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PROJECT OVERVIEW

KINGSPORT OVER THE YEARS

1822
Named for Col. James 

King, the City of King’s 

Port was chartered. 

Population: 31

1864
The Battle of 

Kingsport; 

The City would lose 

its charter soon 

after.

1915
Famed landscape 

architect and 

planner, John Nolen, 

creates his plan for 

Kingsport

1917
The City was 

incorporated and re-

chartered; first mayor 

James W. Dobyns, 

was elected

1974
The Downtown 

Kingsport Association 

was organized

1982
Construction of the 

Greenbelt begins

1985
Kingsport is 

recognized as a Main 

Street Community 

2009
The Kingsport Center 

for Higher Education 

is established; 

Phillips-Campbell 

Hall opens

1997
Kingsport is named an 

All-American City

Designed and planned by John Nolen in the early 

twentieth century, Kingsport’s original plan was a 

town designed for the City’s railroad and factory 

workers that consisted of a civic and commercial 

center, four neighborhoods with parks in each, and 

two industrial districts. Roads in each neighborhood 

were to be curvilinear and feed into main 

thoroughfares that radiated out from the civic and 

commercial center. The town had four churches, 

an inn, city hall, post office, library, schools, clubs, 

a hospital, a nine-hole golf course, and a railroad 

station. Park strips acted as buffers between 

neighborhood districts and each school had four 

acres for playgrounds.

During the mid-century, the original vision for a 

downtown that provided housing, employment, and 

services for blue-collar workers became lost to a 

reality that affected many planned communities of 

that era: disappearing greenspace and trees, poor 

sanitation, the conversion of railroad parks into 

business areas, and the lack of regulation over the 

surrounding areas. Downtown Kingsport became 

a less desirable place to live, work, or play, and as 

time continued to pass, there was little investment in 

changing its fate.

In 1997, the City took on its first modern downtown 

plan, the Downtown Kingsport Gateways & City 

Development Plan, which provided a starting point 

to connect downtown with the rest of Kingsport by 

redesigning its gateways and corridors and paving 

the way to private investment in areas time forgot. 

Over the years that followed, the City of Kingsport 

has built upon their legacy of being a planned 

community by continuing to plan for the future, 

taking in the lessons learned to once again create 

an attractive place where people will want to live, 

work, and play. 

As the twentieth anniversary of the Gateways & 

City Development Plan approached, the City of 

Kingsport retained the Project Team, consisting of 

Atlanta-based TSW, Urban 3 of Asheville, NC, and 

local firm Mattern & Craig to update the plans for 

Kingsport’s downtown. The intent of this plan is to 

create a vision to reinforce and magnify downtown 

Kingsport’s role as the economic and cultural heart 

of the community by:

• Analyzing the City’s existing land use, 

demographics, design, growth potential, and 

impact of future development;

• Creating a development strategy and 

detailed plans for implementation; 

• Connecting and integrating the Academic 

Village into downtown; and

• Building consensus among involved groups.

The planning process was rich with community 

involvement every step of the way, complete 

with a community input survey and workshops 

that engaged all sectors of the public. The result 

of this planning effort is a defined list of goals; 

recommended policies; and projects relating to land 

use, transportation, economic development, arts 

and culture, and the Academic Village; as well as a 

framework plan that outlines where development 

and redevelopment would best be suited. The plan 

also features a 20-year implementation strategy 

that leverages over $56 million in public and private 

investment. 



BACKGROUND + 
CONTEXT

This chapter discusses the regulatory and on-the-ground 

conditions that affect downtown Kingsport and will ultimately 

guide the recommendations set forth in this plan, in addition to 

previous and ongoing planning efforts.
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6 downtown kingsport master plan   BACKGROUND + CONTEXT 7

KINGSPORT AT-A-GLANCE

2000 2010 2016
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11%
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86% drive alone 8% carpool < 1% take transit < 1% walk 3% work at home

Source: U.S. Census Bureau

24% residents work in 
education and healthcare

17% residents work in 
manufacturing

13% residents work in 
retail

24% employees work in 
education and healthcare

23% employees work in 
manufacturing

14% employees work in 
retail

POPULATION POPULATION POPULATION

WHAT ARE KINGSPORT RESIDENTS DOING? WHAT ARE KINGSPORT EMPLOYEES DOING?

63%
Owner 

Occupied
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EXISTING CONDITIONS

EXISTING LAND USE
RESIDENTIAL

Within the study area, there is little to no residential 

development. It is reported that there are around 150 

dwelling units, primarily in second story lofts and 

apartments, within the entire downtown area.

COMMERCIAL

67% of the study area is commercial. This includes 

mostly locally owned retail and restaurants, 

entertainment venues, arts studios and galleries, 

specialty shops, antique stores, and health and 

lifestyle businesses within the core. As one moves 

beyond the core, there are more chain restaurants 

and retail stores, and development becomes more 

sparse. 

PUBLIC

Downtown is home to many civic and religious 

institutions. Most notable are the churches on 

Church Circle, City Hall and the Justice Center, 

various government offices, and the Academic 

Village. Other parcels colored blue on the map on 

page 21 may house properties owned by the City or 

other public entities, but may not have a specific, 

institutional purpose (i.e. parking that serves a 

church or a public parking lot/garage).

INDUSTRIAL & UTILITIES

The railroad spurs between Wexler Street and 

Unicoi Street at Main Street, where warehouse 

development exists. Some of these warehouses 

have been converted into commercial or office 

space, while others have retained their original 

function. As for utilities, American Electric Power 

(AEP) operates a substation off of Main Street, and 

there is a radio station off of E. Center Street that 

houses a few local area stations, such as WKPT, 

WAPK, and WTFM.
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FUTURE LAND USE
The Future Land Use map on page 11 comes 

directly from the Kingsport Metropolitan Planning 

Commission (KPC)’s latest long-range plan. The 

future land use plan for the KPC area supports a 

continued infill of residential development and 

continued commercial development along major 

corridors. Industrial development is planned for 

continued infill in current industrial locations, while 

other areas of the region are intended to remain rural 

and/or undeveloped. As for downtown Kingsport, 

the pattern of development that is proposed closely 

matches what already exists, likely because many 

of the buildings in the core are historic and the 

downtown’s function as a civic and commercial 

center is not likely to change drastically between 

now and 2040. Vacant lands will have development 

that matches what is currently around it, and new 

developments/redevelopments will help fill in the 

gaps. However, the KPC’s future land use map does 

not prescribe development types or urban form.
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ZONING
Examining the study area’s zoning will give 

insight to any regulatory barriers or incentives to 

development, regarding both use and physical form. 

There are two zoning districts most prevalent in the 

study area: the B-2 Central Business District and 

B-2E Central Business Edge District. There is some 

land zoned R-5 High Density Apartment District and 

M-2 General Manufacturing District.

B-2 CENTRAL BUSINESS DISTRICT

According to the City’s zoning ordinance, the intent 

of this district is “for community activities serving the 

entire community or larger area, and often the only 

one of its kind (city hall, library, etc.) or the major 

one of its kind (finance, insurance, retailing, etc.), 

benefiting from and contributing to that area which 

generally is the most accessible to the region, and 

contains the area’s greatest variety, intensity and 

concentration of land use.” Additionally, it prescribes 

architectural design standards and sign regulations.

PRINCIPAL USES

• Establishments retailing goods and 

merchandise such as food, groceries, 

clothing, hardware, toiletries, furniture and 

furnishings, gasoline, meals, vehicles, boats, 

trailers, jewelry, appliances and similar items. 

• Financial offices.

• Residential, except single-family detached 

dwellings. 

• Establishments for the sale or provision 

of personal appearance or care, finance, 

clothing and goods repair, offices, printing, 

parking, entertainment, recreation, hotels, 

motels, educational institutions, food and 

drink, brewpubs, craft breweries, distilleries, 

wineries, museums. 
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WHAT DOES THIS MEAN FOR DOWNTOWN’S DEVELOPMENT AND REDEVELOPMENT?

Most notable of the zoning districts’ regulations is that parking requirements are only set forth for multi-

family residential developments of 13 or more units. The required 1.5 spaces per unit does not address the 

fact that single-bedroom units will often require only one vehicle, nor does it address housing arrangements 

where vehicles may not be necessary (i.e. senior housing and other group quarters). Developments under 12 

units do not require any parking to be built by the developer, which can inhibit the development of needed 

residential areas within downtown if only smaller developments are built. No other uses have prescribed 

parking regulations, which can lead to either not enough parking being built to serve downtown businesses, 

employers, or employees, or it can lead to an overgrowth of parking that ends up not being efficiently used. 

While shared parking arrangements appear to be encouraged by the zoning ordinance, it does not help 

provide needed parking for new developments and redevelopments on existing parking lots.

Also noted is the lack of open space requirements. Downtown Kingsport has limited green space, and the lack 

of open space requirements does not require developers to preserve pockets of active or passive green space. 

This is detrimental to the environment and for stormwater as too many impervious surfaces can greatly affect 

issues like drainage and water quality. 

Lastly, the architectural requirements for these two zoning districts are very broad, and appear to do little to 

preserve downtown buildings’ historic character nor promote a unified “look” for downtown. 

• On-premises and off-premises alcoholic 

beverage sales. 

• Municipal and other government uses. 

PROHIBITED USES 

• Land intensive uses, as opposed to people 

intensive uses, such as industry and 

manufacturing.

• Truck terminals and freight yards. 

• Outdoor and land intensive recreation 

such as drive-in theaters, car dealerships, 

racetracks, scrap yards or junkyards, 

lumberyards, animal hospitals and boarding 

facilities, stockyards and flour mills, and 

ministorage facilities. 

• Single-family detached dwellings.

PARKING

• No parking is required for non-residential 

uses. Any parking lot with ten (10) or 

more spaces must meet the landscape 

requirements set out in the code of 

ordinances.

• Residential uses 12 units or less are 

not required to provide parking. New 

construction or renovation of an existing 

building that results in the construction of 

13 or more residential units shall provide 

1.5 spaces per unit, either on-site or within 

1250 feet of the development site through a 

written arrangement with the external site’s 

property owner or lessee.,

• Parking at grade must be located behind 

a building and screened from view by the 

building.

• Surface parking adjacent to any street, 

excluding alleys, must be screened with a 

wrought iron style fence with a minimum 

height of four feet or a planted buffer at least 

five feet wide. 

• Alleys are not required to be screened.

B-2E CENTRAL BUSINESS EDGE DISTRICT

The intent and regulation set forth by the B-2E 

Central Business Edge District is similar to those of 

the B-2 Central Business District in that it houses 

activities that serve the entire community and has 

great variety, intensity and concentration of land use. 

However, the principal uses do not include public 

parks,or utilities to serve nearby residents. Like the 

B-2 District, the B-2E Central Business Edge District 

prescribes dimensional standards, architectural 

standards, sign standards, and parking guidelines. 

However, there are some differences. 

Some minor differences exist in this zoning district:

• It allows for climate-controlled indoor 

storage as a principal use (provided that 

said facilities are only permitted to occupy 

existing buildings). 

• Some of the architectural design standards 

differ, particularly for fenestration. For 

B-2, the percentage of openings for glass 

fenestration on the first floor facing streets, 

excluding alleys, for office uses is required 

to be a minimum of 15 percent of the total 

facade area, and 30 percent for all other 

uses. However, for B-2E, only office and 

retail uses must have a minimum of 15% of 

the total facade area, but other uses are not 

defined.

14 downtown kingsport master plan   
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COMMUNITY FACILITIES
Community facilities include places where people 

gather, such as schools, parks, or public facilities 

that provide important and necessary services for 

everyday life. These locations are notable because 

they are unlikely to be redeveloped in the short term  

(unless there are active plans to do so), and future 

developments may need to build off of them to be 

successful.

Listed below are community facilities within the 

study area and in the surrounding areas:

EDUCATION

Regional Center for Advanced Manufacturing

Regional Center for Health Professions

Blazier Wilson Hall

Kingsport Center for Higher Education

Regional Center for Automotive Programs

CIVIC FACILITIES

Fire Station

Kingsport Public Library

City Hall + Justice Center 

U.S. Post Office

1

1

2

3

4

1

2

1
2

3
4

1

2

1

2

3

4

3

5
2

3

4

5

3

4

5

6

7

4
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CHURCHES

Freedom Fellowship Missionary Baptist 

Church

First Baptist Church

First Presbyterian Church

First Broad Street United Methodist Church

Restoration Church

Harvest Community Church

theROCK Church

PARKS + OPEN SPACE

Centennial Park

Glen Bruce Plaza

Brickyard Park (future)

1

2

3

1

2

3

4

5

6

Page 18 - Kingsport Center for Higher Education

Page 19 - First Presbyterian Church

7
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OWNERSHIP
Understanding the ownership of land within and 

around the study area is important. Vacant or 

underutilized lands owned by municipalities are 

often easy to develop/redevelop as they can 

control who buys the land and how it is developed. 

Meanwhile, lands owned by other public agencies 

and non-profit groups may present a challenge, 

depending on what the land is being used for and 

if there are already existing plans to develop. Often, 

these lands will be tough to acquire.

The map on page 21 shows lands owned by the City 

of Kingsport and churches and religious groups. All 

other lands not highlighted are either privately-held 

by individuals or businesses, owned by other public 

agencies, or are investor-owned. As aforementioned, 

vacant lands owned by the City will prove easiest to 

develop or redevelop, followed by these privately 

held lands. 
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STREET NETWORK
The study area is bisected (east-west) by Center 

Street, a state-maintained major arterial.  Another 

minor arterial (Main Street) and major collector 

(Sullivan Street) parallel Center Street through the 

study area.  A major collector (Broad Street) and 

minor arterial (Cherokee Street) run perpendicular to 

these streets.  All other streets are local roads. 

According to sensors placed by the Tennessee 

Department of Transportation (TDOT), Center Street 

is the most traveled street in downtown Kingsport 

with over 15,000 vehicles per day traveled in 2016. 

Cherokee Street is the least traveled, with less than 

500 vehicles per day.  

The map on the right shows the location of these 

collectors and arterials, and the 2016 average daily 

traffic.



24 downtown kingsport master plan   BACKGROUND + CONTEXT 25

RIGHT OF WAY AVAILABILITY
The map on the right shows availability of right of 

way for all street corridors within the study area. This  

is intended to show the amount of space available 

for potential streetscape improvements that do not 

encroach on private property.
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STREET DESIGN
On the following pages are images of existing street 

sections, as shown on the map on the right.

STREET DESIGN
On the following pages are images of existing, 

typical street sections, as shown on the map on the 

right.

Broad Street (100’ right of way)

Broad Street (60’ right of way)

Main Street (70’ right of way)

Main Street (75’ right of way)

Cherokee Street (60’ right of way)

Cherokee Street (80’ right of way)

Center Street (80’ right of way)

Revere Street (60’ right of way)

Island Street (60’ right of way)

Wexler Street (75’ right of way)

1

2

3

4

5

6

7

8

9

10

1

2

3
4

5

6

7

8

9 10
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VEHICLE CRASHES
Over a six-year period (2012-2017), 626 vehicle 

crashes took place in downtown Kingsport, resulting 

in 164 injuries and no fatalities. Streets that saw the 

most crashes include:

1. Center Street (255)

2. Sullivan Street (145)

3. Main Street/Clinchfield Street (61)

Several of the streets in downtown have a crash 

rate that exceeds the Tennessee statewide average 

for a comparable facility, which is normally a cause 

for concern, but it should be noted that the road 

segments are so short that it may have distorted the 

results.

The map on the right shows the location of crashes 

within the study area, as well as streets where the 

crash rate exceeds the statewide average.
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CONNECTIVITY

SIDEWALKS + TRAILS

Downtown Kingsport has a very connected sidewalk 

system, with virtually every street having a sidewalk. 

The only places that show gaps are near the railroad 

at the southern end of the study area: Unicoi Street, 

parts of E. Market Street, Island Street, and a portion 

of E. Sullivan Street. These areas are more industrial, 

and therefore not as service- or people-oriented. It 

is possible that as time passes, new sidewalks will 

be built as part of future development, especially if 

they include retail or residential.

There is only one bicycle lane within the study area. 

The bicycle lane on Center Street was completed 

as part of the Kingsport Regional Bicycle and 

Pedestrian Plan. There are facilities proposed for 

parts of Broad Street, Main Street, Watauga Street, 

and Clinchfield Street, also part of the Regional 

Bicycle and Pedestrian Plan.
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TRANSIT

The City has its own transit system, the Kingsport 

Area Transit System (KATS). It was established 

in 1995, and currently operates its 6 routes on 

weekdays from 7:30 am to 5:30 pm. Fares are $1 

each way for the general public, free to students, 

and $0.50 each way to seniors, disabled passengers, 

and military veterans. Users have the option of the 

Dial-A-Ride program, which provides curb-to-curb 

next day transportation services for seniors and 

residents with a permanent or temporary health 

condition that affects mobility. In 2012, KATS added 

a connector service between downtown Kingsport, 

Colonial Heights, and Johnson City through the NET 

Trans Red Round 3X Service. Kingsport’s designated 

stop is at the KATS office on Clay Street.

Within the study area, KATS appears to have most, if 

not all, its routes operating in the northwestern end, 

with few going and stopping in the southeastern 

end. Overall, the system appears successful. In 

October 2016, KATS reported a rise in ridership 

compared to previous years, and the Dial-A-Ride 

program saw a 28% increase in use compared to 

the year before. The transit system provides an 

interesting opportunity for the study area, as well 

as the rest of the downtown area, as there is great 

potential for development in the areas the buses do 

not currently serve. The move of the transit center to 

the east end of downtown (see page 102) provides 

a good opportunity to evaluate and tweak routes to 

better serve downtown and other residents. 
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PARKING
Within the study area, there are approximately 

100 surface parking lots, housing 3,760 paved 

and marked parking spaces, with 1,307 spaces 

designated as public parking. Included in that figure 

is a 364 space parking garage owned and operated 

by the City. All other lots are privately owned and 

often reserved for building employees, visitors, or 

tenants.

The study area also boasts a healthy number of 

on-street parking spaces along all major streets. 

Altogether, there are approximately 914 public 

on-street parking spaces (350 spaces along Broad 

Street), totaling an estimated 5,038 spaces in the 

study area. 

According to recent data collected by the City, the 

parking lots are not completely utilized.  Of the 

1,307 public parking spaces within the study area, 

approximately 49% of them are occupied on an 

average weekday. Most of the parking spaces in 

the area immediately adjacent to Broad Street is 

marked as “2-hour” parking only.  However, this is 

not strictly enforced, leading to a lack of available 

spaces during peak periods, as a result of longer-

term parking.

68%

34%
45%

70%

45%

31%

42%

53%

89%

68%

20%

53%
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As the models below and on the following pages demonstrate, downtown Kingsport is the epicenter of 

property value potency within the city. All of the purple spikes (the class of properties with the highest 

property value per acre) within the city are located in the downtown. It may not seem obvious that many of the 

properties located along Broad Street are several times more productive by area than Eastman, but the data 

reveals the true value. Kingsport is fortunate to have a large downtown with many existing quality buildings. 

With the right care and attention downtown could be even more productive.

TAX VALUE PER ACRE FOR DOWNTOWN KINGSPORT

ECONOMIC ANALYSIS
The bedrock of this economic analysis is the Value per Acre 3D Tax Model. This metric utilizes land 

consumption as a unit of efficiency to gauge the revenue potency of varying developments. The more land a 

community develops, the more public services like roads, water, and sewer utilities need to be added to serve 

the new development. The Value per Acre model visualizes locations where high amounts of tax dollars are 

generated on relatively small tracts of land. Just as a doctor would utilize an MRI or a CAT Scan to assess health 

indicators, the 3D Tax Model serves as an Economic MRI to gauge the fiscal health of a community. The “value 

per acre” methodology is utilized to demonstrate the tax productivity per parcel and normalize valuation across 

all property types. Put simply, methods like miles per gallon are used to judge a car’s productivity, thus value 

per acre measures tax productivity.

As displayed in the value per acre trends shown in the map below, Kingsport has several centers of high 

property productivity. Both of the primary retail areas (Stone Drive and the Fort Henry Mall) rise above the 

surrounding light residential neighborhoods. The hotels, restaurants, and doctors offices surrounding Cattails 

at Meadowview similarly show noticeable increases over the surrounding areas. Eastman Kodak, Domtar, 

and the various hospitals located around the city are all very valuable properties. None of these can equal 

the productivity of an urban center, however. The boundary of downtown Kingsport encompasses the most 

productive properties in the city. Even the lower value sections of downtown found to the southeast are on par 

if not more productive than the surrounding areas.

TAX VALUE PER ACRE FOR THE CITY OF KINGSPORT
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TAX VALUE PER ACRE VS. TOTAL TAX VALUETAX VALUE PER ACRE VS. TOTAL TAX VALUE 
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This analytic method focuses on the Per Acre metric as a unit of productivity. After all, cities and counties are 

finite areas of land, and how that land is used has a direct effect on municipal coffers. This metric normalizes 

overall revenues and tax values into a direct comparison, utilizing land consumed as a unit of productivity.

Put another way, different cars have differently-sized gas tanks, so the fuel is used as a measurement of 

efficiency, not the tank. Therefore, “miles per gallon”, not “miles per tank” is common practice to gauge 

efficiency. This same principle is applied to measure the financial productivity of various development types 

across a community.
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Above is a second set of images demonstrating the difference between tracking value on a per acre basis, 

this time confined to the political boundaries of the City of Kingsport. (similar to our use of miles per gallon to 

gauge automobile efficiency), and solely examining the total tax value in each parcel.

Property taxes are the backbone of county revenue. Efficient property tax production has a direct impact on 

the availability of funds to repair roads, provide quality education, and maintain adequate public services. 

Identifying development that packs a financial punch is critical to cultivating community wealth.
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TAXABLE VS. EXEMPT LAND DISTRIBUTION

Tracking the amount of public and charitably-owned parcels is an important land use planning metric, 

specifically the taxable status of land across the community. In many places, cities and counties are limited in 

growth by public land like national parks. Fortunately, this is not true for Kingsport. 84% of the City of Kingsport 

is taxable land. This is a healthy ratio of public to private land ownership.

TAX VALUE PER ACRE - KINGSPORT VS. BRISTOL
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Examining the property value per acre model of Sullivan County shows that the two major center of potency 

are Kingsport and Bristol. Radiating out from their urban cores are “fingers” of value which trail along major 

roads. For Bristol the primary examples of this are found along Highway 11E and Interstate 81. Similar economic 

potency trends can be seen in Kingsport along Highway 11E and  Interstate 26.

