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As Johnson City’s population continues to grow and expand, the demand for different 
housing types and styles will also increase.  The variety of housing needs must be 
identified to assist the city in meeting the diversified needs of its growing population. The 
range in diversity of the existing housing stock varies from a studio apartment above a 
store in downtown to apartment complexes, attached condominiums, modest single-
family houses, and upscale single-family houses that are predominant on the urban fringe.  
Each housing style is tailored to the different wants and needs of individuals and families 
living in them.     
  
The Planning Commission’s Comprehensive Plan Vision Statement, developed as part of 
the Comprehensive Plan and approved by the Johnson City Regional Planning 
Commission in 2002, states that as part of the broad-based continuous planning effort the 
city should “Ensure housing opportunities for all citizens of the city that are varied in 
location, type, and cost” and “Promote safe and people-oriented neighborhoods that are 
visually pleasing, cohesive, and convenient to desired services.”   In addition, the 2003 
Citizen Survey conducted by the Planning Commission showed that contrary to what is 
currently being developed, there is a need for more retirement and senior housing (59 
percent) and more small-lot, single-family housing (56 percent).  Respondents recognized 
the need for fewer large lot, single-family developments and one-third acknowledging a 
need for more condominiums.  When asked how to increase affordable housing, 75 
percent of survey respondents identified that senior housing and housing rehabilitation 
were the best techniques to increase the housing supply.  The survey also suggested 
allowing higher densities to reduce development costs.  Sidewalks and pedestrian access 
were important to 79 percent of the respondents, neighborhood parks to 69 percent, 
traffic calming to 66 percent, and underground utilities to 65 percent. 

PURPOSE OF THE PLAN 
 
The purpose of the Housing Element is to assure that housing needs are being met for the 
increasingly diversified population of Johnson City.  While the majority of housing 
requirements are fulfilled by market demand, the housing needs for the entire population 
must be satisfied including those with special needs or with lower incomes.  Although the 
“dream” of a detached single-family house still exists, there are also individuals and 
families that only need and desire a small attached unit without a yard and without 
maintenance responsibilities.  This plan will be used as a guide to educate the public and 
provide housing for the entire population of Johnson City. 
 
The Housing Element is part of the Comprehensive Plan that is being developed by the 
city’s Planning Department.  In the past, housing studies have been conducted by the 
Department of Community and Economic Development to obtain Community 
Development Block Grant funds from the Federal Government.  An analysis of the 
existing housing stock and the future needs of the city have not been completed.  There 
are other portions of the Comprehensive Plan (Land Use, Historic Preservation, and 
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Urban Growth) that address housing, but do not deal with it as the main focus of the 
study. 
 

ASSUMPTIONS 
 
The following assumptions identify conditions in the formulation of the Housing 
Element’s recommendations: 
 
1. There exists a need for a variety of housing types within the city; 
2. It is the city’s responsibility to assist and facilitate housing for those with special 

needs in a safe and affordable environment; 
3. It is the city’s responsibility to assist and facilitate housing for all income levels 

provided in a safe and affordable environment; and 
4. The city cannot impose regulations and requirements on developers and builders to 

construct housing for residents with special needs, but can offer incentives to help 
assure all these housing needs are met. 

 
 
In this study, existing housing conditions and housing trends since the 1960s will be 
identified.  The increase in number and types of housing units and the age of the housing 
stock will also be evaluated.  In addition, the characteristics of both the owner-occupied 
and rental market will be examined.  Finally, the housing demands for those with special 
needs are identified.   
 
From the assessment of the existing housing characteristics and the goal and objectives of 
the Housing Element, future housing demands are derived.  The availability of buildable 
land and the demands and desires of the population are considered.  There is a portion of 
the population’s housing needs that is not always provided by the market, at least not 
without governmental assistance.  Affordable housing for the very low, low, and 
moderate-income families is not necessarily provided by the market, unless assistance 
and incentives exist to help support it.    Housing for those with special needs is a housing 
classification that must also be addressed.  
.  
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The existing housing stock consists of a range of housing types including: single-family 
residences, apartment complexes, mobile homes, condominiums, and housing designed 
for those with special needs.  There is no one type of housing unit that fits the needs of 
every person or family.  Variables in determining the type of housing unit for each person 
or family includes the following: cost, style, size of family, likes, dislikes, special needs, 
and location to work, school, or shopping.  The major factor in determining the type of 
housing people prefer is affordability.   
 
To determine the housing needs of the citizens of Johnson City one must look at the 
history of the housing market, review the existing housing inventory, and analyze current 
building trends.  This chapter of the Housing Element will study the existing 
characteristics of housing supply. 
 

The housing stock in Johnson City has increased from 8,579 dwelling units in 1960 to 
25,730 dwelling units in 2000, an overall increase of almost 200 percent (199.9 percent) 
in 40 years (see Figure 1).  In comparison, the city population grew at only 85.6 percent 
from 29,892 in 1960 to 55,469 in 2000.  The demand for housing is increasing at a 
significant faster rate than the population. 
 

Figure 1. Dwelling Units 
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Source: U. S. Bureau of Census 

 
 

Housing Types 
 
The variety of dwelling units include the single-family detached residence, the attached 
dwelling unit (duplex, condominium, or apartment), and the mobile home.  The majority 
of housing type is the single-family dwelling in Johnson City comprising 61 percent of 
the housing inventory (see Figure 2).  Small multi-family projects (2 to 4 units) make up 
11 percent of the housing stock while larger multi-family developments (5 or more units) 
make up 23 percent.  Mobile homes comprise the smallest portion of the housing 
inventory at 5 percent. 
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Figure 2. Housing by Type 
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Source:  U.S. Bureau of the Census 

 
 
Home Ownership and Vacancy Rates 

A majority of the city’s housing stock is owner-occupied; representing 57.9 percent of all 
occupied units in 2000 (see Table 1).  This percentage is up slightly from 56.8 percent in 
1990, and it reflects a slow downward trend of owner-occupied units from 1960 when the 
rate was 61.1 percent.  The ratio of owner-occupied to renter-occupied has averaged 55 
percent owner-occupied to 45 percent rental-occupied between 1960 and 2000.  The 
overall vacancy rate for renter-occupied units increased slightly from 7.3 percent in 1990 
to 7.8 percent in 2000.   
 
Table 1. Dwelling Units in Johnson City 

Units 1960 1970 1980 1990 2000 % Change from  
1990 to 2000 

Owner-Occupied 4,935 6,250 8,171 11,184 13,556 21.2% 

Renter-Occupied 3,140 3,851 5,860 8,491 10,164 19.7% 
Total Units 8,579 10,877 15,020 21,241 25,730 21.1% 

Total Occupied Units 8,075 10,101 14,031 19,675 23,720 20.6% 

Percent Owner- Occupied 61.1% 61.9% 58.2% 56.8% 57.9%  

Vacant 504 776 989 1,566 2,010 28.4% 

Percent Vacant 5.9% 7.1% 6.6% 7.3% 7.8%   

Source:  U.S. Bureau of the Census  
 
Household Size 
 
Since 1960, the number of persons per household has shown a steady decline from 3.29 
persons in 1960 to 2.20 persons in 2000 (see Table 2).  This decrease in persons per 
household is also reflected in state and national averages.  The city’s average of 2.2 
persons per household is lower than the average persons per household in both Tennessee 
(2.48 persons per household) and the United States (2.59 persons per household).  This 
decline in persons per household correlates with the increase in the number of dwelling 
units rising at a faster rate than the increase in the population. 
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Table 2. Persons per Household 
Area 1960 1970 1980 1990 2000 
United States 3.66 3.14 2.73 2.63 2.59 
Tennessee 3.49 3.15 2.76 2.56 2.48 
Johnson City 3.29 3.01 2.55 2.30 2.20 
Source:  U.S. Bureau of the Census 

 
 
Housing Value and Rental Costs 
 
In 2000, the median home value in Johnson City was $99,600 (see Table 3).  This is 
higher than the state’s median value of $93,000, but is lower than the national median 
value of $119,600.   The median rent payment in the city is $438, which is lower than the 
state average of $505 and the national average of $602. 
 

 Table 3. Housing Costs 
 Johnson City Tennessee United States 

Median Home Value $99,600 $93,000 $119,600 
Median Mortgage Payment $871 $882 $1,088 
    

Median Rent Payment $438 $505 $602 
 Source:  U.S. Bureau of the Census (2000) 

 
Housing Conditions  

New dwellings rarely have health and safety concerns since they are designed to meet 
building code standards and are inspected during construction; however, there are 
concerns for dwellings constructed prior to building code standards or those that have 
fallen into disrepair.  The first building code standards were adopted in the early 1950s in 
Johnson City.  The number of sub-standard housing units in Johnson City is minimal with 
residences being renovated through housing redevelopment programs or demolished 
through public and private actions.  The three characteristics that are most commonly 
used to measure sub-standard housing are: availability of complete plumbing facilities; 
housing overcrowding; and age of the structure.   

The lack of complete plumbing facilities is considered a factor related to safe, healthy, 
and decent housing for the residents.  The U. S. Bureau of the Census considers a 
dwelling unit to have full plumbing if there is a shower or tub, hot and cold piped water, 
and a flush toilet available for the full use of the occupants of each unit and not shared 
with occupants of other dwelling units.  The percentage of units without full plumbing in 
the city has fallen dramatically since 1960 from 17.0 percent or 1,459 units to only 0.06 
percent or 17 units in 2000 (see Table 4).  In 2000, there were no rental-units lacking                                                                                                                                                                                                                                                                                                                                                                                                                           
complete plumbing facilities.  The number of owner-occupied dwelling units without full 
plumbing will continue to decrease with federal and local assistance to renovate existing 
houses and sub-standard houses continue to be demolished. 
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Table 4.  Number and Percent of Units without Full Plumbing 
  All Units Owner-Occupied Renter-Occupied 

Year Number Percent  Number Percent Number Percent  
1960 1,459 17.00% 558 11.30% 767 24.40% 
1970 512 4.70% 156 2.50% 280 7.30% 
1980 178 1.20% 71 0.90% 107 1.80% 
1990 50 0.20% 13 0.10% 26 0.30% 
2000 17 0.06% 17 0.01% 0 0.00% 

Source:  U.S. Bureau of the Census (2000) 

Overcrowding is another measure to determine the adequacy of housing for each 
occupant.  Dwelling units with more than 1.00 person per room are considered 
overcrowded for purposes of this study.  From 1960 to 1990 the number of dwelling units 
overcrowded has declined substantially in Johnson City, reflecting in part the tendency 
toward smaller families (see Table 5).  However, between 1990 and 2000 the percentage 
of occupied dwelling units considered overcrowded has actually increased slightly from 
1.4 percent to 1.5 percent.   

