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INTRODUCTION 

Elizabethton is a growing city. Its population. school enrollments, parking and traffic congestion 
and new homes, stores and factories have been increasing steadily. This new growth has been taking 
place inside the incorporated city and in new residential areas just outside the city limits. The suburban 
areas are really part of Elizabethton. since people living there work, shop and go to church in the city. 
Some of the children go to city schools. and most of the families use city recreation areas. These suburban 
residents use city streets and get water from the city system. 

Almost invariably when the discussion of annexation is brought up the question is asked why 
annex? The necessity of annexation is questioned by city officials. city residents and most often by 
residents of the urban fringe area proposed for annexation. Following is an explanation of how 
annexation or the lack of annexation will effect the overall community and a outline showing why most 
cities must periodically consider the outward extension of their corporate boundaries. 

Fringe area growth is a problem of practically every growing city in the country. Growth will 
occur for a period of time within the corporate limits but eventually will spill over into neighboring land. 
Until recent years. cities had a tendency of developing into very compact high density habitats for 
commerce. industry and residential uses. The availability of the automobile, however, has provided 
people more flexibility in choosing a location for a home. An increasing number of people depend upon 
the city for their livelihood. This is where they work. shop. receive medical treatment, attend social 
functions. etc. Although it is possible to commute to the city from a distance of thirty or forty miles, most 
people choose to live within the city or in the urbanizing areas adjacent to the city's corporate limits. In 
Carter County, for example it is estimated that well over half of the county's total population reside in 
Elizabethton and in the urbanizing area outside Elizabethton between Elizabethton and Johnson City. 
This outward expansion of development is actually an extension of the city and finds its strength in the 
vitality of the city. 

The people. buildings and activities of Elizabethton and its fringe areas comprise one community 
socially and economically. Failure to annex developed and developing fringe areas will tend to split the 
community. City residential areas will be inhabited by older families. while younger families move out to 
the urban fringe area. The city will tend to face the complicated problems of older areas such as 
overcrowding. older housing units. traffic congestion. and a shortage of parking spaces. The fringe areas 
will face problems of rapidly growing areas such as constructing new schools. parks. water systems. 
sanitary sewer systems, etc. The more affluent urban fringe areas will increase in number without 
annexation and they will use city streets. parks. and libraries. plus work and shop in the city. Bringing 
the urban fringe into the city will result in the sharing of the tax base. city services and facilities, and give 
the fringe areas a voice in city affairs. 

Many problems an<l services can be dealt with most effectively, efficiently and economically on a 
community -wide basis because the city and fringe area together arc actually one functioning community. 
Major streets and highways can best be planned. built. and maintained for the entire community. There 
arc many advantages to planning. building. and operating schools. water systems. cultural and 
recreational facilities. and public health for the entire urban area. 

Public health problems do not follow political boundaries. City cultural and recreation facilities 
arc generally used by the residents of the urban fringe areas. As the urban fringe areas develop and 
become more densely populated. there will be an increasing demand for services such as public health. 
recreation facilities. sanitary sewers. police and fire. The f ringc areas may incorporate or set up special 



service districts which will complicate the job of planning and providing for urban services and facilities, 
and will. also. increase the cost of providing these services. 

Both city and county officials recognize problems associated with the loss of efficiency in 
duplicating services for the urban areas of the county. Positive annexation policies by the City of 
Elizabethton is one method of providing one government for the urban and urbanized areas of the county. 

As the urban fringe area develops there is an increasing need for urban services and facilities. 
The cost of providing these services can be minimized by adequate planning, zoning and subdivision 
regulations working together with building. fire. and health codes provided by the city. All measures, 
including annexation. which increase well-ordered development of the urban area will tend to increase the 
value of all properties within the whole urban area maximizing the common good. 

Industrial activity is a major factor in community growth. Industries generally need urban 
services provided by the city and sizable tracts of vacant land which are in the fringe areas. Accordingly, 
more and more industries arc evaluating the entire urban area as a place not only for their industrial 
operation. but. also. as a place for their management and employees to live. Also, many advertising and 
business values. tend to grow with the increase in the official city population. 

HISTORY OF PAST GROWTH 

The settlement of Elizabethton dates back to 1760 when Daniel Boone and other hunters made 
their way through Elizabethton on a trail which is now Doe A venue. A small scattering of settlers existed 
in 1770. James Robertson and six teen settlers joined the settlement in 1771. In 1772 the Watauga 
Association was fanned to bring order to the frontier (the first fonn of government in the ovennountain 
country). Faced with the threat of Indian attack. Fort Watauga was constructed in 1776. 