66% of the Kingsport Downtown is taxable. This is about average for a downtown that is not the county seat.
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LAND VALUE PER ACRE - 3D MODELLAND VALUE PER ACRE - 2D MODEL
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Visualizing just the value of the “dirt”, starts to show some surprising trends. One, larger parcels are generally 

assessed at a lower land value per acre rate than smaller parcels (especially commercial parcels), second, it 

confirms that the most valuable land is along commercial thoroughfares. 
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Land Value Per Acre can be an important metric for a community, as these images enable citizens and policy 

makers the opportunity to see which parcels are the highest producers of value. What characteristics do these 

parcels have? How can these characteristics be reproduced in other areas to create more value? 
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LAND VALUE PER ACRE - PARKINGLAND VALUE PER ACRE - DOWNTOWN
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The parcels with the top land values (not including building value) in downtown are the mixed use building at 

217 Broad Street (green dot), the commercial spaces built into the parking garage at Center and Shelby Streets 

(blue dot), and the Child Development Center on Clay Street (pink dot). 

Parking is important to any thriving downtown area. The reality of our built environment in the United States is 

that much of it is auto-oriented. Employees, residents and visitors to downtown need a place to park to access 

businesses, their homes and events. 

However, the analysis reveals the prevalence of surface parking lots and structured parking in the downtown 

area. Indeed, the amount of parking in downtown nearly equals the size of the Bristol Motor Speedway. 

A central business district shouldn’t have percentages of surface parking akin to a single-story mall1. Going 

vertical with parking (replacing some surface parking lots with structured parking) frees up land for buildings, 

and as the value per acre analysis illustrates, buildings pack much more fiscal punch than surface parking.

1.  https://www.strongtowns.org/journal/2015/11/18/mapping-the-effects-of-parking-minimums
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MARKET ANALYSIS
This market analysis for downtown Kingsport is 

a retail market strategy that complements the 

City’s evaluation of its open spaces, transportation 

network, land use, and built environment strategies 

explored in this plan. The Market Analysis starts with 

an inventory and evaluation of Kingsport’s street 

level business mix, provides a market area Lifestyle 

Profile, and evaluates retail market performance and 

potential.

DOWNTOWN KINGSPORT STREET LEVEL 

BUSINESS MIX

As Kingsport’s traditional center of commerce and 

activity, downtown Kingsport has a variety of uses 

– retail, residential, non-retail (office, day care, yoga 

studio, etc.), cultural, and civic. In an ideal world, 

clusters of complementary retailers, restaurants, and 

other pedestrian traffic generators would occupy 

the majority first floor (street level) building space 

throughout downtown Kingsport. However, given the 

competition and climate for retail and development 

patterns in some downtown areas, it is not yet 

realistic for Kingsport (and many other downtowns) 

to reach this ideal mix. As a result, many non-retail 

uses now occupy first floor space. The following 

information provides an overview of the business 

mix throughout downtown Kingsport. 
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BUSINESS MIX METHODOLOGY
We used Kingsport’s building footprints as a starting 

point. Using property records, data provided by 

the City, internet research, and field work, we 

first classified standalone buildings (e.g. Hajoca 

on Market Street ). Buildings with more than one 

storefront were “split” in GIS (e.g. The Shops at Food 

City present as one building, yet there are multiple 

businesses in the building). As a result, storefront 

sizes and locations are approximate. The point is 

to show the mix of use and location of Kingsport’s 

building street fronts.
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DOWNTOWN KINGSPORT STREET LEVEL 

MIX (NAICS1 BUSINESS CLASSIFICATION)

ACTIVITIES, EDUCATION, & PUBLIC 

ADMINISTRATION (NON-RETAIL)

Arts, Entertainment, and Recreation

Educational Services

Public Administration

CONSTRUCTION, WAREHOUSING, 

TRUCKING, ETC (NON-RETAIL)

Construction

Information

Manufacturing

Management (companies and enterprises)

Transportation & Warehousing

Utilities

Wholesale Trade

SERVICES (NON-RETAIL)

Administrative Support

Finance & Insurance

Healthcare & Social Assistance

Mix of Uses (Buildings with Multiple Offices)

Other Services

Professional, Science, and Technical

Real Estate, Rental, and Leasing

General Services

RETAIL TRADE & FOOD

Food and Beverage (F&B)

Neighborhood Goods & Services (NG&S)

General Merchandise, Apparel, Furnishings, and 

Other (GAFO)

MISCELLANEOUS (NOT CLASSIFIED BY 

NAICS)

Residential Units

Business Outbuildings

Buildings Under Construction

Buildings with Unknown Uses

Vacant Buildings

1. North American Industry Classification System is 

a system  used to classify U.S. businesses
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RETAIL SUPPLY

Downtown Kingsport’s retailers have different 

requirements in terms of customers, space, parking, 

competition, exposure, and potential sales. In 

general, retail businesses fall into three broad 

categories:

Neighborhood Goods & Services (NG&S) retailers 

are those that rely on spending from Kingsport’s 

captive shoppers – the nearby neighborhood 

residents, employees, and Academic Village 

students. NG&S is “convenience-based” retail, 

meaning it must be close, with easy access and 

parking. Success for these business establishments 

depends on patronage of local residents and 

workers. They include grocery stores, drugstores, 

butchers, dry cleaners, laundromats, hair and 

nail salons, day spas, machine repair shops, shoe 

repair shops, gyms, and similar. Examples of NG&S 

businesses in Kingsport include Berry’s Pharmacy, 

Food City, Posh, Kingsport Paint and Wallpaper, and 

Walker Shoe Repair. 

Food & Beverage (F&B) establishments can attract 

customers from a larger trade area than NG&S 

retailers, especially when establishments are 

clustered and offer a variety of options to patrons. 

This category includes establishments that serve 

food and/or alcohol consumed on premises. 

Business types in the F&B category include sit-down 

restaurants, cafes, bars, coffee shops, sandwich 

shops, cupcake shops, “quick-bite” establishments, 

fast-food restaurants, and similar. F&B Kingsport 

examples include Macados, The Mustard Seed Café, 

The Bagel Exchange, Hook & Ladder Distillery, and 

Pal’s.

General Merchandise, Apparel, Furnishings & 

Other (GAFO) establishments face a tremendous 

amount of competition, both in stores and online, 

for a relatively small percentage of household 

expenditures. Successful GAFO stores attract 

customers from long distances and build lasting 

relationships with them. Generally, these stores 

also rely on the exposure and foot traffic generated 

by an anchor that draws people with the same 

customer profile. Retail stores in the GAFO category 

are usually bigger in size and tend to draw shoppers 

who make big purchases, but with less frequency. 

This category includes establishments such 

as clothing stores, furniture stores, bookstores, 

jewelry stores, toy stores, home goods stores, 

antique shops, auto parts stores, and similar. GAFO 

examples in downtown Kingsport include The 

Turquoise Boutique, Dwayne’s World Comics and 

Games, Factory Furniture, and Bear & Friends Toy 

Shop.

RETAIL SUPPLY ASSESSMENT

Downtown Kingsport has a mix of businesses 

that appear to be doing a good job of attracting 

customers to its retail shops and its full- and limited-

service eating places for dining and entertainment. 

The variety of retail offerings has increased in recent 

years and ranges from general merchandise shops 

to antiques and specialty clothing shops. The 

majority of retail activity that would attract visitors 

is concentrated along Broad and Market Streets, 

although new businesses in the warehouse district 

(Style, Bella Fina Chocolates, High Voltage) add 

retail variety. According Esri’s Retail MarketPlace 

Profile, Downtown Kingsport is home to 251 

residents with a median household income of 

$29,365. There are 88 retail trade & food and drink 

businesses that employ 560 people, comprising 17% 

of all downtown businesses and 7% of all downtown 

employees (512 total business employing 7,495 

people). See pages 52-53 for a map of where all 

retail categories are located downtown.

DOWNTOWN KINGSPORT

ARTS & ENTERTAINMENT DISTRICT ACADEMIC VILLAGE

CHURCH CIRCLE MILL DISTRICT

Church Circle

Mill District

Academic Village

Arts & Entertainment District

Warehouse District

LEGEND
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Excluding Broad and Market Streets, downtown’s 

sense of retail vitality is hampered by a lack of 

continuous centers of activity centers — large 

clusters of service businesses and offices break 

up retail clusters. Additionally, there are no clear 

or distinctive clusters of specialty or niche retail 

establishments. Key vacancies (e.g. Paul Bellamy’s 

Furniture), clusters of non-retail activity, and 

development patterns that are not scaled for 

pedestrian activity all detract from downtown’s 

retail potential. Most of these issues are addressed 

through Chapter 3’s recommendations.

The downtown retail business community has 

much more supply than there is demand from the 

downtown residents, meaning business success 

depends on outside residents and visitors. 

NON-RETAIL/OFFICE

Non-retail uses occupy approximately 77% of street 

front buildings in downtown Kingsport. These 

uses can be positive additions to street activity if 

they continue movement along the street (i.e. they 

are dispersed among retail uses and are not in 

large clusters) and match the look and feel of the 

downtown district (e.g., similar facades, lighting, 

and designs, interesting window displays). In many 

downtowns, as the retail market degrades and 

businesses close, traditional retail space is filled 

by non-retail uses. This is true for some areas in 

downtown Kingsport. For example, Streamworks on 

Broad Street occupies a prime storefront location. A 

use such as this is not necessarily a negative — the 

key is locating complementary retail uses nearby so 

that parents who bring their kids to the facility can 

visit shops or grab a bite to eat while the kids are 

engaged in activities. 
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For a city its size, downtown Kingsport has an 

abundance of office space. As an immediate step, 

the City is better served by focusing efforts on 

developing a quality retail environment. The need for 

office and other flex spaces will develop as the retail 

market and activity centers expand. As the need for 

office space arises, there are ample redevelopment 

opportunities, such as the 151 Main building and The 

Progress building on Main Street in the downtown 

core, and there is plenty of new development 

opportunity along Clinchfield Street and in the 

industrial areas in the southeastern portion of the 

study area..

VACANCIES

Across the downtown, approximately 16% of building 

fronts are vacant. Another 4% of buildings have 

unidentifiable uses and may be vacant, or at the very 

least, they do not add to the streetfront’s vibrancy. 

Vacancies are highest in the industrial area in the 

southeastern portion of the study area, at 21%. In 

general, downtown planning guidance suggests that 

retail-appropriate districts have a vacancy rate lower 

than 20%. While vacancies should be avoided, they 

are inevitable. Successful downtown programs have 

a plan to deal with vacancies as they occur and have 

strategies to address long term vacancies. 
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ANCHOR VENUE/EVENT CENTERS

The Downtown Business Owners Survey (see 

A.3 Downtown Business Owners Survey on page 

207) reveals shopping, eating and drinking, and 

entertainment as top reasons to visit downtown. The 

businesses supporting these activities are dispersed 

and, individually, none have the ability to draw a high 

number of people to the downtown at one time. 

Successful downtowns tend to have at least one 

anchor establishment to draw a large number of 

people to the downtown on a regular basis, such as 

a concert venue, a movie theater, a regional anchor 

store, or an identifiable niche retail market. Currently, 

downtown Kingsport is missing a key anchor that 

complements existing businesses and generates 

additional and consistent foot traffic; a gap which this 

plan will address.

Interestingly enough, downtown Kingsport has five 

event centers/venues in a relatively small area: The 

Social, Model City Event Center, Taylored Venue 

& Events Banq, and The Emporium. It is uncertain 

how these smaller event centers integrate with 

downtown’s retail businesses. As a future project, 

the downtown community may benefit from a 

small study that evaluates the behaviors of event 

attendees that travel to downtown for an event. 

What stores, if any, do people visit before or after 

an event? How much do they spend? Do they eat at 

downtown restaurants? Are they local or traveling? 

Where do they stay if traveling? Having this type 

of information can helpful to existing and potential 

businesses, as well as assist with recruiting a 

downtown hotel.
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TRADE AREA STUDY GEOGRAPHIES

The market snapshot assembled for the Downtown 

Kingsport Trade Area is based upon information from 

a series of Esri Business Analyst reports generated 

form a 5, 10, and 15-minute drive times originating 

from the intersection of Broad and Center Streets.  

5-10-15 drive times were selected based on 

information gathered during the study process, 

including the business owner survey which asked 

owners to identify the top areas customers travel 

from to do business downtown. Customers within 

the 5-minute drive time are downtown Kingsport’s 

primary customers; the convenience-oriented 

shoppers living in or close to downtown Kingsport. 

The population residing in the 5-minute ring would 

also be more likely to access downtown on foot or 

bicycle. It is useful to understand the demographics 

and preferences of residents living in this ring as 

business owners assess current performance (are 

they targeting appropriate retail opportunities to the 

types of people who live closest to downtown) and 

look for business expansion opportunities for retail 

opportunities (what do the nearby residents most 

ESRI BUSINESS ALAYSIT
“Esri Business Analyst is a GIS (geographic 

information system) tool that compiles and analyzes 

geography, demographic, consumer lifestyle, and 

business data. It is a valuable asset for business 

decision making such as analyzing market share 

and competition, determining new site expansions 

or reductions, and targeting new customers. The 

ability to analyze and visualize the geographic 

component of business data reveals trends, 

patterns, and opportunities hidden in tabular data. 

By combining information, such as your sales data, 

customer information, and competitor locations, with 

geographic data, such as demographics, territories, 

or store locations.” 

Source:  http://www.esri.com

62 downtown kingsport master plan   
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The area plotted for the 10-minute drive time includes residents of the broader Kingsport area. Data for 

the 10-minute drive area is helpful for comparing and contrasting characteristics of those who live close to 

downtown (the 5-minute area) with those in the broader Kingsport area. The 10-minute area also represents 

the primary trade area for downtown Kingsport. As downtown Kingsport’s retail develops and becomes more 

coordinated, business owners should expect to draw a greater percentage of sales from residents in the 

primary trade area.

The 15-minute drive time is more expansive and representative of a regional market, capturing rural areas 

surrounding the City of Kingsport. Customers in this market, all things being equal, may be more naturally 

or inclined to frequent commercial areas in other communities if it perceived to be more convenient (e.g., 

Choosing to shop in Johnson City because it is closer). Opportunities for downtown Kingsport to capture 

consumers from the regional market, and to increase its retail market share, will most likely happen in 

conjunction with the development of retail anchors, specialty retailers, destination-oriented eating and drinking 

places, attractions and venues, and events. 

DOWNTOWN & TRADE AREA FAST FACTS

ESRI MARKETPLACE PROFILE

Population Downtown 5-minute 10-minute 15-minute

2010 Census 259 8,561 36,772 73,128

2017 Estimate 251 8,640 37,143 74,016

2022 Projection 248 8,700 37,396 74,548

Households Downtown 5-minute 10-minute 15-minute

2010 Census 96 3,973 16,652 31,901

2017 Estimate 92 3,986 16,718 32,109

2022 Projection 91 4,008 16,795 32,361

Median Household 

Income
Downtown 5-minute 10-minute 15-minute

2017 Estimate $26,320 $28,865 $34,207 $40,169

2022 Projection $29,365 $31,587 $37,578 $45,721

Median Age Downtown 5-minute 10-minute 15-minute

2010 Census 42.0 42.3 43.6 43.7

2017 Estimate 44.0 44.0 45.5 45.8

2022 Projection 45.9 45.0 46.6 47.0
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The following table shows and compares concentrations of Tapestry household segments found within the 

downtown Kingsport and the 5, 10, and 15-minute drive time trade areas. Across all areas, the top six segments 

are Small Town Simplicity (12C), Social Security Set (9F), Midlife Constants (5E), Heartland Communities (6F), 

Golden Years (9B), and Exurbanites (1E).  Of these, the Social Security Set has the most limited spending power, 

while the Exurbanites have the greatest. Description of the top six segments can be found on the following 

pages. Descriptions for all segments can be found on Esri’s website. 
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LIFESTYLE PROFILE

Esri’s Tapestry Segmentation system classifies 

U.S. neighborhoods by 67 market segments using 

proven methodology. Segmentation systems are 

stable and reliable because the characteristics that 

define a neighborhood change slowly. The stability 

of a neighborhood comes from its fixed features: 

location, housing, transportation, schools, places 

of worship, and employment. Esri analyzes each 

neighborhood by, “Using a large, well selected 

array of attributes captures this diversity with 

the most powerful data available. Data sources 

include Census 2010, the American Community 

Survey, Esri’s demographic updates, Experian’s 

ConsumerViewSM database, and consumer surveys, 

such as the Survey of the American Consumer from 

GfK MRI, to capture the subtlety and vibrancy of the 

U.S. Marketplace.” 

COMPARATIVE VIEW OF DRIVE TIME AREA 

HOUSEHOLD SEGMENTS 

Segment information is useful for retailers in 

understanding their customer base. The tapestry 

segment descriptions provide a general customer 

overview, basic demographics, and data to 

understand the segment’s spending habits and 

limitations. For example, the segment most 

prevalent in the study area, Small Town Simplicity, 

spends less on clothing than all other household 

budget items. To reach this customer, a clothing 

store owner in downtown Kingsport may want to add 

and market an affordable clothing line that appeals 

to this segment, or, the owner may want to adjust 

their marketing strategy to target customers whose 

demographics and spending patterns better match 

their product; which may require reaching beyond 

the typical market area. 

ESRI TAPESTRY SEGMENTATION
“Tapestry is a geodemographic segmentation 

system that integrates consumer traits with 

residential characteristics to identify markets and 

classify US neighborhoods. Neighborhoods with the 

most similar characteristics are grouped together, 

while neighborhoods with divergent characteristics 

are separated. Internally homogenous, externally 

heterogeneous market segments depict consumers’ 

lifestyles and lifestages. Tapestry Segmentation 

combines the “who” of lifestyle demography with the 

“where” of local geography to create a classification 

model with 67 distinct, behavioral market segments.”

Source: https://doc.arcgis.com/en/esri-

demographics/data/tapestry-segmentation.htm

TARGET ANNUAL HOUSEHOLD INCOME
The Business Owner Survey asked owners to 

identify their businesses’ targeted household 

income. Of the 28 respondents that answered 

this question, 74% said their business targeted 

households with annual median incomes at or 

greater than $50,000. The segment data reveals the 

top four of the six most prevalent segments have 

household incomes below $50,000, indicating a 

possible disconnect between what retailers offer 

and what customers can pay for products.

ESRI TAPESTRY SEGMENTATION AREA PROFILE

Tapestry Segment (Code) Downtown Rank 5-minute Rank 10-minute Rank 15-minute Rank

Small Town Simplicity (12C) 50% 1 67.6% 1 38.0% 1 24.8% 1

Social Security Set (9F) 50% 2 14.6% 2 6.0% 5 3.1% 8

Exurbanites (1E) 7.6% 3 4.2% 6 2.2% 9

City Commons (11E) 6.8% 4 2.5% 9 1.3% 14

Salt of the Earth (6B) 2.1% 5 2.3% 10 8.3% 5

Midlife Constants (5E) 1.3% 6 16.5% 2 14.2% 2

Heartland Communities 

(6F)
12.3% 3 12.5% 3

Golden Years (9B) 7.5% 4 7.2% 6

Comfortable Empty 

Nesters (5A)
9.7% 4

Hardscrabble Road (8G) 3.9% 7 2.0% 10

Retirement Communities 

(9E)
2.7% 8 1.4% 12

Rural Bypasses (10E) 1.6% 11 0.8% 18

Rooted Rural (10B) 1.3% 12 6.1% 7

Green Acres (6A) 0.9% 13 1.7% 11

Down the Road (10D) 0.4% 14 1.1% 16

In Style (5B) 0.1% 15 1.1% 15

Southern Satellites (10A) 1.4% 13

Middleburg (4C) 1.0% 17
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SEGMENT DESCRIPTIONS

Small Town Simplicity

Small Town Simplicity includes young families and senior householders that are bound by community ties. 

The lifestyle is down-to-earth and semi-rural, with television for entertainment and news, and emphasis 

on convenience for both young parents and senior citizens. Residents embark on pursuits including online 

computer games, scrapbooking, and rural activities like hunting and fishing. Since almost 1 in 4 households is 

below poverty level, residents also keep their finances simple—paying bills in person and avoiding debt. 

Key Facts: 

Average Household Size: 2.25

Median Age: 40.0

Median Household Income: $27,000

*The index compares the average amount spent in this market’s household budgets for housing, food, apparel, 

etc., to the average amount spent by all US households. An index of 100 is average. An index of 120 shows that 

average spending by consumers in this market is 20 percent above the national average. Consumer expenditures 

are estimated by Esri.

Social Security Set

Social Security Set is an older market located in metropolitan cities across the country. Over one-third of 

householders here are aged 65 or older and dependent on low, fixed incomes, primarily Social Security. In the 

aftermath of the Great Recession, early retirement is now a dream for many approaching the retirement age; 

wages and salary income in this market are still earned. Residents live alone in low-rent buildings, located in 

or close to business districts that attract heavy daytime use. But, they enjoy the hustle and bustle of life in the 

heart of the city, with the added benefit of access to hospitals, community centers, and public transportation. 

Compared to those in the Golden Years segment (see page 72), they have fewer resources and tend to rely on 

their Social Security income.

Key Facts: 

Average Household Size: 1.72

Median Age: 44.2

Median Household Income: $16,000

Small Town Simplicity Average Household Budget Index* Social Security Set Average Household Budget Index*
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Midlife Constants

Midlife Constants residents are seniors, at or approaching retirement, with below average labor force 

participation and above average net worth. Although located in predominantly metropolitan areas, they live 

outside the central cities, in smaller communities. Their lifestyle is more country than urban. They are generous, 

but not spendthrifts. 

Key Facts: 

Average Household Size: 2.30

Median Age: 45.9

Median Household Income: $48,000

*The index compares the average amount spent in this market’s household budgets for housing, food, apparel, 

etc., to the average amount spent by all US households. An index of 100 is average. An index of 120 shows that 

average spending by consumers in this market is 20 percent above the national average. Consumer expenditures 

are estimated by Esri.

Heartland Communities

Well settled and close-knit, Heartland Communities are semi-rural and semi-retired. These older householders 

are primarily homeowners, and many have paid off their mortgages. Their children have moved away, but they 

have no plans to leave their homes. Their hearts are with the country; they embrace the slower pace of life here 

but actively participate in outdoor activities and community events. Traditional and patriotic, these residents 

support their local businesses, always buy American, and favor domestic driving vacations over foreign plane 

trips.

Key Facts: 

Average Household Size: 2.38

Median Age: 41.5

Median Household Income: $39,000

Midlife Constants Average Household Budget Index* Heartland Communities Average Household Budget Index*
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Golden Years

Independent, active seniors nearing the end of their careers or already in retirement best describes Golden 

Years residents. This market is primarily singles living alone or empty-nesters. Those still active in the labor 

force are employed in professional occupations; however, these consumers are actively pursuing a variety of 

leisure interests—travel, sports, dining out, museums, and concerts. They are involved, focused on physical 

fitness, and enjoying their lives. This market is smaller, but growing, and financially secure. Compared to the 

Social Security Set segment (see page 69), they have access to savings and investments to pad their incomes 

and have higher levels of discretionary spending.

