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INTRODUCTION
Bristol, Virginia is a historic community along the Virginia-Tennessee line that balances southern
charm and small-town roots with regional cultural, recreational, and shopping destinations. Residents and visitors alike can visit Bristol’s Birthplace of Country Music Museum, stroll through an
energized and revitalized Downtown, take in a NASCAR race at the nearby Bristol Motor Speedway,
enjoy historic homes on tree-lined streets, and play outdoors in any of the city’s beautiful parks or
golf course. Bristol truly is “a good place to live.”
The completion of the new Comprehensive Plan marks a new chapter in Bristol’s storied history.
After eighteen months of community input and engagement, this document represents the aspirations of the community as well as the policies and recommendations that government officials, staff,
residents, business leaders, investors, developers, and more can undertake to make Bristol an even
better place to live, work, invest, recreate, entertain, and visit.

The Comprehensive Plan is
organized into ten chapters.
Chapter 01: Introduction
Chapter 02: Community Outreach
Chapter 03: Community Profile
Chapter 04: Vision
Chapter 05: Land Use & Development
Plan
Chapter 06: Bob Morrison Boulevard &
Downtown Sub-Area Plans
Chapter 07: Transportation &
Mobility Plan
Chapter 08: Parks, Open Space &
Environmental Features Plan
Chapter 09: Community Facilities &
Infrastructure Plan
Chapter 10: Implementation Plan
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Introduction

Purpose of the Big Ideas
Comprehensive
Plan
The Comprehensive Plan for the City
of Bristol, VA is the City’s official guide
for land use and development over
the next 10-20 years. It is Bristol’s
“road map,” detailing a long-term vision and policy agenda for important
issues like land use, housing, parks,
infrastructure, transportation, and
more. Ultimately, the Plan answers:
“what should Bristol look like in 1020 years and how do we get there?”
Virginia law (Virginia Code Section
15.2-2223) requires every county,
city, and town to adopt a Comprehensive Plan for physical development within its jurisdiction. The City’s
previous Comprehensive Plan was
adopted in 2002.

What is the Comprehensive Plan
seeking to achieve? While the Comprehensive Plan provides policy guidance and recommendations for a variety of topics, an extensive outreach
process identified several issues that
were exceptionally important to the
community. These “big ideas” form
the core of the Comprehensive Plan
and will help to make Bristol an even
better place to live and work.

ǴǴ Stabilize and reinvest in Bristol’s
neighborhoods, particularly in
core neighborhoods surrounding the Downtown;

ǴǴ Continue diversification of
Bristol’s residential areas with
quality contemporary development, senior housing, and
higher density product;

ǴǴ Protect Bristol’s historic charac-

ǴǴ Make Bristol the “place to do
business” in the Tri Cities region
and ensure job growth;

ǴǴ Improve the community’s
appearance through beautification investments and regulatory
changes;

ǴǴ Support Downtown Bristol as
the social, cultural, and entertainment heart of the community;

ǴǴ Complete the Falls development
and encourage further redevelopment of the Lee Highway
area;

ǴǴ Create a healthy municipal
financial environment;

ǴǴ Improve city-wide pedestrian
and bike connectivity; and

ǴǴ Protect and enhance Bristol’s
unique green spaces and natural features.

Plan
Organization
The Comprehensive Plan is organized into ten chapters:

ǴǴ Chapter 1 – Introduction,
introducing the purpose of the
Comprehensive Plan, its big
ideas, and the organization of
the document;

ǴǴ Chapter 2 – Community Outreach, summarizing all of the
in-person and on-line outreach
that was conducted over the
course of eighteen months;

ǴǴ Chapter 3 – Community
Profile, detailing a variety of
important background information, such as the City’s history,
development controls, existing
land uses, and demographics;

ǴǴ Chapter 4 – Vision, establishing the community vision that
guides the Comprehensive Plan
document and paints a picture
of what Bristol will look like in
2035;

ǴǴ Chapter 5 – Land Use & Development Plan, illustrating
and describing in general terms
the type and location of future
land uses within Bristol. This
section also provides detailed
recommendations and policies
targeted at the improvement of
Bristol’s residential, commercial,
and employment areas;

ǴǴ Chapter 7 – Transportation
& Mobility Plan, providing
recommendations for the City’s
roads, trails, sidewalks, and
more, and identifying opportunities to increase community
connectivity;

ǴǴ Chapter 8 – Parks, Open
Space, & Environmental
Features Plan, providing
recommendations intended to
enhance the park and trail system, and protect and enhance
Bristol’s natural areas and environmental features;

ǴǴ Chapter 9 – Community
Facilities & Infrastructure
Plan, identifying the future
need for community facilities
and offering long-range recommendations to ensure that
residents are adequately served
by service providers; and

ǴǴ Chapter 10 – Implementation
Plan, presenting specific actions, as well as potential funding sources, that the City should
pursue as it seeks to implement
the recommendations of the
Comprehensive Plan.

ǴǴ Chapter 6 – Bob Morrison
Boulevard & Downtown
Sub-Area Plans, establishing
a vision for the Bob Morrison
Boulevard and Downtown areas,
including site concepts and
planning recommendations;

ter and leverage its roots, history, and charm for both tourism
and local pride;
Introduction
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COMMUNITY
OUTREACH
The Comprehensive Plan is the result of a process that has actively sought input from a variety
of stakeholders, including residents, business owners, developers, service providers, elected and
appointed officials, and City staff. A variety of outreach efforts, both in-person and online, were
used to gather the concerns, ideas, and aspirations of residents. This feedback and input provided
a foundation for the Comprehensive Plan, guiding the recommendations and strategies of the plan
to address key issues and opportunities in the community. This section summarizes the community
outreach efforts that have been completed thus far in the planning process.

This chapter summarizes the
community outreach efforts that
have been completed thus far in
the planning process.
Kick-Off Workshop
Community Workshop
Business Workshop
Youth Workshop
Key Person Interviews
Visioning Workshop
Project Website
Resident Questionnaire
Business Questionnaire
sMap Online Mapping Tool
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Community Outreach

Kick-Off
Workshops
Two kick-off workshops were held in
February 2015 at City Hall: one with
the Comprehensive Plan Advisory
Committee (CPAC) on February 9th,
2015 and the other with the City’s
elected and appointed officials on
February 10th, 2015. Also in attendance were many City of Bristol staff.
The purpose of both events was to
introduce CPAC members and the
City’s elected and appointed officials
to the comprehensive planning
process and give them a chance to
voice initial issues, aspirations, and
priorities regarding the Bristol Comprehensive Plan.

Summary of Input
While a variety of issues and opportunities were identified, discussion
focused on the key topics of poverty and blight, need for economic
growth and employment retention,
management of city finances, quality
of education, and the disrepair of
transportation Infrastructure.

Community
Workshop
On April 30th, 2015, a Community
Workshop was held at Virginia High
School from 7:00pm to 8:30pm to
allow residents to communicate
their issues, aspirations, and priorities for the future of Bristol, VA. This
workshop was the first opportunity
for members of the public to discuss
issues and challenges related to
living in Bristol. After a review of the
scope of work and questions and
comments from those in attendance,
the consultant led a group exercise
to gather input from the public.

Summary of Input
While a variety of issues and opportunities were identified, discussion
focused on the key topics of job creation, neighborhood blight, management of City finances, drug abuse,
and improvements to Downtown.

Business
Workshop
A Business Workshop was held at
the Bristol Public Library on March
24, 2015. The purpose of the workshop was to give the community’s
business leaders and managers
an opportunity to share concerns,
issues, aspirations, and priorities
regarding development of the Bristol
Comprehensive Plan, as well as be
briefed about the planning process.

Summary of Input
While participants discussed a variety of city-wide issues and opportunities, the focus of the discussion
centered on the city’s business
climate and workforce, particularly
the key topics of the City’s financial
condition, competition versus cooperation with neighboring jurisdictions, the need for well-paying jobs,
the lack of parking Downtown, and
the deterioration of infrastructure.

Community Outreach

Key Person
Interviews
In order to get greater detail about
important issues and more accurately assess “on the ground” conditions and potentials, the consultant
team conducted confidential oneon-one interviews and roundtable
discussions in March 2015 with
more than two dozen individuals.
Those interviewed possessed a wide
range of perspectives and backgrounds, including small and large
business owners, local experts, key
service providers, institutional partners, developers, and activists. Each
group of participants was asked a
series of questions about Bristol,
with interviews generally lasting
about one hour.

Bristol, VA Comprehensive Plan
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Youth
Workshop

Visioning
Workshop

A Youth Workshop was held with
nineteen high school students at
Virginia High School on March 24,
2015. Participating students were a
mixture of freshmen, sophomores,
juniors, and seniors. The purpose of
the workshop was to engage Bristol’s
youth and give them an opportunity to share concerns, issues,
aspirations, and priorities regarding
development of the Bristol Comprehensive Plan.

On September 15, 2015, the City of
Bristol, VA held a Visioning Workshop
at the Bristol Public Schools Headquarters. Attendees were assigned to
one of six “breakout” groups and provided with markers and a large map
of the city. Over the course of an hour,
each group worked as a team to draw
their “vision” for the City of Bristol on
maps.

Summary of Input
While a variety of issues and opportunities were identified, discussion
focused on the key topics of blight and
vacancy; the need for youth activities;
Bristol Mall; poor connectivity and the
lack of sidewalks, bike lanes, and trails;
education and school operations; and
the deteriorating road infrastructure
resulting in increased traffic.

6
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Community Outreach

Summary of Input
Generally, workshop participants felt
strongly about developing historic
zoning and preservation policies,
particularly within Downtown and
the Euclid Avenue, Virginia Hill, and
Solar Hill neighborhoods; beautifying
key corridors; enhancing Downtown as the center of the community; adding sidewalks, trails, and
pathways along major corridors such
as Lee Highway, Euclid Avenue, and
Commonwealth Avenue; extending
bus service (both hours and routes);
and increasing the diversity of the
housing stock (e.g. senior housing,
apartments, condos, etc.).

Project Website Resident
Questionnaire
A project website was created to
establish a centralized location for
information regarding the Bristol
Comprehensive Plan. The website
contained information and updates
concerning the project, meeting
notices, and downloadable versions
of project documents and reports.
The project website also contained
links to online questionnaires for
residents and business owners, as
well as the sMap mapping tool.

A total of 96 individuals completed
the Resident Questionnaire, which
remained open throughout the
planning process. The questionnaire was designed to supplement
in-person outreach activities and
gather input from those unable
to attend those events. While the
questionnaire does provide a statistical approach to community input, it
is not intended to act as a scientific
survey instrument.

Summary of Input
Overall, residents who completed
the questionnaire were satisfied but
not enthusiastic about living and
working in Bristol. Attracting new
employment and more industry was
identified as significant objective for
the community. Similarly, residents
chose development and growth
potential, schools, and city government and services as the three top
priorities that should be addressed
within the Comprehensive Plan.

Business
Questionnaire
The business questionnaire was
designed to supplement in-person outreach activities while also
obtaining input from the perspective
of business owners and operators
within Bristol. Sixteen businesses
completed the survey.

Summary of Input
Business owners identified commercial development, greater
support for local business, and more
public relations and promotions as
improvements they would like to
see. In addition, respondents believe
that Bristol has improved in the past
10 years and the majority said they
would not move their business out
of Bristol if given the opportunity.

sMap
sMap is a social mapping application developed by Houseal Lavigne
Associates that allows residents to
actively participate in the planning
process. This tool enables participants to create their own community
maps, making note of issues and
opportunities while providing comments tagged to specific locations.
On the Bristol sMap, 10 maps were
created with a total of 188 points.

Summary of Input
While a larger variety of points were
marked, a few common trends were
noted. Participants identified 55 sites
as community assets, particularly
Virginia Intermont College campus,
Girls Incorporated of Bristol, Fred
Hayes Park, Cumberland Park, and
the Paramount Theater. The Bristol Mall, Virginia Intermont College
campus, and the I-81 exit 5 areas
were noted as important development priority sites. A large number
of points identified areas that are
public safety concerns or have poor
appearance.

Community Asset. Assets to the
community that should be
maintained or enhanced.
Development Priority Site. Sites
you feel should be developed or
redeveloped in the short term.
Problematic Intersection.
Intersections that you feel are a
safety concern or impact the smooth
flow of traffic.
Public Safety Concern. Are areas
that you feel pose a concern to
public safety and pedestrians.
Undesirable Use. An existing use in
the community that you feel is
undesirable.
Key Transit Destination. An area in
the community that should be better
served by public transit.
Desired Use/Development.
Identifies an area and a use that you
would like to see developed.
Poor Appearance Areas that you
feel are unsightly or could benefit
from additional landscaping or
aesthetic improvements.
Other. All other points/issues you
would like to add.

Community Outreach
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History
Frontier Town
Bristol’s original residents were the
Cherokee and Yunchi Native American tribes. Treaties and land grants
led to settlement by pioneers in the
18th century on both sides of the
Virginia and Tennessee state line.
After construction of a fort within
what is now Downtown Bristol, the
area became an important trading
destination for explorers and frontiersmen, including Daniel Boone
and George Rogers Clark. In 1856,
charters were given to both the land
north of the state line (Goodson, VA)
and the land south of the state line
(Bristol, TN). In 1890, Goodson, VA
was renamed to Bristol, VA, and the
two Bristols became known as the
“twin cities.”

10
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Civil War

Growing City

The expansion of the Virginia and
Tennessee Railroads to Bristol in
1856 led to rapid growth, and during
the Civil War, Bristol became an
important link between the Confederate government in Richmond and
the states of the Deep South. As part
of the Confederacy, Bristol manufactured and supplied goods for the
Confederate Army, but was also located close to several Union strongholds. Union raids during the war
led to fire and destruction of several
buildings in Bristol. Throughout the
war, Bristol remained a Confederate
stronghold, housing both hospitals
and prisoner of war camps. East Hill
Cemetery along East State Street is
the final resting place for many who
perished in the Civil War, both Union
and Confederate.

Weathering through booms and
busts, the City of Bristol continued
to grow. In 1870, Sullins College
opened its doors; in 1891, Virginia
Intermont College did the same. In
1875, the two Bristols had a combined eight manufacturing firms, 27
commercial enterprises, and 17 lawyers. By the end of the 20th century,
Bristol contained the region’s first
department store and was the premier commercial destination within
a 200 mile radius.

Community Profile

Infrastructure and civil society
continued to evolve with the growth
of the city. The first daily newspaper
was established in 1888, the first
public school in 1891, and electricity
began illuminating State Street in
1913. Bristol’s famous “A Good Place
to Live” sign was erected in 1921 after a contest held by the Bristol Advertising Club. That sign was added
to the National Register of Historic
Places in 1988, one of only 33 signs
on the register.
Over the course of thirty years, Bristol doubled in population from 4,579
in 1900 to 8,840 in 1930.

Birthplace of
Country Music
In 1927, a recording executive named
Ralph Peer traveled to Bristol to set
up a temporary recording studio and
capture the music of southern Appalachia. During his two week visit, he
recorded 76 songs by 19 different
acts, including Jimmy Rodgers (“the
Father of Country Music”) and the
Carter Family (“the First Family of
Country Music”). These recordings
changed the course of music history.
Johnny Cash later stated, “these
recordings in Bristol in 1927 are the
single most important event in the
history of country music.” In 1998, the
U.S. Congress named Bristol officially the Birthplace of Country Music,
and in 2002, the Library of Congress
ranked the sessions among the 50
most significant sound recording
events of all time.

Post-War

Present Day

In the 1960s, I-81 was built as a
part of a national push for highway
expansion, linking Bristol to the
northeastern states and Canada.
In keeping with national trends,
Downtown Bristol fell into decline
in the 1970s and 1980s, with new
commercial development along Lee
Highway, Euclid Avenue, Gate City
Highway, and at the Bristol Mall. The
City was able to expand its footprint and annex land up until 1987,
when the state legislature approved
a moratorium on annexation. Peak
population occurred in 1980, with
19,042 residents.

Today, Bristol remains a hub of
culture, recreation, and entertainment, as well as a “good place to
live.” 17,835 people called Bristol, VA
home in 2010. Downtown has experienced a rebirth, with millions of
dollars in new investment, establishment of a new Smithsonian Institution-affiliated Birthplace of Country
Music Museum, and the regular
hosting of concerts and festivals,
such as Rhythm and Roots.

Community
Assets
What makes Bristol a great and
unique place to live? This section
details several contributing elements that the Comprehensive
Plan seeks to preserve, elevate, and
enhance. Each of these elements,
as well as many others, combine to
form a unique sense of place within
Bristol and make it an attractive
place to live, work, shop, and visit. As
implementation of new projects begins, it is important not to lose focus
of the many significant elements of
the past and present that have made
Bristol into the special place that it
is today.

Downtown Bristol

Events & Festivals

Small-Town Feel

Country Music Heritage

Downtown Bristol is the heart of the community. Its historic architecture, murals, and leafy street trees help create a
sense of place. With the state line running down the center of State Street, and dividing Virginia from Tennessee,
Bristol also offers a character unique to most American
cities. Offices, lofts, restaurants, bars, festivals, and cultural
facilities provide a full range of day and night, weekday
and weekend uses. Recent redevelopment has stimulated
new investment and attention to the Downtown area.

A variety of unique entertainment and sporting events
draw thousands to Bristol each year and bolster its reputation as a hub for fun community activities. Rhythm & Roots,
held on the third weekend of each September, is one of the
largest music festivals in the South, drawing national acts
such as the Avett Brothers and Emmylou Harris. Sporting
events include the nearby NASCAR Bristol Motor Speedway
and the Bristol Pirates, a rookie league team associated
with the Pittsburgh Pirates. The “Cumberplunge,” a 500 foot
water slide erected along Cumberland Street, is becoming
a local summer staple.

Bristol residents cherish quiet streets, neighborhood
parks, and the “Main Street” feel of Downtown Bristol.
Throughout the outreach process, participants continually
cite the City’s friendliness, warmness, and civic mindedness as some of the community’s greatest assets. Bristol
is also a tight knit community that includes multiple
generations of families and a place where most of today’s
population has deep roots in the region.

A series of tape recordings made in Bristol by music
executive Ralph Peer changed the course of music history
forever. They captured and popularized an undiscovered
style of music found in southern Appalachia. In 1998, the
U.S. Congress named Bristol officially the “birthplace of
country music,” and in 2014, the Smithsonian-affiliated
Birthplace of Country Music Museum opened in Downtown Bristol. This heritage is crucial to community pride
and identity as well as tourism, marketing, and branding.

Historic Architecture

Bristol Sign

Capital of Southwest Virginia

Sister Cities

Bristol offers a variety of historic neighborhoods and architecture that give it a distinctive flavor and identity. Located
in one of the original colonies, but situated in the mountains
where the nation once transitioned to the frontier, Bristol’s
buildings tell part of America’s story and embody the longevity and resilience of the local area. Majestic mansions with
proud columns line the streets of Solar Hill, “grand old ladies”
that were the stomping grounds of famous Americans such
as President Andrew Jackson. Downtown’s historic streetwall
remains largely intact, displaying interesting facades with
patterned masonry and detailed cornices that harken back to
its status as a 19th century rail town.

The Bristol sign over State Street is the community’s most
distinctive landmark. Originally built in 1910, the phrase
“A Good Place to Live” was added in 1921. It is only one of
33 signs to be listed on the National Register of Historic
Places.

Bristol has the largest concentration of culture, shopping,
and entertainment in southwest Virginia. Its informal status as the “capital” communicates its regional influence
as well as consumer draw. Bristol serves as a crossroads
and meeting place for many throughout the region.
Bristol is home to many local residents, but as a regional
destination it plays a role in the lives of many more people
and its importance is greater than its official municipal
boundaries.

Oftentimes, neighboring communities do not have much
in common – but Bristol, VA and Bristol, TN are part of a
larger community that shares the same name and has
grown together over time. Although they are separate
jurisdictions, Bristol is often seen as one community. The
division of State Street between Virginia and Tennessee
creates an extremely unique environment within Downtown, and cross-border partnerships such as “Believe in
Bristol” and the development of a joint-branding campaign help facilitate close relationships between the two
sister cities.

Community Profile
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Past Plans &
Studies
This section contains a review of
past plans and studies impacting
policy, planning, and development within the City of Bristol. The
comprehensive planning process
recognizes the value of these prior
planning efforts and will build upon
them where applicable as a component of the community’s new vision.

12
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Bristol, TN/VA Joint
Planning Commission
Ignite Vision & Strategic
Plan (1999)

After a two year planning process,
a joint planning effort between the
communities of both Bristol, TN and
Bristol, VA produced a shared vision
and strategic plan. The Plan’s central
recommendation was that Downtown Bristol represents the greatest
untapped opportunity for both communities, and that new investments
should make Downtown Bristol the
“Tri Cities’ Downtown.”

Community Profile

Some of the key recommendations
to achieve that vision included both
cities making a commitment to
quality development and urban design, coordinating efforts and investment among different stakeholders,
revitalizing the train station, promoting tourism through bike trails linked
to the Downtown, and building the
Beaver Creek Walk. Other goals and
recommendations were provided
related to topics such as community
pride, culture and the arts, social
services, recreation, and more.

City of Bristol, VA

Comprehensive Plan (2002)
The City’s last Comprehensive Plan was
adopted in 2002, updating the prior 1995
Plan. It serves as the City’s official policy
guide for land use and development until
adoption of the new Comprehensive
Plan in 2016. The Plan identified future
land uses for every parcel in the City, and
established goals and priorities for land
use, transportation, housing, economic
development, and Downtown.
In 2013, the City evaluated and appraised
the 2002 Comprehensive Plan to see
how well it aligned with the current
needs of City governance and the community at-large. The study found that
while the Plan was well drafted, it lacks
many components common in more
modern plans and its recommendations
and future land use map no longer aligns
with market realities and community
needs (“substandard”). These findings led
to the beginning of the development of a
new Comprehensive Plan.

City of Bristol, VA
Moore Street
Walkability & Parking
Study (2010)

Moore Street is a critical, but underutilized, road that could better connect Lee Highway, a major
thoroughfare, with Downtown Bristol.
The Moore Street Walkability &
Parking Study evaluated the corridor’s walkability, traffic conditions,
transportation options, and parking.
Some of the study’s key findings
included that the corridor was not
very walkable (e.g. few pedestrian
amenities, no buffers, sidewalk gaps,
narrow sidewalks, etc.), usage of
public transportation was minimal,
and that the corridor contained a
surplus of parking (13 acres of parking pavement).

Bristol Metropolitan
Planning Organization
Long Range Transportation
Plan for 2035 (2011)

The Bristol Metropolitan Planning
Organization includes Bluff City
(TN), Bristol (TN), Bristol (VA), Sullivan County (TN), Abindgon (VA),
and Washington County (VA). Key
priorities of the Long Range Transportation Plan include system efficiency and maintenance, economic
development, environmental quality
and livable communities, mobility,
and user safety and security. The
Plan projects minimal population
change in Bristol, VA between 2007
and 2035 (17,451 people in 2007 vs.
17,708 people in 2035; + 257) but a
noticeable increase in total employment (15,619 jobs in 2007 vs. 18,359
jobs in 2035; +2,740 jobs).

Roads identified as experiencing
significant congestion in 2035 (LOS
E or F) included parts of Lee Highway, Old Airport Road, and Commonwealth. Road projects identified
within Bristol include traffic signal
coordination along Lee Highway,
widening and adding turn-lanes
on Old Airport Road, extending the
multi-lane portions of Lee Highway
from near Kerin Drive to the northern
corporate limits, widening Bonham
Road between Lee Highway and
I-81, and widening East Valley Drive
from Lee Highway to Kings Mill Pike,
among others. The Plan notes that
sidewalks are confined to the central
business district, older residential
districts, and near schools, with
most other areas lacking. The Plan
recommends continual upgrade,
repair, reconstruction, and expansion
of sidewalks and trails.

City of Bristol, VA

Comprehensive Parking
Study & Parking Management
Plan for Downtown (2011)
This study examined parking needs
in the Downtown and evaluated
existing parking supply to determine
if it adequately met parking demand.
Demands for both Downtown Bristol,
TN and Bristol, VA were examined.
The study determined that there is
currently an existing daytime surplus
of 359 parking spaces, however,
there are block to block deficiencies
due to poor parking management
and lax enforcement of regulations.

As the Downtown continues to
revitalize and redevelop, the study
estimates that this will lead to a
daytime deficit of about 628 spaces
within five years and a deficit of
1,122 spaces within ten years. Some
of the key parking challenges identified included that employees often
park on the street (utilizing spaces
for consumers), a lack of wayfinding
and identification signage, a lack of
shared parking, and poor appearance of lots. The study also notes
that the City only has jurisdictional
control over 43% of parking within
Downtown, with the other 57% in
Bristol, TN.