Table 5. Housing Overcrowding 
Year All Occupied 

Units 
Owner-Occupied Units Renter-Occupied Units 

1960 11.5% 8.2% 16.7% 
1970 7.3% 4.9% 11.1% 
1980 3.2% 2.0% 4.9% 
1990 1.4% N/A N/A 
2000 1.5% N/A N/A 

Source:  U.S. Bureau of the Census (2000) 
 
The third factor in determining housing condition is the age of the housing stock.  In 
Johnson City the average housing unit was constructed in 1971 which is slightly earlier 
than the state average of 1976 (see Table 6).  Approximately, 70 percent of the housing 
stock in the city was constructed since 1960 compared to Tennessee’s rate of 75 percent.  
The percentage of housing units constructed in Johnson City prior to 1939 is 11.2 percent 
with the state percentage being 7.6 percent.   
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Table 6. Age of Housing Stock 
          Johnson City         Tennessee 

Year   # of Units %   # of Units % 
Built 1999 to 2000 645 2.7% 62,351 2.8% 
Built 1995 to 1998 2,017 8.5% 242,826 10.9% 
Built 1990 to 1994 1,938 8.2% 220,091 9.9% 
Built 1980 to 1989 3,369 14.3% 390,029 17.5% 
Built 1970 to 1979 4,355 18.4% 440,013 19.7% 
Built 1960 to 1969 3,859 16.3% 316,953 14.2% 
Built 1950 to 1959 3,095 13.1% 248,162 11.1% 
Built 1940 to 1949 1,695 7.2% 141,840 6.4% 
Built 1939 or earlier 2,648 11.2% 170,640 7.6% 

Median Year Built 1971   1976   
Source:  U.S. Bureau of the Census 

 
Construction Activity  
 
Residential building permits are used as a primary indicator of population growth and 
development patterns.  The city’s residential development trend since 1987 is 
summarized in Table 7.  Between 1994 and 2004 the city annually averaged 225 single-
family and 215 multi-family building permits.  The average number of residential 
building permits decreased slightly for multi-family units in the last five years, with an 
annual average of 225 single-family and 191 multi-family building permits.  During 
2004, the number of residential building permits was the highest in the period studied 
with 290 single-family and 254 multi-family building permits for a total of 544.  
 

Table 7. Residential Building Trends, 1987 – 2004  
Year Single-Family Multi-Family Total 

Total (1987-2004) 3,412 3,368 6,780 
       

10-yr Avg. (1994-2004) 225 215 440 
       

5-yr Avg. (1999-2004) 225 191 416 
Source: Johnson City Building Division 

 
Subsidized/Assisted Housing Developments 

 
There are families in Johnson City that need assistance in obtaining safe, clean, and 
affordable housing.  The city is fortunate to have several organizations to aid those that 
need assistance with finding housing.  Federal, state, and local funds are used to construct 
dwelling units for those in need and provide financial assistance.  Several organizations 
with the belief that all citizens deserve safe and decent housing and that are involved in 
housing assistance programs include: the Johnson City Housing Authority, the Johnson 
City Department of Community and Economic Development, Eastern Eight Community  
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Development Corporation, Habitat for Humanity, Appalachian Service Project, and 
Fairview Housing. 
 
The Johnson City Housing Authority (JCHA) with its main office at 901 Pardee Street 
provides federal and state housing assistance to the extremely-low, very low, and low-
income families.  There are currently 756 dwelling units within the eight housing 
complexes owned by the JCHA (see Table 8 and Map 1).    Dwelling units in the housing 
complexes range in size from efficiency units to 1 through 5 bedroom units. 
 

Table 8. Johnson City Housing Authority Residences 
 NAME LOCATION OF RESIDENTS 

ASSOCIATION OFFICE 

# OF UNITS 

1. Carver Apartments 520 Washington Avenue 74 units 
2. Keystone Apartments 1136 East Main Street 226 units 
3. Dunbar Apartments 908 Parkway 30 units 
4. Fairview Apartments 504 Steel Street 70 units 
5. Parkway Apartments 908 Parkway 50 units 
6. Memorial Park Apartments 127 Dyer Street 125 units 
7. Pinecrest Village Apartments 525 Joy Court 100 units 
8. Lake Terrace Apartments 2451 Mint Hill Road 81 units 
Source: Johnson City Housing Authority 

 
 

 
 

 

 
             Keystone Apartments       Memorial Park Apartments 
 
In determining the need of families, the JCHA calculates the “median family income” 
(MFI).  Information on the MFI is adjusted once a year based on income information 
collected.  The MFI information for the city is included in the Johnson City – Kingsport – 
Bristol, TN-VA Metropolitan Statistical Area.   The current MFI for fiscal year 2004 is 
$45,100.  The income classification is based on a percentage of the MFI: extremely-low-
income is 30 percent of the MFI, very-low-income is 50 percent of the MFI, and low-
income is based on 80 percent of the MFI.  Table 9 shows the MFI for families ranging 
from 1 to 8 persons.  
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Table 9. Median Family Income 
 1 

PERSON 
2 

PERSON 
3 

PERSON 
4 

PERSON 
5 

PERSON 
6 

PERSON 
7 

PERSON 
8 

PERSON 
Extremely-
low-income 

$9,450 $10,800 $12,200 $13,550 $14,600 $15,700 $16,800 $17,850 

Very-low-
income 

$15,800 $18,050 $20,300 $22,550 $24,350 $26,150 $27,950 $29,750 

Low-
income 

$25,250 $28,850 $32,450 $36,100 $38,950 $41,850 $44,750 $47,650 

Source: Johnson City Housing Authority 
 
Individuals that apply for public housing are required to fill out an application and a 
background check is completed.  The JCHA has developed preference criteria for 
families to obtain housing at one of its complexes.  This criteria enables the Housing 
Authority to rank the families that request public housing and to give those that need the 
assistance in a fair manner.  The criteria are as follows: 
 

A. Displaced – people displaced by government action, or whose dwelling has 
been destroyed by disaster; 

B. Elderly and people with disabilities – people who are elderly (a person 62 
years of age), disabled, or handicapped including a care giver, if necessary.  
Included in this criteria are working families that the head of household works 
a minimum of 20 hours a week and is classified by HUD as extremely-low, 
very-low, or low-income family; 

C. Victims of domestic violence; and 
D. All other applicants. 

 
The waiting list for any housing in one of the JCHA units varies according to the size of 
the unit needed; however, on average the wait is 1 to 4 months with the longest wait for 
one bedroom units.  At the time of their 2004 Annual Plan, the JCHA had 215 families on 
the waiting list, including 116 families with children, 6 elderly families, 43 families with 
disabilities, and 50 families (no children) and individuals.  The income level for the 
families on the JCHA waiting list for housing includes 181 families having an extremely-
low-income, 26 families with very-low-income, and 8 low-income families. 
 
Residents living in units owned by the JCHA are given the choice of one of three 
different rent structures: minimum base, flat base, and income base.  The minimum base 
rate is for those families that do not earn an income and a fee of $25 per month is 
charged.  Flat base is based on the income of the family at a set time and does not change 
with an increase in income.  This rate allows families to increase their income without an 
increase in their monthly rent.  The flat base rent structure gives an incentive to families 
to save money towards the purchase of a house and move out of public housing.  The 
income base is determined based on the family’s annual income. 
 
In addition to the housing complexes, the JCHA also has 468 Section 8 vouchers used by 
both families and individuals.  Section 8 vouchers allow the participants to rent an 
apartment, house, or mobile home from the private market.  In order to use a Section 8 
voucher on a specific rental unit, the unit is required to meet the Housing Quality  
 



Johnson City Comprehensive Plan   
Housing Element  Characteristics of the Existing Inventory 

   
11  

Standards developed by the United States Department of Housing and Urban 
Development.  
 
There are two apartment complexes with a total of 38 units that are associated with the 
JCHA Section 8 voucher program: Almedea Apartments (100 East Watauga Avenue) 
with 15 units and Acorn Court (261 & 265 West Market Street and 405 West Watauga 
Avenue) with 23 units.  The JCHA Section 8 assistance stays with the unit and not the 
tenant/family; however, all tenants must meet JCHA Section 8 requirements.   
 
There are several apartment complexes that received tax credits from the federal 
government to construct affordable rental units (Table 10 and Map 2).  These 
developments must reserve a percentage of their units for JCHA Section 8 vouchers and 
low-income renters depending on the amount of the tax credit. These complexes are not 
operated by the Housing Authority, but are privately owned. 
   