Carter County was fanned from a part of Washington County in 1796 by the legislature of the 
State of Tennessee. Each county unit developed its own centralized market areas, and Elizabethton, 
being the largest and most centrally located community in Carter county, became its marketing area and 
governmental center. 

These early settlers of Carter County discovered the area had a mild climate with ample rainfall 
that would be advantageous to fanning. As the settlements were established. agricultural production 
became a major economic activity of the county. Most of the products. however remained in local 
markets with only small amounts of products being shipped across the mountains to the coastal regions. 
In 1892, the ET&WNC Railroad constructed a line through Carter County to connect the iron mines at 
Cranberry with Johnson City. With the coming of the railroad. the region was provided with an access to 
outside market~ for the products of the economy. 

By an act of the state legislature in 1799. the Town of Elizabethton was established. The first 
town consisted of fifteen acres at the base of Lynn Mountain. 

Elizabethton's population grew slowly from seventeen in 1771 to 734 in 1890. to 1,502 by 1900 
and to a total of 2.740 by 1920. During this period the central business district developed along Elk 
Avenue from Elm Street to the Courthouse. The original frame business houses built in the 1890's were 
destroyed by a series of fires between 1910 and 1920. Almost all of the buildings were replaced by brick 
structures. 

In 1925. the Bemberg Glanzstoff Company began construction of two rayon factories in Carter 
County. Executives of Bemberg Glanzstoff were quoted as saying the construction should not stop until 
employment reached thirty thousand. The great predictors of those times estimated that the population by 
the early l 930's would reach one hundred and fifty thousand. 
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The depression brought aru end to construction al the rayon pi~ai""l.ts (employment reached foor 
tJmusamd by 1930). The Federal Govcmmem took over operation ofthe rayon plants during World W.'M 
n. and empl1oyment reached an all time maximum of six thousand. 

In the years following World War II. the emergence of a comple.tely different type of economy 
ocrnnred in the Upper East Tennessee Region in general and Caner Cmu1ty particularly. The change was 
brought about by the location of a number of additional manufactruring activities. This input in 
manufacturing helped to provide additional employment opportunities. thus relieving declining 
agricullruiral activities of the burden of providing a means of livchhood for a surplus number of peop~e. 
The second thing that happened was the economic growth of neighboriJt,g cities especially Johnson City. 
These two occurrences led to increased population growth in and arm.11nd Elizabethton and between 
B~zabciliton and Johnson City. 

As the population of Carter County grew so did the popu1a~ion of Elizabethton. It is important to 
note that Elizabethton did not grow ··upward .. like many of the European cities or like the industrial .cities 
of the 11mnh such as Chicago or New York. Instead the town graduaUy spread "outward" resembiing ilie 
typicaJ gmwth of most smaller cities in the region and in the county as a whole. This trend of outward 
gmwtfu, accelerated with the arrival of the automobile. 

S~ncc the time that the city was established in 1799 the corporate limits have been extended 
outward approximately forty times. while there has been some growth to the south and east most of the 
expansim11 fu1as been westward. Total land area in Elizabethton has imcreased from fifty acres to 
ap1pmxiirnatdy 5.720 acres or 8.94 square miles .. 

The more significant annexations in recent years include the Quail Ho11ow subdivision in 1980. 
the southsidc community in 1992. Milligan College in 1991 and the Elizabethton Airport and a portion of 
t.h.c Caner County Industrial Park in 1995. 

In recent years Elizabethton annexation effons have been fornsed on the western portion of 
Carter County between the City of Elizabethton and the City of Jotrmson City. There are several reasons 
for the city's attention to this area. These reasons are outlined in the following paragraphs: 

( l) According to the 1990 U.S. Census of Population Caner County had a population of 
5 l .505. Of the number 11, 931 people were located in the City of Elizabethton and t.he 
remaining 39.574 people were located in the county outside Elizabethton. The county's 
population is concentrated around the urban fringe of Elizabetlhton and in western Carter Coooty 
between Elizabethton and Johnson City. In 1990 there were. 11.230 people living in the portion 
01f census tracts 702. 707, 708 and 709 outside Elizabethton b 1t located between Eli'zabetbton and 
Johnson City in western Caner County. These figures slrmw that nearly one half of the county's 
population lives fo~iizabcthton or in western Carter Cm.n111ty. 

(2) Both Elizabethton and Johnson City have expressed interest in the urbanized area 
between the two cities which have resulted in a series of actions and reactions by each ci!y. 