City of Bristol, VA

Moore Street Corridor
Small Area Plan (2011)
This Plan offers recommendations
and tools to visually and culturally
enhance the Moore Street corridor area, a roughly oval-shaped
planning area that spans from Scott
Street in the south to the five point
intersection in the north, Oakview
Avenue in the west to Martin Luther
King, Jr. Boulevard in the east. The
Plan envisions Moore Street as a
welcoming, aesthetically pleasing,
and historic neighborhood serving
as a gateway to Downtown Bristol.
The goals of the Plan include:

ǴǴ Create gateways and distinctive
neighborhoods within Moore
Street

ǴǴ Improve pedestrian safety
ǴǴ Improve and create a transportation plan for the area

ǴǴ Revitalize and aesthetically
improve the streetscape
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Analysis of Potential
Options for Meeting the
City’s Jail Needs (2014)
The City’s existing jail was built in
the 1960s and is insufficient to meet
the demands currently placed on it.
The jail lacks an outside security perimeter, secure entrance/exit, smoke
removal and sprinkler systems, and
has insufficient space for inmates.
Its rated capacity is 67 inmates; it
currently houses 150+ inmates. The
Analysis of Potential Opportunities
for Meeting the City’s Jail Needs
Study presents two scenarios for
meeting its jail needs: the local
alternative and the regional alternative. The former scenario includes
construction of a new 270-bed jail,
while the latter involves joining the
Southwest Virginia Regional Jail Authority system and transition Bristol’s
city jail to a holding facility.
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Our Vision, Our Future (2014)
Bristol: Our Vision Our Future was
prepared by the Virginia City Council
during a 2014 planning retreat.
Written from the perspective of the
2034 City Council, it sets a course
for action in several policy areas. The
document envisions Bristol as:

ǴǴ An economic hub
ǴǴ A destination for culture, heritage and natural resources

ǴǴ A community with an impressive public education system
preparing students to enter the
workforce and is accessible by all

ǴǴ Having vibrant neighborhoods
with mixed income levels and
mixed uses

ǴǴ Providing outstanding city
services

ǴǴ Having a healthy financial envi-

Commonwealth
of Virginia

ǴǴ Efficiently deliver programs
ǴǴ Consider operational improve-

VTrans2040 is a long-range
multimodal policy document that
identifies transportation needs
within Virginia. Only projects that
help address a need identified in
VTrans2040 will be considered for
funding under the statewide prioritization process. VTrans 2040 is
being developed in two phases: (1) a
Vision Plan completed in 2015, and
(2) a Multimodal Transportation Plan
which will replace the 2035 Virginia
Surface Transportation Plan, to be
completed in 2016. Goals of Vision
Plan include:

ǴǴ Provide transparency and

VTrans2040 Plan (2015)

ments and demand management first
accountability through performance management

ǴǴ Improve coordination between
transportation and land use

ǴǴ Ensure efficient intermodal
connections

ǴǴ Optimize return on investment
ǴǴ Ensure safety, security, and
resiliency

ronment

ǴǴ Maintaining superb facilities
and infrastructure
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A detailed field inventory of each block and every parcel within Bristol was completed in February
and March 2015. Based on a thorough assessment, existing land uses in Bristol were classified into
18 categories.

EXISTING LAND USE CLASSIFICATIONS
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Heavy Industrial uses are generally
larger in scale and may include the
processing of chemicals and plastics,
refineries, mining, and industrial
machinery. These uses can have
visual, noise, traffic, or environmental
impacts on adjacent areas.
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Light Industrial areas include light
manufacturing and other
less-intensive manufacturing uses
that typically operate indoors and do
not generate much noise or impact.
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Institutional Campus encompasses
the former campus of Virginia
Intermont College, which closed in
2014.

ek

Rail/Utility includes rail and utility
right-of-ways and supporting land
uses.
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Office uses are comprised of
professional office services such as
corporate headquarters, medical or
dental clinics, legal firms, or other
professional service providers.
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Agricultural land uses are cultivated
fields used for raising crops and/or
other farming-related activities. A few
parcels on the northern and
southeastern fringe of the community
are still used for agriculture.

Vacant are blocks that contained
significant levels of parcel vacancy.

Public/Semi-Public land use is
composed of institutions and
community facilities that define
Bristol’s overall quality of life. This use
includes facilities such as public
schools or municipal facilities, as well
as private facilities such as religious
institutions and not-for-profits.
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Mixed-Use land uses include single
story buildings with a mix of uses and
multiple story buildings with
restaurant, retail, and service uses on
the ground floor and office or
residential uses on upper floors.
Typically, buildings are built to the
property line with parking provided in
the rear to enhance character and
walkability.

Regional Commercial uses are
commercial uses that are large in
scale and draw from a regional
consumer audience. Examples
include hotels, big box retailers, and
movie theatres.

Under Construction are parcels that
were under construction at the time of
the field survey are hatched on the
accompanying map.
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Mobile Homes, also referred to as
manufactured homes, are single
family detached homes that are
designed without a permanent
foundation. While transportable, they
can be connected to utilities and used
as permanent housing.

Open Spaces are natural areas that
are set aside for conservation
purposes, are not conducive to
development due to flooding or
topographical issues, and/or provide
passive green space within a
subdivision or development.
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Multi-Family residential areas
include apartment buildings or
complexes in which units are
accessed through a shared entryway
or hallway.

Undeveloped land is land that is
currently unused and is not cleared
for development, set aside for
conservation purposes, and/or served
by some level of existing
infrastructure.
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Single-Family Attached residential
areas include townhomes, rowhomes,
or duplexes in which units may be
connected horizontally, but typically
have their own entry from the public
street or sidewalk.

Parks include grounds used for active
or programmed recreation, including
parks, athletic fields, trails, and
playgrounds.

Local Commercial land uses include
general retail or commercial services
-- such as restaurants, grocery stores,
pharmacies, convenience stores -that are tailored to a mostly local
consumer base. These areas are
generally concentrated along major
corridors, and may include individual
tenants on small lots or multi-tenant
shopping centers or strip malls.
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Single-Family Detached homes are
stand-alone housing units with one
unit per parcel. They are the
predominant land use within Bristol.
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The City’s Land Use Code (Chapter 50) within the Code of Ordinances regulates the usage and density
of land (zoning), as well as the design and appearance of structures, signage, subdivision development,
parking, and landscaping. These regulations have the expressed purpose of promoting the health,
safety, convenience, order, prosperity, and general welfare of the people of the city.

ZONING DISTRICTS
R-1A Single Family Residential

O-1 Office and Institution

GCR Golf Course Residential

R-1 Single Family Residence

B-1 Neighborhood Shopping

A Agricultural

R-2 Single and
Two Family Residence

B-2 Central Business

Parcels with Conditional Zoning

B-3 Intermediate Business

R-3 Moderate Density
Residential

SPECIAL OVERLAY DISTRICTS

M-1 Light Industrial
M-2 General Industrial

R-4 High Density Multi-Family

Tourism District
Arts & Entertainment District

R-M-H Mobile Home Park
Residential
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Other
Development
Controls
Subdivisions
The City’s subdivision regulations
are found in Chapter 50, Article
3 of the Code of Ordinances and
they seek to guide the change that
occurs when land and acreage
become urban in character as a
result of development for residential,
business or industrial purposes; to
provide assurance that the purchasers of lots are buying a commodity
that is suitable for development
and use; and to make possible the
provision of public services in a safe,
adequate and efficient manner. The
Article articulates processes and
requirements for new subdivisions
within the City.

16
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Signage
The City’s signage regulations are
found in Chapter 50, Article 11, Division 14 of the Code of Ordinances
and were adopted in 2012. Prohibited signs include: those with motion
or intermittent lighting (outside of
those that provide public information), those that obstruct clear vision
of traffic or rail, overly bright signage,
and similar types of signs. All signs
must be safe and presentable and
in good structural condition. All
off-premise signs are prohibited.
Pole signs are only allowed within
1,000 feet of I-81 and shall not be
taller than 40 feet in height. Multitenant, ground signs, and wall signs
are allowed on frontage of roads
within nonresidential zones, with
different regulations depending on
the type of roadway and the length
of frontage.

Community Profile

Normal maintenance of nonconforming signage shall be permitted,
however, no structural alteration,
enlargement, or extension can be
made unless it reduces the nonconforming features of the sign.

Parking
Off-street parking is regulated by
Chapter 50, Article 7, Division 2 of
the Code of Ordinances and ensures
that adequate parking is provided
within new development. The B-2
district (covering Downtown Bristol)
does not have any off-street parking
requirements for uses. Outside of
the B-2 district, retail stores or shops
are required to provide one space
per 200 square feet of sales floor
area for the first 5,000 square plus
one [space] per each additional 500
square feet. Residential structures
are required two spaces per dwelling
unit.

Landscaping,
Screening, & Buffering
The Code of Ordinances does not
have a section dedicated to landscaping, screening, and buffering, and accordingly, is regulated
minimally. The R-T district details
examples of “green areas” such as
lawns, decorative plantings, and recreational areas. It is a factor within
site plans, but specificity on what is
expected is not detailed. City code
does require that any business or
manufacturing district that abuts a
residential district shall be provided with either masonry- or evergreen-vegetation-type screening, or
such other type as may be acceptable to the planning commission.

This also applies to any new construction or development within a
business or manufacturing district
on a property that is contiguous with
a residential district. Off-street parking only requires screening (earthen
berms, planted buffers, decorative
fences, decorative walls, etc.) within
the B-2 district. A minimum 25 foot
buffer strip is also required on the
outer perimeter of communications
towers property, where it abuts
residentially or commercially zoned
areas.
Landscape guidelines were developed for “The Falls” development but
are only for that particular site.

Design Guidelines
Believe in Bristol’s Design Committee assists property owners within
the Downtown identify suitable designs and opportunities for historic
rehabilitation, however, the City does
not have any official design guidelines.

Market &
Demographic
Analysis
An analysis of the City of Bristol’s
demographic and market conditions
was conducted to better inform the
planning process and provide the
necessary background information
for developing market-viable recommendations.
This analysis presents and assesses current trends, notes important
market implications, and assesses potential for future growth and
development opportunities. Where
applicable, Bristol is compared with
the greater Kingsport-Bristol-Bristol,
TN-VA Metropolitan Statistical Area
(MSA). Collectively, this information
provides a snapshot of the city’s current and future competitive position
within the region.

Demographics

Age

Population Change (2000 - 2040)

This section provides an overview of
key demographic factors within Bristol, such as population, age, income,
race, and ethnicity. All data was
obtained from ESRI Business Analyst
and the U.S. Census Bureau.
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20,000
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18,500

17,835

18,000
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Population

The distribution of population
among age cohorts is relatively
the same in both the City and MSA.
While both the City and region are
getting older, the City’s median age
of 42.5 is approximately 2 ½ years
lower than that of the MSA (44.9).
Currently more than 20% of the
population in both areas is over 65.

17,367

17,000

Bristol’s population has remained
relatively stable although it has
increased slightly over the past several years, a trend that is projected
to continue through 2040. Virginia is
growing as well, however, at a faster
rate.
As a side note, The Weldon Cooper
Center for Public Service at the University Virginia also forecasts population for cities throughout Virginia.

Age Distribution (2015)
Bristol, VA
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Source: ESRI Business Analyst
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Source: ESRI Business Analyst; Weldon Cooper Center; Houseal Lavigne Associates
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Race & Ethnicity
Bristol is a primarily white community (as defined by the U.S. Census).
However, the City’s white population is slightly lower than that of the
region (90% versus 95%).
Projections indicate that the racial
composition of Bristol will remain
relatively unchanged between 2015
and 2020, consistent with projected
trends for the region. Both the City
and MSA are expected to see slight
increases in the Hispanic population.

Income

Racial Composition (2015)

The City ’s median household income for 2015 is $33,430, which is
approximately 13% lower than that
of the MSA median of $38,584. The
gap between City and regional median household incomes is expected
to increase to 17% between 2015
and 2020.

Bristol, VA

Other
1%
Multiracial
2%
Asian
1%

White
90%
Black
6%

NOTE: The racial and ethnic categories discussed here are defined by
the U.S. Census. For the U.S. Census
definition, those individuals who
identify themselves as “Hispanic”
(which is an ethnicity) also identify with a racial category such as
“White” or “Black” As such, the Hispanic category cannot be added to
the sum of the racial categories.

Source: ESRI Business Analyst

Racial Composition (2015)
Kingsport-Bristol-Bristol MSA

Projections indicate that income
cohorts earning greater than
$50,000 will increase in share of
the population between 2015 and
2020, while income cohorts earning
less than $50,000 will decrease in
share. Household incomes between
$25,000 to $34,999 will see the
largest decrease in share while incomes between $75,000 - $99,999
will see the largest growth.

Households by Income (2015, 2020)
Bristol, VA

Market
Implications

25.0%
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2020 Projection
Source: ESRI Business Analyst

Median Household Income (2015, 2020)
Bristol, VA & Kingsport-Bristol-Bristol MSA
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Source: ESRI Business Analyst
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Overall, the population of
the City of Bristol and the
region has been relatively
stable and is projected to
continue to remain relatively
unchanged. The City is aging
and household incomes
are increasing. Future
residential and commercial
development, as well as city
services and recreational
options, will need to
accommodate and address
the needs of a senior and
aging-in-place population.
Increases in household
incomes will serve to provide
the market support for new
investment.

Housing

The typical housing unit in Bristol is
an owner-occupied, single family
detached home. Roughly half of the
homes in Bristol are owner-occupied. Single family detached homes
account for about two-thirds of the
housing stock with multi-family
approximately one-third. There are
very few attached single-family
(townhomes/rowhomes) units in the
City.

Bristol, VA

Total Units
In 2015 the City of Bristol contained
8,818 housing units, including 475
vacant dwellings. The vacancy rate,
at 11.5% in 2015, is projected to
remain relatively stable though it is
projected to increase slightly. The
actual total number of housing units
in Bristol is projected to decrease by
about 50 units over the next several
years through a combination of lot
consolidation and demolition of
older housing units.

Type & Tenure

Total Housing Units (2010, 2015, 2020)
10,000
9,000
8,000

8,831

8,818

8,781

10.8%

11.5%

12.0%

34.9%

37.2%

37.1%

7,000
6,000
5,000
4,000
3,000
2,000

54.3%

51.3%

51.0%

2010

2015

2020

Bristol, VA

Market
Implications

Multi-Family
32%

Single Family,
Detached
65%

1,000
0
Owner Occupied

Renter Occupied

Age of Housing Stock

Vacant
Source: ESRI Business Analyst

Value

Housing Value (2015, 2020)

Bristol, VA & Kingsport-Bristol-Bristol MSA

Single Family,
Attached
3%

More than half of the City’s housing
stock was built prior to 1970. New
construction decreased further in
recent years as result of regional and
national economic conditions with
less than 8% of the housing supply
having been built since 2000.

Source: 2009-2013 5-Year American Community Survey

Housing Age (<1950-2013)
Bristol, VA

2000-2009
8%
1990-1999
7%

$115,829

MSA

$185,575

Prior to
1959
43%
1980-1989
11%

$106,751
Bristol

$141,279

$0
$2
0,
00
0
$4
0,
00
0
$6
0,
00
0
$8
0,
00
0
$1
00
,0
00
$1
20
,0
00
$1
40
,0
00
$1
60
,0
00
$1
80
,0
00
$2
00
,0
00

The median home value in 2015 of
a home in Bristol is $106,751. It is
projected to increase to $115,829 by
2020. This is lower than the estimated median value of the MSA, which
is $141,279 (2015) and $185,575
(2020).

Housing by Tenure (2015)

2015

2020 Projection

The City is in need of greater
diversity in the housing
stock. In addition to the fact
that there are few newly
constructed units, there is a
need for move up housing
and quality age targeted
product geared for emptynesters and seniors as well
as young professionals.
Reinvestment in the housing
market can help to attract
young people and families
as well as providing the
opportunity for older
residents to downsize and
age-in-place without having
to leave Bristol. This, in turn,
opens up opportunities for
young families to purchase
those same homes.

1960-1979
32%

Source: ESRI Business Analyst
Source: 2009-2013 5-Year American Community Survey
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Employment

Primary Jobs by Industry (2009-2013)
Bristol, VA

Total Employment
The City of Bristol experienced a
marked decline in employment
between 2009 and 2013. This was,
however, not unique to Bristol as
the nation experienced a significant
recession. While retail, manufacturing, and accommodation and food
services continue to be amongst
the top employment categories in
Bristol, they also experienced the
greatest job losses during that period. Transportation and Warehousing,
while not as large of a provider of
jobs, also experienced a significant
reduction.

2009

2010

2011

202

Count
13,866

Share
100.0%

Count
14,013

Share
100.0%

Count
12,384

Agriculture, Forestry, Fishing and Hunting

47

0.3%

47

0.3%

49

0.4%

Mining, Quarrying, and Oil and Gas Extraction

27

0.2%

11

0.1%

11

0.1%

Utilities

10

0.1%

0

0.0%

0

0.0%

Total Primary Jobs

Share Count
100.0% 11,602

2013

Share
100.0%

Count
11,371

Share
100.0%

50

0.4%

51

0.4%

23

0.2%

13

0.1%

0

0.0%

0

0.0%

Construction

302

2.2%

333

2.4%

232

1.9%

344

3.0%

325

2.9%

Manufacturing

2178

15.7%

2000

14.3%

1875

15.1%

1,673

14.4%

1,706

15.0%

The State of Virginia estimates future
employment levels, including the
number of jobs within each industry. Bristol is located within the New
River/Mt. Rogers Local Workforce
Investment Area. Within the area the
three industries projected to see the
greatest increase in jobs between

2012 and 2022 are: Professional Scientific and Technical Services; Construction; and Health Care and Social
Assistance. While these are areas
of growth within the region, they do
not necessarily match directly with
growth and employment in Bristol.

Top Five Industries (2013)

Wholesale Trade

950

6.9%

903

6.4%

873

7.0%

861

7.4%

855

7.5%

Retail Trade

2278

16.4%

2239

16.0%

1922

15.5%

1,678

14.5%

1,881

16.5%

Transportation and Warehousing

84

0.6%

451

3.2%

95

0.8%

331

2.9%

298

2.6%

Information

390

2.8%

355

2.5%

330

2.7%

330

2.8%

335

2.9%

Finance and Insurance

378

2.7%

372

2.7%

332

2.7%

297

2.6%

346

3.0%

18%

Real Estate and Rental and Leasing

95

0.7%

108

0.8%

47

0.4%

37

0.3%

46

0.4%

16%

Professional, Scientific, and Technical Services

302

2.2%

167

1.2%

176

1.4%

251

2.2%

266

2.3%

14%

Management of Companies and Enterprises

142

1.0%

115

0.8%

106

0.9%

133

1.1%

132

1.2%

12%

Administration, Waste Management and Remediation

1756

12.7%

1820

13.0%

1577

12.7%

1,424

12.3%

248

2.2%

10%

Educational Services

911

6.6%

745

5.3%

790

6.4%

550

4.7%

676

5.9%

8%

Health Care and Social Assistance

621

4.5%

692

4.9%

831

6.7%

852

7.3%

819

7.2%

6%

Arts, Entertainment, and Recreation

68

0.5%

65

0.5%

59

0.5%

51

0.4%

63

0.6%

4%

Accommodation and Food Services

2357

17.0%

2309

16.5%

1900

15.3%

1,845

15.9%

2,125

18.7%

Other Services (excluding Public Administration)

451

3.3%

428

3.1%

367

3.0%

413

3.6%

374

3.3%

Public Administration

519

3.7%

853

6.1%

812

6.6%

459

4.0%

812

7.1%

20%

2%
Retail Trade

Accommodation and
Food Services

This table depicts total primary employment within the City of Bristol, VA. A “primary job” is defined as the one job during the reference period that provides each
person with the most earnings. If a person holds one job, that that is their primary job. If a person holds two
or more jobs,then the one with the most earnings is defined as the primary job.

Manufacturing

Administration &
Support, Waste
Management and
Remediation

Wholesale
Trade

Source: U.S.Census Bureau, Center for Economic Studies

Source: U.S. Census "On the Map"; Houseal Lavigne Associates

Top Five Growth Industries (2012-2022)

Total Primary Jobs (2002-2014)

New River/Mt. Rogers (LWIA II)

Bristol, VA

30%
16,000
25%

14,000
12,000

13,719

13,399

13,866

12,966

20%

12,384
11,371 11,165

10,000

15%

8,000

10%

6,000

5%

4,000

0%

2,000
2002

2003

2004

2005

2006

2007

2008

2009

2010

2011

2012

2013

2014

Professional,
Scientific, and
Technical Services

Construction

Health Care and
Social Assistance

Administrative and
Support and Waste
Management and
Remediation Services

Other Services
(except Public
Administration)

Source: Virginia Employment Commission
Source: U.S.Census Bureau, Center for Economic Studies
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Commute and labor sheds demonstrate where employees are commuting to and commute from in relation to Bristol. The commute shed
shows where employed residents
who live within Bristol commute
to for work. The labor shed shows
where individuals employed within
Bristol travel from to fill those jobs.
Most jobs in Bristol are held by
individuals from outside of the City.
Equally, most Bristol residents travel
to other locations for work. Only a
small percentage of residents both
worked and lived in Bristol. This
dynamic is, however, fairly typical of
a City of Bristol’s size and location.
It is a function of Bristol employers’
access to a large regional labor pool
and resident’s access to a diverse
selection of jobs in other locations.

Jobs Located in Bristol, VA

0%

Commute & Labor Shed

CHILHOWIE

CHILHOWIE

VIRGINIA

VIRGINIA
81

58

81

ABINGDON

58

ABINGDON

WEBER CITY

WEBER CITY

BRISTOL, TN

KINGSPORT

BRISTOL, TN

KINGSPORT

TRI-CITY REGIONAL
TN/VA AIRPORT
BLUFF CITY
26
23

JOHNSON CITY

TRI-CITY REGIONAL
TN/VA AIRPORT

TENNESSEE

Labor Shed
24 or fewer jobs per sq. mi.
25 - 82 jobs per sq. mi.
83 - 179 jobs per sq. mi.
180 - 315 jobs per sq. mi.
316 or greater jobs per sq. mi.

BLUFF CITY
26
23

JOHNSON CITY

TENNESSEE

Commute Shed
54 or fewer jobs per sq. mi.
55 - 204 jobs per sq. mi.
205 - 454 jobs per sq. mi.
455 - 803 jobs per sq. mi.
804 or greater jobs per sq. mi.

Community Profile

Market
Implications
While the region has
regained some of the
job loss that occurred
during the downturn in
the economy the City of
Bristol should continue
to take efforts to ensure
that it is able to capture
a proportionate share of
growth and investment.
Some of the categories
in which job growth is
projected are not being met
within Bristol. Initiatives
to attract new businesses
and associated jobs are
directly tied to residential
and commercial growth as
well. Business attraction/
retention and economic
development should be
a key consideration in all
future policy decisions.

Bristol, VA Comprehensive Plan
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Retail Market
This section overviews current market trends in Bristol and the region’s
retail markets. Unlike many cities of
its size, Bristol, Virginia has multiple retail nodes that each function
differently.
The City’s iconic Downtown includes
a mix of restaurants, niche retailers, cultural attractions and service
uses that, together with the Bristol,
Tennessee side of State Street, create a destination environment that
attracts many visitors from outside
the area as well as catering to local
residents who patronize shops and
restaurants on a daily basis.
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Exit 5 and Exit 7 areas both have a
regional pull that serve a very large
market area. In addition, given their
proximity to Interstate 81, these
areas capture traffic passing through
the area and overnight visitors utilizing the several hotel options. Like
the Downtown however, the areas
do also cater to the local resident
population as well.
There are several other commercial
corridors and retail nodes in the
community that include a mix of
convenience and neighborhood retail uses serving a more local market.

Community Profile

While all of these areas are located
within Bristol, the respective market
areas often extend well beyond City
boundaries. In some cases, market
areas can vary based on location and
accessibility. In order to measure respective market potentials, a market
area is defined for each. As consumers shop based on convenience and
proximity, a drivetime best models
consumer behavior as opposed to
using mileage, geographic or jurisdictional boundaries. Consumers
will generally travel relatively shorter
distances for groceries and dayto-day-needs, but travel longer to
purchase more durable items such
as refrigerators, cars, or high-end
clothing. In a location such as Bristol,
consumers will generally travel 10
to 20 minutes for day-to-day needs
such as groceries, but travel 20
minutes and further for more durable
and less frequently purchased goods
such as electronics.