Key Facts: 

Average Household Size: 2.05

Median Age: 51.0

Median Household Income: $61,000

*The index compares the average amount spent in this market’s household budgets for housing, food, apparel, 

etc., to the average amount spent by all US households. An index of 100 is average. An index of 120 shows that 

average spending by consumers in this market is 20 percent above the national average. Consumer expenditures 

Exurbanites

Exurbanites residents are now approaching retirement but showing few signs of slowing down. They are 

active in their communities, generous in their donations, and seasoned travelers. They take advantage of their 

proximity to large metropolitan centers to support the arts, but prefer a more expansive home style in less 

crowded neighborhoods. They have cultivated a lifestyle that is both affluent and urbane.

Key Facts: 

Average Household Size: 2.48

Median Age: 49.6

Median Household Income: $98,000

Golden Years Average Household Budget Index* Exurbanites Average Household Budget Index*
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The following table presents a detail of sales surplus and leakage estimates for specific industry groups in the 

Retail Trade Sector and the industry groups within the Food Services & Drinking Places subsector for downtown 

Kingsport and the drive time markets. At a glance, there is some level of retail market opportunity in the 

following sectors: furniture stores, specialty food stores, health and personal care, clothing stores, shoe stores, 

jewelry stores, book stores, department stores and general merchandise, florist, office supplies, and drinking 

places. Further analysis will quantify the potential.

RETAIL MARKETPLACE PERFORMANCE

Esri’s U.S. Retail MarketPlace data provides a direct comparison between retail sales and consumer spending 

by industry – using NAICS Codes - and measures the gap between supply and demand. Leakage in a market 

area represents a condition where demand for retail products exceeds supply. In other words, retailers outside 

downtown Kingsport area are fulfilling the demand for retail products. Demand is “leaking” out of the trade area 

when people travel from the trade area in which they live to shop in an outside area or market. Leakage is an 

indicator of opportunity for new retailers to enter the trade area or for existing retailers to extend their marketing 

outreach to accommodate, or capture, the excess demand. Surplus in an area occurs when the retail supply 

exceeds the area’s demand. Retailers are attracting shoppers that reside outside of Downtown Kingsport 

to the area. The “surplus” is in market supply. According to Esri, “Brand positioning and product mix are key 

differentiators in these types of markets.” 

SALES SURPLUS AND LEAKAGE ESTIMATES

Total Retail Trade and Food & Drink estimates for downtown show sales surpluses ranging from $49 million in 

the downtown area to $519 million in 15-minute trade area. The estimates are indicative of a local retail sector 

with a relatively strong pull, and suggests that businesses are capturing sales from local residents within the 

trade area. 

SALES SURPLUS AND LEAKAGE ESTIMATES – OVERVIEW

Total Retail Trade + 

Food & Drink

Downtown 5-minute 10-minute 15-minute

Surplus/

(Leakage)

Surplus/

(Leakage)

Surplus/

(Leakage)

Surplus/

(Leakage)

49,031,174 74,669,533 454,576,127 519,295,481

Total Retail Trade 41,761,760 59,579,371 372,064,990 432,952,286 

Total Food & Drink 7,269,414 15,090,162 82,511,137 86,343,195

Data Note: Supply (retail sales) estimates sales to consumers by establishments. Demand (retail potential) 

estimates the expected amount spent by consumers at retail establishments. Supply and demand estimates are 

in current dollars  A negative value represents ‘leakage’ of retail opportunity outside the trade area. A positive 

value represents a surplus of retail sales, a market where customers are drawn in from outside the trade area. 

Esri uses the North American Industry Classification System (NAICS) to classify businesses by their primary type 

of economic activity. Automotive sales have been removed from the calculations.

SALES SURPLUS AND LEAKAGE ESTIMATES – DETAILED VIEW

Downtown 5-minute 10-minute 15-minute

Surplus/

(Leakage)

Surplus/

(Leakage)

Surplus/

(Leakage)

Surplus/

(Leakage)

Motor Vehicle & Parts Dealers 4,672,568 8,752,552 101,964,896 153,170,103 

Automobile Dealers (294,006) 5,049,133 95,423,645 145,605,823 

Other Motor Vehicle Dealers 3,020,342 1,698,139 (4,691,261) (17,105,456)

Auto Parts, Accessories & Tire Stores 1,650,106 2,005,280 11,232,512 24,669,736 

Furniture & Home Furnishings Stores 2,845,736 2,790,196 9,115,272 (716,659) 

Furniture Stores 1,635,917 317,111 700,165 (5,613,744) 

Home Furnishings Stores 1,209,819 2,473,085 8,415,108 4,897,087 

Electronics & Appliance Stores 4,647,746 4,078,787 34,769,574 54,243,192 

Bldg Materials, Garden Equip. & Supply 

Stores
4,108,872 12,995,002 41,937,527 41,571,961 

Bldg Material & Supplies Dealers 3,133,282 12,204,816 30,910,135 30,488,148 

Lawn & Garden Equip & Supply Stores 975,590 790,188 11,027,391 11,083,812 

Food & Beverage Stores 7,662,146 9,066,804 65,664,831 94,049,612 

Grocery Stores (281,135) 8,010,399 64,965,936 98,287,747 

Specialty Food Stores 387,226 (165,425) (1,498,483) (4,779,083) 

Beer, Wine & Liquor Stores 1,564,703 1,221,830 2,197,378 540,948 

Health & Personal Care Stores 815,274 1,202,810 9,243,985 (1,908,447) 

Gasoline Stations 525,688 6,327,714 28,229,836 32,575,359 

Clothing & Clothing Accessories Stores 2,046,659 (306,078) 8,605,804 (7,124,322) 

Clothing Stores 1,671,707 20,493 2,586,141 (7,403,980) 

Shoe Stores (14,250) (654,545) 3,373,985 458,036 

Jewelry, Luggage & Leather Goods 

Stores
389,202 27,914 2,645,677 (178,377) 

Sporting Goods, Hobby, Book &  Music 

Stores
2,198,639 1,822,565 13,351,983 11,661,326 

Sporting Goods/Hobby/Musical Instr 

Stores
2,070,934 1,974,850 11,929,829 9,502,852 

Book, Periodical & Music Stores 127,705 (152,287) 1,422,154 2,158,474 

Table continued on page 76
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SALES SURPLUS AND LEAKAGE ESTIMATES – DETAILED VIEW (CON’T)

Downtown 5-minute 10-minute 15-minute

Surplus/

(Leakage)

Surplus/

(Leakage)

Surplus/

(Leakage)

Surplus/

(Leakage)

General Merchandise Stores 186,475 (10,410,764) 51,761,233 102,845,916 

Department Stores Excluding Leased 

Depts.
(206,187) (9,044,095) 57,920,983 121,935,636 

Other General Merchandise Stores 370,612 (1,366,668) (6,159,750) (19,089,720)

Miscellaneous Store Retailers 9,489,695 8,542,233 24,468,734 18,114,300 

Florists 58,318 228,800 (38,125) (576,561)

Office Supplies, Stationery & Gift Stores 536,983 63,531 2,717,454 (278,829)

Used Merchandise Stores 3,067,145 3,224,654 12,329,951 14,124,148 

Other Miscellaneous Store Retailers 5,827,249 5,025,248 9,459,454 4,845,543 

Nonstore Retailers (34,583) (1,620,060) 2,405,074 1,296,853 

Electronic Shopping & Mail-Order 

Houses
(24,905) (1,156,596) (3,779,838) (10,371,617)

Vending Machine Operators (3,016) (135,490) 4,637,395 3,900,787 

Direct Selling Establishments (6,662) (327,974) 1,547,517 7,767,683 

Food Services & Drinking Places 7,269,414 15,090,162 82,511,137 86,343,195 

Special Food Services 224,870 449,979 1,373,321 728,302 

Drinking Places - Alcoholic Beverages 252,771 125,903 (338,993) (1,105,250) 

Restaurants/Other Eating Places 6,791,772 14,514,280 81,476,809 86,720,144 

Total 46,434,329 58,331,923 474,029,886 586,122,389 

Total Minus Automotive 41,761,761 49,579,371 372,064,990 432,952,286 

At a glance, there is some level of retail market opportunity in the following sectors: furniture stores, specialty 

food stores, health and personal care, clothing stores, shoe stores, jewelry stores, book stores, department 

stores and general merchandise, florist, office supplies, and drinking places. However, leakage does not 

automatically translate to business opportunity. Further analysis will quantify the potential.

Downtown 5-minute 10-minute 15-minute

Surplus/

(Leakage)

Surplus/

(Leakage)

Surplus/

(Leakage)

Surplus/

(Leakage)

Furniture Stores 1,635,917 317,111 700,165 (5,613,744) 

Grocery Stores (281,135) 8,010,399 64,965,936 98,287,747 

Specialty Food Stores 387,226 (165,425) (1,498,483) (4,779,083) 

Health & Personal Care Stores 815,274 1,202,810 9,243,985 (1,908,447) 

Clothing Stores 1,671,707 20,493 2,586,141 (7,403,980) 

Shoe Stores (14,250) (654,545) 3,373,985 458,036 

Jewelry, Luggage & Leather Goods 

Stores
389,202 27,914 2,645,677 (178,377) 

Book, Periodical & Music Stores 127,705 (152,287) 1,422,154 2,158,474 

Department Stores Excluding Leased 

Depts.
(206,187) (9,044,095) 57,920,983 121,935,636 

Other General Merchandise Stores 370,612 (1,366,668) (6,159,750) (19,089,720)

Florists 58,318 228,800 (38,125) (576,561)

Office Supplies, Stationery & Gift Stores 536,983 63,531 2,717,454 (278,829)

Drinking Places - Alcoholic Beverages 252,771 125,903 (338,993) (1,105,250) 
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RETAIL SPACE DEMAND 

Since we know there is market potential for some retail sectors, the next step is to translate retail leakage to 

retail space demand.  Retail space demand provides an estimate of how much retail square footage downtown 

Kingsport may absorb or capture from the drive-time trade areas and whether there is enough leakage to 

support or expand a business. To calculate capture, it should be assumed that existing or new downtown 

Kingsport businesses can capture 30% of the 5-minute market, 20% of the 10-minute market, an 10% of the 

15-minute market. The calculations also assume that Kingsport’s retail market is similar to others and that 

the sales per square foot figures derived from the Urban Land Institutes’s Dollars and Cents of Retail are an 

accurate measure. Finally, the figures are estimates that provide a general sense of the market – they should 

not be perceived as an exact measure. Based on this analysis, the most promising markets for downtown 

Kingsport include small stores, such as stores that offer niche or specialty food items, clothing, and food. Bars 

are also a target market, although at a smaller share.  It is important to look back on the Tapestry Segmentation 

on pages 68-73 for more guidance.

5-minute 10-minute 15-minute

Surplus/

(Leakage)

30% Estimated 

Capture

Surplus/

(Leakage)

20% Estimated 

Capture

Surplus/

(Leakage)

10% Estimated 

Capture

Total Potential 

Capture

Sales per 

Square Foot

Supportable 

Square Footage

Support an 

Additional 

Storefront?

Furniture Stores 317,111 0 700,165 0 (5,613,744) (561,374) (561,374) 142 3,953 No1

Specialty Food Stores (165,425) (49,628) (1,498,483) (299,697) (4,779,083) (477,908) (827,232) 372 2,225 Yes2

Health & Personal Care Stores 1,202,810 0 9,243,985 0 (1,908,447) (190,845) (190,845) 248 770 No

Clothing Stores 20,493 0 2,586,141 0 (7,403,980) (740,398) (740,398) 165 4,487 Yes2

Shoe Stores (654,545) (196,364) 3,373,985 0 458,036 0 (196,364) 159 1,239 Yes2

Jewelry, Luggage & Leather Goods 

Stores
27,914 0 2,645,677 0 (178,377) (17,838) (17,838) 264 68 No

Book, Periodical & Music Stores (152,287) (45,686) 1,422,154 0 2,158,474 0 (45,686) 161 283 No

Department Stores Excluding Leased 

Depts.
(9,044,095) (2,713,229) 57,920,983 0 121,935,636 0 (2,713,229) 163 16,646 Yes3

Other General Merchandise Stores (1,366,668) (410,000) (6,159,750) (1,231,950) (19,089,720) (1,908,972) (3,550,922) 134 26,519 Yes3

Florists 228,800 0 (38,125) (7,625) (576,561) (57,656 (65,281) 150 435 No

Office Supplies, Stationery & Gift Stores 63,531 0 2,717,454 0 (278,829) (27,883) (27,883) 175 159 No

Drinking Places - Alcoholic Beverages 125,903 0 (338,993) (67,799) (1,105,250) (110,525) (178,324) 88 2,025 Yes2

Total Supportable Retail Square Footage 58,809

Sources: Dollars and Cents of Shopping Centers, Urban Land Institute; International Council of Shopping 

Centers, US Shopping Center Classifications and Typical Characteristics; Principles of Urban Retail Planning and 

Development, Robert J. Gibbs

1. An average furniture store is at least 25,000 SF

2. Speciality food stores, clothing stores, shoe stores, and drinking establishments can be small in size, similar 

to a boutique or small cafe (1,200 – 2,500 SF)

3. The average Family Dollar is 7,000 SF

SALES SURPLUS AND LEAKAGE ESTIMATES – DETAILED VIEW
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SALES PER SQUARE FOOT

One way to test supportable retail square footage is to evaluate a business’s sales to square footage ratio. The 

Downtown Business Owners Survey asked the owners to provide 2016 and 2017 annual sales and the square 

footage of their business. Only 16 owners provided complete information. With such a small sample, very few 

conclusions can be drawn. However, the following chart plots the annual sales to square footage ratio. The 

range is from a low of $9 in sales per square feet (pink dot) to a high of $340 (green dot). Downtown Kingsport 

should collect additional information to determine what is “normal” for the Kingsport market.  
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HOUSING ANALYSIS
POPULATION

Kingsport is growing at a slow and steady pace 

(1.11% of annual growth) that is equal to nearby 

Johnson City (1.12%) and the State of Tennessee 

(0.94%). Without any transformational projects on 

the horizon (e.g. major employment centers or large 

residential developments) and a similar land use 

pattern, it is reasonable to expect a similar pace of 

growth in the future. 

However, the City will have new residents to attract 

downtown. 261 people live in downtown Kingsport, 

which is less that the 282 living downtown in 

2000, indicating loss of units (due to demolition or 

conversion), or loss of demand. Kingsport will need 

a housing strategy that includes a coordinated effort 

to preserve existing units and add downtown units 

that align with market preferences. 

AGE COHORTS

Much has been said about the influence of the baby 

boomer and millennial generations as it relates to 

housing, purchasing, employment, and community 

amenity preferences. Kingsport has the lowest 

percentage of millennials and its percentage of baby 

boomers is comparable to other areas, like Johnson 

City and Bristol. Johnson City, because of ETSU, will 

continue to have a younger population.

Research indicates that millennials, and baby 

boomer and older generations have a strong 

preference for smaller housing units, are willing to 

live in attached single family units (e.g., townhomes), 

and have preference for walkable communities. 

However, there is still a strong preference for 

traditional single family homes, particularly among 

families with children; who are a strong cohort in 

Kingsport. To be competitive, Kingsport’s downtown 

housing strategy must be coupled with efforts to 

improve downtown amenities like shopping and 

dining, develop employment centers, and focus on 

walkability. 

KINGSPORT JOHNSON CITY BRISTOLS TENNESSEE

21.3%
Millennials

25.9%
Boomers

33.4%
Millennials

12.3%
Boomers

23%
Millennials

28.3%
Boomers

26.6%
Millennials

25.1%
Boomers
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HOUSING DEMAND

Housing preferences and needs can vary by age. Nationwide, household size is shrinking due to the rise of 

an aging population, families with fewer or no children, and empty-nesters. Area household sizes are smaller 

than the nation’s (2.53 in 2016; 2.62 in 2000). Kingsport needs housing product that matches household size, an 

indication that smaller units (e.g. apartments, townhomes) will have a market. But, there is good news: growing 

demand for rental and smaller units is already occurring nationwide and locally. There is an existing diverse 

and stable economic base to support it, although progress will be slow and steady. The table on page 83 

shows that about 85 new housing units will be constructed in Kingsport each year through 2036, with about 38 

of those units (35% of the total) occurring downtown.

HOUSING DEMAND

Current Population 52,871

Current Households 21,286

Forecasted Population (20 Years) 58,576

Percent in Group Quarters 1.5%

Minus Number in Group Quarters 879

Adjusted Future Population 57,697

Average Household Size 2.22

Projected Household Size 25,990

Projected Vacancy Rate 10%

Projected New Housing Units Needed 2,599

Projected Housing Units

Current Number of Housing Units 26,185

Units Beyond Repair (262)

Units in the Pipeline 745

Available Units 26,447

Anticipated New Units in 20 Years 1,700

Total Units Added in 20 Years 28,147

Surplus/(Deficit) (2,157)

TYPE OF HOUSING AGE OF STOCK

SINGLE FAMILY BUILDING PERMITS ISSUED
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HOUSING PROJECTIONS

Year Total Number of Units New Units / Year

2016 26,583 -

2017 26,668 85

2018 26,753 85

2019 26,838 85

2020 26,923 85

2021 27,008 85

Five Year Target (2017-2021) 425

Units for Downtown (35%) 190

2022 27,093 85

2023 27,178 85

2024 27,263 85

2025 27,348 85

2026 27,433 85

Five Year Target (2022-2026) 425

Units for Downtown (35%) 190

2027 27,518 85

2028 27,603 85

2029 27,688 85

2030 27,773 85

2031 27,858 85

Five Year Target (2027-2031) 425

Units for Downtown (35%) 190

2032 27,943 85

2033 28,028 85

2034 28,113 85

2035 28,198 85

2036 28,283 85

Five Year Target (2032-2036 425

Units for Downtown (35%) 190

Total Twenty Year Target 

(2017-2036)
1,700

Total Units for Downtown 

(35%)
~595
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ACADEMIC VILLAGE
The Kingsport Academic Village opened in 

2002 and is a partnership between Northeast 

State Community College, East Tennessee State 

University, King University, Lincoln Memorial 

University, and Milligan College.

A variety of academic programs are offered for 

associates, bachelors, and graduate degrees, 

ranging from humanities and health sciences to 

industrial training. The Village attracts more than 

7,000 students, trainees, faculty, staff, and visitors 

over the course of the year (see pages 42-43 to see 

where Northeast State Community College and East 

Tennessee State University students come from).  

There are currently more than 2,000 students taking 

classes at the Village.

The City of Kingsport owns and developed a number 

of the buildings, but the 54,000 square foot Village 

is administered by Northeast State Community 

College. The City received the 2009 Ash Institute’s 

Innovations in American Government Award from 

Harvard University for its work on the Village.
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Regional Center for Advanced Manufacturing

Regional Center for Health Professions

Blazier Wilson Hall

Kingsport Center for Higher Education

Regional Center for Automotive Programs
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EAST TENNESSEE STATE UNIVERSITY ENROLLMENT BY ZIP CODE NORTHEAST STATE COMMUNITY COLLEGE ENROLLMENT BY ZIP CODE
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ENROLLMENT GROWTH

Northeast State Community College and East 

Tennessee State University students represent the 

vast majority of enrollment at the Academic Village.  

Fall 2017 enrollment at these two institutions 

combined totals 2,082 total students, and 1,029 full-

time equivalent (FTE) students. (Full-time equivalent 

enrollment counts full time students as one student, 

and part-time students as fractions based on their 

course loads. It is the planning standard for counting 

enrollment.)

Since Fall 2013, enrollment at the Academic Village 

for these two institutions has grown at a significant 

rate of 8% per year. It is assumed that growth will 

continue, but at a more moderate pace of 4% per 

year. This rate is a planning target and may vary by 

year based on when new programs are created and 

other factors such as the regional economy.
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PREVIOUS + CURRENT PLANNING EFFORTS
Several planning efforts have created the foundation for the City of Kingsport’s Downtown Master Plan. KINGSPORT GATEWAYS/CITY 

DEVELOPMENT PLAN >> 1999
In early 1997, a group of Kingsport citizens joined 

together to help bring life to a set of community 

visions and goals expressed in "Vision: 2017.” This 

group, The Model City Coalition, focused specifically 

on the goal of making downtown Kingsport a viable 

place to work, live, shop, and entertain.

After some additional visioning and design concept 

work, the Model City Coalition decided to develop a 

plan that would provide both short-term goals and 

long-term direction for future plans to revitalize the 

downtown area and the gateways leading to it.

OBJECTIVES

• Connect downtown Kingsport with the rest 

of the city

• Provide an attractive place to be

• Create a 24-hour-a-day critical mass of 

people

RECOMMENDATIONS

GATEWAYS AND CORRIDORS

• Implement a comprehensive signage 

program

• Improve landscaping

• Improve street lighting

• Control outdoor storage

• Control litter

PUBLIC REALM

• Return Broad Street to Nolen Plan 

configuration, with parking to the edge of the 

street and with a central green median

• Reforest the northeast slope of Cement Hill 

with native and adaptive species of trees

• Establish the Nolen Square consisting of 

streetscape improvements to New, Market, 

Clay, and Cherokee Streets

• Further develop the Center Street and 

Main Street streetscapes with sidewalk 

improvements, curb extensions for 

pedestrian crossings, crosswalk 

improvements, street tree plantings, and 

street lighting enhancements.

• Develop Main Street Park and gardens

• Enlarge and enhance Glen Bruce Park

• Develop a small plaza park visually linking 

the city hall and Justice Center

• Public off-street parking areas should be 

improved to be appositive visual element in 

downtown

• On-street parking should remain on all 

streets where practical

PRIVATE DEVELOPMENT COMPONENTS

• Build townhouses 

• Build a first phase of retail and entertainment

• Promote corporate offices in the central city

• Establish a Northeast State Community 

College presence

• Promote a wellness center

• Fund a community arts center

• Seek corporate support for an Industrial 

Heritage Center

ONEKINGSPORT GOALS+ FOCUS AREAS
PRIMARY GOAL

“To be the best possible Kingsport, a place that 

is attracting and retaining new and existing 

residents, visitors, businesses and developers. To 

achieve this goal, community input will be sought 

from all across the city. Efforts will be led by the 

ONEKingsport Summit Advisory Commission to 

develop recommendations to the Board of Mayor 

and Aldermen regarding potential projects and 

opportunities to enhance the financial and social 

health of the city in order to meet the ONEKingsport 

goal.”

