health, safety, or welfare of citizens.
Action Item - Continue the City’s Code Enforcement program and Better Property Board.
Action Item - Continue to reach out to local State and Federal Leaders and continue to push for funding for
local affordable housing projects and the continuance of Federal HOME and CDBG program funding for rehabilitation assistance to low and moderate households.
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4.10 Transportation Services
Not every Bristol resident has access to a personal vehicle. Without reliable personal transportation,
people are limited in regards to employment and housing. As many bus routes are only available at certain times and in certain areas, finding transportation to jobs (especially during 3rd and 4th shifts, or on
weekends), becomes a challenge for those who don’t have a car and rely on public transportation for
rides between work and home. The majority of current public transportation riders in Bristol are transit
dependent, and without Bristol Transit, they would be without access to essential services or potential
employment. The need for transit services will continue in the future as the elderly, children, people
with disabilities, and the economically disadvantaged will continue to rely on public transportation if
they have no access to private options.

The cities of Bristol, Tennessee, and Bristol, Virginia, each operate their own transit system, however,
the two systems are integrated and both operate from the Downtown Center on State Street. The City
of Bristol has three operations within the Transit system, which provide service to commercial and residential areas as well as the hospital campus. City buses have three set routes within the City limits and
run from 6:00 a.m. until 6:00 p.m. with very reasonable prices. As required by the Americans with Disabilities Act (ADA) of 1990, ADA transportation is provided to individuals with disabilities through a point
-to-point van service and through the deviation of the fixed-route. Lastly, the Job Access van is for
working citizens who do not live on a bus route and do not have their own personal means of transportation. Riders must be at or below the Federal income poverty level. The Job Access bus runs from 5:00
a.m. until 6:00 p.m. and costs the same as riding the regular City bus.
City staff promotes ridership in several ways throughout the year including BTN TV local channel 16 and
a Customer Appreciation Day once a year.
The Bristol MPO Regional Multimodal Transportation Plan 2040 states that future planning strategies
for public transportation should include the role of transit in the concept of livable communities. The
plan encourages the incorporation of transit in transportation and land use planning to provide local
agencies additional tools to
improve access to housing,
jobs, commercial, and social
activities.
Action Item – Consider the extension of transit hours to serve
individuals working outside the
typical 8:00 am – 5:00 p.m.
work day.
Action Item – Incorporate
transit in land use and transportation planning decisions, especially as it could improve access
to residential housing projects.

43

4.11 Quality of Life
The City of Bristol’s quality of life or livability elements are a tremendous asset in furthering housing opportunities. These terms
can mean different things to different people but when used to
describe a place or a community, they often define what makes
someone love where they live. Quality of life indicators often include: access to parks, recreation, and schools, convenient transportation infrastructure by walking, bicycle, or vehicle, proximity
to good schools and healthcare, access to restaurants and shopping, and the availability of art and cultural opportunities.