Drivetimes of 10, 20 and 30 minutes were studied from two different
points – The intersection of State
and Commonwealth (Downtown)
and Lee Highway between Interstate 81 Exit 5 and Exit 7. The intent
of looking at these two locations
separately was to see if the market
potential varied. The only variance
of note was that proximity to the
Interstate expanded the market area
somewhat, but otherwise overall
market potential was fairly consistent. While the two locations identified are the nexus of each, the data
can be applied to all locations within
the City and the greater market area.

Retail Gap
The following “gap analysis” compares retail supply and demand
within the defined market areas
illustrated in the accompanying
graphics. A gap analysis compares
aggregate consumer spending
(demand) to aggregate retail sales
(supply) within a given retail category and drive time. When demand
is greater than supply, “leakage”
exists, suggesting that residents
are spending dollars outside of the
given market area. As such, retail
categories with leakage are potential
opportunities for growth, as local demand for these goods and services
already exists, but is unmet by existing supply. Leakage is noted on the
accompanying table as a positive
number in green.

Retail Gap Analysis Summary (2015)
Bristol VA: I-81 & Exit 5 and 7
Summary Demographics
Population
Households
Median Disposable Income
Per Capita Income

CHILHOWIE

VIRGINIA
30 minutes

81

58

ABINGDON

20 minutes

10 minutes

WEBER CITY

Total Retail Gap
Total Retail Trade
Total Food & Drink

20 Minute Drivetime

30 Minute Drivetime

21,593
9,572
$28,736
$21,210

83,520
35,855
$31,992
$22,736

172,500
72,822
$35,120
$23,887

10 Minute Drivetime

20 Minute Drivetime

30 Minute Drivetime

-$552.6
-$507.1
-$45.5

-$1,003.8
-$946.4
-$57.5

-$799.8
-$757.6
-$42.1

Retail Gap by Industry Group

Retail
"Potential
Retail
"Potential
Retail
"Potential
Gap ($M) (Sq. Ft.)*" Gap ($M) (Sq. Ft.)*" Gap ($M) (Sq. Ft.)*"

Motor Vehicle & Parts Dealers
Furniture & Home Furnishings Stores
Electronics & Appliance Stores
Bldg Materials, Garden Equip. & Supply Stores
Food & Beverage Stores
Health & Personal Care Stores
Gasoline Stations
Clothing & Clothing Accessories Stores
Sporting Goods, Hobby, Book, & Music Stores
General Merchandise Stores

-$29.3
-$4.9
-$7.2
-$20.9
-$67.7
-$9.1
$13.4
-$2.1
-$3.4
-$110.8

--12,277
-17,996
-52,173
-169,304
-22,746
--5,201
-8,414
-277,108

-$108.2
-$8.2
-$19.4
-$44.9
-$89.8
-$28.7
$44.2
$16.0
-$4.9
-$114.2

--20,500
-48,551
-112,208
-224,529
-71,691
-40,063
-12,243
-285,455

-$55.5
-$3.0
-$36.6
-$35.6
-$31.5
-$50.2
$48.2
$26.1
-$4.6
-$90.1

--7,489
-91,482
-88,930
-78,792
-125,470
-65,235
-11,429
-225,262

Miscellaneous Store Retailers
Nonstore Retailers
Food Services & Drinking Places

-$8.5
-$256.6
-$45.5

-21,264
--113,848

-$5.8
-$582.5
-$57.5

-14,508
--143,687

$2.2
-$527.1
-$42.1

5,490
--105,368

*Potential is based on an average sales of $400/sq. ft. Motor Vehicles & Parts Dealers,
Gas Stations, and Nonstore Retailers are not included in this calculation.

BRISTOL, TN

KINGSPORT

Overview

10 Minute Drivetime

Source: ESRI Business Analyst; Houseal Lavigne Associates

TRI-CITY REGIONAL
TN/VA AIRPORT
BLUFF CITY

TENNESSEE

26
23

I-81 & Exit 5 and 7

JOHNSON CITY
Community Profile
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Retail Gap Analysis Summary (2015)
Bristol VA: State Street & Commonwealth Avenue
Summary Demographics
Population
Households
Median Disposable Income
Per Capita Income

CHILHOWIE

VIRGINIA
81

30 minutes

58

ABINGDON

20 minutes
WEBER CITY

10 minutes

TENNESSEE

26
23

JOHNSON CITY
24
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30 Minute Drivetime

86,913
37,274
$32,287
$22,441

179,042
75,814
$35,007
$24,034

10 Minute Drivetime

20 Minute Drivetime

30 Minute Drivetime

-$709.2
-$665.0
-$44.1

-$934.8
-$878.7
-$56.1

-$927.7
-$879.2
-$48.6

Retail Gap by Industry Group

Retail
"Potential
Retail
"Potential
Retail
"Potential
Gap ($M) (Sq. Ft.)*" Gap ($M) (Sq. Ft.)*" Gap ($M) (Sq. Ft.)*"

Motor Vehicle & Parts Dealers
Furniture & Home Furnishings Stores
Electronics & Appliance Stores
Bldg Materials, Garden Equip. & Supply Stores
Food & Beverage Stores
Health & Personal Care Stores
Gasoline Stations
Clothing & Clothing Accessories Stores
Sporting Goods, Hobby, Book, & Music Stores
General Merchandise Stores
Miscellaneous Store Retailers
Nonstore Retailers
Food Services & Drinking Places

-$45.5
$1.2
$2.0
-$9.6
-$48.5
-$3.5
$25.0
$8.0
-$3.9
$15.5
$1.7
-$607.4
-$44.1

-3,000
4,973
-23,950
-121,183
-8,656
-19,993
-9,827
38,643
4,179
--110,298

Source: ESRI Business Analyst; Houseal Lavigne Associates

TRI-CITY REGIONAL
TN/VA AIRPORT
BLUFF CITY

Total Retail Gap
Total Retail Trade
Total Food & Drink

20 Minute Drivetime

38,071
16,641
$28,354
$20,335

-$102.6
-$7.2
-$15.5
-$36.0
-$60.8
-$21.8
$54.8
$16.8
-$3.9
-$124.2
-$4.3
-$574.0
-$56.1

--17,921
-38,722
-90,118
-152,031
-54,462
-41,903
-9,675
-310,483
-10,867
--140,172

*Potential is based on an average sales of $400/sq. ft. Motor Vehicles & Parts Dealers,
Gas Stations, and Nonstore Retailers are not included in this calculation.

BRISTOL, TN

KINGSPORT

Overview

10 Minute Drivetime

State & Commonwealth

-$158.2
-$4.1
-$35.3
-$38.8
-$21.7
-$57.9
$54.5
$30.2
-$3.4
-$112.1
$1.3
-$533.8
-$48.6

--10,200
-88,347
-97,117
-54,164
-144,644
-75,562
-8,412
-280,331
3,165
--121,435

Retail Potential/Surplus
in Square Footage
In addition to surplus and leakage
figures, the accompanying charts
also include supported retail potential in square footage. Converting
leakage figures into square footage
allows a visualization of what size
and scale of retail could be supported. While sales-per-square-foot
revenues vary by individual retailer and industry sources, general
assumptions of supportable square
footage can be made by using a
benchmark average. A generally
accepted range for national retailers
is $200 to $400 per-square-foot.
The use of a per-square-foot
amount on the higher end of this
range allows for a more conservative approach so as not to overstate
retail potential. As shown in the Gap
Analysis tables, when a per-squarefoot amount of $400 is applied,
demand is effectively translated to a
potential number of square feet that
could be supported within a five, ten,
or fifteen minute drivetime. Equally,
if there is a surplus, the amount of
square footage in which the market
is oversupplied is indicated.

It is important to note, however, that
calculations cannot be effectively
applied to uses such as car dealerships or gas stations. This same
methodology is applied to each of
the three market areas analyzed.
To help envision development potential in square footage, the following provides the average size of an
assortment of retail stores, based off
of data obtained by industry sources.
Supported square footage from the
Retail Gap Analysis can be compared
to this list for context. It is important
to note that these stores are listed
merely for contextual purposes and
not to support development of any
particular brand over another.

ǴǴ Chipotle – 2,650 ft2
ǴǴ CVS – 19,856 ft2
ǴǴ Buffalo Wild Wings – 5,600 ft2
ǴǴ Olive Garden – 7,336 ft2
ǴǴ The Gap – 12,503 ft2
ǴǴ Barnes & Noble – 25,525 ft2
ǴǴ Whole Foods – 33,739 ft2
ǴǴ Best Buy – 38,631 ft2
ǴǴ Kohl’s – 75,230 ft2
ǴǴ Walmart – 102,683 ft2
ǴǴ Home Depot – 105,192 ft2
ǴǴ Macy’s – 181,946 ft2

In terms of existing supply and
demand, both the local and regional market areas are fairly saturated
with a few exceptions. This is, however, not unusual for any area that
includes several large retail nodes
as well as relatively easy access
to other competing municipalities.
Competition exists on both sides of
the state line with developments
such as the Pinnacle in Bristol, Tennessee and historic Downtown Abbingdon, Virginia. While a strong mix
of regional uses is good for everyone
and creates a destination, individual
businesses and municipalities still
must compete.

Cost of Living
Cost of living comparisons measure the affordability of a variety of
goods and services such as groceries, housing, utilities, transportation,
and healthcare between different
cities. Based on available data from
Sperling’s Best Places (a reputable
website maintained by cost of living
expert Bert Sperling), Bristol, VA has a
relatively low cost of living.

Sperling’s index uses 100.0 as the
national average; any score below
that means that living in a given
community is more affordable than
the national average and any score
higher than 100.0 indicates that the
community is more expensive than
the national average. The index also
allows for percentage comparison.
For example, a community that
scored 90.0 would be 10% more
affordable than the national average
of 100.0 while a community that
scored 110.0 would be 10% more
expensive than the national average.
Bristol’s cost of living is indexed at
84.3 (or 15.7% more affordable than
the national average). This is relatively on par with other cities in the
region, such as Bristol, TN (82.0),
Kingsport (85.1), and Johnson City
(87.4). The Bristol region as a whole
is much more affordable than other Virginia cities such as Richmond
(95.4), Abingdon (100.8), Blacksburg
(102.1), and Arlington (181.1).

Market Implications
Market potential is for the
entire market area and is not
exclusive to Bristol. A saturated
market does not preclude
new development or uses
from locating to a specific
location. It does, however,
mean that the City needs to
ensure that it maximizes its
competitive position to ensure
commercial sites have good
access and exposure and
that efforts are focused on
uses that complement one
another. The City’s ability to
capture its proportional share
of development potential is
dependent on many factors
and influences. Bristol has
several commercial areas,
three of which are and will
be major activity generators.
As the Falls develops it
has the potential to be a
catalyst to attract additional
development around the Exit
5 area. However, it is important
that new development
complements and does not
detract from existing uses and
investment.

Community Profile

The Exit 7 area is an
established restaurant hub
further enhanced by hotels
and a movie theater. Efforts
need to ensure that this area
continues to thrive through
increased exposure and better
accessibility. Juxtaposition
to the highway and airports
create an ideal location for
accommodating travelers
while also providing dining and
entertainment options for local
residents.
Downtown serves as a unique
destination for visitors and
the heart of the community
for residents. Potential
exists to build off of existing
uses. However, the City, in
conjunction with Bristol, TN
must ensure that the image of
Downtown is maintained and
concerted efforts are made to
attract the types of businesses
that contribute the Downtown
Bristol experience.

Bristol, VA Comprehensive Plan

25

04

VISION
The Vision Statement paints a picture of what Bristol will look like in the future. It is written as a
retrospective in the year 2035, chronicling the accomplishments and achievements that have
occurred in the City since the approval of the Comprehensive Plan. The statement incorporates the
most central ideas and themes discussed throughout the community outreach process.

The Vision chapter is organized
into six sections.
Housing & Neighborhoods
Commerce & Employment
Transportation & Mobility
Parks, Open Space & Envdironment
Community Facilities
Implementation
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Housing &
Neighborhoods
In 2035, Bristol’s neighborhoods are
among the most desirable places to
live in the greater Tri Cities region.
There are housing options for everyone, ranging from suburban styled
single family homes to downtown
lofts, affordable starter homes to
historic mansions from Bristol’s
railroad heyday. New residential
development is of a high quality and
tastefully blends in with existing
development patterns.

Twenty years ago, many neighborhoods around Downtown
suffered from vacancy and disinvestment. Thanks to a mixture of
targeted demolition, heightened
code enforcement, better property maintenance, and private infill
development, these neighborhoods
have been transformed. A historic
preservation ordinance was passed,
and today the “grand old ladies” of
the Euclid Avenue, Solar Hill, and
Virginia Hill neighborhoods stand
proud. It is not uncommon to see
tourists getting out of their cars to
take photographs of the homes and
to see small groups of people on architectural walking tours. Residents
cherish these core neighborhoods
for their architectural distinctiveness
and their walkability to the restaurants, shops, and entertainment in
downtown.

Other residential areas are flourishing as well. In Downtown Bristol,
mixed-use product with a residential component continues to be
in high demand, with loft spaces,
condominiums, and apartments
capitalizing on downtown’s amenities. The City’s more suburban and
rural neighborhoods on the western,
northern, and eastern sides of Bristol
receive regular maintenance and investment, and the targeted addition
of trails and sidewalks have helped
connect these neighborhoods with
schools, parks, and commercial
areas. Seniors are now easily able to
downsize their single family homes
to small cottage homes, apartments,
assisted living, or nursing care without leaving Bristol.

Commerce &
Employment
In 2035, Bristol’s economy is thriving,
with different areas of the city each
playing a unique role and contributing to a diverse economic base. The
development community has found
the City’s business friendly, “can-do”
attitude welcoming and employment-based expansion has led to
new investment across the city.
Downtown Bristol remains the social
and cultural heart of the city, with a
vibrant mixture of retail, civic, office,
and residential uses. The opening of
Birthplace of Country Music Museum, breweries, and boutique hotels
in 2014-2017 ignited a spark of new
investment and redevelopment that
continues to this day. Loft conversions and new multi-family bolstered the residential population and
established a critical mass of activity,
and a variety of new businesses
opened their doors.

Anyone can find something to do
Downtown, from a family of five to a
senior citizen to a local college student, and Downtown Bristol is really
the “Tri Cities’ Downtown.” In the face
of all this investment and development, Downtown has not lost its
cherished character. It remains an
active pedestrian environment, and
a source of pride for the community.
Complementing Downtown Bristol
is the region’s premier concentration of retail Exits 5 and 7 off of I-81.
Anchored by The Falls, development
efforts continue to this day. Single
family homes along Lee Highway
have been redeveloped to accommodate commercial uses, and the
construction of new quality office
buildings have added a white collar
workforce to the area, capitalizing on
proximity to the interstate and nearby hospitality and dining options.
Wayfinding signage and roadway realignments have established a direct
and easily navigable path between
Exits 5 and 7 and Downtown Bristol.

Residents, visitors, and tourists often
shop at Exit 5 and 7 and then head
downtown to grab dinner or see a
show.
Bristol’s aging commercial corridors have also seen new public and
private investment. The passage
of a landscaping ordinance led to
the addition of trees, flowers, and
shrubbery along Euclid Avenue,
Commonwealth Avenue, and Lee
Highway, transforming tired looking
corridors into attractive spaces. The
City now partners with developers
to ensure that new buildings are
well-designed and attractive but
still cost-effective. Because many
retailers opt to locate near I-81, the
City has remained flexible regarding
development along its central city
corridors, permitting a mixture of
multi-family, office, retail, and entertainment uses and remaining open
to creative new ideas.

Vision

In the face of new retail development, the City is steadfastly committed to industry and the well-paying
jobs it supports. The Comprehensive
Plan identified several areas for new
office, light industrial, and industrial
development, and since its passage,
several of these areas have redeveloped and created hundreds of new
jobs. The Bob Morrison Boulevard
area, in particular, has taken off, and
is a highly desirable location given
interstate access as well as proximity to Downtown amenities and other
major employers. Similarly, existing
industrial areas along Old Abingdon Highway and Old Airport Road
have expanded, providing a range
of well-paying, stable jobs for the
Bristol community.
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Transportation &
Mobility
In 2035, the City’s transportation
network is fully multi-modal and
accommodates vehicular, pedestrian, freight, and rail travel. The City
has played an active role in planning
its transportation network, and as a
result has improved access and mobility within Bristol and throughout
the region. Today, the community is
accessible to residents, workers, and
visitors. Street improvements, better
signage, and roadway re-alignments
have provided residents and motorists with easier ways to move within
Bristol, particularly near Exits 5 and
7 of I-81.
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It used to be relatively difficult for
pedestrians to get around the city.
Thanks to the addition of sidewalks,
crosswalks, pathways, and trails,
neighborhoods are now linked to
key community facilities, commercial areas, and parks. The local bike
network has also been expanded as
well, with the addition of sharrows,
trails, and bike lanes along appropriate roadways. The City continues to
work with property owners, regional
partners, and other communities to
connect Bristol to the regional trail
network, understanding that trails
support healthy lifestyles and are a
critical economic development tool.

Vision

Transit has become a viable option
for travel within the City and beyond.
Residents can take BVT and BTT
buses to reach local jobs, shopping,
and more. After many years of hard
work at the local, state, and federal
level, the Commonwealth of Virginia
and Amtrak extended passenger rail
to Bristol in 2019. Today, the Bristol
Train Station stands proud, serving
as an active, attractive, and welcoming gateway into Bristol.

Parks, Open
Spaces &
Environment
In 2035, Bristol’s parks and open
spaces continue to define the community and make it a great place to
live. Located in the midst of one of
the most recognizable and distinctive environmental areas in the United States, Bristol truly is an “outdoor”
community.

Sugar Hollow Park continues to be
the crown jewel of the local park
system, offering camping, hiking,
swimming, soccer, softball, and more
to its thousands of annual visitors.
The Clear Creek Golf Course is also
a significant regional draw, with a
new clubhouse and tournaments
that attract golfers from through
the greater Tri Cities area. New local
and regional bike connections have
made Bristol a destination for cyclists and other outdoor enthusiasts.

The City has also worked hard to
ensure that all residents have easy
access to local parks and recreation
amenities. After the completion of
the Comprehensive Plan, the City
constructed a few small parks within
underserved neighborhoods, and
new sidewalks and trails that have
stitched together parks, neighborhoods, and community facilities. It
easier than ever before for children
to access the outdoors and for families to spend time together in nature.
The City continues to engage with
residents to prioritize park and recreation improvements to ensure that
the benefits of parks and recreation
are indeed “endless”.

As growth and redevelopment has
occurred, the City has been mindful
to work with developers to safeguard
the City’s streams, mature trees,
wetlands, and ponds. Beaver Creek
has been protected from encroachment and offers a waterfront nature
walk with informational signage and
pedestrian amenities.

Community
Facilities
In 2035, the quality of life in Bristol
is one of the highest in the Tri Cities
region and the City is well-regarded throughout Virginia and beyond.
New and expanded facilities have
helped support the community, particularly its youth, families,
and seniors. The City continues to
partner with Bristol Virginia Public
Schools in striving to become one of
the highest performing districts in
the region, providing excellent education and attracting young families
to the community.

After several years of vacancy, the
City worked with Virginia Intermont College leadership to recruit a
satellite campus of another wellknown higher education institution.
This “game-changing” deal injected
millions of dollars in new investment
into the community and transformed
the surrounding neighborhoods,
particularly Virginia Hill. Hundreds
of college students can be seen
strolling Bristol’s streets, biking to
class, and grabbing dinner or a cup
of coffee in Downtown.

Implementation
By 2035, Bristol has successfully
implemented much of the 2016
Comprehensive Plan and the Plan
has helped bolster governmental
accountability, efficiency, and transparency.

Recognizing that it is truly a “living document,” the City has routinely updated the document over
the years as community priorities
evolved and conditions on the
ground changed. Key to successful plan implementation was the
re-writing of the City’s zoning code.
This ensured that the Plan’s recommendations were codified into regulations and that the City’s regulations
reflected the most cutting-edge
national best practices.

While 2016 Comprehensive Plan
was instrumental in shaping the City
to the community it is today, it has
finally outlived its useful life. Now,
the community is developing a new
Comprehensive Plan, with an eye
farther into the future.

Vision
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05

LAND USE &
DEVELOPMENT
PLAN
The Land Use Plan provides polices and identifies appropriate land uses for the future development
of the City of Bristol. The Land Use Plan is based on sound community planning principles, as well
as several factors and influences, including the Vision, Goals, and Objectives identified for Bristol;
community outreach; market and demographic analysis; and an assessment of existing conditions.
The Plan provides a general assessment of land use potential and recommendations for what types
of land uses will best meet the needs of the community in the long-term.
As much of the community is well established, the Land Use Plan builds upon the existing land use
pattern in the City. In general, the plan strives to promote a compatible land use pattern, support
expansion of commerce and industry, enhance neighborhood revitalization and investment, ensure
historic preservation, and promote redevelopment of underutilized sites and areas. The Plan also
emphasizes the provision of community facilities, and the preservation and enhancement of desirable environmental features such as streams, wooded areas, and wetlands.
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Land Use & Development Plan

The Land Use & Development Plan
chapter is organized into three
sections.
The Land Use Plan (pg. 29), detailing
community-wide land use and general
land use principles (pg. 29).
The Residential Areas Framework
Plan (pg. 36), detailing policies and
recommendations for residential areas,
character areas, housing types and tenures,
and neighborhood reinvestment.
The Commercial & Employment Areas
Framework Plan (pg. 48), detailing policies
and recommendations for the City’s major
commercial areas (e.g. Downtown Bristol,
corridors such as Gate City Highway
and Euclid Avenue, and the Exit 5 and 7
commercial cluster) and industrial areas
(e.g. Bob Morrison Boulevard, Old Abingdon
Highway, Bonham Road, and Old Airport
Road areas)

Land Use Plan
A goal of the Land Use & Development Plan is to assist staff, residents, businesses, and elected and
appointed officials in making future
land use and development related
policy decisions. The Land Use Plan
is intended to be a general guide to
land use planning and development
within Bristol and is not a development plan of rigid and finite recommendations.
The Comprehensive Plan can be
amended over time, as needed,
through a formal amendment process before the Planning Commission and City Council. Chapter 13 of
the City Code details the process.

Key
Considerations
Future Use
The Land Use and Development
Plan assigns a desired future use
for each parcel within the City of
Bristol to produce a “full build-out”
scenario. In some cases, a future use
is different from an existing use. This
does not necessarily mean that the
City is proactively advocating today
for that parcel to become that future
use, or that the property will become that use during the life of this
Comprehensive Plan. Development
or redevelopment will be slow and
incremental, and full build-out may
not occur during the lifetime of the
plan. Instead, the future designations
helps the City understand what the
area could or should become if it
were to be developed/redeveloped
in the future.

Flexibility
It should be underscored that the
Land Use and Development Plan
is a general guide for growth and
development of Bristol and serves
as a foundation for future decision-making; it is not a site-specific
development plan. It remains flexible
enough to allow for creative approaches to land development that
are consistent with the policies and
guidelines included in the Comprehensive Plan.

Environmental
Constraints
Environmental constraints such as
steep topography, wetlands, and
floodplain can be barriers to development or redevelopment of land
within Bristol. While some parcels
may be unbuildable at present due
to such constraints, each parcel
within the City of Bristol is assigned
a desired future land use. Topography and floodplain can be altered,
and wetlands can be incorporated
into development schemes. The Future Land Use Map does not denote
which parcels are buildable versus
unbuildable. However, it does overlay
environmental constraints onto the
Future Land Use Map to inform decision-making.

Annexation
Annexation is the process by which
a city extends its boundaries to incorporate land outside of its existing
boundaries. Generally, annexation
occurs to generate tax revenue or
to facilitate economic development,
however, it can also be undertaken
to better align infrastructure and
service delivery.
In 1986, the General Assembly
passed a temporary moratorium on
city-initiated annexation. It continues to the present day, having
been extended several times. It is
expected to continue into the future
for the duration of this Plan. However, friendly annexation can occur
whereby (1) property owners within
unincorporated areas petition for
annexation or (2) cities and counties
mutually agree to adjust boundary
lines.

Cooperation &
Coordination
Bristol, VA is a part of the larger
Tri-Cities region and successful
growth requires multi-jurisdictional
land use cooperation and coordination. Bristol faces two unique
challenges in such endeavors.
First, it is an independent city and
does not fall within the jurisdiction of
any county; its land use planning is
separate from neighboring Washington County. Secondly, Bristol, VA’s
sister city of Bristol, TN is a separate
municipality within a different state.
The State of Tennessee has different laws regarding a wide variety
of issues, from land use planning to
income and sales taxes. In both cases, different levels of regulation and
taxation can often lead to competition rather than coordination.