FOCUS AREAS

• Arts & Entertainment

• Destination City Investments

• Downtown Revitalization

• Health & Wellness

• Higher Education

• Housing

• Job Creation & Entrepreneurship

KMTPO
Long Range

Plan

KMTPO
Bike & Ped

Plan

Midtown

Plan
Transformation

Main 
Street

Design

ONEKingsport
Goals &

Focus Areas

2012
Downtown

Plan Update

Current
Projects &

Developments

Original
Downtown

Plan
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KINGSPORT MASTER PLAN >> 
2012
In 2012, the City updated their downtown 

master plan. The plan sought to fill in some of 

downtown’s gaps and prescribe architectural 

styles for the area’s single-family housing, all while 

maintaining walkability. Explored were anywhere 

up to 5 development schemes for 4 areas ripe for 

redevelopment (the map on page 93 shows those 

areas), totaling:

• 160,000 square feet of new retail;

• 289 new residential units;

• 587 parking spaces; and

• $106 million of total investment in downtown 

Kingsport

1

2

3 4
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MIDTOWN TRANSFORMATION 
PLAN >> 2012
The Midtown Transformation Plan serves as a 

blueprint for the transformation of Kingsport’s 

Midtown Neighborhood, an area that was part of the 

planned city founded nearly a century prior. 

To help counteract the decrease of many of 

Kingsport’s blue-collar neighborhoods in Midtown, 

the U.S. Department of Housing and Urban 

Development (HUD) awarded a $300,000 Choice 

Neighborhoods Initiative Planning Grant to the 

Kingsport Housing & Redevelopment Authority 

(KHRA) in October 2012 to develop a Transformation 

Plan for Midtown Kingsport.

The plan examines factors related to the whole 

neighborhood, the development of its people, and 

housing and created goals and recommendations 

tailored to those elements. It prescribed early 

action projects, financial planning scenarios, an 

organizational structure for implementation, and 

performance measures to track success. 

GOALS

• Develop a safe and quality environment 

with access to economic opportunities, 

quality schools and early childhood 

learning, childcare, quality healthcare, 

wellness facilities and healthy food options, 

sustainable and affordable housing, easily 

accessible public transportation, and quality 

parks and recreation spaces

• Enhance economic and employment 

opportunities

• Increase the use of public transportation for 

senior citizens and others without access to 

automobiles

• Make the use of bicycles easier

• Improve the ability to walk to school, 

shopping and other services.

• Create a housing program that incorporates 

high quality, sustainable, diverse, 

affordable opportunities for the residents 

of the Midtown neighborhood in ways that 

strengthen the community through effective 

and efficient use of public and private 

resources

NEIGHBORHOOD PEOPLE HOUSING

2 420 CHEROKEE STREET1 443 W. SULLIVAN STREET

4 175 CHEROKEE STREET3 201 E. MARKET STREET

DEVELOPMENT TOTALS

• 136,800 square feet of commercial space

• 192 residential units

• 445 new parking spaces

DEVELOPMENT TOTALS

• 6,100 square feet of commercial space

• 22 residential units

• 34 new parking spaces

DEVELOPMENT TOTALS

• 6,000 square feet of commercial space

• 20 residential units

• 33 new parking spaces

DEVELOPMENT TOTALS

• 11,000 square feet of commercial space

• 55 residential units

• 75 new parking spaces



96 downtown kingsport master plan   BACKGROUND + CONTEXT 97

KINGSPORT REGIONAL BICYCLE + PEDESTRIAN PLAN >> 2012 
The purpose of the Kingsport Regional Bicycle and Pedestrian Plan was to establish a comprehensive bikeway 

and pedestrian network which enables regional jurisdictions to plan and implement facilities that improve 

safety, enhance mobility, and promote a higher quality of life throughout this part of upper east Tennessee and 

southwest Virginia. 

GOALS

Livability. Provide safe, secure, convenient, and active transportation choices to all 

citizens that strengthen the livability and health of our communities and region.

Sustainability. Promote and advance sustainable transportation choices for the 

greater Kingsport Region that support long-term economic, social, and environmental 

sustainability within and throughout the region.

Prosperity. Promote transportation policies and investments that advance quality 

economic development and redevelopment, economic competitiveness, and efficient 

access to people, places, and goods and services within and throughout the region.

IDENTIFIED STRENGTHS

• Contributions from and success of Greenbelt

• Interest in/ability to expand Greenbelt 

• Formulation of Pioneering Healthy Communities (partnerships with wellness community)

• Safe Routes to School efforts 

• Adoption of city sidewalk program

• Implementation of multi-use (mobility) paths along roads

• Progress in environmental protection – wetland banking

• Inclusion of sidewalk enhancements with resurfacing projects

• Establishment of maintenance funds for pedestrian facilities

• Community amenities

IDENTIFIED WEAKNESSES

• Lack of adequate wayfinding

• Inability of circulation using Greenbelt (more connections, ability to “loop”)

• Lack of safe crossings (crosswalks, pedestrian signals) – hampers walking, especially by children

• Topography

• Lost opportunities in project development

• Continuation of suburban type and location of development

• Lack of early right-of-way set-asides for facilities

• No adopted city policy for mobility paths as part of roadway improvements

• Need connections to increase economic value of Greenbelt

• Low level of funding for bike/pedestrian improvements

PROGRAM AND POLICY RECOMMENDATIONS

• If not already a locally adopted standard, the minimum width of new sidewalks should be 5 feet 

regardless of the street classification. Sidewalks should be constructed with buffer widths of 4 to 6 feet.

• The KMTPO should work with local municipalities to establish bicycle and pedestrian accommodation 

provisions within their local plans and governing documents (e.g. comprehensive plans, zoning 

ordinances, and subdivision regulations.

• Develop recommended guidelines for bicycle parking provisions which can be used by local 

governments.

• A website should be established that contains information regarding biking and walking in the region. 

• A local biking center. 

• “In-lieu-of” payments to fund sidewalk improvements should be considered by local governments 

within the KMTPO region.

• Leverage existing city resources against transportation needs. 

• Give guidance to local communities on methods for establishing developer incentives (parking 

reductions, expedited review, etc.) for inclusion of sidewalks, bike lanes, transit accommodations, and/

or end-of-trip facilities as part of projects.

PROJECTS

• Local bike facility on Sullivan Street and portion of Broad Street north of Sullivan Street

• Bike lanes on Clinchfield Street, Center Street (completed), and Main Street to connect to local and 

regional destinations



98 downtown kingsport master plan   BACKGROUND + CONTEXT 99

MAIN STREET REDEVELOPMENT SURVEY >> 2017
From August 25th to September 14, 2017, an online survey was launched to gather input on the redevelopment 

of downtown Kingsport’s Main Street. 245 participants responded to the survey. 

KEY TAKEAWAYS

• Maintain the existing streetscape elements that are viewed as contributing positively to the pedestrian 

environment along the corridor

• Focus on the core pedestrian oriented infrastructure elements, such as filling in sidewalk gaps and 

adding shade trees, to create a cohesive look along all segments of the corridor

• Create an environment and the support for activity generators along the corridor

• Improve visibility, safety and aesthetics at intersections for visitors in vehicles and on foot

• Support activity generators along the corridor by taking steps to prepare them for construction activity, 

and promote alternative traffic routes or parking locations to the public, to allow normal business 

activity to continue during construction

• Downtown is most frequently visited in the evening. Effort should be put into making Main Street a 

mixed-use environment with more visitors throughout the earlier part of the day, however, there could 

be more opportunity for businesses and activities that appeal to evening crowds

• Provide information concerning phasing and schedules regularly to help businesses prepare for the 

disruption caused by construction. Information should be shared in a variety of locations and formats 

and could highlight detours and alternative parking areas in use during certain phases of construction

IMPROVEMENT TYPES

• Transportation system management 

• Bridge rehabilitation and replacement

• Alternative transportation (non-motorized 

modes)

PROJECTS FOR DOWNTOWN KINGSPORT

East Sullivan Street from Church Circle to Main 

Street

• Widen to 2/3 lanes with multimodal and 

aesthetic improvements 

• To be completed in 2025

Clinchfield Street from Main Street to Stone Drive

• Coordinate signal system to improve traffic 

flow

• To be completed in 2025

KINGSPORT MTPO LONG RANGE TRANSPORTATION PLAN >> 2017 
Development of the Long Range Transportation Plan is based on existing and future land use policies. Plans, 

policies, and anticipated growth areas within the region were considered in the development of the future 

population and employment forecasts for the Kingsport Metropolitan Transportation Planning Organization 

(KMTPO) region. As part of this effort, close coordination with local and regional planning agencies within the 

Kingsport region was undertaken to best match anticipated development activities within the KMTPO area in 

the coming years.

The KMTPO area has seen and is projected to see positive population and employment growth over the next 

25 years. Population and housing growth is planned to occur largely within the designated urban growth 

boundary with both infill and outward residential expansion. Areas outside the urban growth boundary will see 

some residential growth but at a much lower level. As for projected employment growth, a large number of 

these jobs are planned to occur in and around the same geographic areas of current employment activity.

This projected increase in population and employment will not only require the need for additional roadway 

capacity (both in terms of new roads and improvements to existing roads), but will also create greater demand 

for public transportation services and bicycle and pedestrian facilities, which may not currently exist in certain 

areas of the region. An equally important challenge during the 25-year planning horizon is how to encourage 

development and growth that balances the need for expansion with the need for preservation.

GOALS

• Livability. Provide safe, secure, convenient, 

and active transportation choices to all 

citizens that strengthen the livability and 

health of our communities and region.

• Sustainability. Promote and advance 

sustainable transportation choices for the 

greater Kingsport Region that support long-

term economic, social, and environmental 

sustainability within and throughout the 

region.

• Prosperity. Promote transportation policies 

and investments that advance quality 

economic development and redevelopment, 

economic competitiveness, and efficient 

access to people, places, and goods and 

services within and throughout the region.
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NORTHEAST STATE COMMUNITY COLLEGE FACILITIES MASTER PLAN 
>> 2013 
At the time the master plan was written, Northeast State Community College, one of the primary Academic 

Village institutions, was the second-fastest growing public two-year college in Tennessee. Its immense growth 

on their main campus and three satellite campuses spurred the need for a master plan. While the plan focused 

mainly on the main campus in Blountville (detailed recommendations for the Kingsport campus were beyond 

the scope of the plan), its existing conditions report noted some negative aspects of the Kingsport campus 

that are still problematic today, such as the absence of student amenities such as affordable restaurants and 

housing within walking distance. 

A conceptual alternative was developed for the future of the downtown Kingsport campus. The future buildings 

shown in yellow would help provide space for future growth while creating a future urban plaza or greenspace. 

ACADEMIC VILLAGE MASTER PLAN >> 2007 
The intent of the Academic Village Master Plan was to site a more formal location for the Kingsport Center of 

Higher Education, and later, the rest of the Academic Village. Four potential sites were analyzed, and a site off 

of Clinchfield Street was determined to be the preferred location for study based on its adjacency to the heart 

of downtown and its potential to catalyze its future growth. 

The plan sites the Kingsport Center of Higher Education building at its now present location at the corner of 

Market Street and Clay Street, and shows three potential expansion buildings surrounding a closed Market 

Street and Clinchfield, along with an adjacent parking garage.
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RECENT & ONGOING 
DEVELOPMENTS

TOWN PARK LOFTS

The property on the corner of West Sullivan 

Street and Clinchfield Street, part of an area 

formerly known as “Supermarket Row,” will house 

263 apartments, consisting of 118 1-bedroom 

apartments, 142 2-bedroom apartments, and 3 

3-bedroom apartments over four floors. It also 

features a community clubhouse, a pool and 

cabana, and 8,000 SF of ground floor retail.

DOWNTOWN PLAYGROUND AT BRICKYARD 

PARK

The “downtown playground” will build off of 

the recently-opened Brickyard Park, a baseball 

tournament facility. The plan currently features:

• Outdoor performance venue

• Pad for mobile stage and hospitality suite

• Multi-purpose field

• Stormwater pond with loop trail

• Adventure racing and cross-country trails

Additionally, about 24 acres of land adjacent to the 

property will be redeveloped.

KATS TRANSIT OFFICE

The Kingsport Area Transit Service main office, 

currently at 109 Clay Street, will be relocating to 

the corner of Main Street and East Sullivan Street. 

The first phase plans currently feature a 6,500 SF 

building with space for bus loading and unloading, 

a waiting area for passengers, and administrative 

offices. The second phase will include a new bus 

storage garage and vehicle wash facility.



PLANNING 
PROCESS

This chapter of the Downtown Kingsport Master Plan outlines 

the public process used to inform the creation of the plan, 

highlighting outreach methods and summarizing the public 

meetings that were held to gather input from invested members 

of the greater Kingsport community. This process, along with 

the data presented in Chapter 1, helped inform the final 

recommendations outlined in Chapter 3.
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The schedule for this study was as follows:

10.12.2017 Community Input Survey goes live

10.18.2017 Stakeholder interviews

10.19.2017 Stakeholder interviews

10.19.2017   Steering Committee Meeting #1

10.19.2017   Kick-Off Workshop

11.17.2017 Community Input Survey closes

11.28.2017   Visioning Workshop Day #1

11.28.2017 Community Education Session on Fiscal Health

11.29.2017  Visioning Workshop Day #2

11.30.2017   Visioning Workshop Day #3

01.25.2018   Steering Committee Meeting #3

01.25.2018   Draft Plan Presentation
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PROJECT SCHEDULE + TIMELINE

GAINING 
MOMENTUM

LEARNING ISSUES 
& PREFERENCES

In it ial Consultation Session
• Describe the project and our 

approach to the City of Kingsport 

Data Col lect ion + Assessment
• Local, regional, state, and private 

resources

• Review and assess the original 
downtown plan, and other plans.

Publ ic Kick-off Workshop
• Presentation by Project Team

Stakeholder Meetings 
• Steering Committee creation and 

initial meeting

• One-on-one interviews  with 
stakeholders

ONLINE SURVEY 

STEERING COMMITTEE MEETINGS

VISIONING & 
GOAL SETTING

CREATING 
OPTIONS

Publ ic Vis ioning Workshop
• Presentation by Project Team

• Education sessions

• Results from online survey 

• Breakout sessions 

Publ ic Draft Plan Presentation
• Presentation of recommendations

• Framework plan
Final Plan Presentation 

• Finalization of recommendations

• Adoption by the City of Kingsport

FINALIZING 
RECOMMENDATIONS
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OUTREACH TOOLS

MARKETING
The Project Team and City worked together to 

conduct marketing and communications. A website 

(www.downtownkingsportplan.com) was created 

to share information about upcoming meetings, 

host the community input survey link, and materials 

presented at meetings. For each public workshop, 

email blasts were sent to both the City’s listservs 

and the email list maintained by the Project Team. 

Digital postcards and printed flyers were created 

and distributed to community members. A billboard 

owned by the City was used to advertise workshops 

and the project website.

SURVEY RESULTSMeaningful community involvement is a crucial part of any planning process. The Planning Team used the 

following techniques to gather input from Kingsport stakeholders: a website for the public to access important 

information and upcoming meeting dates, email blasts to advertise all public meetings, an online survey to 

measure level of support for different downtown improvement types, one-on-one stakeholder interviews, and 

regular Steering Committee meetings throughout the process,

WHAT BRINGS PEOPLE DOWNTOWN?

RESIDENTS WORKERS
OCCASIONAL 

VISITORS

52%
Special Events

48%
Shopping

45%
Errands

32%
Just Passing 
Through

30%
Business at 
City Hall

54%
Special Events

52%
Shopping

43%
Errands

33%
Just Passing 
Through

56%
Special Events

38%
Shopping

42%
Errands

47%
Just Passing 
Through

22%
Dining

34%
Work

272406 45
Live in 
Kingsport

Work in 
Kingsport

Occasional 
Visitor 518*

*209 respondents indicated 
they live and work in 

Kingsport

 visit > 1x per 
month

visit 1-3x per 
month

visit 4-5x per 
month

visit > 5x per 
month

COMMUNITY INPUT SURVEY
A 21-question survey was hosted online through SurveyGizmo. The survey went live on October 12, 2017, and 

closed on November 16, 2017. A hard copy of the survey was provided at the Kick-Off Workshop. The survey 

received a total of 518 responses.

The survey’s questions were designed to gauge who visits downtown, how often, what brings them there, and 

what kind of improvements would make downtown more attractive to them and future visitors or residents. 

13 images of potential downtown improvements were included, and respondents were asked to use a sliding 

scale to indicate how appropriate that particular improvement would be for downtown; the purpose of this was 

to get an idea of what improvements were already supported by the Kingsport community, and which ones 

were not.  A full list of questions can be found in A.2  - Community Input Survey on page 201.

The results showed that residents, workers, and visitors to the City alike come downtown for special events, 

errands, and to pass through, and desire more dining and entertainment options to attract more people 

to downtown. Respondents indicated that adaptive reuse and renovating existing buildings were the most 

desirable improvements, as well as commercial/mixed-use and green spaces. 
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76%
Casual Dining

67%
Nighttime
Entertainment

60%
Fine Dining

50%
Recreational
Areas

75%
Casual Dining

66%
Nighttime
Entertainment

57%
Fine Dining

53%
Recreational
Areas

84%
Casual Dining

67%
Nighttime
Entertainment

63%
Recreational 
Areas

61%
Fine Dining

48%
Cultural
Activities

47%
Cultural
Activities

54%
Cultural
Activities

WHAT WOULD MAKE PEOPLE COME DOWNTOWN MORE OFTEN?

RESIDENTS WORKERS
OCCASIONAL 

VISITORS

WHAT ARE THE TOP TRANSPORTATION 

ISSUES?

WOULD PEOPLE BE WILLING TO MOVE 

DOWNTOWN?

WHAT IMPROVEMENTS WOULD BE MOST APPROPRIATE?

1

2

3

4

5

Parking

Center Street’s single lane

Bike lane on Center Street

Accessibility

Congestion

60%
No, not 
at this 
time

40%
Yes

Adaptive Reuse

Commercial /Mixed Use Infill

Amphitheater

Renovated Buildings

Green spaces

Small Courtyards Wide sidewalks with landscaping and seating
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We need to find 
ways to attract and 

retain businesses 
that will attract 

residents to 
downtown.

Renovating 
older buildings 

will increase the 
attractiveness of 

downtown.

The needs for fine dining 
and a “night life” for 
young professionals 

should be considered.

We need housing... 
but it has to be 
the right type of 

housing.

I would love to see 
something that is 

a draw for families 
with children.

I think it’s important to 
bring new attractions 
to downtown that will 
make people spend 
long periods of time 

there.

WHAT ELSE DID PEOPLE HAVE TO SAY?

Encourage 
businesses to 

relocate downtown, 
especially grocery 
stores, drug stores 
and restaurants. 

Events , 
like concert 
series, will 

bring people 
downtown

I think the State Theater 
is key to a successful 

downtown, and therefore 
should be a project

How do we address 
the homeless 
population?

I would like to see more 
efforts put into helping 

successful businesses stay 
open, while helping new 
businesses get started

Public safety 
needs to be a 

priority.

ACADEMIC VILLAGE STUDENT SURVEY
In addition to the Community Input Survey, a survey was circulated among students taking classes at the 

Academic Village. 89 students responded. The survey, which can be found in A.3 - Academic Village Student 

Survey on page 207, asked students about their experience at the Academic Village, what kind of amenities 

they would like to see on campus, and their interest in living downtown near campus. The results were used to 

inform some of the recommendations for the Academic Village, and will be used by the Academic Village staff 

as they move forward with future planning.

KEY FINDINGS
• Most of the students who took the survey 

were not “traditional” students — that is, 

only 29 (32.5%) of the students that took the 

survey were between the ages of 18 and 24 

who have not received anything higher than 

a high school diploma. 

• The majority of respondents did not indicate 

interest in living downtown (likely influenced 

by the number of non-traditional students at 

the Academic Village)

• Two-thirds of those that would live 

downtown indicated that they would be 

willing to pay under $500 per month for 

housing.

• Students are most pleased with the location 

(especially those local to the Kingsport area), 

the facilities, and the overall environment.

• Students find that the lack of food options, 

lack of convenient or close parking, and 

traffic congestion downtown and in the 

surrounding areas are the most difficult 

things about the Academic Village. 

897713 46
Live in 
37660 

Attend 
ETSU or NSCC

Age 
18 to 24

MOST DESIRED FOOD OPTIONS ON CAMPUS

1)

2)

3)

Fast food options

Coffee bar

Food trucks

WHAT KIND OF SPACES DO THEY WANT?

38%
Yes

1)

2)

3)

Private area in a cafe setting

Individual study spaces

Group study spaces
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STAKEHOLDER INTERVIEWS
On October 18-19, 2017, the Project Team met with stakeholders the City had identified. Stakeholders were 

asked various questions about what they felt the plan’s goals should be, downtown Kingsport’s biggest 

strengths and weaknesses, the things that make the City unique, and what they would like to see in the 

downtown moving forward. A full list of comments can be found in A.1 - Stakeholder Interview Notes on page 

194.

STEERING COMMITTEE MEETINGS
The City identified 12 members of the downtown community to serve as part of the Steering Committee. 

Members included City staff, downtown business owners, leaders of downtown organizations, and a 

representative of Northeast State Community College. The roles of the Steering Committee were to:

• Represent their community and its interests;

• Provide guidance regarding local preferences;

• Assist in making recommendations;

• Review and give comment on draft plan materials; and

• Help spread the word about the study and upcoming workshops to the Kingsport community

The Steering Committee met 3 times throughout the process, often before public workshops.

Page 115: Steering Committee meeting during the Visioning Workshop
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DOWNTOWN BUSINESS OWNERS SURVEY
In Winter 2018, a survey was circulated among downtown Kingsport’s business owners. 53 businesses 

responded. The survey, which can be found in A.4 - Downtown Business Owners Survey on page 209, 

asked business owners basic information on their businesses, on what they perceive as challenges for their 

businesses, who their target audiences were, and what kind of improvements downtown could boost or hurt 

their businesses. The results were used to inform the Market Analysis on pages 50-81, and recommendations.

TOP AREAS DOWNTOWN CUSTOMERS COME FROM

Internet SW Virginia SW Virginia Bristol

Top Area 2nd Area 3rd Area

Kingsport

Johnson City

Johnson City

Kingsport

Johnson City

Bristol

Other SW Virginia

COMMUNITY ASSETS TO BE IMPROVED

1)

2)

3)

4)

5)

Infrastructure

Open Space

Events

Public Art

Signage

EVENTS THAT INCREASE FOOT TRAFFIC/

SALES FOR DOWNTOWN BUSINESSES

1)

2)

3)

4)

Holiday Open House

Sip & Stroll Evenings

Twilight Alive Concert Series

Fun Fest Parade
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MEETINGS + EVENTS

KICK-OFF WORKSHOP
On the evening of October 19, 2017, the Project 

Team hosted the Kick-Off Workshop at the Kingsport 

Center of Higher Education. 15 members of the 

community were in attendance.