Table 10. Apartment Complexes Constructed with Federal Tax Credits 

 NAME LOCATION # OF UNITS 
1. Almedea Apartments 100 East Watauga Avenue 15 units 
2. Acorn Court Apartments 261 & 265 West Market Street 23 units 
3. Blue Ridge Apartments 2610 Plymouth Road 80 units 
4. Doe Ridge Apartments 1700 Dave Buck Road 32 units 
5. Park Place Apartments 1319 Bell Ridge Road 64 units 
6. Stoney Brook Heights Apartments 512 Swadley Road 88 units 
7. Beaver Hollow Apartments 800 Swadley Road 64 units (under 

construction) 
8. Plymouth Ridge Apartments 2560 Plymouth Road 92 units (under 

construction) 
Source: Johnson City Housing Authority 
 

 
Blue Ridge Apartments 

 
Apartment complexes have also been developed where the property owners receive 
subsidies and loans directly from the federal government.  These complexes (see Table 
11 and Map 3) were designed to target a specific portion of the population, (elderly, 
disabled, and families) and were constructed with federal programs that are no longer 
available.   
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Table 11. Apartment Complexes that Receive Federal Subsidies  
 NAME LOCATION MANAGER 

 & ADDRESS 
TARGET 
MARKET 

# OF 
UNITS 

1. Briarcliff 
Apartments 

700 Nathaniel 
Court 

M & M Properties 
1720 Nathaniel Drive 

Section 8 
elderly & 
disabled 

50 units 

2. Clark Manor 
Apartments 

115 Top Side 
Circle 

M & M Properties 
1720 Nathaniel Drive 

Section 8 & 
limited Section 
8 vouchers  

109 units 

3. Harrison 
Village 
Apartments 

1806 Lamons Lane M & M Properties 
1720 Nathaniel Drive 

Section 8 
elderly & 
disabled 

60 units 

4. West Gate 
Village 
Apartments 

1720 Nathaniel 
Drive 

M & M Properties 
1720 Nathaniel Drive 

Section 8 52 units 

5. City View 
Apartments 

812 Briarcliff Road M & M Properties 
810 Briarcliff Road 

Elderly only – 
low income 

40 units 

6. Lakewood 
Village 
Apartments 

2463 Lakewood 
Drive 

On-site office  
2463 Lakewood 
Drive 

Section 8 104 units 
subsidized 

7. Southgate 
Village 
Apartments 

81 Charleston 
Square 

On-site office 
81 Charlestown 
Square 

Section 8 
(70%) & low-
income (30%) 

80 units 

8. Tyler 
Apartments 

7 Trivette 
Concourse 

M & M Properties 
7 Trivette Concourse   

Section 8  100 units 

9. John Sevier 
Center 

141 East Market 
Street 

M & M Properties 
141 East Market 
Street 

Section 8 
elderly & 
disabled 

150 units 

10. Watauga 
Square 
Apartments 

503 West Watauga 
Avenue 

On-site Manager 
503 West Watauga 
Avenue 

Section 8 
elderly & 
disabled 

102 units 

11. Woodland 
Place 
Apartments 

1507 Bell Ridge 
Road 

On-site Manager 
1507 Bell Ridge 
Road 

Section 8 
elderly only 

30 units 

12. Alpine Village 
Apartments 

500 East 
Mountianview 
Road 

On-site Manager 
500 East 
Mountainview Road 

Section 8 
elderly only 

39 units 

Source: Johnson City Housing Authority 
 

 

 

 
               Southgate Village Apartments                           Woodland Place Apartments 
 
The Johnson City Department of Community and Economic Development provides 
assistance to low and moderate-income families to purchase a home using Community  
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Development Block Grant funds (CDBG).  The Johnson City Housing Authority and the 
city’s Community Development Office work together to assist tenants to obtain home 
ownership with assistance for CDBG down payments and closing costs.   
 
Working with non-profit organizations and private developers, the Department of 
Community and Economic Development has dedicated CDBG funds to construct or 
renovate housing for low-income families (see Table 12 and Map 4).  Preservation Point 
with MX-1, Mixed Use Neighborhood, zoning is currently under development providing 
housing for 21 families.  The MX-1 zoning requires a minimum of 20 percent of the 21 
proposed units to be value-oriented housing, defined as the maximum value of a single-
family house derived by using the Department of Housing and Urban Development’s 
latest Low and Moderate Income Table for a family of four and multiplying it by 2.5.    
Two of the dwelling units are being designed specifically for the Dawn of Hope for 
special needs adults.  Also included is a wetlands nature preserve located within the flood 
hazard area of Sinking Creek. 
 

Table 12. Housing Developments Receiving CDBG Funds 
 NAME LOCATION NON-PROFIT 

INVOLVED 
1. Chilhowie Village 103-107 West Eighth Avenue  

104-110 West Chilhowie Avenue 
Appalachian Service 
Project 

2. Kyle Condominiums  306 West Eighth Avenue, 1-5 Eastern Eight 
3. City of Johnson City 424  & 426 Highland Avenue 

517 Lamont Street 
Appalachian Service 
Project (2) and 
Eastern Eight (1) 

4. Crandalls Western 
Addition 

203 Garden Drive  
203 North Belmont Street 

Appalachian Service 
Project 

5. Downtown Apartments 241 & 243 West Main Street Fairview Housing 
6. Preservation Point King Springs Road  

(under construction) 
Eastern Eight (2 out 
of 21units) 

Source: Johnson City Community Development Office 

 
Chilhowie Village 

The Department of Community and Economic Development also assists in the 
construction of several single-family dwellings throughout the city.  CDBG funds are  
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also available to homeowners for rehabilitation and reconstruction assistance.  This 
program provides assistance for owner-occupied structures to be repaired and upgraded.    
 
Group Quarters/Special Needs 
 
The percentage of the city’s population living in a group home has decreased from 8.2 
percent in 1980 to 6.1 percent in 2000 (Table 13).   However, the percentage did increase 
in 1990 to 10 percent.   
 
Table 13. Population and Types of Group Quarters 
 1980 1990 2000 

Residency 
Type 

Populatio
n 

Percent Populatio
n 

Percent Populatio
n 

Percent 

Households 45,325 91.8% 35,766 90.0% 51,950 93.9% 
Group Quarters 4,056 8.2% 3,987 10.0% 3,373 6.1% 
Totals 49,381 100.0% 39,753 100.0% 55,323 100.0% 

Source:  U.S. Bureau of the Census (2000) 
 
There are two types of group quarters, institutionalized and noninstitutionalized (Table 
14).  Drug and alcohol programs are designed to last 29 days to avoid being included as 
an institutionalized population.  The largest sector of the population in group quarters is 
college students living in the dormitories at East Tennessee State University.  The Quillen 
Veterans Administration includes a nursing facility, hospital, and hospices.   

 
Table 14. Types of Group Quarters 
 Population % of Total 
Institutionalized Population   

Correctional Institution 44 1.3 
Nursing homes 708 21.0 
Hospital & Hospices 390 11.6 
Mental Hospital 0 0 
Juvenile Institutions 29 0.9 
Other Institutions (institution not 
specifically listed above) 

5 0.1 

TOTAL 1,176 100.0 
Noninstitutionalized Population   

College Dormitories 1,919 56.9 
Others (rooming houses, religious 
group homes, and halfway houses) 

278 8.2 

TOTAL 2,197 100.0 
Source:  U.S. Bureau of the Census (2000) 
 

Frontier Health operates several facilities in the city for those with special needs 
regarding mental health and those dealing with alcohol and drug dependence (see Table 
15 and Map 5).  Magnolia Ridge is designed for short-term care for the treatment of drug 
and alcohol dependence.  The Unaka Group Home has recently been changed from a 
long-term care facility for the mentally challenged to a temporary facility for persons that 
have completed the program at Magnolia Ridge and also as a shelter for homeless  
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individuals.  In addition, Turning Point is being reopened after closing a few years ago as 
a facility for persons that have completed the program at Magnolia Ridge. 

 
Table 15. Frontier Health Facilities 

 NAME OF FACILITY LOCATION PURPOSE 
1. Chatham Apartments 2911 Chatham Drive Permanent housing for adults (4 

units). 
2. Laurel House 516 Swadley Road Residential facility for 10 adults.  
3. Magnolia Ridge 900 Buffalo Street Rehabilitation facility for 

alcohol and drug dependence (29 
days). 

4. Plymouth Road 
Apartments 

2802 Plymouth Road Permanent housing for adults 
(10 units). 

5. Spring House 1113 King Springs Road Residential facility for 8 adults. 
6. Turning Point 808 Frank Jones Road  Proposed for a transitional 

facility for 10 adults from rehab 
and homeless individuals. 

7. Unaka Group Home 221 East Unaka Avenue Proposed for a transitional 
facility for 12 adults from rehab 
and homeless individuals. 

Source: Frontier Health 
 
 

 
Spring House 

 
The Dawn of Hope assists people with special needs regarding physical and mental 
challenges.  Individuals with special needs receive training and when possible the chance 
to live on their own, or with minimal supervision.  Limited housing (22 units) is currently 
available to serve the special needs of these individuals and families.  The housing is 
scattered throughout the city and not concentrated in one area.  The Eastern Eight 
Community Development Corporation has been involved with the remodeling of existing 
housing units and the construction of several houses to assist this special group of the 
population.    
 
Currently, there are approximately 200 homeless people in Johnson City according to the 
last “Point of Time Count” done in January 2005.   Emergency and transitional housing is 
limited and does not meet the current need (see Table 16 and Map 6).  The Appalachian  
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Regional Coalition on Homelessness (ARCH) defines emergency and transitional 
housing as follows: 
 

• Emergency Housing – Shelter facilities where homeless individuals may 
reside for the purpose of meeting the basic human needs of food and shelter 
for a period of no more than 30 consecutive days. 

• Transitional Housing – Facilities where individuals may reside for up to 24 
months for the purpose of developing toward a more permanent living 
situation.  Implied within the definition is the reality that residents shall 
participate in programs aimed at creating stability and self-sufficiency that 
will enable them to move into permanent housing. 

 
Table 16. Emergency Shelters and Transitional Housing  

 NAME LOCATION # OF BEDS PURPOSE 
1. Shelter of Hope 

(Salvation Army) 
200 Ashe Street 66 beds 

 
Full-serve homeless shelters 

2. Haven of Mercy 
Rescue Mission Shelter 

123 West 
Millard Street 

65 beds 
 

Full-serve homeless shelters 

* Safe Passage Domestic 
Violence Shelter 

(Can not be 
disclosed) 

16 beds 
 

Full-serve homeless shelters 

3. Interfaith Hospitality 
Network (office) 

210 West 
Fairview Avenue  

16 beds 
families 

Transitional housing 

4. Manna House 114 & 116 West 
Walnut Street 

21 beds Transitional housing 

* Shelter of Hope 
(Salvation Army) 

200 Ashe Street 24 beds Transitional housing 

5. Turning Point 808 Frank Jones 
Road 

10 beds Proposed for a transitional 
facility for 10 adults that are 
homeless or from rehab. 

6. Unaka Group Home 221 East Unaka 
Avenue 

12 beds Proposed for a transitional 
facility for 12 adults that are 
homeless or from rehab.  

Source: Frontier Health 
* The location can not be disclosed or already located with another facility. 
 

 

 

 

 
      Shelter of Hope (Salvation Army)                                     Manna House 
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Rent and utility assistance is provided by several organizations to either prevent 
individuals from becoming homeless or assisting individuals to obtain housing.  
Organizations that provide limited financial services in Washington County include: the 
Salvation Army of Johnson City; the Upper East Tennessee Human Development 
Agency through the Washington County Neighborhood Service Center; Catholic 
Charities; Good Samaritan Ministries Inc.; Inter-Faith Hospitality Network; and Frontier 
Health.  Assistance to locate affordable housing is currently provided by the Johnson City 
Public Housing Authority, Johnson City Downtown Clinic, the Veteran’s Administration, 
and numerous organizations that provide benevolent services. 
 