Land Use & Development Plan

Cross-jurisdictional organizations
and initiatives such as the Bristol
Metropolitan Planning Organization
and Believe in Bristol are examples
of cross-jurisdictional collaborations
that have served the region well. The
City should continue to engage its
neighbors in planning efforts as well
as work together on key efforts that
can contribute to higher regional
goals.
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The Land Use Plan provides polices and identifies appropriate land uses for the City of Bristol. It is
based on sound community planning principles, as well as several factors and influences, including
the Vision, Goals, and Objectives identified for the Bristol community; community outreach; market
and demographic analysis; and an assessment of existing conditions. The Plan identifies 15 desired
future land use categories, detailed below.

FUTURE LAND USE CLASSIFICATIONS

Parks & Open Space. The Parks and
Open Space designation comprises
the City’s green spaces. Parks include
grounds used for active recreation,
including parks, athletic fields, trails,
playgrounds, and golf courses. Open
Spaces are passive natural areas,
often within a subdivision or along
waterways, and also include
cemeteries. Such uses are often
associated with public uses such as a
school and should be integrated,
where possible, into the fabric of the
nearby area through pedestrian
connections.
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Professional Office uses are
comprised of professional office
services such as corporate
headquarters, medical or dental
clinics, legal firms, or other
professional service providers.
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Heavy Industrial uses are generally
larger in scale and may include the
processing of chemicals and plastics,
refineries, mining, and industrial
machinery. These uses can have
visual, noise, traffic, or environmental
impacts on adjacent areas.
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Light Industrial areas include light
manufacturing and other
less-intensive manufacturing uses
that typically operate indoors and do
not generate much noise or impact.

Environmental Constraints.
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Lee Highway Mixed-Use. The Lee
Highway Mixed-Use designation is a
special area along Lee Highway
proximate to The Falls development. It
supports a blend of residential,
commercial, and office uses within an
integrated, moderate density
environment.
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Regional Commercial uses are
commercial uses that are large in
scale and draw from a regional
consumer audience. Examples
include hotels, big box retailers, and
movie theatres.

Rail/Utility includes rail and utility
right-of-ways and supporting land
uses.
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Local Commercial land uses include
general retail or commercial services
-- such as restaurants, grocery stores,
pharmacies, convenience stores -that are tailored to a mostly local
consumer base. These areas are
generally concentrated along major
corridors, and may include individual
tenants on small lots or multi-tenant
shopping centers or strip malls.

Flex. The Flex designation is a special
land use category for four unique
properties within the city: Bristol Mall
Property, Oakmont Property, Tenneva
Property, and Southern States
Property.
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Multi-Family residential areas
include apartment buildings or
complexes in which units are
accessed through a shared entryway
or hallway.

Public/Semi-Public land use is
composed of institutions and
community facilities that define
Bristol’s overall quality of life. This use
includes facilities such as public
schools or municipal facilities, as well
as private facilities such as religious
institutions and not-for-profits.

CHE
ROK
EE R
D

Single-Family Attached residential
areas include townhomes, rowhomes,
or duplexes in which units may be
connected horizontally, but typically
have their own entry from the public
street or sidewalk.

Institutional Campus encompasses
the former campus of Virginia
Intermont College, which closed in
2014.

Downtown Mixed-Use. The
Downtown Mixed-Use area comprises
Downtown Bristol and aims to
promote a walkable, mixed-use
environment. Desired uses include a
combination of residential,
commercial, and office. It includes
both privately owned buildings as well
as those public buildings that fall
within Downtown, such as the Bristol
Public Library.

N PIN

Single-Family Detached homes are
stand-alone housing units with one
unit per parcel. They are the
predominant land use within Bristol.

0.5

1 mile

NORTH

Land Use
Categories
Single Family
Detached
Single-Family Detached residential
areas include stand-alone housing
units with one unit per parcel. It is
the predominant land use in Bristol
and will remain so. The character
and type of single family detached
neighborhoods varies widely, from
smaller older homes on a traditional
street grid to rural residential homes
within an agrarian environment.
Within Single Family Detached areas,
public and semi-public uses may
be integrated into the neighborhood
fabric. The Residential Areas Framework Plan provides more nuance
and analysis on the different type of
single family detached homes.

Single Family
Attached
Single-Family Attached residential
areas include townhomes, rowhomes, or duplexes in which units
may be connected horizontally, but
typically have their own entry from
the public street or sidewalk. Single
Family Attached uses are scattered
throughout the community, although, they should generally be located within or near major commercial areas, corridors, or Downtown.

Multi-Family

Local Commercial

Regional Commercial

Office

Multi-Family residential areas include apartment buildings or complexes in which units are accessed
through a shared entryway or
hallway. These uses range in character from a single family detached
home split into several rental units
to a neighborhood of multiple two
or three story multi-family buildings. As with Single Family Attached
uses, Multi-Family uses are scattered throughout the community but
should be encouraged within or near
major commercial areas, corridors,
or Downtown. It is recommended
that the City promote multi –family development to occur in a more
coordinated and organized fashion
in order to enhance neighborhood
stabilization.

Local Commercial areas are the least
intense type of commercial land use.
They are intended to provide daily
goods and services conveniently to
nearby neighborhoods. They should
be of smaller scale and intensity,
and be comprised of a mix of uses
that does not attract shoppers from
the larger region. Given the nature
of Local Commercial, these uses
are often adjacent to residential
properties, and should be developed
appropriately, minimizing the impact
on nearby residents. Office uses are
also supported, although depending
on their size and intensity, they may
be more suitable for either Regional
Commercial or Office areas.

Regional Commercial uses are
intense commercial uses that are
large in scale and draw from a regional consumer audience traveling
along I-81. These areas are intended
to contain businesses or shopping
centers that cater to the automobile,
such as big box retailers, wholesale
commercial, general commercial,
and other similar businesses. Office
uses are also supported, although
depending on their size and intensity, they may be more suitable for
Office areas.

Office uses are comprised of corporate headquarters, medical uses,
legal firms, or other professional
service providers. They are areas
specially designated for white-collar office uses and they are generally located along, or near, major
corridors. While the Office land use
designation is separate from the
Local Commercial, Regional Commercial, and Flex Use designations,
it is also appropriate for office uses
to be found within such areas, where
appropriate.

Land Use & Development Plan

Downtown
Mixed-Use
The Downtown Mixed-Use area
comprises Downtown Bristol and
aims to promote a walkable, mixeduse environment. Desired uses
include a combination of residential,
commercial, and office. It includes
both privately owned buildings as
well as those public buildings that
fall within Downtown, such as the
Bristol Public Library. Some buildings
within this designation are mixeduse, with restaurant, retail, and/or
services uses on the ground floor
and residential, office or hospitality
uses on the upper floors. While not
every parcel within the designation
shall be a mixed-use building, each
parcel should contribute to a vibrant,
mixed-use environment. Buildings
should be built to the front property line, with parking provided in
the rear if possible, to enhance the
area’s character, urban design, and
walkability.
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Lee Highway
Mixed-Use
The Lee Highway Mixed-Use designation is a special area along Lee
Highway within The Falls - Phase
V redevelopment plan. It supports
a blend of residential, commercial,
and office uses within an integrated, moderate density environment.
Some buildings may be mixed-use
themselves while others are single-use buildings contributing to a
broader mixed-use feel. It is intended that this area will be redeveloped
through a coordinated master planning effort undertaken by a developer or group of developers. Commercial uses should front Lee Highway,
transitioning back to lower intensity
residential units as one progresses
away from Lee Highway.

Light Industrial

Heavy Industrial

Institutional Campus

Parks & Open Space

Public / Semi-Public

Light Industrial areas include light
manufacturing and other less-intensive manufacturing uses that
typically operate indoors and do
not generate much noise or impact.
Light industrial uses should consist
of smaller service- and consumer-oriented businesses as opposed
to large manufacturers. While light
industrial uses are desirable and
contribute to the economic health of
the community, they can also negatively impact the environment and
the quality of life for residents living
in adjacent properties. Accordingly, the Land Use Plan recommends
land use arrangements that seek to
minimize land use conflicts.

Heavy Industrial uses are generally
larger in scale and may include the
processing of chemicals and plastics, refineries, mining, and industrial
machinery. These uses can have
visual, noise, traffic, or environmental
impacts on adjacent areas. Heavy
Industrial uses are mostly located
near rail access, often overlapping
with major roadways. Areas identified as Industrial should be reserved
for manufacturing, industry, and
related uses; other uses should be
discouraged within these areas.
Bristol’s industrial areas are already
well-established; effort should be
placed on ensuring their continued
vitality while also safeguarding residential neighborhoods from harmful
externalities.

The Institutional Campus designation encompasses the former
campus of Virginia Intermont College, which closed in 2014. It covers
approximately 30 acres, offering a
blend of residential, entertainment,
and office buildings within a campus
environment. It is recommended that
this property remain institutional in
nature and that another college or
university be recruited to occupy the
property if possible.

The Parks and Open Space designation comprises the City’s green
spaces. Parks include grounds used
for active recreation, including parks,
athletic fields, trails, playgrounds,
and golf courses. Open Spaces are
passive natural areas, often within a
subdivision or along waterways, and
also include cemeteries. Such uses
are often associated with public
uses such as a school and should
be integrated, where possible, into
the fabric of the nearby area through
pedestrian connections.

The Public/Semi-Public land use is
composed of institutions and community facilities that define Bristol’s
quality of life. This use includes
public facilities, such as government
facilities and public schools, as well
as private facilities such as religious
institutions and non-profits.

For more information, please see the
Commercial & Employment Areas
Framework.
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Parks and Open Spaces are discussed in greater detail within
Chapter 9: Parks, Open Spaces,
and Environmental Features Plan.

It is important to note that the Public/Semi-Public land uses identified
on the Land Use Map are based
off of existing facilities surveyed in
2015. The location of future Public/Semi-Public land uses is not
limited to parcels identified as such
on the map, however, new Public/
Semi-Public should be located in
appropriate and suitable locations
based upon their function, likely
within a residential neighborhood or
along a commercial corridor.

Similarly, if an existing Public/
Semi-Public use closes or relocates,
that parcel’s future use is not limited
to only Public/Semi-Public uses.
Re-use or redevelopment should
occur that blends within the existing
fabric of the area. For example, if an
existing religious institution -- located along a commercial corridor
-- closes or relocates, the property
could either be re-used by a new
religious institution or redeveloped
for commercial uses.
Public/Semi-Public land uses and
related policies are discussed in
more detail in Chapter 8: Community Facilities & Infrastructure
Plan.
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Sites of Flex Uses
Bristol Mall
Gordon Park Property
Tenneva Property
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The Flex designation is a special
land use category for four unique
properties within the city:

The selection of these properties
does not mean that they are more
important than other properties
within the community. Instead, flexibility must be maintained in order to
respond to creative proposals.

ST

Rail rights-of-way and utilities provide critical infrastructure throughout the city. Each are discussed in
greater detail within Chapter 7:
Transportation & Mobility Plan
and Chapter 8: Community Facilities and Infrastructure Plan.

These properties were identified
based upon a combination of the
following factors: lack of a clear, uniform “highest and best use;” property
size; catalytic impact of redevelopment; strategic location; existing or
expected investment; and community interest. Each of the four properties could accommodate several
different redevelopment scenarios.
Desired future uses acceptable for
each of these sites is listed below,
recognizing that redevelopment
may include a mixture of uses or a
subdivision of parcels to accommodate different uses/phasing.
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Bristol Mall

Gordon Park Property

The Bristol Mall is a large property
located along Gate City Highway in
the western portion of the city. It has
struggled in recent years after losing
major anchors and was sold in a
foreclosure auction in August 2015.
This is due to a variety of reasons,
including a shifting of commercial
activity towards I-81 (e.g. The Falls,
The Pinnacle), renewed interest
in Downtown Bristol, and changes in consumer behavior that are
not unique to Bristol. It is important
to make clear that the Plan is not
advocating for the mall’s closure.
However, the City must be proactive in planning for the site’s future
and developing a contingency plan.
Given the size of the site, it is likely
that if redevelopment occurs, it may
include a master-planned blend of
uses.

The 16-acre Gordon Park Property is
located within the former Dale Gordon Business Park. In 2016, a new
assisted living center will open on a
portion of the site, providing housing
and support for senior citizens. It is
expected that the remainder of the
site may be further developed to include independent patio homes for
seniors, medical offices, and a skilled
nursing facility.
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BRISTOL
MALL

Acceptable Future Uses: Local Commercial, Office, Single Family Detached,
Single Family Attached, Multi-Family, Light Industrial (Distribution). For more
detailed information on the Bristol Mall, please see the Commercial & Employment Areas Framework Plan.

Land Use & Development Plan

GORDON PARK
PROPERTY

Acceptable Future Uses: Single Family Detached, Single Family Attached,
Multi-Family, Office

Tenneva Property

Southern States Property

The Tenneva Property is a privately-owned site located on the east
side of Bristol. It is bounded on two
sides by a curve in Beaver Creek.
The site was once home to industrial
operations, resulting in site contamination along the western portion
of the property. The Environmental
Protection Agency (EPA) conducted
site cleanup in 2009 and 2010 and
contaminated soil was removed
and the area was capped. In recent
years, a variety of uses have been
proposed for the site, including a
winery, multi-family units, and an
amusement park. The City has also
expressed interest in purchasing
the property for an outdoor amphitheater and public park. The site
contains a large brick structure with
historic qualities. Should redevelopment occur, the new site plan should
attempt to integrate the existing
structure, to the extent possible, as
well as protect and enhance Beaver

The Southern States Property is
located along Lee Highway within
a cluster of regional retail and is
currently industrial in nature. Should
redevelopment occur, the site
could either shift towards Regional
Commercial usage or match the
mixed-use fabric of the Lee Highway
Mixed-Use area to the northwest.

TENNEVA
PROPERTY

Acceptable Future Uses: Multi-Family, Local/Regional Commercial, Public/
Semi-Public, Parks & Open Space

SOUTHERN STATES
PROPERTY

Acceptable Future Uses: Regional Commercial, Mixed-Use, Multi-Family,
Office, Light Industrial (Distribution)

Creek.

Land Use & Development Plan
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RESIDENTIAL AREAS
FRAMEWORK PLAN
Residential uses occupy the majority of the land within the
City of Bristol. The City currently contains a variety of housing options including single-family detached, single-family
attached, multi-family, and senior housing. Future residential
development should further expand local housing options,
including senior housing, competitive single family detached
housing, and quality multi-family development, and enhance
the image of Bristol as a desirable place to live, raise families,
and retire.

2035 Goal
In 2035, Bristol’s
neighborhoods will be
vibrant, safe, and attractive,
with a diverse range of
housing products.

Priority
Objectives
Objective #1
Neighborhood
Revitalization & Beautification.
Stabilize and revitalize blighted and distressed residential areas.

ǴǴ 1A. Transition severely distressed
blocks from residential uses into
other more productive uses.
ǴǴ 1B. Support the targeted demolition
of homes that are blighted, unsafe,
and lack historical significance.
ǴǴ 1C. Track blight, code violations, and
housing conditions in GIS to provide
a spatial and data-driven foundation
for policy making.
ǴǴ 1D. Develop a Comprehensive Blight
Elimination Plan that prioritizes
areas for public investment and
aligns resources in to order to reach
a critical mass of investment where
the private market can function
without subsidies.
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ǴǴ 1E. Develop a residential rehabilitation incentive program using CDBG
funds and/or a line-item within the
CIP or annual budget.
ǴǴ 1F. Work with neighborhood groups
to beautify neighborhoods with
signage and landscaping.
ǴǴ 1G. Maintain close and open communication with residents, block
groups, and home owners associations regarding capital improvements, neighborhood maintenance
issues, and the upkeep of vacant
properties and structures.
ǴǴ 1H. Require rental inspections and
occupancy permits to ensure that
units are safe and inhabitable, and
that landlords are properly adhering
to applicable regulations.

ǴǴ 1I. Develop a residential conversion
program that would fund removal of
non-conforming units and to return
properties back to a lawful conforming number of units.
ǴǴ 1J. Work with property owners and
developers to widen non-conforming residential parcels through
acquisition of adjacent parcels
as contemporary redevelopment
occurs.
ǴǴ 1K. Budget for and continue to support staff in undertaking consistent
and effective code enforcement
throughout the community.
ǴǴ 1L. Evaluate incentivizing infill
development within “tipping point”
residential neighborhoods.

Objective #2
Historic Preservation.
Protect the historic character of the
Downtown, Euclid Avenue, Solar Hill, and
Virginia Hill neighborhoods.

ǴǴ 2A. Amend the Code of Ordinances
to include a local historic preservation ordinance that can protect the
Downtown, Euclid Avenue, Solar Hill,
and Virginia Hill neighborhoods.
ǴǴ 2B. Encourage the re-conversion of
historic single family homes that are
currently divided into multi-family
units back to their original single
family status.

ǴǴ 2C. Actively prevent demolition-by-neglect of historic properties through a variety of policies and
actions.
ǴǴ 2D. Identify and publicize grants
that can be utilized by property
owners to re-invest in their properties, particularly the facades.
ǴǴ 2E. Work with neighborhood groups
to brand and beautify their historic
neighborhoods through signage,
landscaping, and promotional
materials.

Objective #3

Objective #4

Objective #5

Design & Aesthetics.
Ensure that new residential product is
well-designed and constructed with
quality materials.

Residential Quality of Life. Safeguard
neighborhoods from incompatible industrial or commercial uses.

Product Diversity.
Encourage and support the development
of diversity of new housing product at a
variety of price points and sizes, including
senior housing, at locations identified
within the Future Land Use Plan.

ǴǴ 4A. Encourage the transition and
ǴǴ 3A. Develop non-binding residential design guidelines that can
provide guidance to developers
on styles, materials, massing, and
garages.
ǴǴ 3B. Develop a landscaping
ordinance that requires more
appropriate and specific levels of
landscaping, such as front yard and
backyard trees, for all new residential construction.

redevelopment of incompatible land
use arrangements into more compatible land use arrangements.
ǴǴ 4B. Amend the Code of Ordinances to require adequate buffering
and screening between residential
neighborhoods and more intense
uses, such as commercial or industrial areas.
ǴǴ 4C. Limit the number and/or size
of recreational and commercial
vehicles that are able to be parked
on residential properties.
ǴǴ 4D. Work with utility providers and
property owners to screen existing
utility boxes and infrastructure from
public view.

ǴǴ 5A. Support the development of
new housing at Clear Creek Golf
Course at a range of appropriate
densities.
ǴǴ 5B. Facilitate consolidation of
small non-conforming parcels in
appropriate locations to encourage
infill development that can meet
contemporary market needs.

Residential Areas Framework Plan

ǴǴ 5C. Review zoning, building, and
other related codes and ordinances
to ensure that they are flexible, promote overall community accessibility, and support older adults aging
within Bristol.
ǴǴ 5D. Maintain working partnerships with human and healthcare
service providers to better integrate
linkages with older-adult housing
developments within Bristol.
ǴǴ 5E. Support the continued development of multi-family units within
Downtown Bristol.
ǴǴ 5F. Encourage the de-concentration
of low-income housing by scattering sites throughout the city and
integrating them into the neighborhod fabric.
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Actions &
Supporting
Information

It is important to recognize that the
uses of identifying terms are relative
to the unique factors found within
the City of Bristol and should not be
compared to other cities.

Character Areas

Each character area is detailed
through a brief overview as well as
the high level policy focuses the City
should undertake within each area.
More details on the policy directives
can be found in the following pages.

The character and density of Bristol’s
neighborhoods vary throughout the
city. Based upon the Future Land Use
Map, the City’s residential neighborhoods have been classified into four
categories to guide future planning
and investment. The designation of
a particular area does not mean that
every property within that area is
identical or that every property within that area reflects the assigned
designation. Instead, it is intended to
paint a general portrait of the character of that area.
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Residential Character Areas & Policy Focuses
Character Area

Description

Policy Directive(s)
Revitalization

Code Enforcement

Historic
Preservation
X

Routine
Maintenance

Transition of
Incompatible Uses

Targeted Infill (Re)
development

X

X

Historic Core
Neighborhoods

This area includes historic homes on a traditional
street grid. It is well connected via sidewalks and
benefits from proximity to Downtown. Vacancy and
blight are severe issues.

X

X

Core
Neighborhoods

This area includes older, but not historic, homes
on a traditional street grid. They are typically small
homes on narrow lots. They developed without
sidewalks and curb/gutter. Vacancy and blight are
severe issues.

X

X

X

X

Suburban Transition
Neighborhoods

This area includes a blend or urban and suburban
design on curvilinear streets. They lack sidewalks as
well as curb-and-gutter.

X

X

X

X

Suburban
Neighborhoods

This area includes moderately sized homes on
curvilinear streets, designed in a suburban fashion.
Homes are generally stable and well maintained.

X

X

High Density
Neighborhoods

This includes stand-alone apartment, townhome,
and duplex complexes. They are often located within
single family neighborhoods.

Downtown
Mixed-Use
Neighborhood

This area includes Bristol’s downtown, which is a
blend of uses within a walkable and vibrant environment. Residential uses are mostly located on upper
floors of mixed-use buildings.

Lee Highway
Mixed-Use
Neighborhood

This large redevelopment area is currently a mixture
of commercial uses and single family detached
homes. It is envisioned that this area will redevelop
over time to become a (horizontal) mixed-use destination capitalizing on The Falls.

X

X

X

X

X

X

X

X

X

X

Block Level (Re)
development

Greenfield
Development

X

X

X

X

X

X

Multi-Family & High
Density Product

X

X

X

Neighborhood
Revitalization
The City already contains many
desirable and attractive neighborhoods. Many community members
stated that they know their neighbors, and that a “small town feel” and
“sense of community” are important
pieces of the city fabric. However,
many of the City’s core neighborhoods are experiencing blight,
vacancy, and general disinvestment.
This was consistently identified by
residents, stakeholders, students,
and the business community as one
of Bristol’s greatest challenges.

In 2015, structural vacancy was estimated at 11.5%, or greater than one
in ten homes. Many of these homes
are undergoing exterior or structural
deterioration. Similarly, some occupied homes within core neighborhoods are poorly maintained and
not experiencing sufficient levels of
investment, leading to lower property values, a reduction in community
pride, and in some cases, endangerment of public health.

Targeted Residential
Transition in Blighted Areas

Structural Vacancy Rates (2015)
Bristol, VA vs. MSA vs. Virginia

12.0%

11.5%

11.9%
9.4%

10.0%
8.0%
6.0%
4.0%
2.0%

Blighted and dis-invested residential properties are predominantly
concentrated in the City’s core
neighborhoods. Some blocks are
particularly hard hit, with high levels
of both parcel and structural vacancy, blighted conditions, and encroaching incompatible uses, such
as heavy or light industrial.

The Future Land Use Plan and Housing & Neighborhoods Plan identifies and encourages the gradual
transition of several low-density and
blighted residential blocks south
of East Mary Street into other land
uses that are more appropriate and
productive. While the neighborhood
is proximate to Downtown, the existing active rail line (up to six tracks
in some places) acts as a strong
physical barrier. This neighborhood
is unlikely to sustain itself due to the
nature of existing higher intensity
industrial uses nearby.

0.0%
Bristol, VA

MSA

Virginia
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It is important to state that this policy
does not require any resident to relocate from their existing home if they
live within an identified transition
area. Instead, the policy guides City
investment and decision-making as
well as informs what type of redevelopment should occur if the property
was to be vacated in the future.
Additionally, the Future Land Use
Plan and Housing & Neighborhoods
Plan also encourages the gradual
transition of several small, relatively
stable residential pockets that conflict with neighboring industrial uses.
More information on this recommendation can be found in the following
section entitled “Quality of Life.”
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Demolition
Demolition of blighted properties
can be costly at a large scale. Since
2007, 116 homes have been demolished in Bristol. The City demolished
55 of those structures, with the
remaining 61 being demolished by
private landowners. In a few cases,
homes were deeded to the City by
owners whose outstanding property
taxes exceed the home’s resale value. Properties have also been turned
over to the Bristol Redevelopment
and Housing Authority for redevelopment under the Blighted Property
Donation Program; however, this is
not typical.
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The City should continue demolition
of appropriate properties within Bristol by developing a comprehensive
demolition strategy with relevant
partners. The strategy would identify
the scale of the problem, prioritize
homes for demolition, publicize
redevelopment opportunities, and
identify and budget funding. Some of
the criteria that should be included
when evaluating demolition include,
among others: structural condition,
public safety concerns, public health
issues, proximity to schools, historical merit, cost of renovation, and
resale value.
Re-use of the vacant lot could either
be for infill redevelopment, integration with a neighboring parcel to
produce a larger lot, or to serve as
some type of park or open space (either in the short-term until redevelopment occurs or in the long-term
as a designated permanent green
space).