At the Kick-Off Workshop, the Project Team 

introduced the study, and briefed attendees on the 

process, the schedule, and the Community Input 

Survey. A presentation on existing conditions was 

given to give community members some context on 

the conditions that will impact the development of 

the Downtown Master Plan.

Next, the Project Team facilitated two activities to 

gather input. The first activity had attendees break 

into groups, and list needs and opportunities related 

to land use, transportation, housing, economic 

development, and architectural and landscape 

design. The Project Team used this information to 

help inform the Needs Analysis (see page 124), and 

the plan’s goals. For the next activity, these same 

groups were given a map of the study area, and 

were asked to use stickers to mark the following:

  Building improvements

  Streetscape improvements

  New greenspace

  Miscellaneous ideas

The maps showed many similarities and some 

differences: 

• Many indicated that they wanted to see building 

improvements along Broad Street, at the current 

post office, Supermarket Row, and the Tobacco 

Row building

• There was no clearcut spaces that everyone 

agreed upon for new greenspace, however, they 

all seemed to be distributed around different 

areas of the downtown, with emphasis at vacant 

lots.

• The streets that were most cited for streetscape 

improvements were Sullivan Street, Center 

Street, and Main Street. Suggestions ranged 

from adding more landscaping to adding or 

removing on-street parking.

• Items labeled as miscellaneous ideas ranged 

from makers spaces, to areas needing some 

clean-up to a bicycle park, to suggestions on 

where to place “gateways” into downtown, to a 

new parking deck.

KEY TAKEAWAYS
• Top needs: more greenspace, more parking/

better parking management, safety, 

connections to the Greenbelt, residential 

space, places that “anchor” the downtown, 

and opportunities for recreation

• Top opportunities: Brickyard Park, the 

Academic Village, new construction, KATS, 

the value of the old buildings, and the area’s 

unique history

• Attendees want to see the buildings on 

Broad Street renovated, and redevelopment 

in the eastern part of the study area

• Main Street, Sullivan Street, and Center 

Street need the most attention

Top right: One of the marked up maps of the study 
area.

Bottom right: One group presenting their ideas.
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VISIONING WORKSHOP
In late November, the Project Team spent three days 

with Kingsport residents and community leaders 

and City staff to give a progress report of the plan’s 

development, present preliminary ideas, create 

some concept plans, and receive feedback, all 

within a collaborative environment. It is estimated 

that around 75 people participated in the workshop.

SCHEDULE OF EVENTS

DAY 1 - NOVEMBER 28, 2017

1:00  Tour of downtown and site visits

2:00  Set up and prep

3:30  Steering Committee Meeting #2

7:00 Community Education Session on Fiscal 

 Health

DAY 2 - NOVEMBER 29, 2017

8:30  Group brainstorming session

9:30  Work Session (closed)

5:30  Adjourn

DAY 3 - NOVEMBER 29, 2017

9:00  Work Session (open)

6:30 Open House

7:00 Public Presentation and Feedback

COMMUNITY EDUCATION SESSION

On Day 1 of the Visioning Workshop, Urban 3 

gave a presentation on fiscal health. Prior to the 

presentation, they analyzed Kingsport’s tax digest 

and created a presentation centered around their 

findings. The presentation was intended to educate 

the community about why downtown revitalization 

is important, and how it can positively benefit a city’s 

financial bottom line. 

The focus of the presentation was looking at tax 

value per acre (miles per gallon) versus the total tax 

value (miles in the tank), and showing how some 

investments, like denser, mixed use developments, 

yield more tax value per acre, a metric that was 

argued to tell a better story that total tax value can. 

Kingsport was compared to other cities where Urban 

3 has previously studied to illustrate how many of 

the issues that Kingsport may be experiencing are 

not unique to them, and to show concrete examples 

of value per acre can be increased. The more tax 

value a city can gather on a development, the better 

they can increase their assets to offset growing 

liabilities. 

PUBLIC PRESENTATION & FEEDBACK

Days 1 and 2 of the Visioning Workshop were focused on refining a framework plan for the downtown, 

and designing streetscapes, creating concept plans of the different proposed parks, and imagining how 

redevelopment will look in key areas. On Day 3, the Project Team presented the draft framework plan for 

feedback. Attendees were given green and red stickers to indicate parts of the plan they liked or didn’t like, 

respectively. People were also asked to give suggestions on how to make downtown Kingsport more livable. 

Responses ranged from creating more walkable development, to more activities centered around families and 

youth, to beautification efforts. Overall, the feedback received from the community on preliminary ideas was 

positive and the suggestions given to improve the plan were incredibly helpful to the Project Team.
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DRAFT PLAN PRESENTATION
On January 25, 2018, the Project Team gave a 

presentation on the Downtown Kingsport Master 

Plan’s first draft. Approximately 80 community 

members came to hear the results of the Visioning 

Workshop, results of the market study, the plan’s 

goals and recommendations, and the updated 

framework plan.

After the presentation, a list of potential priority 

projects was presented, along with an activity to 

pick the projects the community felt should be 

prioritized over the life of this plan. Next, community 

members placed green and red dots over the 

updated concept plan to represent its strengths and 

weaknesses.

Page 120: Community members giving input on the 
updated framework plan

Page 121: Community members selecting short term 
projects to prioritize 

KEY TAKEAWAYS
• Residential is the way to bring activity and vibrancy to downtown

• Focus on making Broad Street and the Arts & Entertainment District a great place

• Renovation of the State Theatre should be a top priority moving forward

• The park designs were very well received – especially Five Points Park and Warehouse Park

• Residential development in the Warehouse District was also very well received

• Utilize certain alleys for interesting urban spaces. This could involve some general clean up, lights, 

public art, etc 

• The hotel received a lot of support

• Small business incentives/recruitment is critical 
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VISION + 
FRAMEWORK PLAN

This chapter reviews all the major needs of downtown 

Kingsport, and frames a vision that outlines the goals, policy 

recommendations, and projects that will fulfill downtown’s needs. 

Also within this chapter is a framework plan that shows new 

development and redevelopment, where it can be sited, and how 

it could look and function. Lastly, a strategy for implementation 

outlines each project’s costs, responsible parties, funding sources, 

and timeline for implementation.
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Summarized on this page are the general needs for 

downtown Kingsport, as determined by meetings 

from stakeholders, members of the community, the 

Community Input Survey, and data analysis.

LAND USE
• More greenspace to be used for downtown 

events and recreation

• Outdoor amphitheater

• A new parking deck

• More housing

• Mixed use development that could feature 

above-retail housing

• General clean up, especially the alleys

• Fill vacant buildings

• Fixes to downtown zoning ordinance 

TRANSPORTATION
• Pedestrian connectivity within downtown 

core area, especially from Main Street to 

Center Street

• Improve traffic congestion

• Public safety – improved intersection design 

for bikes and cars

• Improvements to alleyways, paving, and 

lighting

• Better street lighting

• Accessibility to Greenbelt (walking and 

biking)

• Accessibility to Brickyard Park and Cement 

Hill

• More bike lanes, however they should 

connect to existing bike lanes

ECONOMIC DEVELOPMENT
• Grow the tax base

• Better paying jobs 

• Diverse businesses

• More retail that will not only fill existing 

demand, but can draw in new visitors.

• A stage for events

• A place for the homeless to be during the 

day

• More community events

• Anchor stores and institutions

• More dining options

• A theatre

• Boutique hotel

• Updated regulations that allow for more 

flexibility to take alcohol off the premises

• A business incubator for entrepreneurs and 

small businesses without a brick and mortar 

space

• Family friendly entertainment

• Event center to replace civic auditorium – 

large space for multiple uses

• Attract more developers

• Storage facilities

• Businesses with extended hours to provide 

places to gather after hours

• Daily needs shopping

• Creative spaces for artists, makers, et cetera

NEEDS ANALYSIS

HOUSING
• Large downtown apartment complex

• Lofts

• High-end residential

• Encourage developers to explore mixed use 

renovation of existing buildings

• Village neighborhood concept

• Student housing options

• Large range of affordability

DESIGN
• Maintain historic charm

• Model urban design after similar downtowns 

in the area

• Continue and expand public art throughout 

the downtown

• Facade improvements

• Design guidelines

• Street trees

• Improved accessibility for persons with 

disabilities

ACADEMIC VILLAGE
• 1,200 total parking spaces by 2027

• Enrollment growth will continue

• New academic programs may be created/

relocated downtown

• Needs for additional classrooms, labs, offices

• Needs for student support and gathering 

spaces

• “Off campus” needs for restaurants, housing, 

shopping

WHAT IS OUR VISION FOR 
DOWNTOWN?
“To create a vibrant center for commercial, cultural, 

and civic activities, and a livable environment where 

residents can call home.”

HOW ARE WE GOING TO GET 
THERE?
By meeting five goals relating to land use 

and development, transportation, economic 

development, arts and culture, and the Academic 

Village:

• Land use and development. To provide 

opportunities to create an attractive 

downtown, while adding new residences and 

downtown anchors, such as parks, makers 

spaces and business incubators, and cultural 

centers

• Transportation. To create more safe and 

attractive pedestrian areas, and implement 

a more effective parking management 

strategy

• Economic development. To strengthen 

existing businesses, increase amount of 

dollars spent downtown, and recruit future 

businesses that further boost downtown’s 

economy

• Arts and culture. To foster a rich 

environment where theaters, museums, and 

public art can flourish

• Academic Village. To create a campus 

for area colleges that is seamlessly 

incorporated into Kingsport’s urban fabric 

and that provides mutual benefits to 

downtown

VISION & GOALS
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FRAMEWORK PLAN
The framework plan shown to the right considers 

ongoing developments (i.e. the new KATS facility, 

Brickyard Park, and new housing at Supermarket 

Row), while addressing the market, and the needs 

and wants expressed by Kingsport community 

members. Included in the plan are:

• 4 new parks, totaling 6.2 acres

• 697 new residential units, ranging from lofts 

to apartments to townhomes

• 195,700 SF of new or renovated commercial 

space

• A boutique hotel with around 120 rooms 

• 40,000 SF of converted makers spaces and 

incubators

• The Regions Bank building converted to a 

new City Hall facility

• 3 new academic buildings —2 new 

construction and 1 converted from other 

uses

• The plan adds a net total of 1,400 new 

parking spaces to downtown. This includes:

• The loss of 1,013 parking spaces to new 

development

• 1,407 new parking spaces proposed for 

residential developments, including 1 

parking deck.

• 3 new parking decks, to provide an 

estimated 861 new parking spaces

• This does not include new on-street 

parking made possible by new 

streetscape standards

• The following pages show specific elements 

of the framework plan in more detail, and 

discuss how it can be implemented.
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DISTRICT MAP
As the plan was developed, it was clear that different 

needs and opportunities existed in different areas of 

downtown, and the “districts” were born. The map 

on the right shows where these districts are located. 

Information on each district can be found below.

Church Circle
Church Circle, as the area is already known, is the 

home of the downtown churches. The character of 

this district is unlikely to change in the next twenty 

years.

 

Mill District
The Mill District, so named for the former Dobyns 

Taylor Hosiery Mill located there, is downtown’s 

more “industrial” area. The area is mostly vacant 

lots and parking, but new life is being breathed 

into the area with Town Park Lofts on the former 

Supermarket Row.

Academic Village
The Academic Village has been a district within 

downtown Kingsport for some time as it is the home 

of the satellite campuses of seven local colleges. 

The area is expected to continue expanding as each 

of the institutions expands its offerings in Kingsport.

Arts & Entertainment District
Broad Street serves as the spine of downtown 

Kingsport and is home of most of its activity. This 

plan focuses on locating more entertainment in this 

central district as to attract more visitors and provide 

amenities for future residents.

Warehouse District
Currently, the Warehouse District is full of industrial 

buildings — but many are vacant or inhibiting further 

development. The vision of this plan seeks to create 

more residential in this area and create a system 

of parks to aid with stormwater, while keeping the 

industrial character intact.
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FRAMEWORK PLAN
See pages 132-133 for Building and Land Use Summaries
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BUILDING SUMMARY

MULTI-FAMILY RESIDENTIAL

A 75 units

B 65 units - Senior Living

D 165 units

O 148 units

Q 76 units

S 50 units

TOWNHOMES

C 10 units

P 13 units

R 11 units

T 31 units

U 26 units

V 27 units

HOTEL

K 120 rooms

CIVIC

L Converted City Hall

Y New KATS office- 6,500 SF

COMMERCIAL

E Brewery - 115,000 SF

H 5,400 SF

M 10,000 SF

N 5,000 SF

W 30,000 SF

X.1 9,600 SF (2 stories)

X.2 11,100 SF (3 stories)

X.3 9,600 SF (2 stories)

ACADEMIC

F 60,000 SF (3 stories)

G Specialized academic building - 10,000 SF (1  
 story)

 I New Student Center - 10,000 SF (1 story)

STUDIOS & INCUBATORS

J.1 24,000 SF

J.2 8,500 SF

J.3 7,500 SF

PARKING DECKS

1 226 spaces

2 285 spaces

3 350 spaces

LAND USE SUMMARY

LAND USE
TOTAL SQUARE 

FEET
TOTAL UNITS

RECOMMENDED 

PARKING RATIO

PARKING SPACES  

NEEDED

Multi-family 

Residential
514 1.5 per unit 771

Senior Living 65 0.75 per unit 49

Townhomes 118 2 per unit
80 (78 units are self-

parked)

Commercial 195,700 SF 4 per 1000 SF 783

Hotel 120 1.2 per room 144

Civic 6,500 SF - 51*

Academic 80,000 SF - 250**

Studios & Incubators 40,000 SF - N/A

*Plan for the KATS facility includes 51 parking spaces

**Academic Village institutions’ estimate based on enrollment growth

PARKING SUMMARY

PARKING TYPE NUMBER OF SPACES

Total parking needed per the Land Use Summary 2,128 spaces

Parking lost to development 1,013 spaces

Parking decks 864 spaces

New surface lots 1,587 spaces

Total parking added 2,448 spaces

Net number of spaces added to parking inventory

(Total parking added - parking lost to development)
1,435 spaces
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PHASING PLAN

Short Term (1-5 years)

Mid Term (5-10 years)

Long Term (10+ years)

PHASING PLAN
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Hotel - conceptual rendering

Movie Theatre - conceptual rendering

HOTEL
MOVIE THEATRE
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State Theatre - conceptual rendering

Development adjacent to the State Theatre - 
conceptual rendering

STATE THEATRE
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Renovated Mixed-Use - conceptual rendering

Renovated Mixed-Use - conceptual renderingR
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Five Points Park - conceptual rendering

Main Street - conceptual rendering
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GOAL
To provide opportunities to create an attractive 

downtown, while adding new residences and 

downtown anchors, such as parks, makers spaces 

and business incubators, and cultural centers.

POLICY RECOMMENDATIONS
• Implement future land use map (see right), 

of which corresponds to the framework plan

• Reduce impervious groundcover by building 

new greenspace that can be used for 

recreational purposes (see pages 105-107 for 

park designs)

• Develop more housing downtown 

that supports an anticipated growth in 

downtown’s population, caters to a range of 

incomes ($600-$980 median), and has high-

quality amenities

• Support the creation of senior housing

PROJECTS
LU.1 BUILD CHURCH HOUSING FOR SENIOR 

OR TRANSITIONAL RESIDENTS

As established in the planning process, many 

citizens vocalized a need for transitional and senior 

housing. The downtown churches own numerous 

properties in the study area including several 

overflow surface lots, The Project Team proposes a 

potential redevelopment of one of these lots at West 

Sullivan Street and Revere Street for a housing use.

LU.2 CREATE A JOB TRAINING CENTER

Homelessness in downtown Kingsport came up 

throughout the public process. Creating a job 

training center to help members of the population 

get back on their feet by obtaining new skills is 

highly recommended. 

LAND USE & DEVELOPMENT
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LU. 3 CONSTRUCT FIVE POINTS PARK TO 

CREATE A NEIGHBORHOOD AMENITY, 

MINIMIZE IMPERVIOUS SURFACE AND AID 

WITH STORM WATER MANAGEMENT (SEE 

PAGE 149)

• Patio

• Restrooms

• Lit entry plaza

• Tree bosque

• Lit alley

LU.4 CONSTRUCT MILL PARK AND RENOVATE 

THE DOBYNS TAYLOR HOSIERY MILL (SEE 

PAGE 150)

• The renovated mill could potentially serve as 

loft housing, incubator space, or commercial 

space

• Community garden

• Open lawn

• Tree bosque

LU.5 ACQUIRE LAND FOR WAREHOUSE PARK

The parcels that make up the future Warehouse 

Park (19 parcels, worth around $2.1 million) lie in an 

area that can experience surcharges from a 100-

year storm event. Around 900,000 cubic feet of 

stormwater detention will be needed to eliminate 

the surcharge, creating an opportunity for a 

green space in the area that can positively impact 

residential and business investments, as well as 

enhance the community’s experience of downtown.
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LU.6 DESIGN AND CONSTRUCT WAREHOUSE 

PARK TO CREATE A NEIGHBORHOOD 

AMENITY, MINIMIZE IMPERVIOUS SURFACE 

AND AID WITH STORMWATER MANAGEMENT 

(SEE PAGE 151)

• Stormwater retention area 

• Central plaza

• Playable art

• Movable tables and chairs

LU.7 RENOVATE GLEN BRUCE PARK

Throughout the public input process, the Project 

Team heard from members of the community that 

the design of Glen Bruce Park needed to be revised 

as to make it more inviting to the public. A potential 

renovation could include replacing the gazebo 

with a public art installation, more landscaping, and 

replacing benches and other seating.

LU.8 REVIEW CURRENT OPEN SPACE 

STANDARDS WITHIN THE CITY ZONING 

ORDINANCE AND REVISE TO ALLOW FOR 

MORE OPEN SPACE

As stated in Chapter 1, the zoning districts in 

downtown do not expressly state standards related 

to open space, therefore developers may not always 

preserve pockets of active or passive green space 

for public or private use. It is recommended that 

the City revise what standards that may exist as 

to require more green space. This could be done 

concurrent with Project LU.9.

LU.9 WRITE AND IMPLEMENT A FORM BASED 

CODE FOR THE STUDY AREA

Form based codes regulate on the basis of form, 

rather than use. They work very well in a variety of 

urban settings, especially downtowns. While there 

are building design standards set forth in the zoning 

districts represented downtown, such as setbacks, 

building height, and architectural requirements, a 

form based code would provide an opportunity for 

the City to create regulations that are a better fit for 

the type of development they want to attract, and 

better control the physical character of downtown.

VISION + FRAMEWORK PLAN 149
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TRANSPORTATION

GOAL
To create more safe and attractive pedestrian 

areas, and implement a more effective parking 

management strategy.

POLICY RECOMMENDATIONS
• Incorporate maximum parking ratios into 

the B-2 Central Business District and 

B-2E Central Business Edge District to 

ensure enough parking for patrons of 

future development while not overloading 

downtown with unnecessary parking lots 

and structures.

• Create streetscape design standards to 

prioritize the creation of wide sidewalks and 

landscaping along downtown’s streets, and 

to redesign the City’s alleyways.

• Enforce the two-hour parking limits to 

encourage turnover during peak hours

• Require that developers include streetscape 

improvements as part of new development

PROJECTS
T.1 BUILD A SHARED PARKING STRUCTURE 

WITH FIRST BROAD UMC AND CARTER-

TRENT FUNERAL HOME ALONG EAST 

CHARLEMONT AVENUE

This public parking deck will feature 226 parking 

spaces, and will net 139 new parking spaces to be 

used by downtown patrons, members of the First 

Broad UMC during worship times, and visitors to the 

Carter-Trent Funeral Home.

T.2 BUILD A PARKING STRUCTURE AT 

COMMERCE STREET AND EAST MARKET 

STREET ON THE EXISTING SURFACE PARKING 

LOT.

This public parking deck will feature 285 parking 

spaces, and will net 195 new parking spaces to be 

used by downtown patrons.

T.5

T.1

T.2

T.3

T.6

T.8

T.9

T.10 T.11
T.13 T.13

T.13

T.4

T.7

T.12
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SHARED STREET
BEFORE

SHARED STREET
AFTER

T.3 BROAD STREET SHARED STREET

Shared streets are an approach to minimize the 

segregation between different modes of the 

street’s users: drivers, cyclists, pedestrians, etc. 

This is achieved by removing curbs, road markings, 

traffic signs, and traffic lights. Existing corridors 

can become shared streets if the right-of-way is 

narrow and is fronted with pedestrian-oriented 

uses like businesses, parks, and civic buildings. 

They work best in areas where pedestrian activity 

is high and vehicle volumes are lower and lower 

speed limits are in place. The area of Broad Street 

between Church Circle and New Street would make 

an ideal shared street for these reasons. Such a 

project would include repaving Broad Street with 

brick pavers, removing the parking from the center 

of the street, and installing designated pedestrian 

crosswalks for added safety. See the image below 

and to the right for examples of how this could be 

implemented.
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T.13 ALLEY ENHANCEMENTS. 

This will include general clean up, electrical improvements, streetscape enhancements, dumpster enclosures, 

new lighting, artwork installations, decorative entrance signage, and additional landscaping as needed for 

three alleys identified as needing the most work.

T.14 ADOPT STREETSCAPE STANDARDS

The purpose of the new streetscape standards would be to increase the amount of landscaping and street 

furniture, and amount of space dedicated to pedestrians and cyclists while maintaining that the needs of 

drivers are met. All recommended streetscape improvements laid forth in this section show the best iteration 

of how those standards would look and function. However, the exact standards will be determined by City staff. 

The map on page 153 shows which streets will benefit from the adoption of  the new streetscape standards. 

T.4 MARKET STREET SHARED STREET

The Academic Village area of downtown sees a 

lot of pedestrian activity, yet does not have the 

pedestrian campus feel of traditional collegiate 

settings. The area of Market Street between Revere 

Street and Clay Street would make an ideal shared 

street to increase the campus feel of the area, 

while allowing cars and trucks to come through 

for drop-offs and deliveries, respectively. It would 

involve repaving the portion of Market Street west of 

Clay Street with brick pavers, installing designated 

pedestrian crosswalks for added safety, and 

possibly terminating Revere Street at Market Street 

added safety. See the images on pages 154-155 

for examples, and pages 181 and 183 for design 

iterations.

T.5 BROAD STREET STREETSCAPE PROJECT

A new streetscape for Broad Street will include 

consolidating the existing sidewalks and tree zones 

into a single, 16-foot sidewalk on each side, with 

a 4-foot tree grate and furniture zone. Travel lanes 

will be reduced to 12 feet from 14 feet and angled 

parking spaces will be shortened by a foot to make 

room for a planted median that includes cut-

throughs for safe pedestrian crossing. See page 157 

for the design.