 
Mobile Home Parks 
 
There are several mobile home parks located within the corporate limits of Johnson City 
(see Table 17).  For the purpose of this study, a mobile home park consists of a minimum 
of 10 mobile homes.  There has only been one mobile home subdivision developed (2707 
South Roan Street) within the corporate limits since the 1970s when the city’s Zoning 
Code was amended and very specific restrictions were added to mobile home park 
requirements.  The majority of mobile home parks were either in existence prior to the 
current zoning requirements or were developed in the county and annexed into the city.  
The requirements for a mobile home park are more restrictive in Johnson City than in 
Washington County.  As illustrated on Map 7, mobile home parks are scattered along 
South Roan Street, Bristol Highway, Indian Ridge Road, and the Carter Sells Road area.   
 

Table 17. Mobile Home Parks 
 NAME LOCATION # OF 

UNITS 
1. Big Valley Mobile Home Park 205 Big Valley Drive 86 units 
2. Spring City Mobile Home Park 116 Spring City Drive  44 units 
3. Mobile Home Park 2207 Indian Ridge Road 11 units 
4. Riddle Mobile Home Park 2103 Indian Ridge Road 22 units 
5. Mobile Home Park 3323 McKinley Road 22 units 
6. Timberidge Trailer Park 3211 Mayfield Drive 48 units 
7. McKinley Mobile Home Park 2801 McKinley Road 13 units 
8. McKinely Mobile Home Park 2705 McKinley Road 59 units 
9. Ramblewood Estate 605 Carter Sells Road 73 units 

10. Arcadia Mobile Home Park 3121 West Walnut Street 42 units 
11. Ashley Park Mobile Home Park 2012 Leeland Road 20 units 
12. Greenwood Trailer Park 1412 Colony Park Drive 20 units 
13. Mountain View Mobile Home Park 2719 South Roan Street 23 units 
14. Mobile Home Park 2707 South Roan Street 12 units 
15. Mountain View Mobile Home Park 2717 South Roan Street 34 units 
16. Heritage Mobile Home Park 2701 South Roan Street 154 units 
17. Cherokee Mobile Home Park 1901- 1905 Cherokee Road 32 units 
18. Longview Place Mobile Home Park 2807 South Roan Street 27 units 

Source: Johnson City Planning Department 
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Senior Housing/Nursing Care Facilities 

Northeast Tennessee and Johnson City have become attractive areas to locate for the 
maturing and retirement population.  It has been stated that retirees move here due to the 
availability of medical care, including the VA, the ambiance of the mountains, and the 
climate.  Housing for the mature population includes a variety of types, including 
independent living facilities, assisted living facilities, nursing homes, and single-family 
residences.  Table 18 includes a listing of existing facilities catering to the senior 
population that requires assistance (see Map 8).   

 
Table 18. Independent Living, Assisted Living, and Nursing Care Facilities 

 NAME LOCATION TYPE OF CARE 
1. Appalachian Christian Village (ACV) 

at Sherwood 
2012 Sherwood Drive Independent Living 

Assisted Living  
(under construction) 

Nursing Care 
2. Asbury Place 400 North Boone Street Independent Living 

Nursing Care 
3. Broadmore Assisted Living 406 East Mountainview 

Road 
Assisted Living 

* Colonial Hills Retirement Village (on 
same parcel as NHC Healthcare) 

3207 Bristol Highway Independent Living 

4. 
 

Continuum Courtyard of Johnson City 
No. 1 & 2 

2105 and 2109 East 
Lakeview Drive 

Assisted Living 

5. Lakebridge Health Care Center 115 Woodlawn Drive Nursing Care 
6. Maple Crest (ACV) 211 University 

Parkway 
Independent Living 

(under construction) 
7. NHC Healthcare 3209 Bristol Highway Nursing Care 
8. Pine Oaks Assisted Living Community 

(ACV) 
213 University 
Parkway 

Assisted Living 

9. Wellington Place of Johnson City 2003 Water’s Edge 
Road 

Assisted Living 

Source: Johnson City Planning Department 
* Located on the same parcel as another facility. 

 

 
Pine Oaks Assisted Living 
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There is a segment of the older population that does not need nor want to live in a 
retirement complex or in a facility that provides any assistance, but has different needs 
than younger homeowners.  Recently, developments have been designed more with the 
retirement community in mind with living space located on one floor, handicapped 
equipped bathrooms, and structures requiring low maintenance.  Residential 
developments constructed with the retirement population as the target market include: 
The Villas at Browns Mill and Waterbrooke Subdivision. 
 

 
Villas at Browns Mill 

 
 

Historically Significant Residential Properties and Districts 
 
The identification of historically significant properties was addressed in the Historic 
Preservation Element.  Properties were identified that are either listed on the National 
Register of Historic Places or have local historic or conservation overlay zoning (see 
Table 19 and Map 9).  In addition, a list was developed by the Johnson City Historic 
Zoning Commission (HZC) of potential neighborhoods and sites that should be protected 
by either local historic or conservation zoning or listing on the National Register.  This 
list is kept by the HZC and is included in the Historic Preservation Element.  The 
rehabilitation, renovation, and adapted reuse of older buildings and residences into 
affordable housing have occurred and should be continued.  While not every building 
should be adapted and reused, the majority have the potential, and in the process adaptive 
reuse will preserve history and save resources.  
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Aquone 

 
Table 19. National Register and Local Historic or Conservation Zoned Sites 

 NAME LOCATION 
NATIONAL REGISTER  
1. Tipton-Haynes House (Tennessee State Historic Site) 2620 South Roan Street 
2. Rocky Mount Museum (Tennessee State Historic Site) 200 Hyder Hill Road 
3. Dungan’s Mill & Stone House  (St. John’s Mill) 3191 & 3222 Watauga Road 
4. Robin’s Roost 1309 South Roan Street 
5. Isaac Hammer House 708 East Mountainview Road 
6. Kitzmiller House 4867 North Roan Street 
7. Valentine DeVault House 243 DeGrasse Drive 
* Montrose Court Apartments (Located in the Tree Streets 

Historic District) 
701 West Locust Street  

* Bashor Mill (Located in the Knob Creek Historic 
District) 

Denny Mill Road 

8. Peter Range Stone House 2833 East Oakland Avenue 
9. Knob Creek Historic District (Altered by development) Knob Creek Road  
10. Aquone 110 Barberry Road 
11. Shelbridge 101 East Eleventh Avenue 
12. Tree Streets Historic District 

(Largest residential historic district in Tennessee) 
W. Chestnut St. / Laurel St. / 
W. Locust St. / W. Maple St. / 
W. Pine St. / W. Poplar St. / 
Southwest Ave.  

13. Bower-Kirkpatrick Farmstead   3033 Boones Creek Road 
14. St. Paul’s AME Zion Methodist Church 201 Welborne Street 
15. Thankful Baptist Church / Princeton Freewill Baptist 

Church  
104 Water Street 

16. Johnson City Commercial Historic District E. Main St. / E. Market St. 
17. Johnson City Warehouse and Commerce Historic District  W. Market St. 
LOCAL HISTORIC OR CONSERVATION ZONING 
* Tree Streets Conservation District (Part of Tree Streets 

National Register District) 
W. Maple St. / W. Pine St. / 
W. Locust St. / Cedar Place   

18. Cox/Adams Landmark Conservation District 1416 South Roan Street 
110 University Parkway 

* Kitzmiller/Blowers Landmark Conservation District 
(Same as the Kitzmiller House National Register Site) 

4867 North Roan Street 

* Downtown Historic District (Part of the Johnson City 
Commercial Historic District) 

E. Main St. / E. Market St.  

Source: Johnson City Planning Department, Historic Preservation Element 
* Historic properties included as part of another historic property. 

 



Johnson City Comprehensive Plan   
Housing Element  Characteristics of the Existing Inventory 

   
28  



Johnson City Comprehensive Plan   
Housing Element  Goal and Objectives 

   
29  

 
The evaluation of the existing characteristics of the housing stock leads to certain 
principles that should be addressed in the Housing Element.  When the housing 
characteristics are compared to the already established and adopted vision statements, 
surveys, and plans, the goal and objectives can be foreseen.  This study will address the 
housing needs of the city’s population for the next 10 to 20 years and help in the 
fulfillment of the Vision Statement.  
 
The Housing Element’s goal and objectives were developed from a variety of sources, 
including: 
 

1. The 2003 Citizen Survey that assessed citizen opinion on growth issues facing the 
city and determined priorities for the quantity and quality of future growth; 

2. The goals and objectives of Public Act 1101 as they relate to the development of 
the city’s Urban Growth Boundary; 

3. The Planning Commission’s Comprehensive Plan Vision Statement that addresses 
the city’s responses to key issues and concerns facing the city; 

4. The City Commission’s 2001 Strategic Plan which identified the city’s goals and 
objectives for the future;  

5. The HUD CDBG and HOME Consortium Annual Plan for the City for Johnson 
City FY 2005-06; 

6. The Johnson City Housing Authority: 2004 Annual Plan addressing the Housing 
Authority’s key housing data; and 

7. The Continuum of Care Consolidated Grant Application for 2005 from the 
Appalachian Regional Coalition on Homelessness. 

 
GOAL 

 
TO PROMOTE AN ADEQUATE AND VARIED SUPPLY OF DECENT, SAFE, 
SANITARY, AND AFFORDABLE HOUSING OPPORTUNITIES TO MEET THE 
EXISTING AND FUTURE NEEDS OF ALL RESIDENTS REGARDLESS OF 
AGE, RACE, SEX, SPECIAL NEEDS, AND ECONOMIC STATUS.  
 
 
OBJECTIVES 
 
Objectives suited to achieve the Housing Element’s goal are: 
 
Objective 1: To facilitate the private construction of the housing supply, including 
adequate sites for very-low, low, and moderate-income housing, which will meet the 
future needs and addresses housing deficiencies. 
 