Residential Areas Framework Plan

Beautification

Active Code Enforcement

Residential Rehabilitation

Rental Property Maintenance

Locally-organized neighborhood
groups and block clubs can play a
vital role in beautifying residential
neighborhoods. Successful neighborhood groups mow vacant lots,
plant flowers in public areas, and
sponsor decorative neighborhood
signage, as well as coordinate and
work with police department in
combating public safety concerns
and nuisances.

Effective code enforcement is vital to
maintaining neighborhood character
and limiting the impacts of disinvestment. While warning or fining property
owners can be a sensitive issue, particularly in low income areas, allowing
a home in neglect to impact others is
simply not fair to the community as a
whole.

Low -income homeowners may
struggle with maintenance and
improvement of the exterior of their
homes. The City should develop a
residential rehabilitation incentive
program utilizing CDBG funds and/or
a line-item within the annual budget
or Capital Improvement Program. Such
a program could require a match and
the grant amount available could vary
based on US Department of Housing and Urban Development income
guidelines.

Some neighborhoods within Bristol’s
core neighborhoods suffer from
absentee landlords and poor rental
property maintenance, as well as
single family detached properties
that may have been improperly converted. A high concentration of rental properties under these conditions
can destabilize a neighborhood and
lead to an exodus of neighboring
home owners, further compounding
the problem. The City should proactively work with residential property
owners to ensure properties are up
to code and properly maintained.

The City should continue to work
with existing neighborhood groups
to implement beautification projects as well as help establish such
groups in neighborhoods where they
do not currently exist. Coordinating with established neighborhood
anchors, such as schools, not-forprofits, and religious institutions, can
ensure long-term viability as well as
assist in funding.

At present, the City has employed
a full-time inspector who routinely
performs the investigation of a complaint prior to a notice of violation. It is
important for the City to continue to
budget for and support staff in undertaking consistent and effective code
enforcement throughout the community. The City may also seek funding
sources and increase resources to
improve capabilities and effectiveness.
Additional funds would allow the City
to hire and train more inspectors and
code enforcement officers allowing
more frequent and regular inspections
of a larger number of properties.

Over the long-term, better maintained
homes and more attractive neighborhoods will increase property values
and lead to higher tax revenues for
the city.

To improve rental conditions, the
City should:

ǴǴ Require rental inspections and
occupancy permits to ensure
that rental units are safe and
inhabitable prior to occupancy,
and that landlords are properly
adhering to applicable regulations.

ǴǴ Adopt and enforce maintenance
standards for rental homes or
vacant properties to ensure
that surrounding properties are
not negatively impacted. Fines
for non-compliant maintenance should be structured
to encourage resolutions to
issues through refunds or
rebates for improvements that
lead to compliance, rather than
being seen simply as a revenue
source for the City or hardship
for the property owner.

ǴǴ Consider developing a residential conversion program
that would fund removal of
non-conforming units and
return properties back to a
lawful conforming number of
units. Such a program could be
funded through CDBG, grants, or
a line item in the annual budget.
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Historic Districts

Support for Infill Development
As the City is mostly built-out and
land-locked due to an annexation
moratorium, most new development
will occur as infill development
within existing neighborhoods. Infill
sites can be difficult to build on
due to a wide variety of factors. For
example, problematic site conditions
may require demolition, clearing, or
remediation, and small lot sizes may
necessitate parcel assembly to accommodate modern development.

To facilitate new investment in
Bristol’s residential core and existing
single-family neighborhoods, the
City should consider incentives to
assist with added costs and make
infill development an economical
option in comparison to greenfield
development within Washington
County (VA) or Bristol, TN. Examples
of potential sources for funding
could include a redistribution of allocated CDBG funds. Additionally, the
City should support an increase in
lot sizes within Kingtown and similar
disinvested neighborhoods, working
with property owners and developers to widen residential parcels to an
appropriate width through acquisition of adjacent parcels as contemporary redevelopment occurs.

Historic Preservation
Bristol offers a variety of historic
neighborhoods and architecture that
give it a distinctive flavor and identity. Located in one of the original colonies, but situated in the mountains
where the nation once transitioned
to the frontier, Bristol’s buildings tell
part of America’s story and embody
the longevity and resilience of the
local area.

Existing Historic Districts
Historic districts include both federal, state, and local designations. Federal districts are authorized through
the U.S. Department of the Interior,
and are primarily used for federal tax credits as well as marketing
and publicity. They do not regulate
demolition or exterior alteration of
the properties. Local designations,
on the other hand, are often tougher
and can prevent demolition or exterior alteration.

The City of Bristol contains five federally designated historic districts:
the Euclid Avenue Historic District,
the Solar Hill Historic District, the
Virginia Hill Historic District, the Bristol Warehouse Historic District, and
the Bristol Downtown Commercial
District. The City does not currently
have any local historic districts or
historic zoning, although the City
does issue annual awards to property owners and developers who make
significant efforts to preserve and
enhance their historic properties.

Euclid Avenue Historic District
The Euclid Avenue Historic District is located approximately eight
blocks north of Downtown, bounded
roughly by Glenway Avenue in the
north, Chester Street in the east,
Highland Avenue in the south, and
Vernon Street in the west. It contains
450 primary buildings, of which 96%
contribute to the historic character
of the district. The neighborhood
developed in the late 19th and

Euclid Avenue Historic
District

Bristol Downtown
Commercial Historic District

Solar Hill Historic District

Virginia Hill Historic District

early 20th centuries and consists
primarily of one- to two-story frame
and brick dwellings constructed
between 1890 and 1940.

Solar Hill Historic District
The Solar Hill Historic District is
located along Johnson, Solar, West,
King, Cumberland, and Sycamore
Streets approximately two blocks
north of Downtown. The area was
named for a local observatory that
was used to view the total solar
eclipse of 1869.
The district developed in the late
19th and early 20th centuries
and consists of primarily one- to
two-story frame and brick dwellings
built between 1871 and the 1930s.
The district is located on a hillside
overlooking Downtown, and is characterized by wide tree-lined streets
with houses sited close to streets.
The district contains 117 primary
buildings, of which 92% are contributing buildings.
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Bristol Warehouse Historic
District

Virginia Hill Historic District
Located between Virginia Intermont
College and Downtown Bristol, the
Virginia Hill Historic District contains
129 primary buildings of which 92%
are deemed to be contributing to the
historic character of the area. The
neighborhood developed in the late
19th and early 20th centuries, and
contains primarily one- to two-story
frame and brick dwellings built between 1868 and the 1940s. Tree-line
streets with houses sited close to
the street and sidewalks are common within the district, and many
yards are lined with original stone or
concrete retaining walls.

Downtown Commercial
Historic District
The Commercial Historic District includes State Street as well as additional blocks north and south in both
Virginia and Tennessee. The district
developed in the late 19th century and
most structures are two and three
story masonry commercial buildResidential Areas Framework Plan

ings built from circa 1890s to 1950s.
Comprised of 106 primary buildings,
80% are considered to be contributing structures. To this day, most of
the district remains intact with minimal intrusions and the historic fabric contributes to Downtown’s charm
and vitality.

Warehouse Historic District
The Bristol Warehouse Historic District is a collection of six buildings in
Downtown Bristol that were mostly
built in the late 19th century along the
rail line. These historic brick and concrete buildings are what remain of a
larger warehouse district after urban
renewal projects demolished much
of the surrounding building stock.
The Warehouse District has seen two
major reinvestment projects in recent years, including the opening of
Studio Brew in the old Bristol Warehouse Company building and the reuse of the old Bristol Builders Supply
Company for the headquarters of
Bristol Virginia Public Schools.
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Creation of a Local Historic
Preservation Ordinance
Currently, the City does not have any
regulations prohibiting the demolition or architectural alteration of its
historic buildings (referred to as a
“historic preservation ordinance” or
“historic zoning”). Without such protections, Bristol could lose its most
distinctive and historically important
structures as well as the character
of some of its most cherished and
architecturally rich neighborhoods.
At the same time, it is important to
note that a building does not necessarily have “historic value” simply
because it is old. Some buildings
may be deteriorating and unsightly,
and lack historic character. Replacement of these buildings with new,
but traditionally designed buildings,
would be appropriate and desired in
limited cases.
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Using the existing federal districts as
a starting point for local districting,
the City should work with neighborhood groups and historic preservation experts to develop a local historic preservation ordinance that can
protect key historic neighborhoods,
such as the Downtown, Warehouse
Historic District, Euclid Avenue, Solar
Hill, and Virginia Hill neighborhoods.
It is not necessary that local and
federal districts be coterminous.

Some of the topics that would need
to be addressed in such an ordinance include, among others:

ǴǴ Geography. What areas/neighborhoods should be included?
Which buildings contribute to
the district and which are supporting?

ǴǴ Structural alterations. What
types of exterior alterations are
permitted on a historic property?

ǴǴ Demolition. What is the criteria
and process for demolition?

ǴǴ Design standards. If a new
building is constructed on a vacant property within the heart of
an existing district, what should
it be permitted to look like?

ǴǴ Process. What is the legal/
municipal process for working
through these issues?

Residential Areas Framework Plan

Single Family Home
Conversion
Within the Virginia Hill, Solar Hill, and
Euclid Avenue historic areas, many
large single family detached homes
have been converted into several
multi-family units. In some cases,
this has required structural alteration of the property, compromising
its historic quality.

While some conversions have been
well-done, many reinforce a feeling of transiency within a historic
neighborhood and discourage home
ownership. The City should work
with property owners to encourage
the re-conversion of historic single
family homes that are currently
divided into multi-family units back
to their original single family status,
evaluating the usage of incentives
or assisting with locating external
financing.

Prevention of Demolition
through Neglect
After a local historic preservation ordinance is established, it
is important to protect structures
from “demolition through neglect.”
This occurs when a property owner
intentionally stops investing in their
historic property, with the aim of creating such uninhabitable conditions
that demolition becomes the only
resort.

The City should actively prevent
demolition through neglect by
utilizing the following strategies
recommended by the National Trust
for Historic Preservation:

ǴǴ Requiring that properties are
maintained through regular
code enforcement

ǴǴ Having a good monitoring
system of historic properties in
place

ǴǴ Adopting and utilizing formal
demolition-by-neglect policies
and procedures

ǴǴ Working with property owners to apply for grants that can
assist with renovations

ǴǴ Commit to a clear and predictable course of enforcement

Design & Aesthetics

Design Guidelines

The design, aesthetics, and construction materials of homes affects
not only property values but also
the perception and pride of the
community. Poorly designed and
constructed homes do not age well
and can be difficult to re-sell, as the
costs to reinvest in the home are
greater than its replacement cost. It
is important for the City of Bristol to
encourage quality home construction that balances cost, quality, and
sound design.

Design guidelines are non-binding
recommendations to new home
builders on product design. They can
be used by the City, architects, developers, and neighborhood groups
on a cooperative basis to promote
high quality new construction. By
following or incorporating elements
of the guidelines, developers can
be ensured that their proposals can
receive speedy approval, thus reducing costly delays and procedural
uncertainty.

Many guidelines, such as a stepback in garage placement, are
cost-neutral and promote good
design without adding cost. Others may slightly increase the initial
cost of development, but ensure the
home’s longevity as well as safeguard its resale value down the road.

The City should put together a brief
flyer or policy guide highlighting
preferred styles, materials, massing,
and building and garage orientation
for new residential construction.

Landscaping

Treating Split-Faced Block

Landscaping, such as trees and
shrubbery, is not required for new
residential construction in Bristol.
While some developers have opted
to include landscaping within new
construction, others have chosen
not to. In addition to environmental benefits, trees and shrubbery
soften the appearance of residential
blocks and create a more welcoming
and peaceful experience. The City
should require appropriate levels of
landscaping, such as front yard and
backyard trees, for all new residential construction. In locations where
the right-of-way permits, the City
should plant street trees within the
parkway in lieu of front yard trees.

Bristol sits within the foothills of the
Southern Appalachian Mountains,
and the elevation of the community
ranges from 1,670 feet to 2,000 feet.
For comparison, the mean elevation
within Virginia is 950 feet. 29% of
the City’s land is sloped at greater
than 15%, while 61% of the City is
sloped at between 5% and 15%. This
hilly terrain provides for scenic vistas
and a beautiful landscape but poses
challenges for development.
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Some new residential construction
does not fully meet the grade of the
parcel. This means that the front of
the house is at-grade with the fronting street, but the rear of the home
is at a different grade level, often
exposing an untreated basement
from the side street or the rear. Some
developers have chosen to use
untreated split-face block, which
further contributes to the unattractive appearance. The City should
consider requiring painting of the
exposed foundation or landscaping
that would shield the exposure.
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CASE STUDIES
NEIGHBORHOOD BLIGHT ELIMINATION
Communities across the country
have developed a variety of strategies and programs to eliminate
blight and promote neighborhood
reinvestment. Central to most
successful approaches has been
the need for (a) accurate data that
spatially depicts the scale and location of the problem, (b) community
involvement in helping solve the
problem, (c) personnel to develop
and administer initiatives, and (d)
financial resources to fund programming, incentives, demolition, loans,
and/or staffing.
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The Comprehensive Plan provides
many recommendations, as well as
case studies depicted below, that
can be utilized to reduce blight
in Bristol’s older neighborhoods.
However, the Comprehensive Plan
itself only outlines a policy framework, and is not a Blight Elimination
Plan in itself. Following adoption of
the Comprehensive Plan, the City
should develop an actionable Blight
Elimination Plan.
The State of Michigan provides a
good example of an approach to addressing blight. The Michigan Blight
Elimination Handbook recommends
the following 5 steps to successful
blight elimination planning:
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This section provides case studies of successful blight elimination
programs and well as other tools
that can be utilized in establishing a
Blight Elimination Plan.

Source: M1 Blight Elimination Handbook

Collecting Data &
Using Data to Inform
Decision-Making:
BlightSTAT (New
Orleans, LA)
In New Orleans, the effects of Hurricane Katrina in 2005 and a history
of poverty combined to create blight
on an unprecedented scale. An estimated 25% of properties in the city
were affected by blight following the
natural disaster. With such a widespread issue, emphasis was placed
on understanding the scale of the
problem and creating a data-driven
approach to identifying and addressing blighted areas. BlightSTAT
collects and utilizes spatial data to
set goals and inform resource allocation, improving the efficiency of
blight elimination.

At the heart of this effort is a regularly updated database which not
only provides a real-time understanding of blighted properties in
the City, but also acts as a ‘pipeline’
for recognizing blight and taking action. This effort has been a
significant factor in addressing
blight in New Orleans and emphasizes the need for data that can be
consistently updated and analyzed.
In Bristol, housing quality and blight
issues could be tracked through GIS,
helping to provide a clearer spatial
understanding of what blight looks
like in the community.

Private-Private
Partnerships: Blight
Removal Task Force
(Detroit, MI)
The Blight Removal Task Force was
formed in 2013 with the aim of
eliminating blight by involving not
just state and local government, but
also the private sector, nonprofit
organizations, and the foundation
community. With a variety of expertise and perspectives, the Task Force
is establishing a blight elimination
plan in Detroit. An initial component of developing the strategy was
parcel-by-parcel data collection of
housing occupancy and conditions.

An emphasis was placed on
public-private collaboration and
involvement, understanding that
cooperation between these groups
would be essential to not only addressing blighted properties, but reversing the trend over time. In Bristol,
the smaller scale of the community
supports close collaboration which
can help identify issues unique to
the area and provide direction for
how to best address local blighted
properties.

Prioritizing
Neighborhoods,
Focusing Resources,
& Aligning
Programming:
Neighborhoods in
Bloom (Richmond,
VA)
Established in 1999, the Neighborhoods in Bloom (NIB) program
identified and prioritized seven
declining neighborhoods in Richmond, focusing federal, state, local,
and private resources on revitalizing
these neighborhoods and creating
a critical mass of investment. These
resources included the majority of
Richmond’s CDBG and HOME funds,
as well as capital improvement programing, focused code enforcement,
and accelerated property disposition.

Between 1990 and 2004, average
home sales prices in the seven target neighborhoods increased 9.9%
faster than city-wide averages and
sales prices jumped from roughly
50% of the average city-wide sales
average to 70%. Additionally, nearly
130 vacant homes were renovated
and close to 400 new and renovated
homes were sold. The success of
Neighborhoods in Bloom supports
the policy decision to target resources to prioritized areas in order
to reach a critical mass of investment where the private market can
function without subsidies.

Incentives for
Rehabilitation:
Residential
Rehabilitation
Significant Structure
Improvement Grant
Program (Norfolk, VA)
The Residential Rehabilitation
Significant Structure Improvement
Grant Program (SSIGP) offers Norfolk
homeowners within conservation
areas financial incentives to undertake exterior improvements, including façade restoration or improvement of the architectural integrity.

Grants can fund up to $10,000 per
property and no less than $1,000
per property, with a 100% match
required. Grants are only disbursed
one time, once per property, and
once per owner. The program assists
lower income property with maintenance of the exterior, leading to
more attractive neighborhoods, safer
homes, and improved community
pride. Funding for the program is
provided through CDBG, Capital Improvements Program, or other public
funds.

Sources: International Economic Development Council, Data Driven Detroit, City of Richmond, Federal
Reserve Bank of Richmond, Virginia Commonwealth University, Norfolk Redevelopment Housing Authority
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Quality of Life
Bristol’s single family neighborhoods
should be safe, peaceful, and attractive and should not be subjected
to intense commercial or industrial
uses (e.g. factories, plants, auto repair shops, and distribution facilities)
that generate noise, fumes, or high
levels of traffic.
Unfortunately, in several existing
locations, residential areas directly
abut, or are sandwiched between,
more intense uses such as heavy
industry or active commercial uses.
The Plan encourages minimization
of these conflicts by either transitioning these residential areas into
more appropriate uses over time or
by buffering and screening them
from the conflicting use.
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Incompatible Land
Use Transition
Not all land uses are considered
compatible with one another. The
Future Land Use Plan and Residential Areas Framework Plan took
into careful consideration locations
where two uses clashed with one
another, assessing whether it was
logical to transition the residential uses gradually over time into
complimentary higher intensity uses.
On the Residential Areas Framework
Plan, areas that are recommended
for transition over time are highlighted.

One example of a very small pocket
neighborhood that should be transitioned away from residential is
McNeil Street, in between Pepper
Street and Bob Morrison Boulevard.
To the north are industrial uses with
commercial uses to the south. McNeil Street itself also contains a mixture of both single family detached
homes and commercial uses. This
neighborhood is unlikely to sustain
itself due to the nature of existing
higher intensity uses nearby, such
as a collision repair center and a
commercial strip. It is recommended
that the City encourage the transition and redevelopment of such
areas into more compatible land use
arrangements.
This policy does not require any resident to relocate from their existing
home if they live within a transition
area. Instead, the policy guides City
investment and decision-making
as well as informs what type of redevelopment should occur if the property was to be vacated in the future.

Residential Areas Framework Plan

Screening & Buffering
Screening is the practice of visually
shielding unattractive land uses and
storage facilities from public view,
typically through the usage of landscaping or fencing. Buffering is the
usage of setbacks, berms, and other
planning devices to reduce visual
and physical proximity between two
conflicting uses, typically residential
and industrial or commercial.
Current municipal code contains
minimal screening requirements.
As such, industrial storage, dumpsters, and other raw materials are
often viewable from either the public
right-of-way or from the back- or
side yards of neighboring residential
neighborhoods.

As a 19th century historic railroad
town, Bristol developed in an uncoordinated fashion that was typical of
the time and often integrated residential and industrial uses in close
proximity. Some of these conflicting
uses continue to this day. In an effort
to maintain employment, the Future
Land Use Plan preserves several
industrial areas that abut residential
areas to accommodate job growth
but recommends transition of other
areas.

Poor Example

Where such conflicts exist, either
in the short-term or long-term, it
is imperative that the City work
with property owners to implement
screening and buffering. As new
industry and employment development occurs, screening as well
as landscaped buffers should be
constructed to establish horizontal
separation between more intense
uses and adjacent residential areas.

Good Example

Recreational &
Commercial Vehicles
Commercial vehicles (e.g. semitruck cabs, tow-trucks, and maintenance trucks) and recreational
vehicles (e.g. RVs and boats) are an
integral part of living and working
in Bristol. It is expected that families will store a boat or R/V on their
property and that a local business
owner or employee may bring home
their work vehicle. However, property owners within a single family
neighborhood should not be allowed
to store their boat or R/V on a public
street for an extended period of time,
and full semi-trucks and fleets of
commercial vehicles should not be
permitted to be stored within residential neighborhoods. These actions can contribute to blight, reduce
the volume of on-street parking,
and produce undesired commercial
activity within a residential setting.

Additionally, inoperable vehicles
should be kept either within a
garage or shielded from the public
right-of-way.
The Comprehensive Plan is a policy
guide and is not regulatory; it is
recommended that the Code of
Ordinances be updated to prevent
this type of activity. Bristol’s existing Code of Ordinances addresses
some of these issues, but should be
reviewed and amended to better
reflect current trends and mitigate
these situations.

Product Diversity
Housing product diversity is critical
for Bristol to remain competitive in
attracting and retaining residents
in the twenty-first century. A variety
of product ensures that housing
is available for the community’s
workforce (at a variety of income
brackets) and it accommodates the
housing transitions of residents as
they pass through different stages of
life (e.g. single young professional to
family of five to retiree). Without appropriate product, existing residents
looking to up-size or down-size may
relocate to other areas in the region.
While the City cannot be “everything
to everyone,” but at the same time, it
should provide a diversity of housing
products within the desired character of Bristol, Virginia.

Bristol’s existing housing stock is
fairly diverse, with higher density
units (e.g. townhomes, duplexes, apartments, condominiums)
accounting for 35% of the housing
supply and owner occupied housing only accounting for 54.3% of
all units. Bristol’s existing housing
product ranges from downtown
multi-family lofts to historic mansions, small suburban-styled starter
homes to quasi-rural homesteads.
What the community is lacking is:
contemporary housing product for
young professionals, higher-end
multi-family housing, and senior
housing. The City should support the
development of such housing in appropriate locations identified on the
Future Land Use Map and Residential Areas Framework Map.

Age Targeted and
Senior Housing
Bristol is a community that is aging.
In 2015, its median age was 42.5
years (compared to the national median of 37.8 years). Between
2010 and 2020, the share of the
population aged 55 years and older
is projected to increase from 31.7%
to 35.9%. The concept of “aging
in place” supports a desire within
the Bristol community to provide a
broader range of housing options to
householders of all ages.

To better accommodate growth in
older age cohorts, the City should:

ǴǴ Encourage development of
single-family attached and
multi-family housing in accordance with the Land Use Plan
with proximity to amenities
such as transit and local shopping options.

ǴǴ Review zoning, building, and
other related codes and ordinances to ensure that they
are flexible, promote overall
community accessibility, and
support older adults aging within Bristol.

ǴǴ Maintain working partnerships
with human and healthcare
service providers to better integrate linkages with older-adult
housing developments within
Bristol.

Residential Areas Framework Plan

Clear Creek Golf Course
The Clear Creek Golf Course is a
beautiful eighteen hole course
owned and operated by the City
of Bristol. As of 2015, 33 single
family detached homes and 30
town homes have been built along
the course, with another 15 lots
platted but vacant. Additionally, the
Golf Course would like to develop
a mixture of housing product on
currently unplatted and undeveloped segments of the property.
This location could accommodate
a variety of contemporary products
that could capitalize on the scenic
nature of the golf course as well as
access to the Club House and nature
walks. The City should continue to
support the full residential build out
of Clear Creek Golf Course at a range
of appropriate densities.

Bristol, VA Comprehensive Plan
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Higher Density Product
Existing Product
Isolated multi-family units are
scattered throughout the community, located sporadically within
single-family residential neighborhoods. There are some duplexes and
townhomes located within areas
that are predominantly single-family,
contributing to a feeling of haphazard planning. As with single-family
homes in the community, there are
also a number of multi-family structures that are in disrepair or suffer
from deferred maintenance.
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The City should promote orderly growth and development
through the clustering of like uses.
Multi-family development should be
strategically reserved to help bolster
Downtown and as a transitional land
use between single family areas
and other incompatible uses. To this
end, the Land Use Plan identifies
areas appropriate for multi-family
development. In addition to new
development, the City should work
with property owners of existing
multi-family units/complexes to
assist in identifying maintenance
programs that can provide funds
designed to aid homeowners and
landlords in improving the condition
of their properties.