T.6 REVERE STREET STREETSCAPE PROJECT

A new streetscape for Revere Street will include 

reducing the road from four, 11-foot travel lanes to 

two 10-foot travel lanes to make space for on-street, 

parallel parking with 3 feet of clear space on each 

side. Also included is a two-way cycle track, and 

8-foot sidewalks. See page 158 for the design.

T.7 MAIN STREET STREETSCAPE PROJECT

The purpose of the Main Street improvements is 

to include space for bikes in the form of sharrow 

lanes, and make more efficient use of the sidewalk 

and landscaping zone. The travel lanes and on-

street parking spaces are the same width, but the 

sidewalks were expanded by 18 inches, and the 

tree grate and furniture zone was narrowed to make 

room. See page 159 for the design.

T.8 CHEROKEE STREET STREETSCAPE 

PROJECT

This streetscape project would involve two different 

designs for Cherokee Street: one for the section 

south of Market Street (60’ right of way), and one 

for the section north of Market Street (80’ right of 

way). The purpose of the entire street’s redesign is 

to incorporate a two-way cycle track by removing 

some of on-street parking and narrowing the travel 

lanes, while retaining existing sidewalk and tree 

grate and furniture zones. The designs are on pages 

160-161.

T.9 CENTER STREET STREETSCAPE PROJECT

There are no major improvements proposed for 

Center Street. It is recommended to improve the 

6-foot landscape zone per the new streetscape 

standards.

T.10 ISLAND STREET STREETSCAPE PROJECT

There are no major improvements proposed for 

Island Street. It is recommended to improve the 

8-foot sidewalk and 6-foot landscape zone per the 

new streetscape standards.

T.11 WEXLER STREET STREETSCAPE PROJECT

A new streetscape for Wexler Street will include 

reducing the road from four, 10-foot travel lanes to 

two 13-foot travel lanes to make space for a lane of 

on-street, angled parking. Also included is a 4-foot 

tree grate and furniture zone to be incorporated into 

the existing sidewalk. See page 118 for the design.

T.12 CREATE A NEW STREET BETWEEN 

WEXLER STREET AND UNICOI STREET

The new, 24-foot street would help to serve back-of-

house functions for new buildings in the Warehouse 

District. 

BROAD STREET (100’ ROW)

16’ SIDEWALK 16’ SIDEWALK12’ TRAVEL LANE 12’ TRAVEL LANE19’ ANGLED PARKING 19’ ANGLED PARKING

8’ PLANTED 
MEDIAN 

WITH CUT 
THROUGH

4’ 
LAND. 
ZONE

4’ 
LAND. 
ZONE
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REVERE STREET (60’ ROW)

8’ SIDEWALK
4’ SIDE-
WALK

10’ TWO-WAY 
CYCLE TRACK

4’ LAND. 
& FURN. 

ZONE 10’ TRAVEL LANE 10’ TRAVEL LANE
8’ PARALLEL 

PARKING

3’ STRIPPED BUFFER 
(DOOR CLEARANCE)

3’ STRIPPED BUFFER 
(DOOR CLEARANCE)

MAIN STREET (70’ ROW)

6’-6”
SIDEWALK

6’-6”
SIDEWALK

4’ 
LAND.
ZONE

4’ 
LAND.
 ZONE

12’ 
ANGLED PARKING

14’ 
SHARROW LANE

8’ PARALLEL 
PARKING

14’ 
SHARROW LANE
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CHEROKEE STREET (80’ ROW)

9’-6” SIDEWALK
CLEAR ZONE

9’-6” SIDEWALK
CLEAR ZONE

4’ LAND. 
& FURN. 

ZONE

4’ LAND. 
& FURN. 

ZONE
10’ TWO-WAY 
CYCLE TRACK

8’ PARALLEL 
PARKING

8’ LANDSCAPE 
BUFFER 10’ TRAVEL LANE 10’ TRAVEL LANE

3’ STRIPPED BUFFER 
(DOOR CLEARANCE)

3’ STRIPPED BUFFER 
(DOOR CLEARANCE)

CHEROKEE STREET (60’ ROW)

9’-6” SIDEWALK
CLEAR ZONE

9’-6” SIDEWALK
CLEAR ZONE

4’ LAND. 
& FURN. 

ZONE

4’ LAND. 
& FURN. 

ZONE
10’ TWO-WAY 
CYCLE TRACK 10’ TRAVEL LANE 10’ TRAVEL LANE

2’ PROTECTIVE 
MEDIAN (RAISED)

3’ STRIPPED BUFFER 
(DOOR CLEARANCE)
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INTERSECTION OF BROAD STREET AND CENTER STREETWEXLER STREET (75’ ROW)

5’ 
SIDEWALK

4’ LAND. 
AND 

FURN 
ZONE13’ TRAVEL LANE

8’ PARALLEL 
PARKING13’ TRAVEL LANE20’ ANGLED PARKING

4’ LAND. 
AND 

FURN 
ZONE

5’ 
SIDEWALK
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INTERSECTION OF SHELBY STREET AND MARKET STREET INTERSECTION OF CHEROKEE STREET AND MARKET STREET
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PEDESTRIAN LIGHT

U
PBEAT SITE FU R NIS

HIN
G

S

HOLOPHANE LIGHTING

ITEM# 7MFSC-L1364
RENDEZVOUS 8’ CONTOUR BENCH WITH 
CENTER ARMREST. BLACK

POST: WADSWORTH SERIES
W18F5/19-CA/BK. BLACK
5” DIAMETER POST, 19” DIAMETER BASE

TOP: WASHINGTON POSTLITE WITH RIBS, BAND, 
MEDALLIONS, AND SPIKE FINIAL. BLACK
POSTS 

STREETSCAPE STANDARDS

U
P

B

EAT SIT E F U R NIS
H

IN
G

S

U

RBA N A C C ES S ORIE
S

BIKE RACKS

TRASH RECEPTACLE

TREE GRATE

U
P

B

EAT SIT E F U R NIS
H

IN
G

S

ITEM# 7MCCS-LBR3PVCSURF
METRO BIKE RACK WITH 1 LOOP. 

SURFACE MOUNT. BLACK.

ITEM# 7MCCS-L2006
METRIX 50 GALLON RECEPTACLE WITH 

SIDE DOOR. BLACK.

MODEL: KIVA - 4’ X 8’. 
100% RECYCLED GREY IRON. 

POWDERCOAT BLACK.
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GOAL
To strengthen existing businesses, increase 

amount of dollars spent downtown, and recruit 

future businesses that further boost downtown’s 

economy.

POLICY RECOMMENDATIONS
• Develop retail to match the community 

profile (see page 68-73 for Tapesty 

Segmentation of the primary market area)

• Recruit businesses that can support “daily 

needs” shopping for future residents (i.e. 

pharmacies, grocery stores, specialty stores)

• Prioritize the recruitment of local and 

regionally-owned businesses over chain 

businesses into the downtown area 

• Prioritize a “downtown anchor” to drive 

consistent foot traffic and encourage more 

spending downtown.

• Contact the landlords of vacant buildings to 

find out what their future plans are regarding 

their buildings.

• Recruit companies to relocate to downtown 

Kingsport and occupy existing and future 

office space

• Create business incubators to jump-start 

entrepreneurial enterprises

• Market downtown Kingsport as an arts and 

entertainment hub

• Stimulate building investment by training 

potential developers in incremental 

development practices

ECONOMIC DEVELOPMENT
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PROJECTS
ED.1 CREATE A BRANDED ARTS & 

ENTERTAINMENT DISTRICT ALONG BROAD 

STREET/NOLEN SQUARE AREA

Through public input, it was determined that 

residents, workers, and visitors alike wanted to see 

more entertainment and cultural offerings within 

the downtown, especially those that are offered 

after hours. The Project Team determined that the 

best place for those offerings would be along Broad 

Street and the blocks surrounding it, as it already 

functions as downtown’s “main street.”

ED.2 RECRUIT ENTERTAINMENT OPTIONS 

FOR ALL AGES INCLUDING: BOWLING ALLEY, 

MOVIE THEATRE, LATE NIGHT OPTIONS, 

ESCAPE ROOM, KIDS INDOOR PLAY FACILITY/

SKYZONE, INTERACTIVE THEATRE

Not only do residents, works, and visitors want to 

see more entertainment options in downtown, but 

many also expressed the need for more options 

that can appeal to wide range of ages and interests, 

especially family-friendly offerings.

ED.3 BUY AND ASSEMBLE CONTIGUOUS 

PARCELS TO BE RESOLD TO DEVELOPERS

The map on page 169 shows the parcels with new 

development per the framework plan on pages 127 

and 130-131. The parcels in blue shows developable 

lands that the City already owns, and the parcels in 

pink show parcels that are privately owned. These 

parcels could be sold to the City for fair market 

value, the City would consolidate parcels and make 

necessary improvements to resell them, and then 

sell them for profit to developers on the condition 

they develop the property per this plan. As of 2017, 

the appraised value of these properties totals 

$22,274,800. The buying of these parcels could be 

phased per budget availability.

ED.4 USE TAX INCREMENT FINANCING 

DISTRICT (TIF) FUNDS TO FUND SPECIFIC 

IMPROVEMENTS IN THIS PLAN, AS 

DETERMINED BY THE CITY

Some public improvements, such as streetscape 

improvements and park construction, could be 

funded through the existing TIF district. The City 

should incorporate TIF funds into projects they feel 

would benefit most. See the sidebar on page 169 to 

learn more about Tax Increment Financing.

ED.5 RECRUIT A HOTEL TO BE BUILT BY THE 

PRIVATE SECTOR

The City of Kingsport recently commissioned a 

Hotel Feasibility Study. Many cities in similar size to 

Kingsport across the U.S. anchoring their downtowns 

with smaller hotels, similar what is proposed 

for Kingsport — 120-140 rooms with projected 

occupancy rates of 52-67% during the first three 

years of operation. When developed, the hotel and 

Kingsport’s downtown should have a symbiotic 

relationship — the hotel, alone, will not create 

consistent foot traffic for downtown businesses, 

however, it is a key component in creating a 

vibrant downtown environment. Likewise, a vibrant 

downtown environment is needed to draw people 

to the downtown hotel over others in the City. The 

key is to keep downtown hotel visitors (and their 

dollars) downtown. To do that, they need places to 

go and spend money. The downtown community 

should actively plan to concentrate activities, shops, 

and places to eat and drink within a close walking 

distance to the hotel. 
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ED.6 BUSINESS RECRUITMENT FOR 

DOWNTOWN OFFICE SPACE. WITH FOCUS 

ON LOCAL AND REGIONAL CORPORATIONS 

THAT HAVE EXCESS DEMAND IN THE 

PRIMARY MARKET AREA

Studying the needs of the Primary Market Area 

(typically thought of the households and businesses 

within 5-15 miles of a study area) can provide 

clues as to which kinds of industries and services 

are in excess demand, and what would be most 

successful. It is recommended that the City work to 

recruit businesses that could fill in that demand, with 

a focus of locally- and regionally-owned businesses.

ED.7 RECRUIT UNIQUE LOCAL AND REGIONAL 

RESTAURANTS/BREWERIES/DISTILLERIES 

TO JUMPSTART ADDITIONAL BUSINESS 

DEVELOPMENT IN THE DOWNTOWN

Throughout the public input process, the Project 

Team learned that the community would prefer 

to see more “unique,” local businesses over big-

box retail and franchised establishments. Also 

expressed was the need for catalytic development 

to jumpstart further development and get younger 

people downtown, such as a brewery or distillery. 

The framework plan identifies the post office’s 

existing location as a prime place to place such a 

development.

WHAT IS TAX INCREMENT FINANCING?
“Tax increment financing, or TIF, subsidizes 

companies by refunding or diverting a portion 

of their taxes to help finance development in an 

area or (less frequently) on a project site. Usually, 

TIF helps to pay for infrastructure improvements 

(streets, sewers, parking lots) in the area near a 

new development. In some states, TIF can also be 

used for acquiring land (including eminent domain), 

paying for planning expenses (legal fees, studies, 

engineering, etc.), demolishing and rehabbing 

buildings, cleaning up contaminated areas 

(“brownfields”), or funding job training programs. 

Some states allow TIF to directly subsidize private 

development expenses.

TIF is authorized at the state level and administered 

by local governments. The local government 

designates an area it wants to target for 

redevelopment as a “TIF district” (sometimes also 

called by other names such as tax increment district, 

or TID).

As businesses locate in a TIF district and the 

area redevelops, the property values rise. Rather 

than simply collecting the increased taxes from 

TIF district properties, the city splits the property 

tax revenues into two streams. The first stream is 

set at the original amount of the property value 

before redevelopment, known as the “base rate.” 

This stream continues to go where it did before, 

typically to the school district or the city’s general 

fund that pays for local services such as police 

and fire departments. The second stream contains 

the additional tax money generated by the higher 

property value, or the “tax increment.” This stream 

does not go to the city or schools, but is kept 

separate and used to pay for the redevelopment. In 

some states and the District of Columbia, increases 

in sales tax revenues can be diverted as well.”

Source: www.goodjobsfirst.org
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ED.8 ENHANCE GRANT PROGRAMS THAT 

WOULD FUND BUILDING RENOVATIONS 

OF OLDER DOWNTOWN PROPERTIES TO 

MAKE THEM MORE ATTRACTIVE TO FUTURE 

TENANTS AND OWNERS

The Facade Grant Program, administered by the 

Kingsport Economic Development Board (KEDB), 

gives funding for facade renovations taking place 

around Kingsport’s Central Business District. The 

money comes from private funds, the City’s general 

fund, and from Community Development Block 

Grants. The grant award is 50% of the eligible 

expenditures towards the facade improvement, up 

to $15,000. Another program, the Redevelopment 

Grant Program, awards 10% of total interior 

redevelopment costs, up to $20,000. Enhancing 

these programs with additional funds would help 

fund more facade improvements, and could 

potentially give more money to more urgent, larger-

scale improvements. 

ED.9 CREATE A FREE/LOW COST, 

PERIODIC BUSINESS CLASS FOR ASPIRING 

ENTREPRENEURS TO ENCOURAGE MORE 

SMALL BUSINESS DEVELOPMENT IN 

DOWNTOWN KINGSPORT

In order to ensure that new, small businesses can 

remain successful, a series of classes targeted 

at prospective business owners in Kingsport 

would give them the tools they need to start. The 

classes would be offered periodically (i.e. every 

other month), and could provide information such 

as how to start a business in Kingsport, how to 

write a business plan, how to apply for a business 

loan, basic managerial skills, and other vital skills. 

This would be done in partnership with one or 

multiple Academic Village institutions KEDB, who 

would provide instructional space and develop a 

curriculum based on local needs.

ED.10 EXPAND WAYFINDING EFFORTS

The City recently implemented a wayfiinding 

program that includes a few kiosks and entry signs 

for downtown. As downtown develops, the need 

for uniform signage and wayfinding will continue to 

grow. It is recommended that the City and the KEDB 

commission a design study to create a signage/

wayfinding system that has a consistent look and 

feel. It is also recommended that the Academic 

Village institutions participate in the study to create 

signage/wayfinding that is similar for the Academic 

Village district (Project AV.5)

ADDITIONAL IDEAS TO CONSIDER

Update the 2013 Downtown Building Inventory
A complete building inventory will provide 

downtown stakeholders with a deeper 

understanding of building types, vacancies and 

availability, information to market available space, 

and improve the ability to match appropriate 

building uses to building type.

Encourage Temporary Uses
Temporary Uses: Pop-up retail (an intentionally 

temporary use) helps landlords fill spaces that have 

sat empty for months. It also provides retailers with 

a way to create a store with little overhead. These 

transactions usually have simple leases. 

Further Define the Typical “Kingsport” Customer
Conclusions from the Market Analysis indicate that 

Kingsport draws many customers from outside of 

the 5- 10- and 15-minute drive time trade areas, 

However, Kingsport staff doesn’t know where visitors 

are coming from unless they conduct a zip code 

customer survey. The City should conduct a zip 

code-based consumer survey to refine the trade 

area(s). Information gathered from the survey can 

be used to create a profile of Kingsport’s primary 

customers, tailor market marketing efforts, and 

help gauge how many of Kingsport’s customers are 

visitors from other towns.
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ARTS & CULTURE

GOAL
To foster a rich environment where theaters, 

museums, and public art can flourish.

POLICY RECOMMENDATIONS
• Convert vacant or underutilized buildings 

into artist lofts and maker spaces to give 

local artists and craftsmen an outlet

• Plan more arts-based events that would 

showcase the talents of local artists and 

performers and draw in tourism

PROJECTS
AC.1 RENOVATE THE STATE THEATRE 

The State Theatre, built in 1936, used to show 

feature films and provide a venue for live 

performances. It stopped showing films in 1978, 

and has had many owners and uses since. Efforts to 

fully renovate the theatre over the years have failed 

and the theatre now sits empty. It is recommended 

that the City, along with a developer, take on the 

responsibility to renovate the theatre and create a 

space that can provide entertainment, such as live 

performances, second-run films, and private parties 

and events.

AC.2 ESTABLISH A KINGSPORT MUSEUM

A museum would bring another level of culture to 

downtown. An exact location is to be determined, as 

well as a “focus” (i.e. history or art).  
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AC.3 CREATE AN ARTS MASTER PLAN THAT 

WOULD FOCUS ON THE CREATION OF A 

PUBLIC ART PROGRAM THAT FEATURES 

OUTDOOR INSTALLATIONS AROUND 

THE DOWNTOWN AREA, AND IDENTIFIES 

SUITABLE AREAS FOR DISPLAYING THESE 

INSTALLATIONS

One of the best ways to create a sense of place is 

through public art installations. An Arts Master Plan 

would identify a framework for a public art program, 

the best places to feature art, a process to curate 

pieces, and identify funding sources. See the sidebar 

to the right for examples of public art programs 

around the Southeast.

EXAMPLES OF PUBLIC ART PROGRAMS AROUND 
THE SOUTHEAST

Art on the Atlanta BeltLine
The Atlanta BeltLine, a 22-mile loop of trails 

that will eventually connect 45 Atlanta, Georgia 

neighborhoods, features murals, sculptures, street 

furniture, and other installations by local artists along 

the corridor. The Atlanta BeltLine commissions new 

exhibitions every year, and displays them in the fall. 

Major support for this project is provided by the City 

of Atlanta Mayor’s Office of Cultural Affairs and by 

the Fulton County Board of Commissioners. This 

project is also supported in part by an award from 

the National Endowment for the Arts.

Suwanee SculpTour
Through private donations, the Suwanee SculpTour 

brings a variety of sculptures to downtown Suwanee, 

Georgia on a rotating basis. The program also 

helps to grow Suwanee’s permanent public art 

collection as typically at least one sculpture from 

each SculpTour is purchased, again using privately 

donated funds. The City’s public art website (www.

suwanee.com/community.publicarts.php) provides 

a directory of its permanent collection, and where 

those pieces can be found in Suwanee.

Nashville’s Public Art Collection
The Public Art Collection is made up of 50 

permanent public artworks found throughout 

Nashville and Davidson County. It includes artworks 

found in libraries, community centers, parks, 

and within the transportation infrastructure. The 

program is run by Metro Public Art. The collection is 

maintained through an ongoing schedule of routine 

maintenance as well as repair and restoration work.

Below: Examples of public art throughout downtown
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GOAL
To create a campus for area colleges that is seamlessly incorporated into Kingsport’s urban fabric and that 

provides mutual benefits to downtown.

POLICY RECOMMENDATIONS
• Explore opportunities to introduce new academic programs for Northeast State Community College 

and East Tennessee State University’s Academic Village students

• Market downtown businesses and future residences to current and prospective students to boost 

student activity outside the Academic Village

• Encourage downtown businesses to give discounts (e.g. 10% with ID) to Academic Village students and 

faculty to boost businesses outside the Academic Village

• Encourage downtown businesses to hire current Academic Village students

• Explore opportunities to convert nearby vacant buildings into specialized academic buildings and 

student centers

• Collaborate with local artist/makerspaces to encourage students to further skillsets with real world 

machinery and tools

• Collaborate with new hotel (Project ED.5) to create options for corporate and/or extended stay options 

that Academic Village students can utilize

ACADEMIC VILLAGE

Below: Kingsport Center of Higher Education

PROJECTS
AV.1 ENHANCE THE ACADEMIC PARK

The greenspace on the southwest corner of W. 

Market Street and Clay Street is currently activated 

with a plaza, seating, and food trucks that come 

periodically. The enhanced Academic Park would 

include: 

• A large, sloped lawn

• Amphitheater and stage

• Plaza with movable seating

AV.2 BUILD A NEW SPECIALIZED ACADEMIC 

CENTER ON THE SOUTHEAST CORNER OF 

MARKET STREET AND CLAY STREET

This building could be used to house a new or 

relocated academic program for East Tennessee 

State University or Northeast State Community 

College.  This would draw additional students 

downtown.

AV.3 BUILD A NEW ACADEMIC BUILDING 

ON THE SOUTHWEST CORNER OF MARKET 

STREET AND CLAY STREET, FRONTING THE 

PROPOSED ACADEMIC PARK

This 60,000 SF building could include classrooms, 

labs, faculty and staff offices, other academic spaces 

needed at the Village, and gathering or group study 

areas.  This would create a sense of enclosure 

and the feel of a true academic quadrangle as a 

gathering space.

AV.4 CONVERT THE FORMER KATS CENTER 

TO A STUDENT CENTER

The relocation of the KATS center to W. Sullivan 

Street and W. Main Street will open up around 

10,000 SF of space.  This building could be 

renovated to create a true Student Center for the 

Academic.  While some gathering and social spaces 

exist today, this facility could become a campus hub 

and include the bookstore, tutoring spaces, a one-

stop shop for student services, a cafe, or other uses.

AV.5 SIGNAGE/WAYFINDING DESIGN STUDY 

AND IMPLEMENTATION TO BE CONCURRENT 

WITH ED.10 (SEE PAGE 127)

As the Academic Village expands its campus 

downtown, the need for uniform signage and 

wayfinding that coordinates with the City’s will 

continue to grow. It is recommended that the 

Academic Village institutions participate in a design 

study with the City to enhance signage/wayfinding 

system to have a consistent look and feel. 

AV.6 STRATEGIC BUILDING AND PARK 

PROGRAM STUDY

This study would be done in two phases: the first 

phase (a) would be a traditional building study with 

a space analysis of the Academic Village buildings 

to determine existing and projected needs. Because 

AV.7 (see below) is a long term project, a shared 

parking strategy is also recommended as part of 

this phase. The second phase (b) would concern the 

design and programming of the Academic Park.