Bristol, Tennessee, offers exceptional quality of life for many reasons. Bristol is centrally located, with the Tennessee/Virginia state
line running through the main roadway of a historic downtown,
State Street. Bristol is uniquely situated within a day’s drive of half
of the United States’ population.
The cost of living is lower than the national average and compared
to many areas, real estate is moderately priced. The City offers
four distinct seasons and a temperate climate. The City offer many
opportunities for outdoor recreation, shopping, and cultural offerings with year-round opportunities for museums, motor racing,
music, and festivals.
Another measure contributing to quality of life is Bristol’s cost of
living index, as described in Chapter 2. Bristol’s cost of living Index
is much lower than the national average. It is lower than the cost of
living in the state of Tennessee also, for that matter. As can be
seen on the Bristol TN/VA Chamber of Commerce website, the
Bristol area’s cost of living is 85 based on the U.S. average cost of
living of 100. In other words, Bristol boasts a lower cost of living
than much of the rest of the country in a number of areas, including health, food, utilities and transportation.
Action Item - Consider forming a Quality of Life Roundtable group
to meet regularly to discuss quality of life issues and strategize on
how Bristol can add to and/or improve on these elements. Ideal
candidates for this group would include city staff, realtors, Chamber or CVB staff, and those with a role in recruiting businesses to
the area.
Action Item - Encourage quality of life amenities in all residential
development projects. Examples of these amenities could include
sidewalks and interconnected streets, parks and open space, and
community gathering spaces such as swimming pools, activity
centers, or dog parks.
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4.12 Tax Increment Financing
Tax Increment Financing (TIF) offers “self-financing” for development projects, allowing local governments to encourage development without having to pay upfront development costs. Local governments have found TIF to be especially useful in funding infrastructure improvements needed to attract
development. Such development could be either commercial or residential.
The City Council has worked in conjunction with Bristol Housing to initiate TIF policies and procedures
to foster the redevelopment of properties which are blighted and to aid in the redevelopment of targeted areas in the city. To begin this goal, a Redevelopment Plan was prepared for the Housing and Redevelopment Authority, which identified properties that are appropriate for redevelopment, either
through redevelopment districts or redevelopment areas. Through the planning process, the Bristol
Tennessee Housing and Redevelopment Authority, with the advice of a Redevelopment Task Force,
identified thirteen areas that contain conditions which result in an ineffective use of land or contain factors that limit the area’s ability to reach its fullest economic potential. The areas are described in detail
in the adopted Redevelopment Plan (available on the Bristol Housing Authority’s website) and include
the following:
Redevelopment Districts – Greene Property, Southside Shopping Center, Downtown Central
Business
District,
and
Volunteer
Parkway/Cheers
Redevelopment
Districts
Redevelopment Areas – Volunteer Parkway South/Old Thomas Bridge Road, West State Street
Commercial Corridor, Hill Side/Booher Road, Weed and Seed Area, and West State/126 Redevelopment Areas
The Redevelopment Plan was adopted by the Housing and Redevelopment Authority to guide development decisions and foster development of the identified properties. Currently, two (2) redevelopment
projects have been approved and implemented: the West Ridge Plaza Redevelopment Project and the
Southgate Crossing Redevelopment Project. Both projects were approved for Tax Increment Financing
by the City of Bristol and Sullivan County. Expansion of the Greene Property Redevelopment District
was approved in January 2017 which resulted in a TIF instrumental to the development of a six-story,
112,000-square foot Holiday Inn and Suites by IHG under construction near the intersection of Volunteer Parkway and West State Street adjacent to the Bristol Chamber of Commerce. The $20 million
investment will aid in the construction of the 141-unit hotel scheduled to open in 2020 that will feature
5,800 square feet of meeting and banquet space, an indoor pool and fitness center, according to the
report, along with a full-service restaurant and bar.
The City of Bristol’s TIF policy states that TIF eligible projects must demonstrate a public benefit by
eliminating or reducing blight, reducing poverty, stabilizing and upgrading existing residential, commercial, and industrial areas, creating economic stability, strengthening the employment and economic
base of the City, and increasing property values and tax revenues. Priority is given to projects that support the redevelopment of affordable housing, brownfield redevelopment, and downtown redevelopment. In terms of housing opportunity, TIF projects can be a way to encourage quality, affordable
housing and/or moderate-to-entry level housing in areas of the city in need of redevelopment and reinvestment.
Action Item - Continue partnership with Bristol Housing to identify and implement projects with a residential housing component.
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4.13 Homeowner Financing Assistance
The Tennessee Housing Development Agency offers several programs to help Tennesseans with middle/-to-moderate incomes to
purchase their first home. The Great Choice Home Loan program
offers a 30-year, fixed interest rate home loan. To qualify for the
Great Choice Home Loan, the credit score of everyone on the application must be a minimum of 640. There are maximum household income limits and maximum purchase prices to qualify. These thresholds vary by county. In Sullivan County, the maximum income for a
one-to-two person household is $66,120 and the maximum for a household of three-plus is $77,140. The
maximum Acquisition Cost for a home in Sullivan County is $250,000.
First Tennessee Development District has a first-time homebuyer down payment assistance program.
This program gives grants for down-payment assistance exclusively to first-time homebuyers who meet
low-income requirements. Normally these grants are partnered with a mortgage home lender or funded
from the HOME Consortium.
Bristol Housing has chosen a homeownership option as part of its HUD subsidized rental based Housing
Choice Voucher Program. The homeownership option allows eligible participants to purchase a home
rather than rent from a private landlord. Families either qualify as working or disabled. Working families
must have a one year documented work history of 30 hours per week before they qualify for the program. They must also have the HUD required minimum income at the time of closing and must continue
to work 30 hours per week during their participation in the program. Families who remain in compliance
with program requirements are eligible for assistance with mortgage payments for a maximum of 15
years. Disabled families aren’t required to work, but are required to receive the monthly base SSI payment from the Social Security Administration. Families considered disabled may be assisted with mortgage payments for 30 years. Both working and disabled families must be in good standing with Bristol
Housing before being allowed to participate in the homeownership program. Families participating in
either the rental program or the homeownership program will pay a minimum of 30% of their adjusted
gross income towards their rent or mortgage.
Action Item - City staff should stay aware of state and federal programs that may help City residents
with the purchase of homes.
Action Item - Continue to educate the community on homeownership financing options, especially firsttime homebuyers.
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4.14 Downtown Living
Downtown Bristol loft-living showcases the
uniqueness and versatility of our downtown.
Boasting over 66 loft dwellings, there is
something for everyone’s price range from
young professionals to empty-nesters. Each
loft has different amenities i.e., parking, utility costs included in rent, etc. Some are even
pet friendly. Downtown Living is important
as downtown residents spend more money
Photo Source: The Lofts at 6th Street
downtown than those living outside the district. Believe in Bristol conducted a study that showed that a person living downtown spent at least
three times more supporting local independent business in Downtown. This spending is great for our
local mom and pop entrepreneurs’ which in turn is great for the City in sales tax revenue, additional employment opportunities, and less business turnover.
Action Item - The City should continue to support mixed-use development in the Central Business District.