Residential Areas Framework Plan

Downtown

The Falls - Phase 5

Downtown Bristol is the heart of the
community, and additional residential units can help further invigorate
the Downtown as well as increase
the consumer base for Downtown
businesses. Within the Downtown
Mixed-Use area identified on the
Future Land Use Map and Residential Areas Framework Map, the City
should continue to support development of multi-family units on upper
floors of existing units, including
adaptively re-used loft apartments,
as well as stand-alone multi-family
construction within the periphery of
Downtown. The priority location for
new quality multi-family development should be within Downtown
Bristol.

As The Falls development continues to come online, the Lee Highway area will continue to evolve in
character. New multi-family and
townhome units could be integrated
within a master-planned, mixed-use
environment on the north side of Lee
Highway, roughly between Blevins
Road in the west and the rail line in
the east.

Contemporary Single
Family Product
Much of Bristol’s single family housing stock is older, but not historic.
70% of housing units were constructed between 1940 and 1979
and tend to be small to moderately
sized ranch or minimal traditional
styled homes. Less than 8% of the
housing stock was built in the past
fifteen years (2000-2015).

To that end, the City should encourage redevelopment of appropriate
existing residential areas to remain
competitive within the marketplace.
In neighborhoods with smaller lot
sizes, such as Kingtown, the City
should work to increase lot sizes and
consolidate parcels in appropriate
locations to encourage infill development that can meet contemporary
market needs.

City of Bristol, VA
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Residential Transition: Blighted blocks
and/or housing that conflict with
neighboring uses are recommended for
transition away from residential uses
towards other more appropriate uses. This
does not require any resident to relocate
but instead informs what type of
redevelopment should occur if the
property was to be vacated in the future.
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Suburban Neighborhoods: This area
includes moderately sized homes on
curvilinear streets, designed in a
suburban fashion. Homes are generally
stable and well maintained. Ongoing
maintenance and occasional infill
redevelopment should occur.
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Suburban Transition Neighborhoods:
This area includes a blend of urban and
suburban design on curvilinear streets.
They lack sidewalks as well as
curb-and-gutter. While generally stable,
infill development or redevelopment
should occur to promote reinvestment.
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Lee Highway Mixed-Use: This large
redevelopment area is currently a mixture
of commercial uses and single family
detached homes. It is envisioned that this
area will redevelop over time to become a
horizontal mixed-use destination
capitalizing on The Falls.

Clear Creek Golf Course Development:
Additional residential product should be
developed to fully build out the Clear
Creek Golf Course. This location could
accommodate a variety of contemporary
products that could capitalize on the
scenic nature of the golf course as well as
access to the Club House and nature
walks.

BONHAM RD

Historic Preservation Ordinance: Using
the existing federal districts as a starting
point, the City should work with
neighborhood groups and historic
preservation experts to develop a local
historic preservation ordinance that can
protect key historic neighborhoods
identified here from demolition,
incompatible redevelopment, and major
façade alterations.
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Core Neighborhood: This area includes
older, but not historic, homes on a
traditional street grid. They are typically
small homes on narrow lots and
developed without sidewalks and
curb/gutter. These areas should undergo
high levels of revitalization and targeted
redevelopment, and in some locations,
severely disinvested blocks should
transition away from residential uses.
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Downtown Mixed-Use: This area
includes a blend of uses within the
walkable environment of Downtown
Bristol. Residential uses should be mostly
located on upper floors of mixed-use
buildings. Adaptive re-use is encouraged
and added residential density can
improve the vibrancy of Downtown.

Flex Redevelopment Properties: The
Future Land Use Plan identifies four large
properties as “flex” properties given their
unique attributes. If/when these
properties were to redevelop from their
current use, they could include a
residential component mixed within a
larger planned development, including
senior housing. For more information,
please see the accompanying chapter
text.

Beave

High Density Neighborhoods: This area
includes stand-alone apartment,
townhome, and duplex complexes. They
are often located within single family
neighborhoods. Additional regulation of
landlords should help ensure these areas
stay safe and attractive.

WALLACE
PIKE

Historic Core Neighborhoods: This area
includes historic homes on a traditional
street grid. It is well connected via
sidewalks and benefits from proximity to
Downtown. Enacting historic zoning will
protect homes from demolition, but the
City must use a variety of reinvestment
tools to improve the occupancy,
appearance, and stability of these
neighborhoods.
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Bristol’s neighborhoods are the building blocks of the community and their attractiveness, health,
and character are vital to the success of the city and everyday quality of life. The Residential Areas
Framework Plan provides policies and recommendations that can revitalize and reinvest in existing
neighborhoods, accommodate quality redevelopment, ensure historic preservation, protect quality
of life, and ensure Bristol contains a diversity of housing types at a variety of price points. As the
community is mostly built out, focus tends to be on reinvestment and redevelopment.
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COMMERCIAL &
EMPLOYMENT
AREAS FRAMEWORK
PLAN
Bristol is not only a “good place to live,” but also a “good place to
do business.” Historically, Bristol has been a manufacturing town,
however, its strategic location as well as excellent interstate, rail,
and air service positions it well for a new wave of investment and
job growth. Downtown Bristol serves as the “Tri-Cities’ Downtown,” and Bristol’s culture, heritage, and national resources draw
tourists and visitors from across the country. The completion of
The Falls will make Bristol the premier shopping destination in
the Tri Cities. Its industrial parks and areas employ thousands,
and a variety of major employers provide good wages.
The Commercial and Employment Areas Plan details policies
and recommendations to maintain and enhance the City’s major
commercial and industrial areas, including Downtown Bristol,
commercial corridors and nodes, office areas, business parks,
and industrial areas.
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2035 Goal
In 2035, Bristol,
Virginia will serve
as the economic
hub of the Tri Cities
and be a major
tourism destination
capitalizing on
assets of culture,
heritage, and national
resources.

Priority
Objectives
Objective #1
Corridor Revitalization.
Reposition aging commercial areas,
including Euclid Avenue, Commonwealth
Avenue, West State Street, Gate City
Highway, and Bristol Mall, for a new generation of investment and redevelopment.

ǴǴ 1A. Leverage incentives and financing tools such as Enterprise Zones
and Tax Increment Financing to
promote commercial re-investment
along Euclid Avenue, Commonwealth Avenue, West State Street,
and Gate City Highway.
ǴǴ 1B. Support the creative re-use or
redevelopment of the Bristol Mall
utilizing the framework provided
in the Land Use and Development
Plan.

ǴǴ 1C. Work with businesses and property owners to evaluate the creation
of service districts that could collectively beautify and improve the
infrastructure of key corridors.
ǴǴ 1D. Improve pedestrian and cyclist
infrastructure along commercial
corridors to increase connectivity
between residents/consumers and
local businesses.
ǴǴ 1E. Support and facilitate parcel
consolidation, where appropriate,
to encourage new investment and
redevelopment.
ǴǴ 1F. Create gateway features consisting of signage, decorative lighting,
and high-quality landscaping at key
locations to announce entry into the
City of Bristol.

Objective #2
Downtown Bristol.
Maintain Downtown Bristol as an exciting
mixed-use environment and the cultural,
social, and entertainment heart of the
community.

ǴǴ 2A. Implement the recommen-

ǴǴ

ǴǴ

ǴǴ

ǴǴ

dations of Chapter 6: Downtown
Sub-Area Plan.
2B. Continue cross-jurisdictional
collaboration with Bristol, TN on
Downtown planning and development matters, and support the
mission of “Believe in Bristol.”
2C. Work with Bristol, TN to implement the Comprehensive Parking
Study and Parking Management
Plan for Downtown Bristol.
2D. Enact historic zoning that can
protect Bristol’s historic structures
from demolition and significant
façade alterations.
2E. Encourage, and/or incentivize,
the adaptive re-use of Bristol’s vacant or underutilized historic structures, including conversion of upper
floors of commercial structures into
residential units.

ǴǴ 2F. Work with property owners to

ǴǴ

ǴǴ

ǴǴ

ǴǴ

ǴǴ

ǴǴ

restore the modernized facades,
or covered up facades, of historic
buildings to their original architectural design.
2G. Review, and amend where
necessary, the zoning code to
ensure that new infill development
within Downtown Bristol is engaging,
context appropriate, and maximizes
interaction with the existing built
environment.
2H. Add public art, including murals
and sculptures, throughout Downtown to improve its unique sense of
place.
2I. Activate the historic Bristol Train
Station and better integrate it into
the fabric of Downtown through
special events, pop-up events, rotating tenants, or the addition of a small
park or plaza.
2J. Support the development of
lodging, including boutique hotel(s),
within Downtown Bristol.
2K. Improve the pedestrian experience by filling better striping crosswalks, adding crosswalk countdown
timers, and evaluating opportunities
for bike lanes and bike parking.
2L. Continue to host large-scale
music festivals and concerts, such
as Rhythm& Roots or traveling acts of
major bands, in the Downtown area.

Objective #3

Objective #4

I-81 Exits 5 & 7.
Continue efforts to make Exits 5 and 7 the
premier shopping destination within the
greater Tri Cities area.

Design & Aesthetics.
Improve the aesthetic appearance of
Bristol’s commercial and industrial areas
and ensure their compatibility with
neighboring uses.

ǴǴ 3A. Complete the planned phasing of
The Falls.
ǴǴ 3B. Undertake the road and utility infrastructure improvements necessary
to accommodate future residential and commercial development
associated with The Falls and spin-off
redevelopment.
ǴǴ 3C. Update the Code of Ordinances
to facilitate the transition of the area
north of Lee Highway (as identified
on the Future Land Use Map), roughly
between Blevins Road in the west and
the railroad right-of-way in the east,
into a master-planned mixed-use development(s) that can add residential
density to the district.
ǴǴ 3D. Aggressively recruit new tenants
to the district, publicizing Virginia’s low
sales tax.

ǴǴ 4A. Amend the Code of Ordinances
to require on-site landscaping for
all new commercial and industrial
development.
ǴǴ 4B. Amend the Code of Ordinances
to establish parking maximums that
can prevent the development of
unnecessarily large surface parking
lots.
ǴǴ 4C. Amend the Code of Ordinances to require adequate buffering
and screening between residential
neighborhoods and more intense
uses, such as commercial or industrial areas.
ǴǴ 4D. Amend the Code of Ordinances
to require screening of industrial
storage, dumpsters, and raw materials from the public right-of-way.

ǴǴ 4E. Reduce the usage of barbed
wire and chain link fences along
commercial corridors.
ǴǴ 4F. Develop non-binding residential
design guidelines for commercial
corridors and industrial parks that
can provide guidance to developers
and architects on new product.
ǴǴ 4G. Encourage the transition and
redevelopment of incompatible land
use arrangements, as identified on
the Land Use Map, into more compatible land use arrangements.
ǴǴ 4H. Implement a program to screen
utility boxes and unsightly facilities
and locations, such as lift stations,
pump houses, transformer sites, antennas, telephone switches, signal
controls, etc.

ǴǴ 5F. Continue to support existing pro-

Objective #5
Entertainment & Tourism.
Leverage Bristol’s many unique assets to
increase tourism and visitors to the city.

ǴǴ 5A. Establish a direct route that can

ǴǴ
ǴǴ

ǴǴ

ǴǴ

efficiently link Bristol’s two major
activity generators: The Falls and
Downtown Bristol.
5B. Develop attractive and uniform
gateway and wayfinding signage.
5C. Continue to work with other
agencies and property owners to
“tell the story” of Bristol’s history and
support the museums and cultural
amenities within the City centered
upon its special heritage.
5D. Promote Bristol as “the place
to stay” and “place for a night out”
when visiting major regional destinations such as the Bristol Motor
Speedway, South Holston Lake, and
the Cherokee National Forest.
5E. Develop a marketing campaign
to promote the advantages and
benefits of living, working, doing
business in, or visiting Bristol.

grams and events and develop new
events such as community festivals
and holiday events and gatherings
recognizing that these programs and
events bring the community together,
foster civic pride, and create a sense
of unity.

Objective #7
Business Climate.
Proactively enhance the local business
climate to provide well-paying employment opportunities and diversification of
the tax base.

Objective #6

ǴǴ 7A. Develop an Economic Develop-

Support Industry Expansion. Facilitate
the redevelopment and/or expansion
of underutilized areas identified on the
Future Land Use Map for office, light
industrial, and business park uses.

ǴǴ 7B. Identify target sectors and

ment Strategic Plan.

ǴǴ

ǴǴ 6A. Implement the recommendations of
Chapter 6: Bob Morrison Boulevard
Sub-Area Plan.
ǴǴ 6B. As depicted on the Future Land Use
Map, support the expansion of existing
light industrial and industrial uses in identified transition areas.
ǴǴ 6C. As depicted on the Future Land Use
Map, support the expansion of industry
along Old Airport Road, Bonham Road, and
Beacon Road.

ǴǴ

ǴǴ

ǴǴ

Commercial & Employment Areas Framework Plan

industries to help focus and guide
business recruitment and retention.
7C. Market and promote Bristol’s low
cost of living, transportation infrastructure, and proactive business
climate to prospective employers.
7D. Evaluate opportunities to
simplify existing regulatory and
permitting processes to make them
more predictable, streamlined, and
business-friendly.
7E. Host annual breakfasts or meetings that can bring together city
staff and members of the business
community to discuss challenges,
share ideas, and answer regulatory
questions.
7F. Conduct exit interviews with
businesses that relocate from Bristol
to better understand what influenced their decision.
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In 2014, the local economy was
mostly comprised of retail, service, and “blue collar” industries.
30.8% of jobs are in the retail trade,
accommodation, and food services
industries; 22.1% are in manufacturing or wholesale trade industries;
and 12.7% are in the administrative
and support industry. Major employers within the community fall within
these industries, such as Electro
Mechanical Corporation (electricity
products manufacturer), Shearer’s
(snack food plant), and Strongwell
(fiber reinforced polymer manufacturer). Retail activity is mostly generated from interstate traffic originating from outside the community as
well as tourism.
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Bristol’s local economy is a component of a broader regional economy
(Kingsport-Bristol-Bristol, TN-VA
metropolitan area). Between 2013
and 2016, the U.S. Conference on
Mayors estimates that the region’s
gross metropolitan product will increase from $11.1 billion to $12.1 billion, putting it ahead of regions such
as Champaign-Urbana, IL (home to
the University of Illinois), Santa Fe,
NM, and Bloomington, IN (home to
the University of Indiana). By 2021, it
is estimated that the region’s gross
metropolitan product will grow to
$14.8 billion, with an average annual
growth rate of 3.9%.

RD

Actions &
Supporting
Information
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Corridor Revitalization

Overview & Approach

Bristol contains several aging commercial corridors Euclid Avenue,
Commonwealth Avenue, West State
Street, and Gate City Highway (which
includes Bristol Mall). These corridors are auto-centric, populated
with a mixture of chain and local
restaurants and stores. The building
stock tends to be older within stripstyle development patterns. As of
2015, stretches of each are experiencing blight and disinvestment.
Growth in the regional retail market
elsewhere has had the effect of
drawing consumers away from these
older corridors and shopping areas.

For a city of its size, Bristol already
contains a sizable level of retail,
dining, and entertainment square
footage. It is imperative that the City
does not saturate its retail market
by overdeveloping land for retail. To
that end, the Future Land Use Map
was carefully crafted to prevent
oversaturation, although additional
acreage was dedicated for regional
retail along the interstate to complete The Falls development.

Note: Recommendations for
other commercial areas such as
Lee Highway Exits 5 and 7 and
Downtown Bristol are detailed
in subsequent sections.

As regional commercial uses continue to develop along Lee Highway
near the interstate, existing commercial areas such as Euclid Avenue,
Commonwealth Avenue, West State
Street, and Gate City Highway (which
includes Bristol Mall) will transition
towards occupancy mostly by local
small businesses.

It is important that these older commercial corridors are not neglected,
as they serve the day-to-day needs
of residents in adjacent neighborhoods. New rounds of investment
must occur for the corridors to stay
viable and healthy. Efforts to improve
these corridors should include site
redevelopment and beautification,
business partnerships, and creative
public incentives that can spur new
private investment.

New Investment:
Redevelopment &
Revitalization Tools
The City, corridor businesses, and
other relevant stakeholders can utilize a variety of tools to help increase
the vitality of Bristol’s aging commercial corridors. They are detailed
at the end of this chapter.

Mall Redevelopment
The Bristol Mall is a large property
located along Gate City Highway
in the western portion of the city. It
was sold in a foreclosure auction in
August 2015 and sold again in 2016,
having struggled in recent years
after losing major anchors. This is
due to a variety of reasons, including changes in consumer behavior
that are not unique to Bristol, aging
infrastructure, and newer commercial development along I-81, such as
The Falls (1,500,000 Gross Leasable
Area) and The Pinnacle (700,000
GLA). Additionally, the 312,043 person Tri Cities market is also served
by the Johnson City Mall (565,720
GLA).

It is important to make clear that
under no circumstances is the Plan
advocating for the mall’s closure.
However, the City must be proactive in planning for the site’s future
should the privately-operated mall
cease operations. In many communities across the country, the closure
of a large indoor mall often ultimately results in public involvement and
costs. Communities that fail to plan
and preempt market changes often
find themselves in a reactive position that can delay reinvestment.

Commercial & Employment Areas Framework Plan

Given the size of the site, it is likely
that if redevelopment occurs, it may
include a master-planned blend
of uses. The Future Land Use Plan
identifies that Local Commercial,
Professional Office, Single Family
Detached, Single Family Attached,
Multi-Family are all acceptable uses.
Given proximity to residential uses,
industrial uses are not recommended although a properly screened
and buffered business park might be
appropriate.
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Possible redevelopment scenarios
include, but are not limited to:

ǴǴ Potential Scenario A: Multi-

ǴǴ Potential Scenario C: Site Redevelopment – Commercial.
The existing Bristol Mall could
be demolished and redeveloped
with local retail frontage along
Gate City Highway transitioning
back to an office/business park.

ǴǴ Potential Scenario D: Light
Industrial / Distribution. The
existing structure could be
demolished and replaced with
a logistics or distribution facility.
The site’s size and access to the
nearby interstate could make
this a competitive use.

Scenario A
MULTI-TENANT
BUILDING REUSE

Scenario C
COMMERCIAL
LOCAL RETAIL
FRONTAGE

PUBLIC USE

Y
HW
TY
CI
TE
GA

Redevelopment - Residential.
The existing Bristol Mall could
be demolished and redeveloped
as a residential community, with
multi-family along Gate City
Highway transitioning into lower
density single family detached
or cottage home housing.

Y
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TY
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Tenant Building Re-Use. The
existing Bristol Mall building
could be re-used by a variety
of office users, including a call
center which could benefit
from a large footprint under
one roof. Public or semi-public
uses could also be incorporated,
such as federal, state, or local
government offices. Commercial outlots could be developed
fronting Gate City Highway.

ǴǴ Potential Scenario B: Site

421

The City should continue to engage
the mall’s owners to ensure open
two-way communication. Should
the mall cease operations, the City
should support the creative re-use
or redevelopment of the site utilizing
the framework provided within the
Comprehensive Plan.

CALL CENTER

421

OFFICE /
BUSINESS PARK

Scenario B
RESIDENTIAL

Scenario D
LIGHT INDUSTRIAL /
DISTRIBUTION

MULTI-FAMILY
APARTMENTS

Y
HW
TY
CI
TE
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Y
HW
TY
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TE
GA

LOGISTICS /
DISTRIBUTION CENTER
421

421

SINGLE-FAMILY DETACHED /
COTTAGE HOUSING
PARKING AREA
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THE FALLS
PHASE 4

THE FALLS
PHASE 3

THE FALLS
PHASE 2

THE FALLS
PHASE 1

Downtown Bristol
Downtown Bristol is a walkable
mixed-use environment with
historic architecture that has seen
significant levels of reinvestment in
recent years, including the addition
of new restaurants, breweries, shops,
and the Birthplace of Country Music
Museum. Outdoor concerts and
festivals draw residents and visitors
alike to this unique, niche environment. The Plan recommends that the
City maintain Downtown Bristol as
an exciting mixed-use environment
and the cultural, social, and entertainment heart of the community.
For a detailed vision and supporting
recommendations regarding Downtown Bristol, please see Chapter 6:
Downtown Bristol Sub-Area Plan.

I-81 Regional
Commercial
Lee Highway between exits 5 and 7
are Bristol’s major concentrations of
“big box” style retail, entertainment,
and hospitality. While developed
separately over time, development patterns around each exit are
starting to blend together to form
one large unified commercial area.
It is envisioned that this area will
be the premier regional shopping
development within the greater Tri
Cities area, given its easy interstate
access, major destination anchors
such as Cabela’s, and lower sales tax
compared to Tennessee.

The Falls
The Falls is a 1.5 million square foot
commercial development located
next to I-81 that is being developed
through a Public Private Partnership
(P3). Anchored by the first Cabela’s
in Virginia, The Falls is 120 acres
and upon completion is expected to
generate over three million annual shoppers and millions of dollars
in annual sales. Development is
divided into four phases, with Phase
I expected to be complete in 2016
and land already cleared for Phases
II and III. Phase IV will require the
acquisition and redevelopment of
privately held property, and is the
final phase of the project under the
P3. A fifth phase will be completed
by private developers.

The Falls - Phase
5 Mixed-Use
The Falls - Phase 5 Mixed-Use
designation is a special area along
Lee Highway adjacent to The Falls
development. Currently, it is mostly
rural residential with some commercial uses on the northeast corner of
Blevins and Lee Highway.
It is recommended that this sizable
area redevelop privately over time,
either as a part of one large master planned project (with several
phases) or several coordinated
master planned projects. The area
is ultimately envisioned as a blend
of residential, retail, and office uses
within an integrated, moderate
density environment (also known as
“horizontal mixed-use”).

ǴǴ Connectivity. New develop-

While the details of future redevelopment may evolve over time, it is
important that what is constructed
aligns with the following principles:

ǴǴ Commercial frontage along
Lee Highway. Retail, office, or
hospitality uses should front
Lee Highway, serving as a buffer
between the road and lower
intensity uses.

ǴǴ Design cohesiveness. The
different components of the
development should have a
similar aesthetic, architectural
design, and feel.

ment should enhance Bristol’s
walkability and bikeability, and
encourage multiple modes
of transportation. Internal
roadways of different pockets should align with existing
roadways. Different uses should
be connected to one another
via sidewalks, trails, and other
pedestrian amenities.

ǴǴ Diverse residential component. The residential component may include any of the
following (including a blend):
single family detached, townhome, rowhome, or multi-family
(rental or condominium). Design
guidelines proposed in the
Residential Areas Framework
Plan should be utilized.

ǴǴ Integrating green spaces
and natural features. New
development may encroach on
environmentally sensitive areas,
including a mature tree canopy
as well as Beaver Creek. Where
possible, these special natural
features should be protected
and integrated into the development. The City may also want
to develop low impact development regulations and utilize design review to provide developers with the flexibility to cluster
development in certain portions
of a site, thus leaving sensitive
natural features undisturbed.

The City should continue to complete the planned phasing of the
Falls as well as undertake all road
and utility infrastructure necessary
to complete redevelopment.

Commercial & Employment Areas Framework Plan
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Design & Aesthetics

Landscaping

Design Guidelines

Many highly visible buildings, corridors, industrial areas, parking areas,
and business signs are unattractive
and detract from the community’s
appearance and reputation, as well
as inhibit quality tenancy. Many
building façades are outdated or unsightly, and most parking areas lack
landscaping (perimeter and interior).
Excessive lighting and deteriorating
pavement can also contribute to the
negative appearance of these areas.

Lack of greenery along a commercial corridor can make it appear to
be in economic decline as well as
simply aesthetically unpleasant.
Parking lot landscaping, including
flowers, shrubbery, and attractive
fencing, can improve a community’s
appearance, more clearly delineate
the separation between roadway
and parking lot, and provide a more
pleasant pedestrian experience.
Furthermore, if designed appropriately, site landscaping can more
efficiently manage public infrastructure and service costs, such as
stormwater. Currently, City code does
not specifically require standards
for site landscaping. The City should
amend the Code of Ordinances to
require on-site landscaping for all
new development.

Design guidelines are non-binding
recommendations to developers and
builders on product design. They
can be used by the City, architects,
developers, and business owners
on a cooperative basis to promote
high quality new commercial and
industrial construction. By following or incorporating elements of
the guidelines, developers can be
ensured that their proposals can
receive speedy approval, thus reducing costly delays and procedural
uncertainty.