AV.7 PARKING DECK WITH 368 SPACES TO 

SERVE ACADEMIC VILLAGE STUDENTS AND 

VISITORS

In order to meet the Academic Village’s future 

parking needs, at least 250 spaces will need to be 

added to the campus. Each scheme of the campus 

design plan features a parking deck that can 

accommodate 368 vehicles to add to the existing 

spaces, and to make up for spaces that may be lost 

due to construction. See pages 178-183 for more 

information.

• Psychology
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CAMPUS DESIGN
The framework plan shows a “first phase” of the Academic Village with 80,000 SF of new buildings: 70,000 SF 

of new construction, and 10,000 SF of the soon-to-be former KATS office renovated as a student center (see 

below and the next page for the plan). The plan would add 92 new parking spaces for student and faculty 

use, not including any on-street parking spaces that may be created as part of streetscape projects. It is 

estimated that the Academic Village will need a total of 1,200 parking spaces (a net increase of 250 spaces) 

to accommodate increases in enrollment. The Project Team created a couple of potential schemes of designs 

that can be implemented within the next twenty years. Scheme 1 can be found on pages 180-181, and Scheme 

2 can be found on pages 182-183.

BUILDING SUMMARY

1 Specialized academic building - 10,000 SF (1  
 story)

2 New Student Center - 10,000 SF (1 story)

3 60,000 SF (3 stories)

Total: 80,000 SF
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Scheme 1 has similarities to the 2007 Academic Village Master Plan (see page 100), the most notable is the 

closure of Market Street at Clinchfield Street, which would turn into a designated pedestrian zone to make 

the Academic Village more walkable and feel more like a traditional college campus. The scheme features 

the same buildings and park featured in the overall downtown framework plan (buildings 1-3), and adds an 

additional 43,200 SF of space along with a four-level parking garage that can accommodate 368 vehicles. 

Building 1 lies on top of 42 spaces currently being used for student parking. The plan adds a total of 305 new 

spaces, bringing the total of spaces available to students and faculty to 1,255 spaces. This figure does not 

include on-street parking spaces gained from streetscape improvements. 
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PHASE 2 - SCHEME 1 BUILDING SUMMARY

1 Specialized academic building - 10,000 SF (1  
 story)

2 New Student Center - 10,000 SF

3 60,000 SF (3 stories)

4  10,000 SF (1 story)

5 54,000 SF (3 stories)

6 7,200 SF (2 stories)

Parking deck: 368 spaces

Total: 151,200 SF
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also work with the City to offer parking passes to students and faculty that would allow them to have unlimited 

parking at on-street parking spaces subject to the 2-hour limit. This would allow students and faculty to park in 

spaces closer to academic buildings. It should be noted that in 2017, all of downtown’s public parking (including 

parking at the Academic Village) had an average weekday utilization rate of 49%, showing that there is already 

excess supply in most downtown parking lots. While each scheme presents an increase of parking at and near 

classroom buildings, increased enrollment will help to absorb some of the excess supply in public parking lots, 

offsetting some of the projected parking demand. It should also be noted that if downtown gains more housing 

in the next twenty years, it is possible that more students may choose to live downtown, and won’t always need 

a vehicle to get to class, which would also offset some projected demand.

Scheme 2 below preserves the intersection of Market Street at Clinchfield Street, but the design of the street 

may have similarities to the new shared street on Broad Street (see pages 154-155), with cars having access 

during certain times of the day. The scheme also adds an additional 44,000 SF of space from Scheme 1. 

Scheme 2 adds a total of 276 new parking spaces, bringing the total of spaces available to students and faculty 

to 1,226 spaces. This figure does not include on-street parking spaces gained from streetscape improvements. 

It is possible that the Academic Village will need to gain more parking than the parking than that presented in 

each of the design schemes. If that is the case, there are a couple of options. The Academic Village can explore 

enacting more shared-use agreements with area businesses, which will expand their offerings. They could 

PHASE 2 - SCHEME 2 BUILDING SUMMARY

1 Specialized academic building - 10,000 SF (1  
 story)

2 New Student Center - 10,000 SF

3 60,000 SF (3 stories)

4 30,000 SF (2 stories)

5 54,000 SF (3 stories)

6 7,200 SF (2 stories)

7 18,000 SF (1 story)

Parking deck: 368 spaces

Total: 189,200 SF
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Throughout this chapter, many projects were discussed in detail. The table on the following pages detail the 

City’s timeline for downtown redevelopment spanning the next 10+ years. Projects have been categorized by 

what it addresses: land use and development, economic development, transportation, arts and culture, and 

the Academic Village. Specific start/end years were not prescribed as to allow the City and other responsible 

parties to determine them as funding sources becomes available, however, “phases” (short term, mid term, and 

long term) were given in order to suggest when improvements could most logically take place: 

Short Term (year 1 - year 5):    $32,237,500

Mid Term (year 6 - year 10):    $25,512,500

Long Term (beyond year 10):    $16,435,000

Total Cost of Projects:    $74,185,000

Some of these improvements will require staff time — those were most likely to be considered for the short 

term, as they can be done quickly and assist with the realization of other projects in the mid and long term. 

Other projects considered for the short term were projects where funding had already been secured, or could 

easily be leveraged. The table below breaks down the costs of different project types and phases.
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IMPLEMENTATION
PRIORITY PROJECTS
Through analysis and public input, six priority, 

capital improvement projects were selected out of 

a possible 41 projects. These projects, along with 

some regulatory changes, were determined to be 

“low-hanging fruit” or relatively inexpensive projects 

that could start or be fully implemented in a short 

time frame, and be a catalyst for the redevelopment 

of the entire downtown area. 

LU.3 // Construct Five Points Park

LU.5 // Acquire land for Warehouse Park

T.3 // Broad Street Streetscape Project

ED.2 // Recruit entertainment options

ED.5 // Recruit a hotel to be built by the private 

sector

AC.1  // Renovate the State Theatre

AV.6a // Strategic building study with space 

analysis and shared parking strategy
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Five Points Park

State Theatre

Hotel

PROJECT 

CATEGORY

NUMBER OF 

PROJECTS

SHORT TERM 

COSTS

MID TERM 

COSTS

LONG TERM 

COSTS
TOTAL COSTS

Land Use + 

Development
9 $8,400,000 $3,000,000 $50,000 $11,450,000

Economic 

Development
10 $1,425,000 $1,250,000 $2,500,000 $5,175,000*

Transportation 13 $2,862,500 $5,962,500 $6,525,000 $15,650,000

Arts + Culture 4 $3,000,000 - - $3,000,000

Academic 

Village
7 $16,725,000 $15,000,000 $7,360,000 $39,085,000*

                                                        Total $32,237,500 $25,512,500 $16,435,000 $74,185,000

*ED.10 and AV.5 are concurrent and has a combined cost of $175,000. It has been counted twice for the sake of this 

cost breakdown. The project list on the following pages also lists the cost twice.



186 downtown kingsport master plan   

LAND USE & DEVELOPMENT

ID DESCRIPTION
TOTAL 

COSTS
PHASE

RESPONSIBLE 

PARTIES

FUNDING 

SOURCE

LU.1
Build church housing for senior or 

transitional residents
TBD Long Term City; Church

General fund; 

Church; Grant

LU.2 Create a job training center TBD Long Term City; Church
General fund; 

Church; Grant

LU.3

Construct Five Points Park to 

create a neighborhood amenity, 

minimize impervious surface, and 

aid with stormwater management.

$500,000 Short Term City
General fund; 

Grant ; CIP

LU.4

Construct the Mill Park and 

renovate the Dobyns Taylor 

Hosiery Mill 

$3,000,000 Mid Term City; Private
General fund; 

Grant; Private; CIP

LU.5 Acquire land for Warehouse Park $1,750,000 Short Term City

General 

fund; Grant; 

Stormwater CIP

LU.6

Design and construct Warehouse 

Park to create a neighborhood 

amenity, minimize impervious 

surface, and aid with stormwater 

management.

$5,000,000 Short Term City

General 

fund; Grant; 

Stormwater CIP

LU.7 Renovate Glen Bruce Park $400,000 Short Term City
General fund; 

Grant

LU.8

Review current open space 

standards within the City's zoning 

ordinance and revise to allow for 

more open space.

Staff Short Term City General fund

LU.9
Write and implement a Form 

Based Code for the study area
$50,000 Long Term City General fund

ECONOMIC DEVELOPMENT

ED.1

Create a branded arts & 

entertainment district along Broad 

Street/Nolen Square area

Staff Short Term City; KEDB General fund

ED.2

Recruit entertainment options for 

all ages including: bowling alley, 

movie theatre, late night options, 

escape room, kids indoor play 

facility/skyzone, interactive theatre

Staff Short Term
City; KEDB; 

Private
Private

ACTION MATRIX
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ECONOMIC DEVELOPMENT (CON’T)

ID DESCRIPTION
TOTAL 

COSTS
PHASE

RESPONSIBLE 

PARTIES

FUNDING 

SOURCE

ED.3

Buy and assemble contiguous 

parcels to be resold to developers 

(to be phased per budget 

availability).

$5,000,000 Ongoing City; KEDB
General fund; TIF; 

KEDB

ED.4

Use Tax Increment Financing 

District (TIF) funds to fund specific 

improvements in this plan, as 

determined by the City

Staff Short Term
City; KEDB; 

County

General fund; 

KHRA

ED.5
Recruit a hotel to be built by the 

private sector
Staff Short Term

City, KEDB; 

Private
Private 

ED.6

Business recruitment for 

downtown office space with focus 

on local and regional corporations 

that have excess demand in the 

Primary Market Area

Staff Ongoing City; KEDB -

ED.7

Recruit unique local and 

regional restaurants/breweries/

distilleries to jumpstart additional 

business development in the 

downtown

Staff Ongoing City; KEDB -

ED.8

Enhance grant programs that 

would fund building renovations 

of older downtown properties 

to make them more attractive to 

future tenants and owners

TBD Long term City; KEDB
General fund; 

KEDB

ED.9

Create a free/low cost, periodic 

business class for aspiring 

entrepreneurs to encourage more 

small business development in 

downtown Kingsport

Staff Ongoing

City; KEDB: 

Academic 

Village 

institutions

General 

fund; KEDB: 

Academic Village 

institutions; 

AccelNow; 

KOSBE

ED.10
Expand and implement 

wayfinding efforts
$175,000 Short Term City; KEDB General fund 
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TRANSPORTATION

ID DESCRIPTION
TOTAL 

COSTS
PHASE

RESPONSIBLE 

PARTIES

FUNDING 

SOURCE

T.1

Build a shared parking structure 

with First Broad Street UMC and 

Carter-Trent Funeral Home along 

East Charlemont Avenue, which 

includes a portion of spaces 

located in the deck for public use. 

$5,000,000 Mid Term
City; Church; 

Funeral Home 

General fund; 

Church; Funeral 

Home 

T.2

Build a parking structure at the 

corner of Commerce Street and 

East Market Street on the existing 

surface parking lot

$5,000,000 Long Term City General fund

T.3

Shared street at Broad Street, 

between New Street and Sullivan 

Street

$300,000 Mid Term City
General fund; 

KMTPO

T.4 Shared street at Market Street $200,000 Long Term City
General fund; 

KMTPO

T.5 Broad Street Streetscape Project $900,000 Short Term City

General fund; 

KMTPO; TDOT; 

AEP

T.6 Revere Street Streetscape Project $300,000 Mid Term City

General fund; 

KMTPO; TDOT; 

AEP

T.7 Main Street Streetscape Project $1,900,000 Short Term City

General fund; 

KMTPO; TDOT; 

AEP

T.8
Cherokee Street Streetscape 

Project
$600,000 Mid Term City

General fund; 

KMTPO; TDOT; 

AEP

T.9 Center Street Streetscape Project $300,000 Long Term City

General fund; 

KMTPO; TDOT; 

AEP

T.10 Island Street Streetscape Project $300,000 Long Term City

General fund; 

KMTPO; TDOT; 

AEP

T.11 Wexler Street Streetscape Project $300,000 Long Term City

General fund; 

KMTPO; TDOT; 

AEP

TRANSPORTATION (CON’T)

ID DESCRIPTION
TOTAL 

COSTS
PHASE

RESPONSIBLE 

PARTIES

FUNDING 

SOURCE

T.12

Create a new street between 

Wexler Street and Unicoi Street 

in the form of a shared street or 

woonerf 

$500,000 Long Term City

General fund; 

KMTPO; TDOT; 

AEP

T.13

Alley Enhancements. To include 

general clean up, electrical 

improvements, streetscape 

enhancements, dumpster 

enclosures, new lighting, 

artwork installations, decorative 

entrance signage, and additional 

landscaping as needed.

$250,000 Ongoing
City; Property 

owners; AEP

General fund; 

Private; AEP; 

Grants

T.14 Adopt streetscape standards Staff Short Term City
General fund; 

Private

ARTS & CULTURE

AC.1 Renovate the State Theatre $3,000,000 Short Term City; Private Grant; Private

AC.2 Establish a Kingsport Museum TBD Long Term City
General fund; 

Private

AC.3

Create an Arts Master Plan that 

would focus on the creation of a 

public art program that features 

outdoor installations around the 

downtown area, and identifies 

suitable areas for displaying these 

installations

Staff Mid Term City; DDA
General fund; 

Grant

ACADEMIC VILLAGE

AV.1 Enhance the Academic Park $2,000,000

Short 

Term/Mid 

Term

City; Higher 

Education 

Commission

General fund; 

Grant; Student 

fees

AV.2

Build a new Specialized Academic 

Center on the southeast corner of 

W. Market Street and Clay Street

$4,000,000

Short 

Term/Mid 

Term

City; Higher 

Education 

Commission; 

Tennessee 

Board of 

Regents

General fund; 

Tennessee Board 

of Regents
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ACADEMIC VILLAGE (CON’T)

ID DESCRIPTION
TOTAL 

COSTS
PHASE

RESPONSIBLE 

PARTIES

FUNDING 

SOURCE

AV.3

Build a new academic building on 

the southwest corner of W. Market 

Street and Clay Street fronting the 

proposed Academic Park

$24,000,000

Short 

Term/Mid 

Term

City; Higher 

Education 

Commission; 

Tennessee 

Board of 

Regents

General fund; 

Tennessee Board 

of Regents

AV.4

Convert the former Kingsport 

Area Transit Service Center to a 

Student Center

$1,500,000 Short Term

City; Higher 

Education 

Commission 

Tennessee 

Board of 

Regents

General fund; 

Tennessee Board 

of Regents

AV.5
Signage/wayfinding design study 

to be concurrent with ED.10
$175,000 Short Term City; KEDB General fund 

AV.6
Strategic building and park 

program study
$50,000 Short Term

City; Higher 

Education 

Commission 

Tennessee 

Board of 

Regents

General fund; 

Tennessee Board 

of Regents; 

Grants

AV.6a

Strategic building study with 

space analysis and shared 

parking strategy

$35,000 Short Term

City; Higher 

Education 

Commission 

Tennessee Board 

of Regents

General fund; 

Tennessee Board 

of Regents; Grants

AV.6b
Design and programming of the 

Academic Park
$15,000 Short Term

City; Higher 

Education 

Commission 

Tennessee Board 

of Regents

General fund; 

Tennessee Board 

of Regents; Grants

AV.7

Parking Deck with 368 spaces to 

serve Academic Village students 

and visitors

$7,360,000 Long Term

City; Higher 

Education 

Commission

General fund; 

Student fees

CIP  Capital Improvement Program

KOSBE  Kingsport Office of Small Business Development and Entrepreneurship

KEDB  Kingsport Economic Development Board

KMTPO  Kingsport Metropolitan Transportation Planning Organization

TDOT  Tennessee Department of Transportation

AEP  American Electric Power

KHRA  Kingsport Housing & Redevelopment Authority
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APPENDIX

This appendix includes the following supplementary information:

1. Stakeholder interview notes

2. Community Input Survey

3. Academic Village Student Survey

4. Downtown Business Owners Survey
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A.1 STAKEHOLDER INTERVIEW NOTES

LAND USE/REGULATIONS
• City is going to buy the big bank building—

this will be a game changer for downtown.

•  Old buildings, such as those on East 

Sullivan, need to be renovated or razed—this 

is the approach to downtown but is ugly—

although it’s important to keep the Rescue 

Mission and other services downtown.

• We want more offices downtown to bring 

more people downtown.

• We sometimes rent retail spaces for less 

than office space just to fill up the first floor.

• Most of Downtown is not a historic district—

we need design guidelines and to prohibit 

demolition.

• Alleys should be better utilized—cafes, 

add art, murals—homeless sleep in alleys 

because they are dark.

• Not a lot of “Third Places” today

• Downtown is very close to the river—a 

private entity wants to build mountain bike 

trails on Cement Hill (which is owned by 

Domtar)—we could then take advantage of 

outdoor recreation like Boulder, Colorado—

maybe even connect to Bays Mountain.

• We want more restaurants, and want them 

to be open nights and weekends—perhaps 

small/local chains with more business 

experience than mom & pop restaurants.

• Lots of upper floor space in buildings is 

currently vacant.

• Downtown Johnson City is our main 

competition—they are hard to work with from 

a development perspective, but the City has 

invested a ton of money in downtown (e.g. 

new park).

• The six-story building used to be regional 

headquarters of Regions Bank, but they now 

only occupy the first floor—they will leave 

and the entire building will be used by City 

offices—then several cool City buildings will 

be available for other uses.

• Where can connections/infill help to bridge 

gaps in development?

• Main Street and Church Circle are local 

historic districts.

• Need incentives for renovation and 

redevelopment.

• How can we distinguish downtown Kingsport 

from downtown Bristol and Johnson City?

• Big zoning changes won’t happen soon 

because of an Alderwoman who is opposed.

• Need stricter code compliance.

• “Creating a historic district downtown is the 

worst thing we could possibly do.”

• Need a lot more development to make 

it always feel like you’re walking by 

something—downtown is so big—focus on 

connecting pockets.

• Lots of out-of-town landlords—many grew 

up here and moved away, so maybe reach 

out to them through childhood friends and 

play on their sense of sentimentality about 

their hometown to fix up buildings?

• What to put on Main Street past Centennial 

Park?

• Church Circle has just been redone.

• How to handle vacant storefronts for absent 

landlords. 

• There are a lot of things going on downtown, 

but efforts are siloed.

• Five Points is still a little rough, but much 

cleaned up.

• Size of downtown presents an opportunity 

and a challenge.

TRANSPORTATION
• Parking deck—the top level is never full, 

floors 1 and 2 fill up on court days

• LMU has a shuttle from their campus to 

downtown

• KATS will move to the corner of Main 

& Sullivan Street in the vacant lot—this 

intersection is dangerous and needs 

redesign

• New Street could use some fixing up

• Trees aren’t planted correctly and uproot the 

sidewalks

• Center Street (a state route) is too busy—

detracts from downtown, no parking for 

businesses—needs to be made more 

appealing

• We have some back-in angled parking

• Walkability—there is poor lighting, dirty 

alleys—should have cafes instead

• “We have a walking problem in Kingsport, 

not a parking problem.”

• Approach to downtown from I-26 could use 

some work

ECONOMIC DEVELOPMENT
• What if the Fun Fest came downtown? it 

would have more economic benefit from 

spillover to local businesses.

• Racks by the Tracks—a BBQ event at the 

Farmer’s market, draws thousands of people 

downtown.

• Music is a big draw in Kingsport—Thursday 

night concerts.

• We want more offices downtown to bring 

more people downtown.

• We sometimes rent retail spaces for less 

than office space just to fill up the first floor.

• Existing downtown magnets: city 

government, Domtar/Eastman employees, 

hospital, students.

• The proposed amphitheater could draw a lot 

of people downtown.

• The Mercantile is coming—6,500 square feet 

of boutique retail space made up of many 

smaller leased booths, like a retail incubator.

• Carousel is not much of a draw but is 

fantastic.

• Farmers Market is only open two days a 

week and is super underutilized—farmers 

don’t like the management and go to other 

markets in the region instead.

• Food City draws people downtown.

• Eastman HR department can easily recruit 

employees age 30+, but struggles with 

younger people because there is nothing to 

do downtown.

• Product Creation Center – a sort of maker 

space.
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• Young entrepreneurs need to be able 

to walk from their business to beer—the 

existing business incubator is not located 

downtown.

• Academic Village students eat at Pal’s, 

Burger King.

• Food trucks come two days per week.

• Want more restaurants downtown, but need 

to be affordable for students.

• Lamplight theater has weekly events.

• Need incentives for renovation and 

redevelopment.

• Kingsport is a family-oriented town, but we 

must also market to young people.

• We plan to create a large outdoor concert 

venue—Brickyard Park—there is no large 

outdoor venue in the Tri-Cities area—could 

be like the amphitheater in Council Bluffs, 

Iowa—will include parking, a baseball field, 

walking trail, pedestrian bridge over railroad 

tracks—all of this will be complete by 2019 

and will mean we can have large events 

without street closures.

• How to stop teardowns of historic buildings 

but still allow investment.

• Want to market to Colonial Heights residents.

• Businesses are too sprinkled around—Hook 

& Ladder feels isolated.

• Thursday Sip & Strolls—businesses stay 

open later.

• Food trucks come downtown occasionally.

• There is a State Theater troupe that puts on 

plays (not in the theater) and a film festival. 

• Barter Theater in Abingdon, Virginia is the 

closest theater.

• People are out on the street at all hours 

downtown—this is great!

• Produce Creation Center—maker space—

crafts, CNC, welding—people (perhaps 

retirees) trying to create their own 

prototypes—should go in a City building—

laundry facility on Shelby Street?

• A BID has been discussed, as well as 

redevelopment district, but no one wants to 

do it—people hate change.

• Downtown Kingsport is the best place to 

get dinner during events at the Bristol Motor 

Speedway because other places fill up.

• We have the best farmers market venue 

in the region, but it could be more active 

with hot food vendors, making it more of 

an attraction—it is only open Wednesday & 

Saturday.

• Focus on catalytic areas to spur growth.

• No major projects/developments happening 

is a challenge.

• Streetscaping, landscaping, an amphitheater, 

a minor league baseball team, and concert 

venue and lawn would provide opportunities.

• Challenge will be figuring out how to pay for 

projects.

• We need to connect from across the tracks.

• Baseball diamond and stage/green space 

are opportunities.

HOUSING
• More housing options downtown could be 

great for students, but also faculty and staff. 

• There are about 100 residential units 

downtown, not all of them lofts.

• Lots of upper floor space in buildings is 

currently vacant.

• 264 units are coming in a proposed 

apartment development.

• We need more apartments for fresh-out-of-

college Eastman employees.

• City is recruiting an apartment developer 

downtown, but the deal has fallen through 

several times.