This objective affirms that it is the private market that constructs housing; however, the 
city is involved with assuring that there is adequate land available to accommodate a 
variety of housing needs.  The city has the ability to modify the Zoning Code to allow a 
diversity of housing types which provides developers with options when providing  
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affordable housing for very-low, low, and moderate-income families.  Inclusionary 
zoning is one method that can require developers to provide affordable housing in 
exchange for density bonuses.  Housing for those with special needs must be addressed 
and provided in a way that is non-discriminating.  Special needs housing includes, but is 
not limited to: group homes for the mentally or physically handicapped residents; 
transitional or assisted housing facilities for the homeless; and independent and assisted 
living and nursing facilities for the aging population.  The provision of safe and 
affordable housing for all citizens must be assured. 
 
The Planning Commission’s Comprehensive Plan Vision Statement states that the city 
should “ensure housing opportunities for all citizens of the city that are varied in location, 
type, and cost.”  According to the 2003 Citizen Survey, 59 percent identified the 
provision of affordable housing as a problem.  
 
 
Objective 2: To ensure and promote the maintenance and improvement of existing 
residential neighborhoods as desirable places to live. 
 
Maintaining our existing neighborhoods and making them attractive places to live is 
important in creating livable neighborhoods.  According to the 1990 and the 2000 U.S. 
Censuses, many of Johnson City’s central city neighborhoods have been losing 
population.  A continuation of this trend will have a negative effect on these 
neighborhoods and the city as a whole.  The rehabilitation of deteriorating or substandard 
residential properties should be continued through the use of Community Development 
Block Grants along with other federal and state funds.  All housing found to be 
substandard but economically feasible to renovate should be rehabilitated to increase the 
availability of standard housing and to ensure that all housing in the city provides safe 
and adequate shelter to its occupants.   
 
 
Objective 3: To initiate a citywide program that is designed to promote awareness of 
the problems of housing deterioration, to identify the problems areas, and closely 
monitor these areas in order to eliminate further deterioration. 
 
This objective focuses on identifying areas of deteriorated housing worth saving and then 
to target code enforcement and home rehabilitation programs in those areas.  When 
property owners fail to maintain their property it has a detrimental impact on adjoining 
properties and the neighborhood. This type of neglect takes away neighborhood pride and 
discourages adjoining neighbors from improving their property.  Housing code 
enforcement must be proactive to ensure safe, sanitary housing. 
 
The Planning Commission’s Comprehensive Plan Vision Statement stresses the support 
of safe housing in all neighborhoods.   
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Objective 4: To preserve, protect, and enhance the existing housing stock, including 
historic structures and sites.  
 
The Historic Preservation Element identifies historically significant structures and 
outlines methods to preserve and protect Johnson City’s architectural past.  The balance 
of providing adequate very low, low, and moderate-income housing can coexist without 
the loss of the city’s historic properties.   Zoning regulations and code enforcement used 
in conjunction with historic and/or conservation overlay zoning assists in protecting the 
character of historic neighborhoods. 
 
The Planning Commission’s Comprehensive Plan Vision Statement, the 2003 Citizen 
Survey, and the adoption of the Historic Preservation Element all indicate that the 
preservation of historic structures and sites is important to the character and vitality of 
Johnson City. 
 
 
Objective 5: To promote opportunities for first time homebuyers. 
 
The housing market for many first time buyers can be severely limiting to nonexistent if 
not for the presence of federal and state housing programs that assist very-low, low, and 
moderate-income renters with their first time home purchase.  The HUD CDBG and 
Home Consortium Annual Plan and the Tennessee Housing Development Agency state 
that many first time homebuyers have a need for financial assistance.  Homeownership in 
neighborhoods promotes neighborhood pride and fosters revitalization efforts.  The 
availability of affordable housing should be encouraged by the city through amending the 
Zoning Code to support a mixture of housing types and options for home builders.  The 
existing MX-1, Mixed Use Neighborhood district allows smaller lots, reduced setbacks, 
and allows the city the ability to reduce subdivision costs for those who provide 
affordable housing.   
 
The Planning Department in conjunction with the Department of Community and 
Economic Development should work with the Eastern Eight Community Development 
Corporation in conducting work sessions for first time homebuyers.   Eastern Eight 
currently conducts work sessions using the Realizing the American Dream: A Manual for 
Homebuyers.  The manual covers topics ranging from what is required to obtain a home 
loan, programs available to assist with financing, and other real estate issues.  The 
sessions are designed to be an informational meeting and do not promote any lending 
institution or real estate firm.  The focus is to assist all income levels with the process to 
purchase a home.  These sessions should be attended by staff of the Planning Department 
and the Department of Community and Economic Development to assist and aid potential 
property owners and to give additional information on possible financial assistance. 
 
 
Objective 6:  To promote the stock of rental housing to ensure a sufficient quantity 
and quality to meet the needs of the rental market. 
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It is not always everyone’s desire to own a house and the rental market should be geared 
to meet the needs of all those that either want or need to rent a dwelling unit.  The 
provision of clean and safe rental housing is also a right of citizens that do not own 
property.  Federal programs, such as Section 8, that assist the very low and low-income 
families need to be maintained and promoted.  The Land Use Element addresses the 
availability of land for rental property, especially in the vicinity of East Tennessee State 
University and the Veteran’s Administration. 
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The main purpose of the Housing Element is to determine the future housing needs of all 
household income levels.  By reviewing the existing housing stock, the goal and 
objectives, and the desires of organizations involved with providing housing for low-
income families, the city’s future housing needs can be identified.  This section will 
identify problems and opportunities that impact the housing stock and will make 
recommendations on the implementation of the goal of this study. 
 
There are specific needs of selective groups that must be addressed, especially those 
involving families and individuals that are in the lower-income brackets which are 
limited in housing availability.  People with special needs also find it challenging to find 
housing targeted to their needs.     
 
 
Population and Household Projections 
 
Johnson City’s population is projected to increase from 55,565 to 72,435 by the year 
2020 (see Table 20).  This is a growth of approximately 17,000 persons.  According to 
Zuchelli, Hunter and Associate’s “Real Estate Market Condition and Outlooks Report: 
2002”, Johnson City will need 6,835 new residential units to accommodate this 
population growth.   Specifically, the study concluded that the city would need 
approximately 3,895 single-family units and 2,940 multi-family units.  Additional 
demographic information is included in the Community Profile section of the 
Comprehensive Plan. 
 
Table 20. Projected Population by Residency Type, 2000 to 2020 
 2000 (Actual) 2010 2020 
Residency Type Population Percent Population Percent Population Percent 
Households 51,950 93.9% 59,245 92.7% 67,510 93.2% 
Group Quarters 3,373 6.1% 4,665 7.3% 4,925 6.8% 
Totals 55,323 100.0% 63,910 100.0% 72,435 100.0% 
Source: Vision 2020: Johnson City, Tennessee in Perspective, Johnson City Planning Department 
 
Land Requirements 
 
During the period from 1990 to 2002, the average new subdivision’s lot size was 18,960 
square feet.  If this trend continues, by 2020 the city will need an additional 1,700 acres 
of residentially zoned land to accommodate the 3,895 single-family units.  In addition, it 
is important to factor in an additional 15 percent for new street construction.  This brings 
the total to 1,950 acres of residential land.  The average density of multi-family 
development over the same time period was approximately 7.1 units per acre.  At this 
density, the city would require an additional 414 acres of multi-family zoned land by 
2020 to accommodate the projected growth of 2,940 multi-family units.  In summary, the 
city will need approximately 2,364 acres by 2020 to meet the expected demand for 
housing (see Table 21). 
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Table 21.  Residential Land Use 

Housing Type   
Single-Family  1,695 acres 
     + 15% for Streets 1,950 acres 
Multi-family    414 acres 
Total Estimated Area 2,364 acres 

Source: Urban Growth & Services Element, Johnson City Planning Department  
 
 
Private Housing Market 
 
Newly completed single-family housing units are constructed by the private sector with 
contractors purchasing land and building a speculative house or property owners hiring a 
contractor to construct a house.  Private contractors construct multi-family dwelling units 
for a specific market, generally for middle to upper-income levels.  The market drives 
contractors and builders to design and construct dwelling units for middle to upper-
income families since the profit margin is greater.  The increases in land values and 
construction costs have contributed to the cost of subdivisions and have also impacted 
developers from constructing low to moderate-income housing. 
 
Watauga Commons on Watauga Road is the only subdivision that has been privately 
designed and constructed with the MX-1, Mixed Use Neighborhood district to assure that 
20 percent of the dwelling units constructed are targeted to the lower-income market.  
Preservation Point on King Springs Road, is being constructed by a private contractor, 
but was designed in conjunction with the Community Development Office of the 
Department of Community and Economic Development using MX-1 zoning.  In order for 
private contractors and developers to design and construct dwelling units for the lower-
income families, governmental incentives are needed. 
 

 
Preservation Point 

Additional incentives are necessary for developers and builders that want to build 
dwellings for low to moderate-income families.  The existing MX-1 district was designed  
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to allow for in-fill development.   Density bonuses for the medium and high density 
residential districts (R-3, R-4, R-5, R-6, and RP) would be an option to allow developers 
to increase the density in a new development if a certain percentage of the dwellings were 
targeted for low and moderate-income families.   This voluntary option would require 
developers to receive special exception approval from the Board of Zoning Appeals to 
obtain a density bonus with a certain percentage of dwelling units required to be 
constructed for low and moderate-income families. 
 
There are cities throughout the United States that require that every new subdivision have 
a certain percentage of dwelling units constructed for low and moderate-income families.  
Inclusionary housing programs are a way to encourage private developers to provide 
housing for very-low, low, and moderate-income level families in exchange for density 
bonuses and zoning changes.  This incentive can either be voluntary or mandatory 
depending on the local government.  The percentage of dwelling units that must be 
designated for below market value housing can vary from 5 percent to 40 percent in some 
communities.  In general, cities require that the below market housing be provided within 
the subdivision and that they can either be clustered together or distributed throughout the 
subdivision.  By requiring each subdivision to provide below market value housing 
within the development the concern of housing for very-low, low, and moderate-income 
families in a concentrated area is avoided.  In addition, there are cities that allow 
developers to construct the below market housing units in other areas of the city rather 
than within the same subdivision. 
 
 
Retirement/Nursing Care Facilities 
 
Retirement and nursing care facilities are for the mature and aged population and include 
independent living, assisted living, and nursing homes facilities.  Unfortunately, these 
facilities are being designed and marketed for the middle to higher-income individuals 
and couples.   
 