4.15 Inventory of Vacant Land Available
With the use of Geographic Information Systems (GIS), the staff identified an inventory of vacant land
within Bristol that is most suitable for residential development. To determine the capacity of the land
for housing units, the following factors were considered:
1. Residentially-zoned vacant land
2. Environmental constraintssuch as slopes over 20% or flood plains.
3. Capacity of the land based on its current zoning
Vacant parcels with a residential zoning classification and slopes less than 20% are shown on Map 4-A.
This map shows that vacant residential parcels are spread throughout the city. This map also shows the
City’s flood plain to better indicate what parcels may be most suitable for residential development.

Map 4-B shows the same vacant parcels as Map 4-A but includes the zoning of each property. It is evident from this map that most vacant parcels are zoned R-1A which is a Low Density Single Family District. Map 4-C shows vacant, residential parcels over 25 acres in size that may be more suitable for subdivision development rather than infill homes in existing subdivisions or neighborhoods.
The total vacant land available (number of parcels and acreage) by Zoning District is listed in Figure 4A
and potential dwelling units possible in each zoning district is listed in Figure 4.A on the following page.
Action Item - Consider rezoning action to allow denser developments in targeted areas of the City
where infrastructure is available.
Action Item—Consider inter-departmental committee to study possible locations for infrastructure expansion.
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Figure 4.A

Available Residential Land
Zoning District

Number
of
Parcels

Approximate
Acreage

Maximum
Units/Acre

Maximum Number
Units Based on
Acreage

R-M (Mountainous Residential)

63

164.7

1

164.7

-

PRD (Planned Residential District)

2

66.1

Based on
residential
density of
adjacent parcels

RE (Established Residential)

26

6

2

12

R-1A (Low Density Single Family Residential)

663

1631.5

3

4894.5

R-1B (Medium Density Single Family)

30

17.6

6

105.6

R-2 (Single Family and Duplex)

212

170.2

9

1531.8

R-3 (Multifamily/13 units per acre)

147

170.7

13

2219.1

R-4 (High Density Multifamily/44 units per acre)