Bristol’s commercial and industrial
areas do not only provide jobs to
residents, they also assist in shaping
perceptions of the community to
motorists passing through. It is
important that these areas remain
attractive and welcoming.

The City should put together a brief
flyer or policy guide highlighting
preferred styles, materials, massing,
and building and garage orientation
for new commercial and industrial
construction. The City may also decide to formally incorporate certain
recommendations into the Code of
Ordinances.

Fencing
Chain-linked and barbed wire
fencing can be found along Bristol’s
commercial corridors, giving them
an unappealing, unwelcoming, and
harsh aesthetic. Currently, barbed
wire fencing is allowed by right
within all non-residential districts.
Along commercial corridors, it is
recommended that chain-linked
fencing should be discouraged and
that barbed wire only be allowed
with a conditional use permit.

Poor Example

Good Example
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Screening
Screening is the practice of visually shielding unattractive land uses
and storage facilities from public
view, typically through the usage of
landscaping or fencing. City code
currently contains minimal screening requirements. As such, dumpsters, industrial storage, and other
raw materials can often be clearly
viewed from neighboring properties
or the public right-of-way.

Land Use Conflicts

The City should amend the Code
of Ordinances to require adequate
screening of:

ǴǴ Industrial/commercial material storage, raw materials, auto
scrap, or similar product when
visible from the public right-ofway or neighboring residential
use;

ǴǴ Utility boxes, lift stations, pump
houses, signal controls, and
other utility uses;

Poor Example

ǴǴ Dumpsters when visible within
a parking lot, public right-ofway, or neighboring residential
use

As a 19th century historic railroad
town, Bristol developed in an uncoordinated fashion that was typical of
the time and often integrated residential and industrial uses in close
proximity. Some of these conflicting
uses continue to this day. In an effort
to maintain employment, the Future
Land Use Plan preserves several
industrial areas that abut residential
areas to accommodate job growth
but recommends transition of other
areas.

Where such conflicts exist, either
in the short-term or long-term, it
is imperative that the City work
with property owners to implement
screening and buffering. As new
industry and employment development occurs, screening as well
as landscaped buffers should be
constructed to establish horizontal
separation between more intense
uses and adjacent residential areas.
For more information, please see
the Residential Areas Framework
Plan.

Good Example
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Tourism

Special Events

Gateway Signage

The City of Bristol, Virginia and the
greater region are a significant
destination for entertainment and
recreational tourism. Key destinations include Downtown Bristol,
Rhythm and Roots Reunion festival,
the Birthplace of Country Music Museum, South Holston Lake, Cherokee
National Forest, and the Bristol Motor
Speedway.

Given its status as the birthplace of
country music, the Bristol puts on
variety of music festivals and events
that draw attendees from around
the country. Examples include the
annual Rhythm and Roots Reunion
festival as well as the 2012 Mumford and Sons “Gentlemen of the
Road” concert which drew 17,500
people to Downtown Bristol. In 2014,
the city added a new annual event:
the Cumberplunge, a 500 foot long
waterslide through the heart of the
downtown. Such events increase
Bristol’s stature as a destination.

The points at which tourists and
visitors enter a community are called
“gateway” areas. The character
and appearance of these areas are
important factors in determining
the overall image and perception
of Bristol as a whole. These gateways -- such as the intersection of
Commonwealth Avenue and State
Street; the intersection of Gate City
Highway, State Street, and Euclid
Avenue; the on/off ramps of I-81
exits 1, 5, and 7; and the intersection
of Lee Highway with Resting Tree
Drive and Mount Vernon Road – can
all serve as locations for distinctive
signage incorporating the City’s logo
and having similar landscape and
hardscape features.

With a historic downtown, a Smithsonian-affiliated museum, and
ample access to a range of nearby
recreational destinations, Bristol can
not only be a “good place to live,” but
a “good place to visit.” A key component of Bristol’s economic growth
must be the leveraging of the city’s
unique assets to increase tourism
and visitors to the city.
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The City should continue to support
existing programs and events, as
well as work with stakeholders such
as state tourism officials, Believe in
Bristol, and the Bristol Convention
and Visitors Bureau to develop new
events, festivals, and gatherings that
can bring the community together,
foster civic pride, and generate new
tax revenue.

Commercial & Employment Areas Framework Plan

The City already has existing
gateway signs in several locations.
Similarly, the Chamber of Commerce
has placed a large guitar at the intersection of Volunteer Parkway and
State Street. The City should work to
develop a consistent gateway schematic that can welcome visitors to
Bristol and communicate a positive
first impression.

Wayfinding Signage

Zoning Overlays

Wayfinding signs effectively direct
motorists, cyclists, and pedestrians
to points of interest throughout a
given area. The City already has
some existing wayfinding signage,
however, it is sporadically located as
well as lacking a consistent aesthetic (e.g. some signs are brown
while others are green). In conjunction with gateways, the City should
install uniform wayfinding signage
throughout Bristol that can direct
visitors to key destinations. These
signs should have a uniform design
and incorporate either the City’s logo
or the “a good place to live” slogan/
sign. The size and scale of the signs
will vary depending on the scale
of the environment and speed of
travel. Signage should help connect
visitors to both Downtown Bristol
and The Falls, directing them to the
other location to increase their time
in Bristol.

The City’s Zoning Code currently
contains two overlays that can support and promote tourism through
flexible uses and regulations, as well
as incentives:

ǴǴ Arts and Entertainment
District Overlay. The purpose
of this overlay is to promote
investment through mixed use
and commercial development
that expands the presence of
and/or otherwise enhances the
arts, culture and entertainment
within the overlay. The overlay is
found within the core of Downtown Bristol. Permitted uses
include art galleries, art/music/
dance studios, theatres, museums, artist live/work spaces, as
well as residences not located
on the ground floor of a mixeduse building.

ǴǴ Tourism Zone Overlay. The
purpose of this overlay is to
promote investment through
mixed use and commercial
development that expands the
presence of and/or otherwise
enhances the tourism industry within the overlay and to
provide economic incentives
and regulatory flexibility for
eligible business entities which
will attract visitors. The permitted uses of the underlying
zoning district shall govern the
uses that can occur within a
tourism zone, however, the City
may administer incentives to
properties within this overlay
zone, including reduction of
municipal fees and taxes, permit
process reform, exemption from
certain ordinances as permitted
by state law, and gap financing.

Industrial Areas
The Future Land Use envisions five
central areas for industrial uses
within Bristol. The Future Land Use
Plan recommends expansion of
several of these area to accommodate further industrial growth over
the course of the next ten years. A
sixth area, in the southeast corner of
the community, contains the Bristol
landfill and is expected to remain as
such.
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Bristol’s existing development pattern and hilly topography within a
fixed boundary (e.g. city-initiated
annexation is not permitted by the
Commonwealth) have resulted in a
somewhat limited volume of land for
light industrial, industrial, and office
development. The Future Land Use
Plan took this existing condition into
account and recommended the expansion of several existing employment areas into neighboring areas
to accommodate economic growth.
Additionally, the potential repurposing of vacant or underutilized areas,
such as the Bristol Mall site, Ball Corp
facility, or Bob Morrison Boulevard
area, can also support economic
growth.

Depending on the type of desired
office and industrial user, the importance of large cleared pads varies.
Space requirements differ within industries. For example, square footage
per office worker is at a low while advances in manufacturing processes
and a resurgence in craft manufacturing support smaller building footprints. While some types of industry
may not be able to be accommodated, many any other types of industry
can flourish with appropriate infra-

OD

Bristol’s office and industrial areas
are absolutely critical to the economic health of the City, home to a
diverse variety of companies. They
provide jobs, opportunities for local
entrepreneurs, a daytime population
to patronize local shops and restaurants, and diversity which broadens
the City’s tax base.

Land Constraints
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Bob Morrison Boulevard Area
Located just west of Downtown, this
cluster of heavy and light industry has a rich history, including the
headquarters of Strongwell. Originally home to Bristol Steel, an apparel company, and a furniture factory, a
number of products were built there
in the early years including aircraft,
radio and TV cabinets, and during
WWII, carbon parts for weaponry. Bob
Morrison, for whom the boulevard is
named, is renowned for the creative
development of the molded fiberglass MFG process for the Corvette’s
fiberglass body.
Currently, the area contains a blend
of office, automotive, vacant, and
industrial uses. The Comprehensive
Plan envisions this area as a blend
of industrial and business park uses
that can contribute to a vibrant Bristol economy. For more detailed information, please see Chapter 6: Bob
Morrison Boulevard Sub-Area.
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Commonwealth
Boulevard/I-381 Area
Home to Shearer’s and Dominion
Carton, this industrial area benefits
from both rail and interstate access.
However, single family detached
uses are sandwiched between existing industrial uses.
In locations identified on the Future
Land Use Map it is recommended
that single family detached homes
are gradually transitioned to light
industrial uses over time to create a
more unified environment and reduce negative impacts on residential living. Light and heavy industrial
uses should be properly screened
and buffered from all adjacent residential areas.

E. Mary Street Area

Railroad Area

The area immediately east of
Downtown south of E. Mary Street
is currently the headquarters of
Electric Motor. Immediately north are
a blend of single family detached,
commercial, light industrial, and
heavy industrial uses (e.g. concrete,
recycling, woodworking, etc.), as well
as many vacant parcels. This hodgepodge of uses severely reduces
quality of life for residents as well as
creates inefficiencies and nuisances
for businesses.

Along the City’s active Norfolk
Southern rail line are two very large
industrial properties benefitting
from the rail access, including Aerus
(formerly Electrolux) and the former
Ball Corporation plant (which closed
in 2016), as well as two smaller
properties currently home to Bristol
Line Power and the Bristol Concrete
Plant. City efforts should focus on
procuring a new tenant for the Ball
Corporation plant as well as safeguarding residential neighborhoods
from industrial nuisances.

It is recommended that the residential and commercial uses within the
area gradually transition into light
industrial, cottage industries, and
craft manufacturing uses. Redevelopment will likely require parcel
assembly. For more information,
please also see the Residential
Areas Framework Plan.
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Bonham & Old Airport
Roads Industrial Area
The Bonham Road industrial area
is Bristol’s established industrial
area, developed on a grid system
and mostly isolated from other uses.
Tenants currently include a mixture
of logistics, recycling, and manufacturing.
To the south of Bonham Road, along
the east side of Old Airport Road,
are several other heavy industrial
users intermixed with single family
detached uses. As depicted on the
Future Land Use Map, it is recommended that the single family
detached uses along the east side of
Old Airport Road gradually transition
to industrial uses to reduce land use
inconsistency and improve quality
of life. For more information, please
also see the Residential Areas
Framework Plan.

City Landfill Area

Sugar Hollow Business Park

The City’s quarry landfill accepts
household and commercial waste,
tires, brush, yard waste, and e-waste.
It is expected to remain a landfill
throughout the lifetime of the Comprehensive Plan.

The Sugar Hollow Business Park
contains two large parcels behind
Sugar Hollow Park. The parcels are
served by rail. Future access to the
sites should be along Resting Tree
Lane rather than solely Clear Creek
Road.
While the terrain within this site may
limit future development options,
the neighboring land in Washington
County is more conducive to development. A cooperative agreement
with Washington County could lead
to a larger redevelopment scenario.

Business Climate

Tools for Job Growth

The City’s perceived business climate is integral to economic growth.
The City should undertake the following initiatives to ensure a positive
climate and cooperation between
the City and business owners:

Enterprise Zones

ǴǴ Host annual breakfasts or
meetings that bring together
city staff and members of the
business community to discuss
challenges, share ideas, answer
regulatory questions, and recognize successes.

ǴǴ Establish regular communication via web blasts and
newsletters so that the City can
identify issues impacting local
businesses and be proactive
in developing strategies to enhance these areas.

ǴǴ Work more closely with business owners looking to invest
in or improve their properties,
assisting them with understanding and complying with
regulations and procedures.

ǴǴ Conduct exit interviews with
businesses that choose to
relocate from Bristol to better
understand what influenced
their decision.

In 2014, the City was awarded a
Virginia Enterprise Zone designation
which is a state program to promote
job creation and real estate investment through economic incentives and business assistance. The
enterprise zone in Bristol is an area
so designated by the Governor pursuant to Code of Virginia, § 59.1-538
et seq., under the Virginia Enterprise Zone Program, by virtue of an
approved application or subsequent
approved amendments. Following approval, the designation was
adopted and incorporated into the
City’s Code of Ordinances in 2016.

The zone comprises one main area
and two non-contiguous areas
totaling 634 acres, including downtown Bristol, the Virginia Intermont
campus, Bob Morrison Boulevard
area, the Bristol Mall, and the Old
Airport Road industrial area – all
of these being areas with older
development, yet with growth and
revitalization potential.
The following six incentives are
available within the City’s established Enterprise Zones:

ǴǴ Building Façade Grants.
This incentive provides grants
to cover 50% of the cost of
improvements up to $2,500.
This work may include painting, cleaning, and repairing of
the façade. It may also include
landscaping and beautification
improvements.

ǴǴ Design Assistance. Assistance
is provided by Believe in Bristol
and includes architectural,
landscaping, paint schemes,
signage, and other information and suggestions that will
enhance the image of each
business as well as the downtown district.

ǴǴ Business Rental Assistance.
This incentive is to encourage new businesses to locate
downtown. Businesses that create at least 4 FTE jobs and stay
within their location for atleast
two years are eligible. Rental assistance is not to exceed
$500 monthly for six months.

ǴǴ Job Training. This incentive
provides a grant to eligible
businesses that create or retain
jobs. The grant is provided on
a reimbursement basis after
the business has documented
the type of training and cost,
and will be capped at $500 per
employee trained. The grant can
be used for pre-employment or
new employee training for jobs
that are available to low and
moderate income persons or
training to upgrade the skills of
existing workers.

ǴǴ Rehabilitated Real Estate
Tax Exemption. This incentive
encourages the rehabilitation
of older structures. The tax exemption will be over a ten-year
period.

ǴǴ Expedited Permitting. This
incentive is meant to assist
companies that are locating/expanding in the Enterprise Zone
with getting active assistance
in expediting any permitting
process that may be required at
the local level.

Foreign Trade Zone (FTZ)
Bristol is one community within the
Tri Cities Foreign Trade Zone #204.
Foreign-Trade Zone #204 is an
integral part of the Tri-Cities region’s
network of services which, combined with a location convenient to a
majority of the country’s population,
make the area a prime choice for
international distribution centers
and manufacturers. The FTZ offers
importers exclusive benefits that are
only available to zone users.

Commonwealth’s
Opportunity Fund
The Commonwealth’s Opportunity
Fund (COF), formerly known as the
Governor’s Opportunity Fund (GOF),
is a discretionary incentive available
to the Governor to secure a business location or expansion project
for Virginia. Grants are awarded to
localities on a local matching basis
with the expectation that the grant
will result in a favorable location
decision for the Commonwealth.

These benefits include the reduction
or elimination of US Customs duties,
the elimination of costly duty drawback programs, drastic reduction of
transit times and delays at ocean
ports, and an invaluable working
relationship with the local Customs
office. Serviced by Customs and
Border Protection Port No. 2027, FTZ
No. 204 gives businesses a distinct
advantage. The zone includes many
sites within the Tri Cities area.
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Tobacco Region
Opportunity Fund
The Tobacco Region Opportunity Fund (TROF) provides performance-based monetary grants to
localities such as Bristol in Virginia’s tobacco producing region (as
defined by the Commission) to assist
in the creation of new jobs and
investments, whether through new
business attraction or existing business expansion. These grants are at
the Commission’s discretion.

Grants are evaluated in a manner consistent with the goals of
the Commission and amounts are
awarded commensurate with the
project’s impact on the community
and/or region in which the project is locating. Evaluation of award
amount is consistent throughout the
region and is based on the following
criteria: local unemployment rates,
prevailing wage rates, number of
new jobs, capital investment levels,
industry type and the possibility of
related economic multiplier effect.
TROF is the only Tobacco Commission grant program paid at the
beginning of the project to help
tobacco region localities be competitive in attracting new investment
and jobs resulting in increased tax
revenue and opportunity for quality
employment in the tobacco region.
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Virginia Jobs Investment
Program
The Virginia Economic Development Partnership’s Virginia Jobs
Investment Program (VJIP) provides
services and funding to companies
creating new jobs or experiencing
technological change. As a business
development incentive supporting
economic development since 1965,
VJIP reduces the human resource
development costs of new and
expanding companies. With strong
support from the Governor and
General Assembly, VJIP is completely
state-funded.

Commercial & Employment Areas Framework Plan

Eligibility for assistance in any of the
programs offered by VJIP is limited to
projects that create basic employment for Virginia. These businesses
or functions must directly or indirectly derive more than 50% of their
revenues from out of state sources,
as determined by VJIP. Examples of
activities that most often are considered basic include manufacturing,
distribution, shared service centers,
corporate headquarters, research
and development facilities, and
business-to-business technology
operations.
Specific programs include the
Virginia New Jobs Program, Small
Business New Jobs Program, and
Workforce Retraining Program.

Parcel Consolidation

Tax Increment Financing (TIF)

Redevelopment and reinvestment
can often be hindered by parcel size.
For example, a prospective business
may be interested in locating at a
particular stretch of a corridor or at
a prominent intersection, however,
the available property may not be the
appropriate size. If several separate
contiguous parcels were combined
and consolidated, the location would
become viable. The City should
support innovative public and private
approaches to parcel assembly and
comprehensive redevelopment
along commercial corridors.

Virginia law allows municipalities
to create TIF districts as a financing tool for infrastructure and other
public realm improvements. These
investments can stimulate and assist private investment and redevelopment activities.
The law is unclear on whether a municipality can directly distribute TIF
funds (including the receipts from
a revenue bond sale) to a private
developer for private realm improvements. However, the municipality
can create a public-private partnership with an Economic Development
Authority to do so.

A more flexible solution is to leverage a “TIF by agreement,” which
is permitted under Virginia law.
Similarly, a municipality can partner with an EDA or CDA to secure
bonds that would be issued by those
entities, who can then incrementally distribute revenues as part of a
performance-based redevelopment
agreement. The City should explore
working with local public-private
partners to put such mechanisms in
place to offer flexible development
incentives, particularly for Downtown and Subarea redevelopment
districts.
While a TIF study would need to be
conducted to determine the eligibility of Bristol’s commercial corridors,
certain factors are certainly present.
The City should evaluate the usage
of TIF to promote reinvestment and
redevelopment within the identified
commercial corridors.

Service Districts

Business Assistance Program

Under Virginia law, Bristol may create a service district to “provide additional or more complete services
of government than are required in
the city as a whole.” An additional
real estate assessment may be utilized for a variety of improvements,
including physical improvements,
maintenance, business promotion,
and more. Such taxing districts
are often referred to as a Business
Improvement District or a Special
Improvement District.

A business assistance grant program
can be utilized to attract targeted
retail businesses and assist existing
businesses located within a particular area. As with a façade improvement program, business assistance
funds are typically offered in the
form of a matching grant that pays
for a defined percentage of eligible
expenditures. The expenditures are
typically limited to build-out costs,
signage, moving expenses, and
physical improvements to a property necessary to accommodate a
new business or the expansion of an
existing business.
Priority can be given to businesses
that complement the City’s vision
for revitalizing older commercial
corridors. The size of the grant available can also be tied to the overall
impact the proposed project could
have on the area. For example, the
grant could be varied based on the
anticipated sales tax to be generated
by the project.

Grant monies could be used to
lessen the cost burden of relocating
or expanding in Bristol, particularly
for manufacturing businesses that
generate well-paying jobs.

Façade &
Site Improvement Programs
The purpose of a Façade Improvement Program is to encourage
projects which contribute to the
economic revitalization and character of an area by providing financial
and technical assistance for facade
improvements. Building façades,
both individually and collectively,
create a strong first impression of an
area. Redevelopment is not the only
opportunity to establish improvements. By implementing a Façade
Improvement Program, current
property owners are provided an opportunity to improve their outdated
or failing structures without having
to relocate.
The purpose of an On-Site Improvement Program would be targeted at
assisting current property owners in
upgrading their existing parking lots
and installing onsite landscaping.
The program would apply to such
things as improvements to surface
parking areas, privately owned open
space, and other areas not directly
related to façade features. This could
function separately or in conjunction
with a façade improvement program.
The City could also create and administer a grant program for corridor
businesses wishing to improve
signs, awnings, lighting, and other
external appearance features.
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Economic
Development
Strategic Plan
The creation of an Economic Development Strategic Plan could greatly
assist Bristol’s elected and appointed officials, City staff, business
community, stakeholders, investors,
and more in improving the business
climate and increasing the number
of well-paying jobs in Bristol. Such
a plan would determine Bristol’s industry clusters, competitive advantages, workforce training challenges,
and opportunities for recruitment,
retention, and expansion.
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The World Bank recommends a fivestage planning process:

ǴǴ Stage One: Organizing the
Effort. The process should
begin by identifying the people,
public institutions, businesses,
community organizations, and
other stakeholders that have
an influence or interest in the
local economy. This includes
a “resource audit” of existing
resources and programming
as well as the establishment of
committees that can develop
and implement the plan.

ǴǴ Stage Two: Conducting the
Local Economy Assessment.
The second step of the process
is to determine the strengths,
weaknesses, opportunities, and
threats to the local economy.
This could include the local
economic structure, workforce
capital, investment climate,
government processes and
regulations, industry composition, and more. Comparisons
should be established relative
to neighboring communities or
competitor communities.

ǴǴ Stage Three: Developing
the Strategy. The third step
includes the development of
the vision, goals, objectives, and
actions that will move the community forward. Recommendations must be aligned with
available resources and staffing.
The plan’s actions should be
incorporated into the City’s
operations, as well as those
of supporting entities such as
utilities, schools, business associations, etc.

ǴǴ Stage Four: Implementing
the Strategy. In the first step,
an accountability structure for
implementation should have
been established that can help
achieve the strategy. In Stage
3, appropriate stakeholders for
implementation of each action
should be identified and held
responsible for implementation.

ǴǴ Stage Five: Reviewing the
Strategy. The plan’s recommendations should be monitored and evaluated in real time
to determine successes and
where enhancements and adjustments are needed. Annual
review of the strategy should
ensure that the community
remains responsive.
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Bristol is not only a “good place to live,” but also a “good place to do business.” Historically, Bristol has been a manufacturing town,
however, its strategic location as well as excellent interstate, rail, and air service positions its well for a new wave of investment and job
growth. Downtown Bristol serves as the “Tri Cities’ Downtown,” and Bristol’s culture, heritage, and national resources draw tourists and
visitors from across the country. The completion of The Falls will make Bristol, Virgina the premier shopping destination in the Tri Cities.
Its industrial parks and areas employ thousands, and a variety of major employers provide good wages.