As shown in Table 22, the population in Johnson City is aging with the median age 
increasing at an average of 2 years every 10 years.  The table shows that in 1990, 9.9 
percent of the population was between the ages of 45 to 55 years; this age group is 
expected to increase to 11.2 percent of the population by the year 2020.  This increase is 
also reflected in all age groups over 55 years of age. This table reinforces the need for 
independent and assisted living facilities over the next 20 years.   According to the 2003 
Citizen Survey, 75 percent of survey respondents identified that senior housing was an 
appropriate technique to increase the affordable housing supply.   
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Table 22. Projected Population by Age 
 1990 (Actual) 2000 (Actual) 2010 2020 
 

Age 
 

Population 
Percent 
of total 

 
Population 

Percent 
of total 

 
Population 

Percent 
of total 

 
Population 

Percent 
of total 

0 to 4 2,685 5.4% 3,062 5.5% 3,050 4.8% 3,450 4.8% 

5 to 14 5,477 11.1% 5,930 10.7% 6,570 10.3% 7,355 10.2% 

15 to 24 9,202 18.6% 9,575 17.3% 11,500 18.0% 11,880 16.4% 

25 to 34 7,713 15.6% 7,705 13.9% 7,285 11.4% 8,485 11.7% 

35 to 44 6,706 13.6% 8,105 14.7% 7,320 11.5% 7,805 10.8% 

45 to 54 4,912 9.9% 7,072 12.8% 9,060 14.2% 8,125 11.2% 

55 to 64 4,836 9.8% 5,138 9.3% 8,610 13.5% 10,600 14.6% 

65 to 74 4,395 8.9% 4,355 7.9% 5,410 8.5% 8,425 11.6% 

75 & over 3,455 7.0% 4,381 7.9% 5,105 8.0% 6,310 8.7% 

Totals 49,381 100.0% 55,323 100.0% 63,910 100.0% 72,435 100.0% 

Median 
age 
(years) 

34.5 36.6 38.7 39.1 

Source: Vision 2020: Johnson City, Tennessee in Perspective, Johnson City Planning Department 
 
Nursing home facilities must meet restrictive federal guidelines in order to be certified by 
Medicare.  The demand for nursing home facilities has increased, as evidenced by the 
waiting lists.  Individuals that need nursing care have had to locate outside the area, due 
to the limited number of nursing home beds in Johnson City. 
 
The number of dwelling units designed for independent living and assisted living has 
increased in recent years.  Many of these new units are not within the price range of some 
lower and middle-income individuals and couples.  There are individuals and families 
that have moved to Virginia where a state-funded grant is available to assist with 
independent and assisted living facilities costs.  There is a need for assisted living and 
independent living facilities for low-income individuals and couples in the city.   
 
The Veterans Administration has expressed a need for assisted living facilities for lower 
and moderate-income veterans.  However, there are no plans to construct this type of 
facility on the VA campus.  Veterans desire the option to live with their spouse in 
assisted living facilities, which is not permitted in VA facilities.  
 
Condominium and patio home developments are being specifically designed with the 
mature population as the target market.  One-story dwelling units such as The Villas at 
Browns Mill are being constructed and are targeted at the older population.  Design 
features for the older population include handicapped accessible bathrooms, wider 
doorways, and low maintenance landscaping.  
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Emergency Shelters/Transitional Housing  
 
The Appalachian Regional Coalition on Homeless (ARCH) conducted “Point-in-Time” 
counts to determine the number of homeless in the region in January 2004 and most 
recently in January 2005.  The process and survey that was conducted was developed and 
refined to provide a more accurate homeless count and also to assist in determining the 
needs of the homeless.  According to the Appalachian Regional Coalition on 
Homelessness Continuum of Care Consolidated Grant Application, 2005, there is a lack 
of sufficient emergency, transitional, and permanent/permanent supportive housing that is 
designed specifically for meeting the needs of the homeless.   
 
The ARCH grant identified the following goals regarding housing for the homeless: 

• Ensure that housing needs of homeless individuals with severe mental illness 
and/or chronic substance abuse disorder are addressed by increasing the number 
of transitional housing units; 

• Ensure that housing needs of homeless individuals with severe mental illness 
and/or chronic substance abuse disorder are met by increasing the number of 
permanent supportive ensuing beds; 

• Increase the availability of transitional housing units;  
• Increase the inventory of permanent supportive housing units in the region; 
• Increase the number of persons moving through the continuum from emergency 

shelter to transitional and/or permanent housing; and 
• Further identify barriers in the region under the current system that prevent or 

hinder homeless and chronically homeless persons from remaining in appropriate 
shelters. 

 
There is a partnership between ARCH, the state Creating Homes Initiative, and the local 
Public Housing Authority to increase the available housing for the homeless in Johnson 
City by 100 beds in 10 years (2002-2013) in both transitional facilities and 
permanent/permanent supporting housing (Table 23).  Recently, a women’s shelter in the 
city was closed which has created the need for an emergency shelter for women as a top 
priority.  The Salvation Army plans to convert 24 beds from emergency purposes to 
transitional housing for the homeless.  In addition, the Kingsport Housing Authority plans 
to expand its existing program of assisting and providing housing for homeless 
individuals and families in the eight county East Tennessee region, including Johnson 
City.  

Table 23. Number of Bed Needs for the Homeless 
 Emergency Beds Transitional 

Beds 
Permanent/Permanent 

Supportive Beds 
Men 0 23 23 
Women 40 24 24 
Families 20 63 63 
TOTAL: 60 100 100 

Source: ARCH 
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Transitional housing needs for those with drug and alcohol dependency will be met with 
the conversion of Turning Point and the Unaka Group Home to housing for individuals 
that have completed treatment at Magnolia Ridge, an alcohol and drug dependence 
treatment center.  Funding at the federal, state, and local levels and private donations are 
necessary for these facilities to remain open. 
 
There are no transitional housing facilities currently for individuals recently released 
from prison.  With the availability of transitional housing, these individuals will not move 
directly back into their old neighborhoods.  Transitional housing would allow them time 
and provide direct support to adjust to life outside prison.   
 
 
Special Needs  
 
The Johnson City Department of Community and Economic Development works with the 
Dawn of Hope in providing housing for the mentally and physically challenged.  Housing 
for individuals with special needs can be achieved either with new units constructed 
specifically for residents or by existing housing units which have been renovated.  
Kitchens and bathrooms have to be expressly designed for the mentally and/or physically 
challenged and additional changes regarding security may be necessary.   Preservation 
Point, currently being developed on King Springs Road, has two dwelling units that are 
designated specifically for the clients of the Dawn of Hope. Many individuals with 
special needs desire the opportunity to live on their own or in small groups of two or 
three.   
    
 
Boarding and Rooming Houses 
 
The Zoning Ordinance currently permits boarding and rooming housing in the R-3, 
Medium Density Residential, through the R-6, High Density Residential districts.  A 
boarding and rooming house is defined as separate bedrooms and bathrooms, but shared 
common kitchen and living room areas.  In Johnson City, a boarding and rooming house 
can have up to five (5) guest rooms.   
 
There have been concerns from neighborhoods where boarding and rooming houses have 
located that allowing five (5) guest rooms is too many and that there have been problems 
associated with them, such as insufficient off-street parking.  This type of dwelling is 
needed in the community and should not be eliminated.  Suggestions to amending the 
requirements for boarding and rooming houses include: reducing the number of guest 
rooms, requiring a certain distance between each establishment, and requiring a resident 
manager.  Also, more control over their establishment and adherence to city requirements 
is needed. 
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Accessory Apartments  
 
An accessory apartment unit is generally defined as a small housing unit located on a 
property in addition to a single-family residence.  Accessory apartments are increasingly 
allowed in traditional single-family districts as a means to provide inexpensive housing, 
usually for older or younger single relatives of the resident.  The 2003 Citizen Survey 
found that 60 percent of the people surveyed supported the use of accessory apartments 
(i.e. granny flats, garage apartments).  Accessory apartments also allow residents such as 
empty nesters and the elderly to maintain their large residence without having to relocate.  
In addition, by permitting accessory units young couples and individuals have the 
opportunity to purchase larger older homes that they otherwise would not be able to 
afford.  The scale and location of the accessory unit must be considered and should not 
dominate or be conspicuous in the neighborhood. 
 
Multi-family dwelling units are currently permitted in the medium and high density 
residential districts including, R-3, R-4, R-5, R-6, RO-1, RO-2, and RP districts.  In these 
medium and high density districts accessory apartments could be permitted as an 
accessory use and only have to meet the setback requirements of an accessory structure, 
which requires only a 7.5-foot setback rather than a 30-foot rear setback for a principle 
structure.  The option to allow accessory units above garages should also be considered.  
 
Another option exists to consider permitting accessory apartments in the lower density 
single-family residential districts, R-1, R-2, R-2A, R-2B, and R-2C.  If the use of 
accessory apartments is expanded into the lower density residential districts, then there 
are several conditions that should be considered in order to maintain the single-family 
characteristics of the neighborhood.  These conditions include the following:   

• Size limit on accessory units (set number  or percentage of main dwelling unit); 
• Number of bedrooms permitted (two bedrooms): 
• Location of accessory unit (rear of main residence and/or side); 
• Entrance location of accessory unit;                                                
• Minimum lot size of property; 
• Setbacks; 
• Relationship between height of main dwelling unit to accessory unit; 
• Maximum height (two-stories or 30 feet); 
• Parking requirements; 
• Design guidelines; 
• Permitting attached and/or detached accessory unit from main dwelling unit; 
• Permitted use or special exception;  
• Maximum lot coverage; and 
• Owner living on premise. 

 
 
 
 
 



Johnson City Comprehensive Plan   
Housing Element  Future Housing Demands 

   
40  

Student Housing    
 
The location of East Tennessee State University, the Medical School, and the Pharmacy 
School within Johnson City creates a need for student housing.  The R-6, High Density 
Residential, district was created specifically for housing for college students.  Off-
campus housing recently constructed along Seminole Drive is designed to rent four 
bedroom units to four students that share a kitchen and living room area.  This type of 
student housing is a growing trend in college communities.   
 