1

2.5

44

110

1144

2229.3

-

9037.7
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5. Summer 2020 Action Strategy
Introduction
An updated version of the Housing Study (2020) was presented to City
Council during the work session on April 28, 2020. Following the work
session, staff initiated a series of discussions with realtors and developers, and researched throughout the summer of 2020 to look further into
actions the City could take to foster housing development of all types.
Additional outreach was undertaken within the Development Community as well as research into additional options for programs and tools to
encourage the addition of new housing units.
When addressing the concerns raised by the Real Estate and Development Community, there isn’t a one-size-fits all strategy for the city.
Different areas of the City require different strategies to encourage a
diversity of housing types from infill housing in existing neighborhoods,
to higher density projects along commercial corridors, to green-field
housing such as new single-family subdivision developments.
This chapter includes additional strategies to encourage the production
of new housing and rehabilitation of existing housing. Each section contains a narrative description of themes or topics, subject to substantial
research and discussion during the summer of 2020, and includes action
strategies identified to further initiatives to increase the diversity and
supply of housing in the City.
The commitment to increased housing diversity and opportunity will
require ongoing discussion and openness to new ideas and data as it
comes along. Continued discussion with the development community
and partner organizations will help further the goal for all citizens to
have a safe, livable, and affordable place to call home.
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5.1 Expansion/Marketing of Existing Incentive Programs
Residential Utility Extension Program

The Residential Utility Extension Program provides water and sanitary sewer materials to developers of
major subdivisions (three lots or more) within the City limits and where utilities are available (within 200
feet of the proposed development). The materials which qualify for the program are water pipes and
valves (6 inches and larger) and fire hydrants. Qualifying sanitary sewer materials include pipe (eight
inches and larger), and manholes. The developer is responsible for the installation of the materials and
all other material costs. Once the infrastructure is installed, and accepted by the City, the developer is
reimbursed the qualifying material costs except for the appropriate sales tax. The City’s material expenses would be recovered through payment of the water and sanitary sewer tap fees when dwellings
are constructed.
Action: Extend the policy to multi-family developments.
Action: Continue to promote this incentive to developers. Produce a marketing plan including direct mailings, brochures and updates to the City’s webpage and other electronic media.

Figure 5.1

Residential Utility Extension Program Process
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Redevelopment Districts and Tax Increment Financing (TIF)
The City’s 2005 Redevelopment Plan identified two areas for potential residential redevelopment districts. The
Weed and Seed Redevelopment Study Area comprises an area generally bounded by Shelby Street, 17th Street,
Wilson Avenue and Volunteer Parkway. The area contains low and moderate income multifamily, singlefamily, and commercial development. While the area does not contain large tracts of vacant land, redevelopment could consist of aggregating small parcels of land and homes, demolition of the existing structures and
construction of new larger residential developments.

Weed and Seed Redevelopment Study Area

Multi-Family

Mixed Use Housing

Manufactured Homes
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The Hillside Avenue – Booher Road Redevelopment Study Area comprises an area generally bounded by
Hillside Avenue, Booher Road, Booher Springs Road and Ruth Street. The area contains mostly vacant parcels
and undersized lots that are non-conforming to the City’s minimum standards for residential development.
Given the largely undeveloped area, redevelopment could consist of consolidation of parcels, extension of public infrastructure and construction of new residential developments.

Booher Road Redevelopment Study Area

If these areas were designated as Redevelopment Districts, redevelopment of the above areas could take advantage of Tax Increment Financing. As discussed in Chapter 4, TIFs allows incremental real property taxes
from a designated project or plan area to be used to reimburse a developer for the eligible costs of an approved
project. The incremental revenue can also be used to pay the debt service incurred to pay for such eligible
costs. Eligible costs are those permitted by State law. While previous redevelopment projects in the City have
focused on commercial development (including multi-family rentals), TIF can be used to pay the eligible costs
of developing single and two-family residences.
Redevelopment TIF is reserved for Redevelopment Projects, and Urban Renewal Projects that demonstrate a
substantial and significant public benefit. TIF may be used to construct public improvements and/or provide
assistance to cause the productive reuse of underutilized property that will accomplish any or all of the following goals:

1. Eliminating, preventing, or reducing blight, blighting factors, or the cause of blight;
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2.
3.
4.
5.
6.

Reducing poverty;
Stabilizing and upgrading existing residential, commercial, and industrial areas;
Creating economic stability;
Strengthening the employment and economic base of the City; or
Increasing property values and tax revenues.