A chronology of these events is outlined as follows: In 1968: the city of Elizabethtolfl acquired the 
Mi111igan Utility District which serves most of the urbanized are in western Carter County. Over 
the. years Johnson City has completed several annexations into, western Carter County. The 
most significant of there annexations was the Martindak Subdivision and the surrounding areas 
rumcxed in 1987 and the Texas Industries Plant annexed ~n I 979. 

En 1989 Elizabethton annexed Milligan College and the Emmanuel School of Religion. This 
annexation became effective in 1991. About this same llimc Johnson City completed a major 
sewer trunk line from Idlcwild Subdivision on Dry Creek Road. northward across western Carter 
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ComMy to Sinking Creek. WithrnJK the knowledge of Elizabeu;1ioim, fooosoli1\ City annexed the 
hlfigFllway right-of-way of Sa.aae Rm.we U. S 67 from the Washmg[oirn Co~nty line to Greenlee Road 
iEll K989. The City of Elizab<eth~on reacted by annexing the e8££cm portion of this highway 
from Grrccn lcc bridge to Elizabethion and by annexing portfo~u of the E.T.& W. N. C. Railroad, 
Grccrnlcc Road. Sinking Creek Road. and Lhe Watauga River to prrotcct at least a portion of 
western Carter County from being annexed by Johnson City. Elizabethton has since annexed 
several smaJI areas around Milligan College. The most notable of these annexations is the right
of-way of the Milligan Highway from Milligan College to the Washington County line. In tum 
Johnson City has had some small annexations with the most important being the area around the 
Okolona exit of Interstate 26. Since 1971 the City of Johnson City has annexed 25 times into 
wcsacm Carter County while the City of Elizabethton has had only 12 annexations into this area. 
Johnson City has annexed 620 acres of western Carter County. An annexation study published 
by Johnson City in 1991 shows their intention to eventually cmnc.1". another 3065 acres of 
western Carter County. 

The City of Elizabethton maintains an interest in other urbanizing areas around its periphery but 
most of its emphasis on annexation has been directed toward western Carter County because of 
the rapid development of this area and because of the competing pressures from Johnson City. 
There appears to be two prevailing thoughts concerning Eiizabemton·s growth into western 
Carter County. The first thought is that there is no compciitiora to annex other areas located 
on the north. cast. and south of the city and these areas will .. save·· until a later time. The 
second thought is that it is in '"Elizabethton· s Destiny·· lo eventually annex West Carter County. 
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ANNEXATION POLICIES 

In the past the City of Elizabethton simply has not had an aggressive annexation program to keep 
up with the urban growth as other cities in our region have done. While the city has considered 
annexation. there has not been a commitment by the city to actively pursue an annexation program. In 
order to have successful annexations. the following guidelines should be followed: 

(I) E.ach annexation should be a logical extension of corporate boundaries and be 
reasonable in nature. 

(2) The city should not attempt large .. catchup .. type annexation doomed to failure because 
of overwhelming opposition and inability to provide adequate services. 

(3) Once the city decides on a reasonable annexation. it should remain committed to that 
annexation even though there is strong opposition or litigation. 

(4) After an area is annexed. the city should extend services to that area quickly and 
efficiently. The city should keep its promises to the area's residents and develop 
a good reputation for well managed annexation. 



PREPARATION FOR ANNEXATION 

The basic reason Elizabethton has not been active in annexation is because of the immediate 
. ou~cry of opposition for the residents each time an annexation is discussed. Their basic question is what 

docs the city have to off er? 

The city's response is city schools. free garbage and brush pii.dmp, city sewer. street lights. 
reduced fire rates and a full time fire dcparuncnt. street cleaning. city police protection. and zoning and 
building codes. Those in opposition maintain that their present services .are .adequate and they don't want 
and are not willing to pay higher taxes for the city services. If a family has no school age children and no 
sewer problems it is often difficult to show how they would be better off paying the higher city taxes. 
Many times because of their heritage and culture. people just like the idea 1of thinking that they live in the 
country instead of the city. Regardless of the fact that they have close neighbors on all sides. they like to 
associate themselves with rural living and the freedom from city ordinances. 

A municipal corporation is much the same as a business corpor.ait1ion. Both types of organizations 
represent people brought together with a mutual interest and mutual goals. If the city is doing a good job 
of providing services. surrounding areas should want to be a part of Elizabc.th1ton because of the e;otccllent 
services for the small amount of taxes. At present. county residents arc .abrlc to use many of the city's 
services for free or at reduced rates. They depend on the city for a place to work and shop, and choose to 
live near and be part of the city's commercial and social activities bul not ~participate in the financing of 
city government. 

GROWTH MANAGEMENT PLAN 

Growth management is a program intended to influence the rate. present type. and or quality of future 
icvclopmcnt within an area. Growth management includes the management of growth within the city 
md the management of future growth in the city's urban fringes. 