 
Seminole Ridge Apartments 

 
 

Affordable/Value-Oriented Housing     
 
Every family and individual deserves housing that is safe and financially affordable.  
However, there are several challenges in providing housing for all income levels.  The 
price of land is the first of many impediments that developers must face when 
considering a subdivision.  The fact that not all land is developable due to rock 
outcroppings, flood zones, and steep terrain is also important.  Developers also have to 
adhere to subdivision and zoning requirements which while improving the quality of the 
development can also increase the price per lot in a subdivision.  The addition of 
sidewalks, curb and gutter, underground utilities, and the width of the street all increase 
the cost of development.  There is no single method that will provide all the affordable 
housing needed in the city, but a combination of options will assist in increasing 
opportunities. 
 
One strategy the city has already undertaken to assist in reducing the cost of residential 
housing is the creation of the MX-1, Mixed Use Neighborhood district.  This district 
requires that 20 percent of the dwelling units be value-oriented housing, which is defined 
as the maximum value of single-family houses derived by using the Department of 
Housing and Urban Development’s latest Low and Moderate Income Table for a family 
of four and multiplying it by 2.5.  Currently, there are two subdivisions under  
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construction using the MX-1 zoning, Watauga Commons on Watauga Road and 
Preservation Point on King Springs Road. 
 
There is a public perception by many residents that affordable housing is needed, but not 
in their neighborhood.  However, older neighborhoods, such as the Tree Streets 
Neighborhood, were originally constructed with a variety of housing sizes and income 
ranges.  Unfortunately, many new subdivisions are constructed with large homes in the 
higher price ranges and often have restrictions which prevent anything different.  Older 
existing neighborhoods in the central part of the city need to continue to encourage 
reinvestment in order to remain as viable places where families want to live.  
Redevelopment in the older neighborhoods assists in eliminating the pressure to move to 
the new developments on the edge of the city limits.  Older residences can be renovated 
to current city codes usually at less cost then new construction and are a way to continue 
to provide affordable housing. 
 
The availability of housing for low and moderate-income families is a concern for those 
individuals that are in the market.  Comprehensive loan and grant programs have been 
used and will continue to be used to assist families with the purchase and down payment 
for first-time homebuyers.  However, with a limited supply of affordable housing, it is 
becoming more challenging to aid families that want to own their own home.  Non-profit 
and for-profit construction companies partner together to increase the supply of housing 
for those with a low or moderate-income.  Non-profit development organization such as 
Eastern Eight Community Development Corporation (CDC), Fairview Housing, Inc., 
Horizon CDC, Habitat for Humanity, New Homes, Inc., and Appalachian Service Project 
help to construct and repair housing for those with low incomes.  Without builders that 
provide infill construction in neighborhoods, the need for affordable housing would be 
even greater. 
 
The Johnson City Department of Community and Economic Development uses a portion 
of its Community Development Block Grant funds to assist low and moderate-income 
families to acquire better housing.  Portions of the HUD CDBG funds are used to assist 
with rehabilitation ($25,000 maximum loan with zero percent interest) and reconstruction 
assistance.  HUD HOME program funds through the Northeast Tennessee/Virginia 
HOME Consortium are used to provide homeownership assistance to eligible households 
in the form of $7,500 zero percent loans that can be used for down payment and closing 
costs assistance as well as zero percent reconstruction loans. The “American Dream 
Down-payment Initiative” aids residents of public housing and manufactured housing to 
become homeowners with the $7,500 due-on-sale loan. 
 
A proposal to assist developers in providing low-income housing is to reduce the cost of 
water and sewer tap fees on a pro-rated figure for dwellings constructed for low-income 
families.  This idea was developed in 2001 by the Building for Johnson City Task Force 
with a mission to encourage value-oriented housing through a public-private partnership.  
The concept is based on the median household income and would allow reduction of the 
tap fees for housing developments that target low and moderate-income families.  It was  
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recommended that a 25 percent reduction in the tap fees for developments targeted to 81 
percent to 125 percent of the median income and a 50 percent reduction in tap fees for 
residential developments targeted for 80 percent or below median income.  This was 
never enacted; however, it exists as an option. 
 
Another recommendation of the Task Force is to reduce building fees for developments 
constructed for low-income families.  Building fee costs are currently based on the 
valuation of the house allowing the fee to be lower for smaller houses and increasing with 
the size of the residence.  It was recommended that the review fee be waived for 
dwellings below a set valuation ($135,000).  Also recommended was to eliminate the cost 
of a demolition permit involving doing infill construction. 
 
The use of modular housing should be considered by builders when providing housing 
for low to moderate-income individuals and families.  Modular units are constructed to 
meet current building code standards and are permitted to be located in any residential 
zoning district in the city.  Labor costs are reduced since construction of the unit is done 
in a factory and the unit is assembled on site.  The major concern with modular units is 
the design of the unit fitting in with the character of the existing neighborhood and the 
site orientation of the dwelling.  
 
Another option is to increase the opportunities for mixed-use development.  Currently, 
residential uses are not permitted in the B-4 and B-5 commercial districts.  There is a 
potential to locate residential uses on the upper floors of commercial buildings in the B-4 
and B-5 districts. 
 
Another option to assist in the creation of affordable housing is to increase the density in 
residential districts.  When citizens were asked about potential techniques to increase the 
supply of affordable housing, 54 percent supported increasing density as a way to reduce 
land costs.  There are examples of single-family housing designed for narrow lots and 
also dwellings that resemble a single-family residence, but are actually a duplex.  The 
city produced a booklet with house plans for narrow lots in 1996.  Narrower lots would 
allow a higher density within a subdivision and can either be clustered within a 
subdivision or scattered throughout the development. 
 
Currently, the Zoning Code has five different single-family residential districts, ranging 
from a minimum of 21,780 square feet per lot in the R-1 district, 15,000 square feet in the 
R-2 district, 12,000 square feet in the R-2A district, 9,000 square feet in the R-2B district, 
and 6,000 square feet in the R-2C district.  The medium and high-density residential 
districts (R-3, R-4, R-5, R-6, and RO-1) permit single-family and multi-family dwelling 
units.  This does not include the RP, Planned Residential, districts which also permit a 
variety of housing options and districts.  Reducing the number of residential districts will 
provide developers with additional creativity in planning subdivisions.  
 
The Federal Government has provided tax credits for the construction of affordable rental 
units within specified blighted census tracts.  The four apartment complexes already  
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completed and the two currently under construction within Johnson City are all located 
within the same census tract and four are located with ½ mile of each other with the other 
two within 1 mile.  All of the existing and proposed apartment complexes are located 
within the same school district, Mountain View Elementary School.  The positives of the 
availably of affordable and safe rental housing may overshadow the fact that all the 
apartment complexes are concentrated and not dispersed throughout other areas of the 
city. 
 
As a tool to reverse the trend of sprawling residential development, the City Commission 
adopted the Urban Growth and Services Element in August 2004.   Included as part of the 
plan was the Urban Service Area (USA), which identified areas outside the existing 
corporate limits line, but which are served by water and sewer (6-inch line or larger) and 
located within 1 ½ miles of a fire station.  These areas are considered prime for new 
development since urban services are provided or can be extended with minimal cost.  
 
 
Improving Existing Substandard Housing 
 
One way to assist in providing affordable housing is to reinvest in the older 
neighborhoods and renovate existing structures.  The older neighborhoods are developed 
with higher densities and are usually more compact than the newer subdivisions.  The 
existing residential dwellings in the city’s older neighborhoods must be maintained in 
order to provide additional opportunities and options to the expensive up-scale 
developments on the city’s fringe areas.   
 
When housing units fall into disrepair and become dilapidated they have a negative 
impact on the surrounding properties and the entire neighborhood.  This begins a negative 
cycle in the area, which until stopped can continue until the entire neighborhood is in 
neglect. A reason that dwellings fall into disrepair is inadequate code enforcement and 
absentee ownership. 
 
The 2003 Citizen Survey indicated that 97 percent of the respondents felt that code 
enforcement of private property was important to the area.  A more aggressive code 
enforcement policy should be adopted, targeting at-risk neighborhoods.   
 
Within the Building Division of the Public Works Department, there is only one 
employee that inspects substandard buildings for code violations.  The Code Enforcement 
Office will inspect building, both residential and commercial, that have been reported to 
the Building Division or Board of Dwelling Standards for code violations.  The city does 
proactively inspect existing buildings. 
 
The Community Development Office of the Department of Community and Economic 
Development uses Community Development Block Grant funds in the prevention and 
elimination of slums and blighted areas in Johnson City.  The Community Development 
Office works with private contractors to complete rehabilitation and reconstruction  
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projects and has recently targeted the Wilson Avenue/Carver and East Side 
Neighborhoods.  Private contractors are used to inspect and help formulate the work 
orders for projects completed using CDBG funds.  The Community Development 
Office’s Housing Rehabilitation Program should continue to assist property owners to 
complete work on dwellings in disrepair. 
 
There are three types of hazards that may exist in residential dwellings; lead-based paint, 
asbestos, and radon gas.  Although lead-based paint has not been used in homes since 
1978, there are still a significant number of housing units that contain lead-based paint.  
All rehabilitation and reconstruction projects completed by the Community Development 
Office are done be certified techniques to identity lead-based paint and if necessary to 
eliminate the hazard.   
 
The Johnson City Housing Authority is involved with the elimination of lead-based paint 
by offering special training for Section 8 landlords.  The Health Department conducts 
screening for lead poisoning for children younger than six years of age.  When a child is 
identified as having lead poisoning, they are treated and the housing unit is cleaned and 
the lead-based paint concern is eliminated. 
 
The second health hazard that is not as common in residential structures as in commercial 
structures is asbestos.  Until health concerns were realized, asbestos was a frequent 
ingredient in floor tiles and pipe installation for both residential and commercial 
structures.  The removal of asbestos is not required, but if removed the work needs to be 
performed by licensed professionals.  Asbestos can remain if a new floor is installed on 
top of the asbestos tiles and pipes are rewrapped.   
 
Radon gas is the third health concern that faces homeowners.  Testing for radon gas is 
required when purchasing a dwelling unit.  Where gas is found mediation occurs to 
eliminate the problem.   
 