Tax Increment Financing is permitted in Tennessee through the Bristol Tennessee Housing and Redevelopment Authority (“Bristol Housing”). An application for TIF should be submitted to Bristol Housing, with a copy
of the submission provided to the City Manager. If approved by Bristol Housing, the TIF application will be
submitted to the City and County for approval.
Action: Continue to educate on and encourage the use of Tax Increment Financing as a redevelopment
tool. Produce marketing materials to highlight all housing incentive programs that can be shared as printed
brochures and on website.
Action: Identify and study other residential redevelopment areas that potentially could utilize Tax increment Funding.

Residential Development Forum
On June 25, 2020, a forum for builders and developers was
held at the Steele Creek Lodge to gather feedback on housing challenges and opportunities in Bristol. Excluding city
staff, there were 20 people in attendance. The forum began with a presentation by Tim Beavers, on the City’s Residential Utility Extension Program. The incentive program,
adopted in 2017, provides water and sanitary sewer materials to developers of qualifying subdivisions within the City
limits. Joel Conkin, Wilson Worley Attorneys at Law, then
provided an overview of residential development districts
and opportunities for Tax Increment Financing (TIF). Following the presentations, attendee discussion focused on
housing challenges and opportunities. The following questions and ideas were discussed –





Can the Residential Utility Extension Program be extended to multifamily projects?
Building Code Requirements – One attendee asserted
that the adopted 2012 energy code is a problem and
that he knew builders currently active in Johnson City
who will not build in Bristol due to the energy code requirements. Another suggested that the code
is not a problem necessarily but appraisers, without reliable comparable sales information, do not
value homes built to the energy code, appropriately. Another builder agreed that the energy code is
not a problem but he has concerns about the blower door test and the air tightness of homes. His
concern is that homes which meet these requirements will have moisture problems in the future.
Higher-End Homes - A custom home builder in attendance explained that the speculative construction of higher-end homes in the community is simply too risky in the Bristol market.
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5.2 Utility Connection Fees
The City currently charges tap fees for connection to the water and the sanitary sewer system prior to beginning
construction of a structure. Utility tap fees were last revised in 1996 and are $1,000 for connection to the sanitary sewer system and $800 for connection to the water system for single-family homes. As an incentive to encourage development inside the corporate limits, the tap fee for developer installed utilities is $100 for connection to the sanitary sewer system and $100 for connection to the water system for single family homes. The
reduced tap fee incentive is not available if a developer utilized the materials incentive policy.
Action: Consider implementation of a tap fee holiday.

5.3 Code Revisions
Residential Building Code

The 2012 International Residential Code is the regulatory standard
for home construction in the City of Bristol. The City adopted the
majority of the 2012 International Code Council (ICC) building
codes in January of 2012. The codes adopted included the International Building Code (IBC), International Residential Code (IRC),
International Energy Conservation Code (IECC), International Performance Code (ICCPC), International Plumbing Code (IPC), International Property Maintenance Code (IPMC), International Fuel
Gas Code (IFGC), International Mechanical Code (IMC), International Existing Building Code (IEBC) and International Fire Code
(IFC). The City is an exempt jurisdiction and therefore can complete plan review and issue building permits for construction
throughout the city. To maintain the exemption, the City must
adopt codes that are within seven years of the latest published
edition. Currently, 2018 is the latest edition of the building codes.
Also to maintain exemption, as a minimum, the City must adopt
the State code in effect at that time.