This study had divided western Carter County into three principle annexation areas termed short range, 
medium range and long range. 

The shon range annexation areas are areas with the following characteristics: I .These areas are in close 
proximity to the ex~sting city limits; 2. City services are already provided or couid be provided easily, 3. 
The areas are dcnsCJy populated or densely developed. 4. From a growth management prospective it is 
necessary to annex these areas first in order to establish sewer service and other services for the entire 
growth area. More detailed infonnation on the areas is given on Table 1. These areas are located on both 
sides of the Milligan Highway from the existing city to the Washington County Hne and on both sides of 
the Gla.nzstoff Highway from the existing city to the top of Rio Vista Hilt The short range annexation 
a.reas should be considered for annexation within the next year. Cost and r.evenue projections for the short 
ra.rrnge annexation areas arc shown on Tables II and III. 

The medium range annexation areas arc in developed subdivisions loc:iued near the Milligan Highway and 
in the areas cast of Greenlee Road. Characteristics for the medium range annexation areas are shown on 
Table JV. Medium range annexation areas should be scheduled for anne~ation within the next ten years. 

Long range annexation areas arc those areas in western Carter County located generally between the 
medium range aieas and the Washington County line. Information.fer these ar-eas are shown on Table V. 
Thcsc.ar.cas sh0uld he added to the city within I.he next twenty five years. 

All of the proposed annexation areas are shown on the following illustrations. 
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TABLE I 

SHORT RANGE ANNEXATION AREAS 

Total Land Arca (acres) 415 
Vacant Land (acres) 20 
Developed land (acres) 395 

Total Residential Units 525 
Houses 136 
Mobile Homes 3 
Apartment Units 386 

Estimated Present Population 1077 

Population Density Per Acre 2.6 

Number of Business Structures 19 

Number of Public and Semi Public Uses 5 

*Total Miles of Streets to be Annexed 

(1) Glanzstoff Highway .8 

(2) Old Nottingham Road .2 

*Does not include Milligan Highway or private roads 



Table II 

PROJECTED ANNUAL REVENUES FOR SHORT RANGE AREAS 

Property Taxes 

Sales Taxes 

Business Related Taxes 

State Shared Revenues 

General Government Revenues 

Total 

$ 199,000 

50.000 

9.500 

91,550 

11.850 

361.900 

I 



Table III 

PROJECTED EXPENDITURES FOR SHORT RANGE AREAS 

ANNUAL EXPENDITURES 

Police Protection $54,000 

Fire Protection (one half cost of operating fire station) $81.800 

Sanitation ( garbage and waste disposal) $40,000 

Street Lighting $ 20.000 

Education (loss of tuition and transportation) $35,700 

General Government $26.350 

Total Annual Expense $257.850 

CAPITAL EXPENSE 

Sewer Linc Extension $2,480,000 

Water Linc Extension 110,000 

Fire Hydrants 110,000 

Fire station and 
New pumper (one half total cost) $255,775 

Ref use Containers 6,950 

Total Capital Expense $2,962,725 



Table IV 

MEDIUM RANGE ANNEXATION AREAS 

Medium Range Annexation Areas 

Total Land Arca (acres) 
Vacant Land (Acres) 
Developed Land (Acres) 

Total Residential Units 
Houses 
Mobile Homes 
Apartment Units 

Estimated Present Population 

Population Density Per Acre 

Number of Businesses 

Number of Public and Semi Public Uses 

Total Miles of Street to be annexed 

1.515 
l.150 

365 

620 
510 

85 
25 

1.545 

7 

5 

18.6 



Table V 

LONG RANGE Ai\lNEXA TION AREAS 

Total Land Arca (acres) 1.380 
Vacant Land (acres) 815 
Developed Land (acres) 565 

Total Residential Units 1.160 
Houses 780 
Mobile Homes 230 
Aparunent UniLli 150 

Estimated Present Population 2.890 

Population Density Per Acre 2.1 

Number of Businesses 12 

Number of Public and Semi Public Uses 3 

Total Miles of Streets to be annexed 19.7 



FEASIBILITY OF ANNEXATION 

Any annexation effort should attempt to accomplish a WIN-WIN situation for both the existing 
city residents and those residents being annexed. The following section of this chapter will explore both 
the advantages and disadvantages for city residents and the advantages and disadvantages for the 
annexed residents. 

Advantages for the City 

1. There arc four categories of revenues that the city would receive for the operations of the 
general fund. The first category is property taxes. These revenues include property taxes, state 
shared revenues and general government revenues. 

All four types of revenue estimates are based on an annual income to the city. 