There is new tool that was approved by the Tennessee state legislature in 2004 that can be 
used to promote the rehabilitation of older residential neighborhoods.  Public Chapter 536 
provides communities the opportunity to establish incentives to encourage individuals to 
rehabilitate their homes and to preserve the diversity of housing stock. The legislation 
provides cities, and counties, the ability to establish a grant program using new tax 
revenue generated from improvements made on residential properties within a designated 
area.  This is similar to an Improvement District and the Tax Increment Finance Program 
but it is specifically tailored to privately-owned residential properties.  From the funds 
collected, grants can be made available for property owners to improve and renovate their 
property and also for public improvements to streets, sidewalks, and streetlights.  This 
program was designed as a method to preserve the historic residential housing stock in 
older neighborhoods from becoming blighted and can also be used to improve the 
substandard housing units and promote affordable housing.  
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To achieve the goal of the Housing Element, policies must be formulated to guide its 
implementation.   Specific action steps were then designed to realize the policies.  The 
goal for the Housing Element is: 
 

To promote an adequate and varied supply of decent, safe, sanitary, and 
affordable housing opportunities to meet the existing and future needs of all 
residents regardless of age, race, sex, special needs, and economic status.  

 
 
Objective 1: To facilitate the private construction of the housing supply, including 
adequate sites for very-low, low, and moderate-income housing, which will meet the 
future needs and addresses housing deficiencies. 
 

Policy 5.1.1: It is the policy of Johnson City to insure that there are adequate 
sites available that are zoned to allow a wide range of housing types to 
accommodate very-low, low, and moderate-income housing needs.   
This policy is to be implemented by the following action: 

1. Adhere to the policies of the Land Use Element regarding property designated 
for residential use. 

 
Policy 5.1.2: It is the policy of Johnson City to amend the city’s Zoning 
Ordinance to provide greater housing choices and offer greater incentives for 
developers to provide affordable housing (such as: MX-1, Mixed Use 
Neighborhood).  
This policy is to be implemented by the following actions: 

1. Amend the Zoning Ordinance to allow a greater range of housing types and 
residential uses within the same zoning district.  

 
2. Combine similar residential zoning districts and reduce confusion and 

eliminate redundancy, while encouraging variety in density and housing types. 
 
Policy 5.1.3: It is the policy of Johnson City to take maximum advantage of 
federal and state incentive and funding programs in order to create maximum 
housing opportunities for very low, low, and moderate-income households, and 
other households of special needs.  
This policy is to be implemented by the following action: 

1. Provide greater incentives to developers who provide very low, low, and 
moderate-income housing. 

 
Policy 5.1.4: It is the policy of Johnson City to identify that there are adequate 
sites in residential areas for group homes for the mentally or physically 
handicapped residents provided they are licensed/certified by the appropriate 
overseeing state agency.    
This policy is to be implemented by the following action: 
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1. Assure that the city works with the organizations that provide housing to 
special needs individuals and families (Dawn of Hope and Frontier Health) 
and that the Zoning Ordinance allows for the location of these facilities. 

 
Policy 5.1.5: It is the policy of Johnson City to support development of 
transitional and or assisted housing facilities and associated services for those in 
need to avoid displacement and homelessness.   
This policy is to be implemented by the following actions: 

1. Assure that the city works with the organizations that provide emergency 
shelter, transitional housing, and permanent housing to those individuals and 
families and that the Zoning Ordinance allows for the location of these 
facilities. 

 
2. Governmental funding to organizations that provide the needs of the homeless 

is maintained. 
 
Policy 5.1.6: It is the policy of Johnson City to recognize the housing needs for 
an aging population.   
This policy is to be implemented by the following actions: 

1. Assure that the Zoning Ordinance allows for the location of independent 
living, assisted living, and nursing home facilities within the city. 

 
2. Assist in obtaining financial assistance and incentives for the construction of 

independent living and assisted living facilities for the very low, low, and 
moderate-income individuals and families. 

 
3. Create a positive environment for the promotion of housing for the aging 

population for all income levels. 
 

Policy 5.1.7: It is the policy of Johnson City to consider amendments to the 
Zoning Ordinance to encourage affordable housing and mixed-use developments 
(similar to the MX-1 - Mixed Use Neighborhood district). 
This policy is to be implemented by the following action: 

1. Allow more efficiency and increase the number of affordable lots, through 
amending the restrictions on lot size, lot width, and building setbacks as 
follows: 

• Reduce lot area, lot width, and setback requirements in the RP districts. 
• Reduce front yard setback and rear yard setbacks in other residential 

districts. 
 

Policy 5.1.8: It is the policy of Johnson City to evaluate the city’s fee structures 
to encourage affordable housing. 
This policy is to be implemented by the following actions: 

1. Reduce the cost of water and sewer tap fees on a pro-rated basis for 
dwellings constructed for low-income families. 

 
2. Reduce the building fees for developments for low-income families. 
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3. Waive the demolition permit fee for infill construction. 

 
 
Objective 2: To ensure and promote the maintenance and improvement of existing 
residential neighborhoods as desirable places to live. 
 

Policy 5.2.1: It is the policy of Johnson City to develop neighborhood plans that 
include input from the residents to form a strategy to stabilize and improve each 
neighborhood.  Maintaining our existing neighborhoods and making them 
attractive places to live are critically important to livable neighborhoods.   
This policy is to be implemented by the following action: 

1. Develop and implement neighborhood plans in cooperation with 
neighborhood organizations that are adopted by the City Commission. 

 
Policy 5.2.2: It is the policy of Johnson City to promote the rehabilitation of 
deteriorating or substandard residential properties.  
This policy is to be implemented by the following actions: 

1. Increase the variety of incentives for housing rehabilitation through the 
Department of Community and Economic Development. 

 
2. Assure that all housing found to be substandard, but economically feasible to 

repair be rehabilitated to increase the availability of standard housing and to 
ensure that all housing in the city is safe and adequate shelter for its 
occupants.   

 
3. Assure that when a dwelling unit is demolished that a new dwelling is 

reconstructed on the lot (turn-key). 
 
 
Objective 3: To initiate a citywide program that is designed to promote awareness of 
the problems of housing deterioration, to identify the problem areas, and closely 
monitor these areas in order to eliminate further deterioration. 

 
Policy 5.3.1: It is the policy of Johnson City to identify areas of dilapidated 
housing and target code enforcement and home rehabilitation/reconstruction 
programs in those areas.  
This policy is to be implemented by the following action: 

1. Encourage neighborhood organizations to work with the Building Division to 
enforce city codes and the Zoning Ordinance. 

 
Policy 5.3.2: It is the policy of Johnson City to promote the maintenance, 
protection, and the revitalization of city neighborhoods and residential areas, to 
encourage the highest quality housing and living environment possible.  
 
This policy is to be implemented by the following actions: 

1. Recognize, accept, and encourage neighborhood organizations. 
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2. Develop Neighborhood Plans including, but not limited to, such features as 

infrastructure improvements, health and safety issues, and housing conditions.  
 
Policy 5.3.3: It is the policy of Johnson City to ensure safe, sanitary housing 
through proactive housing code enforcement.  
This policy is to be implemented by the following action: 

1. Aggressively enforce the city’s codes and Zoning Ordinance (i.e. building, 
yard maintenance, noise, and traffic control). 

 
 
Objective 4: To preserve, protect, and enhance the existing housing stock, including 
historic structures and sites.  
 

Policy 5.4.1: It is the policy of Johnson City to work on preserving Johnson 
City’s historic structures and sites is a way of protecting the past.   
This policy is to be implemented by the following actions: 

1. Protect residential areas from uses and buildings which are out of character 
and scale with the surrounding neighborhood. 

 
2. Coordinate with neighborhood organizations to ensure that historic resources 

in the neighborhood areas are maintained, restored, or renovated. 
 
3. Encourage the expansion of existing neighborhood conservation districts and 

review and update the design guidelines for neighborhood districts. 
 
4. Determine which historic resources should be protected by local historic or 

conservation zoning and assist the property owners in achieving local 
designation. 

 
Policy 5.4.2: It is the policy of Johnson City to protect the character of existing 
neighborhoods through zoning regulations and historic design guidelines 
enforcement. 
This policy is to be implemented by the following action: 

1. Adhere to the policies of the Historic Preservation Element. 
 
 
Objective 5: To promote opportunities for first time homebuyers. 

 
Policy 5.5.1: It is the policy of Johnson City to promote the use of existing 
federal and state housing programs aggressively in assisting very low, low, and 
moderate-income renters with their first time home purchase. 
This policy is to be implemented by the following action: 
 

1. Encourage the use of federal and state housing programs by non-profit and 
for-profit housing developers. 
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Policy 5.5.2: It is the policy of Johnson City to promote continued and 
expanded homeownership in neighborhoods in support of neighborhood 
revitalization efforts. 
This policy is to be implemented by the following actions: 

1. Provide financial incentives from public, semi-public, and private institutions 
for existing home acquisitions/rehabilitation to encourage homeownership 
opportunities in existing neighborhoods. 

 
2. Provide financial incentives from public, semi-public, and private institutions 

regarding land acquisitions and development and infrastructure improvements, 
where required. 

 
Policy 5.5.3: It is the policy of Johnson City to promote semi-annual 
informational seminars to educate first-time homebuyers on home buying 
programs, lending options, real estate options, and insurance.  
This policy is to be implemented by the following action: 

1. Coordinate with Eastern Eight Community Development Corporation in 
providing assistance to conduct educational seminars for potential first-time 
homebuyers. 

 
Policy 5.5.4: It is the policy of Johnson City to coordinate and streamline the 
permitting process to assist in minimizing costs and delays for affordable 
housing. 
This policy is to be implemented by the following action: 

1. Amend the building review fees for housing units targeted to the very low, 
low, and moderate-income. 

 
 
Objective 6:  To promote the stock of rental housing to ensure a sufficient quantity 
and quality to meet the needs of the entire rental market. 
 

Policy 5.6.1: It is the policy of Johnson City to promote the Federal Section 8 
Program to assist very low and low-income renters locate affordable housing. 
This policy is to be implemented by the following action: 

1. Coordinate action with the Johnson City Housing Authority’s annual plan.  
 
Policy 5.6.2: It is the policy of Johnson City to assure that there is adequate 
land available to meet the needs of the rental market. 
This policy is to be implemented by the following action: 

1. Adhere to the policies of the Land Use Element. 
 
 
 
Policy 5.6.3: It is the policy of Johnson City to assure that there is adequate 
land available in the vicinity of East Tennessee State University for student 
housing. 
This policy is to be implemented by the following action: 
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1. Coordinate with East Tennessee State University regarding plans to provide 
adequate student housing for undergraduate, graduate, and medical/pharmacy 
students. 
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