The State recently adopted the 2018 International Residential Code (IRC) for one-family, two-family and townhome dwellings with some exceptions. The most notable exceptions are:
1. Fire sprinklers are not mandatory.
2. Building envelope air tightness testing can be a visual test.
3. The duct leakage test is optional.
4. Use of the fenestration and insulation tables from the 2009 IRC are allowed.
The State also recently adopted the 2018 International Energy Conservation Code (IECC) in regards to onefamily, two-family and townhome dwellings with some exceptions. The most notable exceptions are:
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1. Building envelope air tightness testing can be a visual test.
2. The duct leakage test is optional.
3. Use of the fenestration and insulation tables from the 2009 IRC are allowed.
The State is still evaluating adoption of other newer building codes.
In regards to one-family, two-family and townhome dwellings, the main difference between the City using the
2012 IRC/IECC and the State using the 2018 IRC/IECC with exceptions are:
Insulation:
The 2012 versions require higher insulation values than the 2018 versions as amended by the State to
use the 2009 tables. In general this translates into thicker exterior walls and additional spacing between the roof trusses and the ceiling joist.
Building Envelope:
The 2012 versions require the air tightness of the building envelope to be tested and the State made
the requirement optional in the 2018 versions. The test is commonly referred to as the “blower door
test”.
HVAC:
The 2012 version requires a duct tightness test when the ducts are located in an unconditioned portion
of the structure. The State made the requirement optional in the 2018 version. The test is commonly
referred to as the “duct blast test”.
While the above differences translate to additional building costs, the energy savings realized by the owner
should offset the additional cost fairly quickly. Also, the appraised value of an energy efficient home should be
higher than a non-energy efficient home. Many discussions concerning the energy code have occurred in the
past months and there are varying opinions over the merits of the adopted code and value it provides.
Although the State has adopted the 2018 IRC and 2018 IECC in regards to residential structures, the State is still
evaluating the other 2018 ICC building codes for adoption during the summer of 2020. Once adopted, the
State exemptions/exceptions to the codes will be known. At that time, the City should evaluate adoption of
the 2018 codes as adopted by the State. The City’s Codes Division has also been meeting with regional code
departments on adopting similar codes.

Action: Once the State completes adoption of all the new building codes, adopt the same codes as the
State also working with our regional partners in adopting similar building codes.
.
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Zoning Ordinance
Communities around the country are updating zoning regulations to allow for more diversity in housing types.
The nature of these updates vary, but some communities increase zoning densities, reduce lot size requirements, and lessen parking requirements. Another trend is to allow greater use of accessory dwelling units
(ADU). ADUs create affordable housing and diversity, and many communities have worked to streamline the
approval process for these structures. The Zoning Ordinance currently allows accessory dwelling units to be
used for housing as an extension of a primary dwelling but the ordinance expressly prohibits rental of these
units.
There is an opportunity for infill housing in some of the low/moderate income and historic neighborhoods
around the historic downtown. The City could consider purchasing a construction set of several affordable and
aesthetically appropriate home plans that may be deemed pre-approved by the Codes Enforcement Division.
This could expedite permitting and ensure a structure that is aesthetically compatible with the neighborhoods.
If the rental concept of accessory dwelling units is considered, plans may also be obtained for these units as
well.
Action: Consider amending the Zoning Ordinance to Allow for the rental of accessory dwelling units.
Amend the definition of multi-family unit.
Allow the adaptive reuse of vacant institutional properties (such as churches and schools) in residential neighborhoods.
Increase density in the B-3 and PBD zones.
Revise the Planned Residential District (PRD).
Consider purchase of a plan set of residential home construction plans appropriate for infill construction in low/moderate income and historic neighborhoods to encourage redevelopment
in those areas.

Infill Housing Plans/My Chatthouse Case Study
Some communities encourage successful infill development by providing a house plan that is pre-approved
and vetted for code requirements and architectural compatibility with the existing neighborhoods. The
plans may appeal to developers planning to build infill housing on vacant lots because they provide efficiency, but they may also prove useful for people looking to move into the neighborhood as well. Chattanooga
has provided guidance for developers through the development of a program called My Chatthouse. The
program website (mychatthouse.com) provides guidance to homeowners and developers with property
located in the neighborhoods near downtown interested in fixing up their existing home, building a new
one, or landscaping their yard.
The images on the following page show two examples of the twenty-seven plans available on the website
which range from a one-bedroom unit to a multi-family building with six units. The homes are designed to
compliment existing homes in the neighborhood and many are designed to fit on narrow lots typical of historic areas developed in the early 20th century.
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5.4 Grant Program for Rehabilitating Blighted Properties
There may be opportunity for the City to establish a grant fund for homeowners and developers who invest in
blighted property. Per T.C.A 7-51-1901, local governments are authorized to develop grant programs to be paid
from the general fund of the local government to homeowners and developers who invest in blighted property
for the purpose of stabilizing the value of the neighborhood and increasing the value of the facilities being constructed or rehabilitated which are located on blighted property.
“Blighted” has the same meaning that it does for purposes of the Housing Authority. The goal of the program is
to stabilize property values in blighted areas, and any grant program must be approved by the Attorney General
prior to being implemented.
The intent of the grant fund would be for individual property owners to use the fund to improve individual structures. The fund should not be utilized if the property owner is receiving other incentives for redevelopment.
Action: Work with the Attorney General's office to establish a grant program allowable under the current
regulations.
.