• Lots of restaurants have closed because 

they are far from the existing cluster of 

chain restaurants—we need a cluster of 

restaurants downtown with good parking.

• Existing shops do well but rent varies 

significantly.

• Some students have long commutes—we 

could help connect students to downtown 

housing.

• Signage for downtown between here and 

I-26 is not great—we also need something to 

draw people downtown.

• We are currently building some new 

townhouses.

• There are about 150 loft apartments 

downtown.

• 264 unit apartment development is coming 

soon—4 story building with some retail.

• Our tenants are about 70% young 

professionals and 30% retirees.

LEADERSHIP
• The City proposed a sewer tax to fund 

improvements, but money was never spent 

and the momentum was lost—all city 

Aldermen who voted for the tax were then 

voted out of office.

• Downtown Kingsport Association (DKA) 

doesn’t do a great job at marketing 

downtown to local employees.

• DKA communicates with downtown 

businesses.

• DKA follows the 4-point approach: 

promotion, design, economic vitality, 

organization.

• City Manager is a great downtown supporter.

• Planning Department has lost two 

employees and did not replace them—

they are swamped with work and can’t be 

involved with downtown in detail.

• Big zoning changes won’t happen soon 

because of a member of the Board of Mayor 

and Aldermen who is opposed.

DESIGN
• We are unique in our buildings and industry, 

and a planned city with a grid.

• Most of Downtown is not a historic district—

we need design guidelines and to prohibit 

demolition.

• City applied twice for Downtown to be a 

National Register Historic District, but was 

denied because of how much has been lost 

or changed.

• We want to create more of a campus feel—

the proposed Main Street streetscape will 

help create a better sense of arrival and 

connection.
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• Signage for downtown between here and 

I-26 is not great—we also need something to 

draw people downtown.

• New Street could use some fixing up.

• Downtown design guidelines should come 

after the Master Plan.

• Need pedestrian scale, not vehicular scale, 

signage.

• There is a Main Street streetscape plan.

• Need beautification—an irrigation system for 

landscaping.

• Trees aren’t planted correctly and uproot the 

sidewalks.

• Center Street (a state route) is too busy—

detracts from downtown, no parking for 

businesses—needs to be made more 

appealing.

• A bike rental place may go in by Centennial 

Park.

• Need a group of dedicated downtown 

maintenance people to water plants, etc. 

(this was cut from the city budget)

• How to stop teardowns of historic buildings 

but still allow investment.

• “Creating a historic district downtown is the 

worst thing we could possibly do.”

• Tactical urbanism—storefronts, parklets on 

parking day, green spaces such as parklets 

and play areas

• Want to restore all facades to their historic 

appearance.

• We are relocating the power lines from Main 

Street to along the railroad (except for the 

new metal poles near Domtar).

COMMUNITY
• Demographics—more older people here, 

who are fiscally conservative, so things must 

be done cheaply.

• Young professionals are Domtar, Eastman, 

and hospital employees, or people who 

live here and commute to elsewhere in the 

region, but less than 50% are Eastman/

corporate types.

• Downtown tenants love being able to walk 

to the bus stop, Food City, and restaurants 

by Food City.

• We’re a blue collar town – not the big city, 

industrial based.

• Church Circle is very recognizable but a 

little elitist—business leaders tend to go to 

downtown churches, not third or fourth tier 

economic folks.

• All churches on the Circle have social 

ministries—we have a clinic, counseling 

center, recovery ministry, tutoring.

• FBC just built a $6M new building with 

education space and that serves as a 

connector between our other buildings—

it has big windows to show openness to 

the community, not columns that “reek of 

power.”

• About 700 people attend Sunday morning 

at FBC, maybe 5-8% walk to restaurants 

downtown after church—if there were more 

options, more people would stay downtown, 

although shops would tend to be closed 

Sunday—maybe a movie theater would keep 

people downtown?

• We have a fall festival in Church Circle on a 

Wednesday night, trying to use this space 

for Easter sunrise service as well Park by 

the library is a gathering place for homeless 

people, in part because of free Wi-Fi.

• Church members tend to live within 3-5 

miles of downtown.

• Racks by the Tracks—a BBQ event at the 

Farmer’s market, draws thousands of people 

downtown Music is a big draw in Kingsport—

Thursday night concerts.

• Lamplight Theater—does good plays, but 

is run by a church and they have alter calls 

after each show.

• Academic Village institutions want to host 

more community events.

• There is a lack of education in progressive 

thinking here.

• Lamplight theater has weekly events.

• Kingsport is a family-oriented town, but we 

must also market to young people.

• We also have a Halloween festival with 

about 750 people.

• Fun Fest attracts 15,000 people to its largest 

concert, and would move to the new venue.

• Racks by the Tracks—a BBQ event at the 

Farmer’s market, draws thousands of people 

downtown.

ACADEMIC VILLAGE
• We joined the Kingsport Academic Village 

(because state restrictions on what we could 

teach there were eased) and left our space 

near the Food City.

• Our biggest academic program is Nursing 

(we also work with the local hospital to 

train nurses), we also teach Social Work, 

Education, and some other partially online 

programs.

• About 600 students are linked to this 

campus (about half of those are on campus 

on a weekly basis).

• Besides our Nursing students, most of our 

students are traditional (young) students

• Students will increase the customer base for 

downtown restaurants and businesses.

• There are breaks in evening classes that 

would allow students to get a bite to eat 

downtown, etc.

• Now that ETSU is part of the Academic 

Village, the parking lot fills up.

• More housing options downtown could be 

great for students, but also faculty and staff. 

• Partner with Kingsport City Schools.

• We would love to have a more robust 

Business program here (currently only some 

classes) as well as Accounting—this would 

be great for our partnership with Eastman.

• We teach workforce development classes, 

as well as KACL classes for retirees.

• Want to host more community events.

• There is a great spirit of cooperation 

between institutions at the Higher Education 

Center.

• Being here has great marketing and visibility 

value for us because Northeast State 

students are more likely to continue their 

education at ETSU.

• Most faculty commute here from the main 

campus, except for adjuncts who only teach 

here and may live nearby.

• There is a great sense of partnership and 

collaboration downtown.
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• City of Kingsport owns the Higher Education 

Center building, Blazier Wilson Hall, and the 

Regional Center for Health Professions.

• Northeast State owns the RCAP and RCAM 

buildings.

• RCAM expansion is almost complete.

• Current tenants at the Higher Education 

Center: ETSU, Northeast State, Lincoln 

Memorial University, and Milligan College.

• 2,500 approximate total Northeast State 

enrollment in Kingsport, 3,500 including 

non-credit students (e.g. industry training).

• 7,000-8,000 people come through here over 

the course of the year, counting students 

and special events (Eastman, City, etc.).

• 1,000 people here on an average day.

• Students eat at Pal’s, Burger King.

• Nutty Java—only hires Northeast state 

students, owner has even helped pay their 

tuition.

• Food trucks come two days per week.

• Want more restaurants downtown, but need 

to be affordable for students.

• KCHE is mostly general education classes 

and transfer students.

• RCHP – the only Northeast State campus 

with health programs.

• All NSCC student services (financial aid, 

etc.) are available in Kingsport, but some 

students also take classes on Blountville 

(Main) Campus.

• TN Promise has brought more young 

students.

• We have plenty of evening classes (as late 

as 11:00 p.m.) and adult education classes, 

even on Saturdays.

• We think enrollment will grow over next 5-10 

years, in part through more partnerships 

(there could be huge growth in industry 

training), but it depends on unemployment 

rate.

• RCHP is not fully utilized, but there are not 

enough students to duplicate classes/

faculty.

• Parking is an issue—the parking deck is full 

because of downtown businesses.

• City wants to build us a new building—would 

be mostly for industry training, would need 

to bring in new partners.

• We want to create more of a campus feel—

the proposed Main Street streetscape will 

help create a better sense of arrival and 

connection.

• Some students have long commutes—we 

could help connect students to downtown 

housing.

• We have daycare for employees, but need 

a more affordable, shorter term babysitting 

option for students.

• TCAT—nearest campuses are in Surgoinsville 

and Elizabethton, is not a partner on this 

campus, but potentially could be for auto 

body program.

• Our peers in terms of successful downtown 

campuses in the region are Martinsville, 

Roanoke, and Abingdon.

• LMU has a shuttle from their campus to 

Cumberland Gap.

A.2 COMMUNITY INPUT SURVEY
The Downtown Kingsport Master Plan is the City of Kingsport's plan to create a vision to reinforce and magnify 

downtown's role as the economic and cultural heart of the community. The plan will act as an official policy 

document for the City that will facilitate the direction, type, location, and scale of new development and 

associated downtown improvements for the next ten years. 

This survey will help ensure that the planning team understands local issues and opportunities, and make sure 

the plan best reflects your interests! Your input is important to ensure a successful plan. 

1) Which of the following best describes you?

( ) I live in Kingsport

( ) I work in Kingsport

( ) I live and work in Kingsport

( ) I neither live nor work in Kingsport, but I go there often

2) How many times a month do you visit downtown Kingsport?

( ) Never

( ) Less than once a month

( ) Once a month

( ) 2-3 times a month

( ) 4-5 times a month

( ) 5+ a month

3) What brings you to downtown Kingsport (check all that apply)?

[ ] I work downtown

[ ] I live downtown

[ ] Shopping

[ ] Errands

[ ] Business at City Hall or other government office

[ ] Attend classes at the Kingsport Center for Higher Education

[ ] Special events

[ ] Just passing through

[ ] I never visit the area

[ ] Other - Please specify: _________________________________________________
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4) What could downtown Kingsport offer to make you and potential visitors come more often (check as 

many as apply)?

[ ] Housing

[ ] Fine dining

[ ] Casual dining

[ ] Daily needs (groceries, pharmacy, etc)

[ ] Recreational areas

[ ] Green space

[ ] Hotel

[ ] Night time entertainment (bars, live music, etc)

[ ] Cultural activities (museums, galleries, etc)

[ ] Public art

[ ] Wider sidewalks

[ ] Bicycle lanes/facilities/multi-use trails

[ ] More landscaping and beautification

[ ] More on-street parking

[ ] Other - Please specify: _________________________________________________

5) What is the biggest transportation issue in downtown Kingsport?

6) Would you consider moving to downtown or the surrounding area?

( ) Yes, but only if I could rent

( ) Yes, but only if I could buy

( ) Yes, I would either rent or own

( ) No, not at this time

Visual Preference Survey

Directions: Each image represents a potential improvement for downtown Kingsport.  Under each image, use 

the slider to indicate how appropriate you think that improvement would be for downtown. 

0 = Not at all appropriate 

5 = Somewhat appropriate 

10 = Very appropriate

7) Renovated Buildings

0                      5                        10

0                      5                        10

8) Adaptive Reuse

0                      5                        10

9) Residential Infill
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0                      5                        10

10) Residential Infill

0                      5                        10

11) Alley-Loaded Single Family Homes

0                      5                        10

12) Commercial/Mixed Use Infill

0                      5                        10

13) Student Housing

0                      5                        10

14) Amphitheater

0                      5                        10

16) Small Courtyards

0                      5                        10

15) Green Space

0                      5                        10

17) Wide Sidewalks with Seating and Landscaping

0                      5                        10

19) Cycle Track

0                      5                        10

18) Buffered Bicycle Lanes
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20) What other thoughts do you have that should be considered during this planning effort?

21) Please provide your contact information if you would like to join our email list to receive periodic 

updates about draft plans and opportunities to give further input. Please note that your answers will be 

kept confidential to the Project Team, and we will not use your contact information for any other purposes.

First Name: ____________________________________

Last Name: ____________________________________

E-mail: ________________________________________

Thanks so much for your input! The Downtown Kingsport Master Plan team will use your answers to better 

understand and plan for the future of our community! To learn more information, please visit our website 

www.downtownkingsportplan.com!

A.3 ACADEMIC VILLAGE STUDENT SURVEY
1) How many class hours are you enrolled in at the Kingsport Academic Village?

( ) 0-6

( ) 6-12

( ) 12 or more

2) Do you take classes in the day or evening?

( ) Day

( ) Evening

( ) Both

3) If available, would you use any of the following? Check all that apply.

[ ] Individual study space

[ ] Group study space

[ ] Music practice space

[ ] Outdoor study areas

[ ] Private study area (restaurant/coffee shop)

[ ] None of these

4) What has been your best experience at the Kingsport Academic Village?

5) What has been your most difficult/frustrating experience at the Kingsport Academic Village?

6) What type of eating options are you interested in seeing on or near the Kingsport Academic Village?

( ) Sandwich bar

( ) Coffee bar

( ) Food truck

( ) Take out restaurant option

( ) Salad bar

( ) Fast food

( ) Sit down restaurant

( ) Other - Please specify: _________________________________________________

7) Would you live in downtown Kingsport?

( ) Yes

( ) No

8) Would you share a rental unit with a roommate in downtown Kingsport?

( ) Yes

( ) No
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A.4 DOWNTOWN BUSINESS OWNERS SURVEY
1) Please provide the following business information. Your responses will help update the Downtown 

Kingsport business directory.

Business Name: ________________________________

Business Owner(s): ______________________________

Business Physical Address: _______________________

Business Mailing Address: ________________________

Email: _________________________________________

Website: _______________________________________

2) Social Media Handles

( ) Facebook

( ) Twitter

( ) Instagram

( ) Other

3) Please rate the degree to which you are experiencing the following business challenges (Major 

Challenge, Minor Challenge, Don’t Know, No Challenge)?

Conflict with building owner or tenant

Difficulty recruiting or retaining employees

Expensive or unavailable products

Expensive or unavailable utilities

Expensive employee wages or benefits

Expensive rent

Insufficient financing

Insufficient parking

In-town competition

Out-of-town competition

Online competition

Poor building condition

Restrictive business regulations

Shoplifting or theft

Vandalism

9) What price range would you be able to pay for renting a place in downtown Kingsport?

( ) $0-$300

( ) $300-$400

( ) $400-$500

( ) $500-$600

( ) $600-$700

( ) Financial circumstances prevent me from affording rent

( ) I am not interested in renting

( ) Other - Please specify: _________________________________________________

10) Which institution do you attend? Check all that apply.

[ ] East Tennessee State University

[ ] Milligan College

[ ] King University

[ ] Lincoln Memorial University

[ ] Northeast State Community College

[ ] Other - Please specify: _________________________________________________

11) What is your age?

( ) Under 18

( ) 18 to 24

( ) 25 to 34

( ) 35 to 44

( ) 45 to 54

( ) 55 to 64

( ) 65 to 74

( ) 75 or older

12) What is the highest level of education you have completed?

( ) Still in high school

( ) High school/HiSET diploma

( ) Technical certificate

( ) Associate degree

( ) Bachelor degree

( ) Graduate degree

( ) Other - Please specify: _________________________________________________

13) What is your current zip code?
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5) Which business incentives or assistance have you used or plan to use for your business?

TN Small Business Development Center Programs

NESCC Workforce Development Programs

Historic Tax Credits

Governor’s Office of Diversity Business Enterprise

Launch Tennessee - Entrepreneur Centers

Launch Tennessee - Access to Capital

Launch Tennessee - Mentor Network

TN Business Enterprise Resource Office (BERO)

TN Export (Export Assistance)

HUBZone (Federal)

Small Business Administration (SBA)

SCORE (Supported by the SBA)

TN Rural Opportunity Fund / Pathway Lending

USDA Rural Economic Development

TN Main Street Entrepreneur Grant

KEDB Loan & Grant Programs

Business Real Estate Ads on Downtown Kingsport Website

Northeast TN Economic Development Loan Fund

NETWORKS/Sullivan Partnership Programming

KOSBE Technical Assistance & Programming

Kingsport Chamber of Commerce Technical Assistance & Programming

6) How strongly do you agree or disagree with the following statements?

Local police protection is outstanding.

I feel safe downtown, even at night.

Local fire protection is outstanding.

Local waste management service is outstanding.

Local municipal services are well worth the level of local taxation.

I always try to buy products and services locally.

I always direct customers to other downtown businesses.

I seek ways to cooperate with complementary downtown businesses.

The existing downtown business mix helps my business

The look and feel of downtown helps my business.

My building facade draws customers into my business.

My window and store displays help my business.

My advertising helps my business.

My business is open when customers want to shop.

Employees of my business show great customer service.

Housing for employees is readily available.

Downtown Kingsport is an excellent place to have a business. 

4) Which types of services are or would be useful to your business? (Note: some on this list are available, 

while others are aspirational)?

Business planning

Financial management

Inventory management

Business market analysis for my business

Analysis and reporting of the downtown Kingsport market/economy

Group business training (i.e. workshops, speakers)

Networking events (i.e. breakfast/luncheon meetings, business after hours)

Legal technical assistance (leases, contracts, etc.)

Transfer of ownership or selling a business

Advertising or marketing

Cooperative advertising opportunities

Opportunity to attend business expos or trade shows with other Kingsport businesses

Advertise and market downtown Kingsport/Main Street district as destination

Downtown business directories, brochures, maps

Employee hiring or training

Customer service or hospitality

Planning for building improvements

Window displays or interior store design

Building facade grant (outside)

Building re-development grant (inside)

Greater information sharing (i.e. newsletters, flyers, business fact sheets)

Social Media, Web site or Internet resources

Retail event coordination

Special event coordination

Bulk buying opportunities
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15) Where do your customers and employees typically park?

Customers

( ) On the street

( ) In a private parking lot

( ) In a public parking lot

Employees

( ) On the street

( ) In a private parking lot

( ) In a public parking lot

16) How far do customers and employees typically have to park from your business?

Customers

( ) Near entry

( ) ½ block away

( ) 1 block away

( ) 2 blocks away

( ) 3 blocks away

( ) 4 blocks or more

Employees

( ) Near entry

( ) ½ block away

( ) 1 block away

( ) 2 blocks away

( ) 3 blocks away

( ) 4 blocks or more

17) If you own (or lease with your building) a parking lot, how many parking spaces are available for 

customers and employees?

Customers _______

Employees _______

18) Approximately what percentage of employees of your business live in Kingsport?

19) How many people, including owners, does your business employ in each of the following categories? 

(Full-time = 32 or more hours/week)

( ) Full-time, year-round

( ) Part-time, year-round

( ) Seasonal

7) How satisfied are  you with the present location of your business?

( ) Very satisfied

( ) Satisfied

( ) Neutral

( ) Unsatisfied

( ) Very unsatisfied

8) Do you have plans to expand or reduce operations for your business in the foreseeable future?

( ) I plan to expand products/services or square footage downtown

( ) I plan to expand products/services or square footage at a location outside the downtown

( ) I plan to reduce products/services or square footage downtown

( ) I don’t have any plans for changes

9) Are you, or the building owner, considering any building improvement projects?

( ) Yes

( ) No

( ) Don’t know

10) What is the business or professional activity code for your business (NAICS)? Use the key provided or 

enter the business code from your most recent federal tax return.

11) What is your annual sales? Remember that individual or identifying information will not be disclosed.

12) How long has your business been:

In operation (include time at this & any previous location)? _______

Owned by you? _______

At is current location? _______

As a second location that is not downtown? _______

13) Does your business own or lease the space in which it is located?

( ) Own

( ) Lease

( ) Lease, would like to purchase

14) What is the size of your business in square feet? 
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October - December

( ) None, all business via phone, internet, etc

( ) Less than 50

( ) 50-250

( ) 250-500

( ) Over 500

27) Based on your experience, do the following events increase or decrease foot traffic or sales volume for 

your business? Mark ALL that apply.

[ ] Kingsport New Years Eve Party

[ ] Sip & Stroll Evenings

[ ] Kingsport Farmers Market

[ ] Twilight Alive Concert Series

[ ] Car Shows (Wilderness Trail, Rhythm & Roots)

[ ] Santa Train

[ ] Christmas Parade/Tree Lighting

[ ] Mardi Gras/Fun Fest Parade

[ ] Busking Around the World

[ ] Downtown Kingsport Wine Festival

[ ] Racks by the Tracks

[ ] Road Races

[ ] Holiday Open House

28) Provide the names of the top four areas customers come from (e.g. Internet, Kingsport, Johnson City, 

Bristol, etc.)

Top Area ______________________________

Second Area ______________________________

Third Area ______________________________

Fourth Area ______________________________

20) Approximately how many hours per week are you working in your downtown Kingsport business 

location?

21) What are the hours of operation for your business?

22) What are your thoughts on store hours?

( ) I am open all the hours I need to be

( ) I can’t be open more hours for personal reasons

( ) I should be open more hours, but can’t afford the staff

( ) I should be open more hours, but can’t find good staff

( ) I would be open more hours if I were sure of sales

( ) I would be open more hours if everyone else were

23) During a typical week, what are the THREE (3) busiest times for your business? Mark up to THREE (3) 

times for the week.

24) During a typical week, what are the THREE (3) slowest times for your business? Mark up to THREE (3) 

times for the week.

25) What are the three busiest months of the year for this business? Mark up to THREE (3).

26) How many customers/clients visit your business per week during the following times?

January - March

( ) None, all business via phone, internet, etc

( ) Less than 50

( ) 50-250

( ) 250-500

( ) Over 500

April - June

( ) None, all business via phone, internet, etc

( ) Less than 50

( ) 50-250

( ) 250-500

( ) Over 500

July - September

( ) None, all business via phone, internet, etc

( ) Less than 50

( ) 50-250

( ) 250-500

( ) Over 500 
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29) What are the top THREE (3) modes of advertising your business?

[ ] Social Media Ads

[ ] Magazines

[ ] Radio

[ ] Television

[ ] Direct Mail/Catalogs

[ ] Window Displays

[ ] Internet (other than Social Media)

[ ] Local Service Organizations

[ ] Travel magazines/Co-op advertising

[ ] No Advertising Budget

[ ] Other: _______________________________________

30) Please describe the target market of your business.

31) What is your target annual household income?

( ) Under $15,000

( ) $15,000 - $24,999

( ) $25,000 - $34,999

( ) $35,000 - $49,999

( ) $50,000 - $74,999

( ) $75,000 - $99,999

( ) $100,000 - $149,999

( ) Over $150,000

32) Please list four businesses, attractions, products and/or services that best differentiate downtown 

Kingsport from other downtowns.

33) What are the two biggest non-work reasons people stop in Downtown Kingsport? (i.e. specific 

establishment, attraction or activity)

34) With your business in mind, rank the community assets would you most like to see developed? 

_______ Arts Assets: Murals, Public Art, Interactive Art

_______ Open Space Assets: Walking Trails, Greenways, Parks, Public Gathering Spaces

_______ Signage Assets: Business Directories, Historic Businesses, District Designation, Additional Wayfinding

_______ Events Assets: Additional, New, Retiring Some

_______ Infrastructure Assets: Improved Sidewalks, Parking, Parking Decks, Lighting

35) Anything else you would like us to know?
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