2. As previous I y mentioned Elizabethton annexed Milligan College in 1992 and in 1996 
the city annexed the Carter County Bank and the Milligan Highway from Milligan College to the 
Washington County line. The city provides water to this area now. The city is presently 
completing construction. staffing. and equipping a new fire station in the West End of the city to 
serve this area. The city has a strong commitment to the area along the Milligan Highway and is 
already patrolling the highway maintaining the highway and providing garbage pickup to the 
property along the highway that is already in the city. Providing additional city services to this 
area would be relatively easy for the city to do. 

3. Once new sewer customers come on line the extra sewage will be beneficial to the sewer 
plant to mix with industrial waste resulting in a more diluted effluent to be treated. 

4. The introductory chapter of this study have outlined numerous other benefits that 
annexation would have for city residents as well as benefits for the annexed residents. 

Disadvantages to the City 

, Of course the most obvious disadvantages to the city is the expense of providing services to the 
area.- Many of the basic services arc already provided. Other services such as recreation, and general 
government services could be provided without any additional outlay for facilities. equipment or 
personnel. 

Advantages to Annexed Residents 

It is a common belief that it is less expensive to reside outside of the incorporated area than it is to live 
within the city. Although annual city property taxes would have to be paid, there are savings which can 
be offset against the property tax. The city of Elizabethton has a class five fire insurance rating while the 
surrounding urban fringe has a class nine rating which will result in significantly lower fire insurance 
rates for city residents. The cost for garbage collection. lower water and sewer rates. and tuition fees for 
outsiders who wish to send their children to city schools must also be offset against the property tax. 
Finally. it must be noted that for businesses all amounts paid for city taxes are deductible for federal 
income tax purposes. The above items in many cases will equal the amount of city taxes paid by the 
taxpayer but there are many other benefits received upon annexation. 

I. Police patrols will be extended to the annexed areas to provide residents with adequate police 
protection. 



2. Fire protection will be extended to all annexed areas .. Six inch water lines and fire hydrants will 
be installed as needed for fire protection purposes. 

3. Curbside garbage and trash collection will be provided which will reduce health hazards and 
illegal dumping within the annexed areas. 

4. Street lights will be installed to provide adequate lighting for safety and crime prevention. 

5. Sanitary sewers will be provided to the annexed areas. This will reduce health risks and water 
pollution problems that now exist in the urban fringe areas. 

6. The city's cultural and recreation programs and facilities will be available to all annexed 
residents. Also. cultural and recreation programs and facilities will be developed in the annexed 
areas in accordance with city standards and policies. 

7. The city's planning, zoning. and subdivision regulations plus the building, fire, and health codes 
provided by the city will be enforced in the annexed areas. No building permits and inspections 
will ensure safe and sanitary housing conditions. These measures increase well ordered 
dcvcJopmcnt which tends to increase the value of all property and living conditions. 

The extension of the necessary urban services at a minimum cost in all annexed areas will 
increase property values and living conditions within the urban area. This in tum will make 
Elizabeth.ton a progressive city which will make the city attractive for industrial development 
which needs urban services and vacant land. the new jobs created and urban services provided at 
minimum costs arc benefits which accrue to each and every resident of the urban area 

Disadvantages to Annexed Residents 

When areas arc proposed for annexation there is usually a mixture of feelings by the residents of the area 
Some are in favor of annexation. some are indifferent and some are strongly opposed. Reasons for 
opposing annexation most often cited at public meetings arc listed as follows: 

1. Residents do not want to pay city taxes. 

2. Residents do not want to pay sewer fees and tap on charges. 

3. Residents do not want to be controlled by city laws and ordinances. 

4. Residents want city services immediately when annexed. 

5. Residents like the concept of being in the county irregardless of the fact that their neighborhood 
has become urbanized and they want to cling to the idea that they arc country folks. 



SUMMARY 

This study has attempted to look at the topic of city growth and how it applies to Elizabethton 
and Western Carter County. Both early growth and recent city growth have been focused primarily on 
West Carter County. A commitment to western expansion was initiated with the annexation of the 
Milligan College area and reinforced with the annexation of the rest of the Milligan Highway to the 
Washington County line and with the construction of a new fire hall and planning of a sewer line to 
Milligan. There were the first important steps to the city's growth in this area. It is now time to take 
additional steps. The city has established its intentions in this area and strung out city resources to meet 
present commitments. lf the city docs not continue the annexation process it would be unfair to both the 
residents of Milligan and Elizabethton city residents. This study recommends that the annexation of the 
short range areas begin as soon as possible with the medium and long range annexations following the 
established schedule. 