Tennessee Code Annotated
7-51-1901. Public policy — Purpose.
(a) It is the public policy of this state that a mechanism should be created to enable local governments to provide
grants which would encourage housing development or encourage the repair, rebuilding and renovations of existing
facilities and structures in neighborhoods whose stability depends upon the elimination of blight and the upgrading of
structural needs of a facility.
(b) Remodeling and eliminating blight serves a valid public purpose for the stabilization of the value of the neighborhood and increases the value of the facility being rehabilitated.
7-51-1902. Part definitions — Authority to develop grant programs.
(a) As used in this part:
(1) “Blighted” has the meaning ascribed to that term in title 13, chapters 20 and 21; and
(2) “Local government” means a municipality, county or county having a metropolitan form of government.
(b) Local governments are authorized to develop grant programs to be paid from the general fund of the local government to homeowners and developers who invest in blighted property for the purpose of stabilizing the value of the
neighborhood and increasing the value of the facilities being constructed or rehabilitated which are located on blighted
property.
7-51-1903. Submission of grant program to attorney general and reporter for review and approval.
Prior to offering any grants under a program developed by the local government, the local government shall submit the
grant program to the attorney general and reporter for the review and approval of the attorney general and reporter to
ensure the grants will not be offered in an arbitrary and capricious manner and in no way violate:
(1) Constitutional requirements of Tennessee Constitution, Article II, § 28 requiring equal and uniform taxation of property; and
(2) Section 29-17-102(2).
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5.5 Legislative Opportunities
In the discussion of housing challenges, Bristol’s City Council has identified the lack of new, higher-end housing
as a barrier to people locating in Bristol, Tennessee and has considered possible incentives to increase the stock
of higher-end housing in Bristol, Tennessee. The City Attorney has requested the opinion of the Attorney General’s office as to the City’s legal authority to incentivize higher-end residential development. The City may,
acting through the Housing Authority, promote the development of housing for low- and moderate-income
households but there is some question of the legal authority for the City to use tax revenues to incentivize the
development of any other kind of housing. The terms “low” and “moderate” income, while not defined in state
law, are generally accepted to include households making less than 50% and 80%, respectively, of the area’s
median household income (for 2019 in the Kingsport-Bristol-Bristol, TN-VA MSA, the median annual household income is $55,100, meaning that (for a household of four) moderate income would be a household earning up to $44,080, and low income would be a household earning
up to $27,550).
The City expects to receive an opinion form the Attorney General’s office within two to five months from the date of this publication. Obtaining an opinion will provide some assurances before embarking on a program that has the goal of incentivizing
housing for higher-income residents in non-blighted areas. A
brief summary of the questions posed in the correspondence to
the Attorney General’s Office include




Is there an avenue for the City of Bristol to construct, at its expense, water and/or sanitary sewer
infrastructure on private property that is intended to be developed for commercial or residential
subdivisions? Does it make a difference if the owner of the property grants the city an easement or
right-of-way for areas where the infrastructure will be constructed, prior to the actual subdivision
of the property into individual, salable lots?
Can the city adopt a program of directly incentivizing residential development that is intended to
be sold at prices outside the range of low and moderate income buyers? The City would like to provide an incentive to developers to assist in providing public infrastructure for new subdivisions in
selected locations in the City. (Assume that these locations are not blighted areas where incentives
could take the form of Tax Increment Financing administered by the City’s Housing Authority).
This incentive would take the form of a grant that would reimburse the developer for the cost of
constructing roads, stormwater, sanitary sewer, or sidewalks. All infrastructure would have to
comply with the City’s adopted Subdivision Regulations and Infrastructure Design Standards. All
infrastructure must be publicly dedicated.

Action: Continue to seek verification from Attorney General’s Office and consider lobbying for legislative
relief if warranted.
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