OTHERS

LE
EH
W
Y

C OACH RD

BONHAM RD

Beave

GE

DR

E

LD
O

Cr
ee
k

ST
NO
RF
OL
KA
VE

RT
O
RP
AI

PO
RT
RD

RD

BEA
CO
NR
D

REEDY ST

DR
M
EA
DO
W
CR
ES
T

LENA
ST

LEE
HW
Y

ST

RU
SS
EL
L

Be
av
er
FA
IRV
IEW

AV
E

MO
OR
ES
T

WA
M.L
SH
.K.
ING
GO
JR
TO
BL
OD
NS
VD
SO
T
N
ST

SIO
UX
RD

CHE
ROK
EE R
D

ILL
R

ST
EL
M
O

OA
KV
IEW
LEE
ST

OA
KS
T
SO
LA
RS
T

19TH ST

Cre
ek

f el

DO
VE

ST
RK
YO

AN
DD
R

H

W
NE

EM
AR
YS
T

ST

KING MILL PIKE

RD
SVILLE
SHAKE

0

0.5

1 mile

NORTH

WILLIAMS ST

BUFORD
ST

STATE
STREET

VE
SA
ETT
US
CH
SA
S
RE AVE
MPSHI
MA
W HA
VE
NE
TA
ON
M
R
VE
ER RD
HEATH

ST
AH
UT

113

ST

RD

113

R
TD
NE
RO
CO

ST

ST
RELL
LUTT

DR
ACK
CARM

E
D AV
LAN
DE IS
RHO

AM
NH
BO

GOOD
E ST

ELM ST

ST
2ND

CU
MB
ER
LA
ND

1

ED
MO
ND

CHI
PP E WA RD
DR

IA
RG
GEO

RD
ER
OH
BO

421

MC
CH
ES
NE
Y

R
AI

CIR
GE
VILLA

R
DD
OO
NW
LYN

EV

SO
UT
HS
T

BIRTHPLACE OF
COUNTRY MUSIC
MUSEUM

EYEN
NE R
D

D
OL

IC
KO
RY DR

E LN
JAN

AVE
UNT
MO
FAIR
AVE
ND
A
L
H
HIG

RD
TO
RIS

113

G
ITA
HER

KE RD

Y DR
ASHLE

CH

11

R
AD
AZ
PL

DR

11

E
AV
AS
TEX

NEWTON ST
STATE ST

E
AC
RR
TE

PIN
ES
T

CH
ES
TE
RS
T

SPRIN AKE RD
GL

SPRINGLA

S TA

58

IR
RC
HU
ART
MC
R
ED
PAC

SUNCREST DR

AVEN DR
BELLEH

WV
ALL
EY D
R

D

AVE

NORWAY ST

D
N BLV
RISO
MOR
BOB

421

ST
AS
UGL
DO

AVE
LID
EUC

ST

VE
AY A
NW
GLE
AVE
CT
SPE
VE
PRO
NA
GTO
IN
L
AR
VE
CE A
REN
LAW

ST
CE
PRIN
T
NS
NO
VER
AVE
WEALTH
COMMON

DIV

DR
DEN
LIN

81

RIVERSIDE D
R

RD
LEY
AL

381

ISI

H ST
DOLP
RAN

ch
an
Br

BRISTOL
MALL

E ST
ERIN
CATH

ST
PAGE

ISL

DR

ON

BRISTOL
PIRATES
ST
21ST

Y
HW

AN

421
TY
CI
TE
GA

ek
Steele Cre

D
R R tof
S

ST

ST
ER
RT
CA

T
NE S
BOR
OS

R
PD
HILLTO

WALLING RD

D
RR
VE
DO
N
E
W

19

ng
so
Su

CL
AR
K

D
BLV

MEADO
WD
R

381

LN

T
ON
DM
PIE

D
RR
NE
AG
W

DR

eek
r Cr
ROBIN
CIR

L RD
RHIL
OVE

OAKVIEW
DR

LN
REST
EC

ST
LIN
HER
SUT

DR
LL
HI

SP
UR
GE
ON

W
VIE
OL
IST
BR

19

11

645

R
LE D
NDA
LAW

RD

JEFFERSON
DR

LIA
NO
AG
M

19

LONG CR
ESCENT
DR

H
EEN
GR

58

some of the City’s most famous destinations
include State Street, The Falls, Sugar Hollow Park,
Bristol Pirates, Birthplace of Country Music
Museum, and Clear Creek Golf Course.
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Screening: Commercial and industrial areas
should be properly screened from residential
uses through landscaping or fencing. When
redevelopment occurs, adequate setbacks and
buffering are also necessary.
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Heavy Industrial: Heavy Industrial uses are
generally larger in scale and may include the
processing of chemicals and plastics, refineries,
mining, and industrial machinery. These uses can
have visual, noise, traffic, or environmental
impacts on adjacent areas. Areas identified as
Industrial should be reserved for manufacturing,
industry, and related uses; other uses should be
discouraged within these areas. The Plan
recommends expansion of several existing
industrial areas to accommodate additional job
growth.

Downtown Mixed-Use: The Downtown
Mixed-Use area comprises Downtown Bristol
and aims to promote a walkable, mixed-use
environment. Desired uses include a
combination of residential, commercial, and
office uses. Each parcel should contribute to a
vibrant, mixed-use environment. Buildings
should be built to the front property line. The Plan
recommends investments that can keep
Downtown Bristol as the “Tri Cities’ Downtown,”
including façade improvements, new business
investments, redevelopment, and
festivals/entertainment.

Expansion / Transition Properties: Residential
areas located within industrial areas are
recommended for transition away from
residential uses towards light and heavy
industrial uses. This does not require any
resident to relocate but instead informs what
type of redevelopment should occur if the
property was to be vacated in the future.

The Falls: Anchored by the first Cabela’s in
Virginia, The Falls is 120 acres and upon
completion is expected to generate over three
million annual shoppers and millions of dollars in
annual sales. Development is divided into five
phases, with Phase I expected to be complete in
2016 and land already cleared for Phases II and
III. Phase IV will require the acquisition and
redevelopment of privately held property. Phase
V will be undertaken by a private developer. The
City should continue to complete the planned
phasing of the Falls as well as undertake all road
and utility infrastructure necessary to complete
redevelopment.

Light Industrial: Light Industrial areas include
light manufacturing and other less-intensive
manufacturing uses that typically operate
indoors and do not generate much noise or
impact. Light industrial uses should consist of
smaller service- and consumer-oriented
businesses as opposed to large manufacturers.

Office: Office uses are comprised of corporate
headquarters, medical uses, legal firms, or other
professional service providers. They are areas
specially designated for professional office uses
and they are generally located along, or near,
major corridors.

Downtown Historic Preservation: Using the
existing federal district as a starting point, the
City should work with neighborhood groups and
historic preservation experts to develop a
downtown historic preservation ordinance.
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Regional Commercial: Regional Commercial
uses are intense commercial uses that are large
in scale and draw from a regional consumer
audience traveling along I-81. These areas are
intended to contain businesses or shopping
centers that cater to the automobile, such as big
box retailers. The Plan recommends continued
expansion of The Falls area and envisions the
I-81 Exits 5 and 7 area as the retail hub of
Southwest Virginia.

Bristol Mall: The City must be proactive in
planning for the site’s future should the
privately-operated mall cease operations.
Communities that fail to plan and preempt
market changes often find themselves in a
reactive position that can delay reinvestment.
The Plan recommends several redevelopment
scenarios, including re-use and redevelopment
for retail, office, and residential purposes.
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Lee Highway Mixed-Use / The Falls Phase 5:
The Lee Highway Mixed-Use designation is a
special area along Lee Highway proximate to The
Falls development. It supports a blend of
residential, commercial, and office uses within an
integrated, moderate density environment. Some
buildings may be mixed-use themselves while
others are single-use buildings contributing to a
broader mixed-use feel. It is intended that this
area will be redeveloped through a coordinated
master planning effort undertaken by a
developer or group of developers. Commercial
uses should front Lee Highway, transitioning
back to lower intensity residential units as one
progresses away from Lee Highway.
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Local Commercial: Local Commercial areas
provide daily goods and services conveniently to
local residential neighborhoods. The Plan
recommends targeted revitalization and
reinvestment of these corridors, particularly
Euclid Avenue, Commonwealth Avenue, West
State Street, and Gate City Highway.
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06

SUB-AREAS PLAN

This chapter contains detailed sub-area plans for two very
important areas of Bristol: (1) the Bob Morrison Boulevard area
and (2) Downtown Bristol. These areas are given elevated
planning treatment within the Comprehensive Plan because
of their catalytic opportunity to improve the local job base,
enhance the vibrancy of the community, and generate new
tax revenue.
Each sub-area plan includes a vision, a detailed map of
recommendations, photos of best practices, and toolbox of
improvements.
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The Sub-area Plan chapter is
organized into two sections.
Bob Morrison Boulevard
Downtown Bristol
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BOB MORRISON
BOULEVARD
The Bob Morrison Boulevard sub-area sits to the west of Downtown and includes a mixture of mostly commercial and industrial properties. Several vacant
and underutilized properties present an opportunity to re-imagine this area,
as well as strengthen the neighboring commercial areas along Euclid Avenue,
State Street, and Commonwealth Boulevard.
Throughout the community outreach process, two of the greatest themes were
the need for well-paying industrial jobs and a more attractive built environment. The repositioning of this sub-area serves as a means to that end, providing a central hub along Bob Morrison Boulevard for advanced industries,
research and development, innovation, and more. Additionally, improved connectivity and beautification of the sub-area can increase the attractiveness of
investment, as well as better stitch the sub-area into the fabric of the adjacent
Downtown area.
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The Bob Morrison Boulevard Sub-Area is located just west of Downtown Bristol and is roughly bounded
by Division and Pepper Street to the west, the Euclid Avenue Shopping Center to the north,
Commonwealth Avenue to the east, and State Street to the south. At present, the industrial core is
mostly vacant and/or underutilized, and the surrounding commercial corridors surrounding are
tired-looking, disinvested, and inconsistent in character.
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The Plan envisions the sub-area core as a hub for light industrial, office, and business park users,
surrounded on all sides by healthy and attractive commercial corridors (State Street, Euclid Avenue,
and Commonwealth Avenue) and supported by an integrated trail and pedestrian network that
connects to Downtown.
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Boulevarding. Planting additional flowers, trees, and
shrubbery within existing medians will help beautify these
roadways and improve the appearance of Bristol.
Corvette Trail & Greenway. A new trail and greenway
proximate to Little Creek and the vacated rail line could
connect neighborhoods to Downtown Bristol, serve as a
recreational amenity, and serve as green infrastructure.

Perimeter Screening. Screening is the practice of visually
shielding unattractive land uses and storage from public
view, typically through the usage of landscaping or fencing.
The Code of Ordinances should be updated to require the
usage of attractive landscaping or fencing to screen
between uses of differing intensities as well as storage of
materials.
Landscaping. Most existing commercial sites and parking
lots lack any substantial landscaping. A mix of features
such as low hedge rows, ground cover, parkway trees,
decorative masonry walls, or fencing can improve the
appearance of the corridor.
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Key Pedestrian Crossings. These four intersections
represent key pedestrian crossings. Zebra striping,
countdown timers, signals, and signage should be present
to enhance pedestrian friendliness and connectivity.
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H AVE

State Street Infill & Streetwall. A shared parking system
behind State Street frontage could free up vacant parcels
along State Street (currently used for surface parking) for
redevelopment. This would enhance the character of the
area as well as provide a more cohesive shopping district.

Division Street. Division Street is currently stubbed and
lacks proper traffic circulation, only providing supplemental
rear access to the Bristol Herald Courier and Twin City
Welding. This segment of the road should be vacated and
replaced with buffering to safeguard the residential uses to
the west from light industrial uses to the east.
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Shared Parking. The hodge-podge of uses behind the
State Street frontage, including a small pocket of single
family detached homes, should be transitioned to a
coordinated, shared parking system that can support
neighboring businesses. The creek to the north is a natural
buffer between the State Street commercial area and the
proposed light industrial area to the north.
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Light Industrial Redevelopment. These properties are
either vacant or underutilized. The City should work with
the existing property owners of applicable sites (identified
on the accompanying visual) to sell, market, and redevelop
their properties into cohesive business park, office, and/or
light industrial uses.

Susong & Little Creeks. As redevelopment occurs within
the sub-area, opportunities to daylight the creeks should
be prioritized and adequate setbacks and buffering should
be provided along the banks of each creek. Beautifying the
banks of the creek should also be evaluated.
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Employment Hub. This area along Bob Morrison Boulevard
could serve as a centralized job hub in light industrial and
office uses that can increase local employment as well as
generate new tax revenue.

Trail Extension Internal Pedestrian Circulation. The
Corvette Trail & Greenway should connect in the south to
Downtown Bristol and in the north to Susong Cemetery and
the Boyce Cox Field. An internal pedestrian network of
pavement markings, signage, and pedestrian islands within
the Euclid Avenue Shopping Center could assist in
northern connectivity.
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1

Floodplain
Light
Industrial
Redevelopment

Corvette
Trail &
Greenway

The existing composition of the employment area is not considered the
best utilization of centralized land with
easy access to I-381/I-81. Existing
uses along the more intense stretch of
Bob Morrison Boulevard include metal
recycling, welding, and automotive
repair. The former American Commercial Company and Gurley’s Carpet
and Flooring (Southeast corner of Bob
Morrison Blvd. and Newton St.) properties are vacant, and the Bristol Lingerie
Factory was demolished in 2014, leaving a cleared site. Many of the existing
structures are in poor repair.

A new trail and greenway could be
added between Little Creek to the
west and the old rail line (behind
Strongwell), parallel to Bob Morrison
Boulevard between Euclid Avenue
and State Street. To the north, the
proposed trail could plug into an
internal pedestrian network within the
Euclid Avenue Shopping Center and
link up with other green spaces such
as Susong Cemetary and the Boyce
Cox Field complex. Trail development
could also continue farther north
along the banks of Little Creek. To the
south, the trail could connect to the
State Street sidewalk, providing direct
feeder access into Downtown Bristol.
Trail development would require
the cooperation of private property
owners (e.g. Norfolk Southern), including the purchase or right-of-way or
obtainment of easements, and could
be a component of a larger redevelopment of the Bob Morrison Boulevard area.

1

The Vision
The Bob Morrison Boulevard sub-area will be a hub for
innovation and advanced industries offering well-paying
jobs, surrounded by healthy, vibrant, and pedestrian friendly
commercial corridors.
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The City should work with the existing property owners of applicable
sites (identified on the accompanying
visual) to sell, market, and redevelop
their properties into cohesive business park, office, and/or light industrial
uses. Parcel consolidation, infrastructure improvements, and financing
incentives are likely to be needed to
successfully transition the area to more
attractive and productive uses. Existing
users could be relocated to other more
suitable areas. Redevelopment could
range from a large light industrial
facility on either side of the boulevard
to several smaller business park/professional office-style developments.
New development must work around
constraints such as overhead power
wires, floodplain, and Little Creek.

Floodplains are any area of land that
is susceptible to being overcome
from floodwaters in the event of a
100 year flood. A significant portion
of the sub-area is located within a
floodplain.
By implementing floodplain management and development standards, a community can reduce
the risks associated with existing
floodplain, including:
- New development could be
configured around the floodplain
footprint.
- New development could be designed to be flood resistant, which
includes the usage of flood damage-resistant building materials,
anchoring, elevated building design,
and backflow and automatic shutoff valves in sanitary sewer lines.
- Build out of the floodplain similar
to the recent Food City development.

2

A multi-use trail, with a supporting
greenway where possible, would
be beneficial to the community on
multiple levels. It would directly connect residential neighborhoods with
Downtown Bristol, allowing families
and children to avoid traveling down
Commonwealth Avenue, which has
narrow sidewalks with no parkways
or setbacks and is heavily trafficked.
It would also be a recreational
amenity, accommodating lunchtime
walks for nearby employees, as well
as provide green infrastructure to
absorb rainwater. With beautification
along the creek and buffering from
neighboring uses, it could also serve
as a contemplative space.
Bob Morrison, a businessman for
whom the boulevard was named,
was renowned for the creative development of the molded fiberglass
process for the Chevy Corvette. In
1954, the Chevy Corvette became
the first production automobile with
molded fiberglass reinforced plastic
body after Morrison convinced General Motors that reinforced plastic
had a use in the automotive industry.
Naming the trail “Corvette Trail”
could pay homage to Bristol’s unique
contribution to Americana and the
course of automotive history.

Susong &
Little Creeks
3

The Susong Creek snakes through
the western portion of the sub-area
and Little Creek runs through the
central portion, joining together at
the current location of the Builder’s FirstSource storage lot. Some
segments of the creeks are daylighted while others are channelized, such as Little Creek under the
Euclid Avenue Shopping Center. As
redevelopment occurs within the
sub-area, opportunities to daylight
the creeks should be prioritized and
adequate setbacks and buffering
should be provided along the banks
of each creek. Beautifying the banks
of the creek should also be evaluated. While each creek is relatively
shallow, narrow, and slow moving,
they are an important piece of Bristol’s ecology.
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Division Street
South of Euclid Ave., Division Street
runs for only a few blocks before it
is stubbed at the parcel line of the
Twin City Welding and the former
American Commercial Company
properties. In its current configuration, it is unnecessary for traffic circulation, only providing supplemental rear access to the Bristol Herald
Courier and Twin City Welding.
This segment of the road should be
vacated and instead replaced with
buffering to safeguard the residential uses to the west from light industrial uses to the east. This clearly
separates two distinctly different
areas and can reduce conflicts and
reinforces Bob Morrison Boulevard
as the main access point for vehicular and truck traffic.

5

State Street
Infill & McNeil
Street Parking
The businesses fronting State Street
between Pepper Street and Commonwealth Avenue form a relatively
cohesive streetwall that almost
serves as an extension of Downtown’s character. Immediately behind
these businesses, but south of the
Susong Creek, are a hodge-podge
of uses including a small pocket of
single family detached homes, a local
automotive business, and storage
sheds. While on-street parking is
provided on State Street, some businesses are utilizing narrow gaps in
the streetwall for parking.
It is recommended that existing uses
along McNeil Street (west of Bob
Morrison Boulevard) transition over
time into a surface parking lot that
can provide shared parking for the
businesses along State Street. Where
possible, a similar configuration could
be implemented on the east side of
Bob Morrison Boulevard, working with
local property owners such as Builders FirstSource. A new coordinated
parking system behind the State
Street frontage would also allow for
infill development along State Street
on parcels that are currently utilized
for surface parking. This would complete the existing streetwall.

4

6

Food City

The Food City is an example of new
investment along Euclid Avenue. It is
well-designed, protects Little Creek
from overdevelopment, and contributes to the vitality of the sub-area.
It is an important anchor, drawing
shoppers from throughout the city
and beyond.

Euclid
Avenue
Shopping
Center
5

The Euclid Avenue Shopping Center
is a 129,609 square foot strip center
with several outlot properties that
front Euclid Avenue. At the time of
the Plan’s drafting, the shopping
center was recently purchased, with
the new owner investing capital in
building rehabilitation, outlot development, and new signage. While
redevelopment of the center may be
necessary in the long-term, it is not
expected in the short-term.
Emphasis should be placed on
tenant recruitment and retention
and site beautification. Better onsite landscaping should be provided
to improve the site’s appearance,
and the addition of an internal
network of sidewalks, refuge islands,
striping, and signage would help
increase its pedestrian friendliness
and connectivity to neighboring
areas. The vacant Ryan’s Steakhouse is the site’s greatest eyesore,
and redevelopment closer to Euclid
Avenue should be supported and
encouraged.

6

7

Landscaping

Most existing commercial sites
and parking lots lack any substantial landscaping. Negative impacts
include giving Bristol’s important
corridors a harsh, unwelcoming
aesthetic; making it difficult for
pedestrians and motorists to discern
between the road, sidewalk, and
parking lot; and providing a negative
viewshed for homes that directly
face parking lots and commercial
buildings. Site landscaping and
screening should be provided to
minimize views of parked cars from
public rights-of-way and residential neighborhoods. This should
consist of a mix of features such
as low hedge rows, ground cover,
parkway trees, decorative masonry
walls, or fencing. This investment
will improve the overall appearance
of the gateway corridor and provide
summer shade to minimize the heat
island affect associated with large
areas of concrete and asphalt.

7

Boulevarding Perimeter &
On-Site
Screening/
Landscaping

Both Bob Morrison Boulevard and
Commonwealth Avenue have medians built into the existing rightof-way. Some of the medians along
both roads are well-landscaped and
planted with while others are not.
Planting additional flowers, trees,
and shrubbery will help beautify
these roadways and improve the
appearance of Bristol.

Sub-Areas Plan

Screening is the practice of visually
shielding unattractive land uses and
storage from public view, typically
through the usage of landscaping
or fencing. Current municipal code
contains minimal screening requirements. Industrial storage, dumpsters,
and other raw materials should
not be viewable from the public
right-of-way or from neighboring
residential neighborhoods. The Code
of Ordinances should be updated
to require the usage of attractive
landscaping or fencing to screen
between uses of differing intensities
as well as storage of materials.
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9

8

Use of Gravel

Curb Cuts

Gravel is currently used in several
locations on commercial lots and
access roads. At the car lot at the
intersection of State Street and
Bob Morrison Boulevard, it spills
over onto the public right-of-way. It
should not be permitted and should
be replaced with asphalt.

Curb cuts are designed to provide access from the public street
network to local land uses. However, excessive curb cuts can have
negative impacts on pedestrian
mobility, safety, and on-site circulation. In many cases, curb cuts can
be removed or consolidated without
compromising access to a site. This
may improve the continuity of the
sidewalk network, create fewer conflict points along busy streets, and
enhance on-site parking capacity
and circulation. Along Commonwealth Boulevard, the City should
work with property owners to identify opportunities to implement curb
cut consolidations.

Business
Signage
8

Business signage within the
sub-area’s commercial areas is
somewhat chaotic and many signs
are unattractive, contributing to a
“tired-looking” and unwelcoming
corridor. The main challenges are
the types of signs, the height of
signs, materials utilized, and sign
maintenance. Several businesses,
such as Krystal’s or Builder’s First
Choice, have excessively high pole
signs that are out of character with
the corridor. Some gas stations and
convenience stores utilize a variety
of low quality, temporary signs advertising cigarettes, liquor, and vapor
products, some of which are posted
on public rights-of-way and light
posts; other businesses hang plastic
signs with rope on their facades.
Signs within the public rights-ofway are not legal, which the City has
been enforcing.

10
On sites with closed businesses, some have “left-behind” signs
or “stumps” of former signs (near
the former Ryan’s Steakhouse). An
example of an attractive sign within
the sub-area is that of NPB Insurance Services, Inc.; the monument
sign is of an appropriate size and is
landscaped.
The City should comprehensively re-evaluate the existing Sign
Code (redone in 2012), as well as
work with businesses on code
enforcement, sign amortization of
uncompliant signage, and utilization of incentive programs that can
strengthen signage quality.

11

Motorist
Signage

10

Pedestrian
Crossings

Gateway
Redevelopment

The signage directing motorists
along Euclid and Commonwealth
Avenues should be simplified to
make it easier to navigate Bristol.
This includes both highway signage
(which falls under the jurisdiction of
VDOT) as well as local wayfinding
signage to prominent destinations.
For example, one road sign on the
southbound side of Commonwealth
Avenue, north of Euclid Avenue, advertises ten different highway routes
and is confusing to motorists.

While sidewalks exist throughout
the sub-area, it is often intimidating
to cross the street as most intersections have poor quality (or non-existent) crosswalks and signals. A
series of targeted pedestrian improvements should be implemented
to make the corridor friendlier to
residents accessing key destinations
such as Food City, Euclid Avenue
Shopping Center, and Downtown.
Pedestrian improvements should
be added at the intersections of:
Bob Morrison Boulevard and Euclid
Avenue (striping and signaling);
Euclid Avenue and Commonwealth
Avenue (new striping); Bob Morrison
Boulevard and State Street (striping
and signaling). The implementation
of bump-outs may also be appropriate at some intersections, shortening the perceived crossing distance
and encouraging traffic to slow and
watch for pedestrians.

The northwest and northeast
corners of the intersection of State
Street and Commonwealth Boulevard are the first impression of the
City of Bristol and Virginia that many
travelers may see. The northwest
corner is currently occupied by a
bank, setback from the road with a
relatively bare parking lot. The structure’s archways and recessed windows give it an empty feel. On the
northeast corner is a gas station with
four billboards lining the perimeter.

9

Similarly, the City’s existing wayfinding signage could be improved.
Wayfinding does exist at different
points, however, it is not of a consistent scheme (vary by color and size),
and many prominent destinations
are left out. The City should work
with VDOT to simplify the highway
signage and develop a coordinated
wayfinding signage system.

11

The City should encourage redevelopment of these two corners into a
high quality, attractive new development that can “make a statement.”
Redeveloping the gas station would
also help create a fabric that steers
that driver into Downtown Bristol;
at present, it isn’t clear from the
character of the intersection that a
vibrant Downtown is only steps away.
Additionally, the City could add a
distinctive gateway feature, similar
to the guitar on the south side of
the road welcoming travelers into
Tennessee. One possibility would be
to add a matching guitar, or a banjo,
cymbal, or other musical instrument
to compliment the guitar.
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The Future of
Bob Morrison
Boulevard:
A Visualization
The image to the left visualizes the
recommendations detailed on pp.
68-72. Recommended improvements include:

ǴǴ New infill development along
State Street, converting underutilized parking lots into
structures with a mix of retail
and service uses;

ǴǴ Shared parking lots behind
business along State Street,
allowing businesses greater
parking volume;

ǴǴ Enhanced buffers between
proposed light industrial developments and the surrounding
residential and commercials
areas;

ǴǴ Medians and parkway trees
along Bob Morrison Boulevard
and Commonwealth Avenue;

ǴǴ Reconfigured intersections with
pedestrian amenities such as
paved crosswalks, countdown
timers, and signage;

ǴǴ Creation of the Corvette Trail;
ǴǴ Beautification of unsightly
properties with landscaping,
groundcover, and lawn areas;
and

ǴǴ Siting developments to avoid
conflicts with the existing floodplain.

Improvement Areas
Sub-Areas Plan
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DOWNTOWN
Downtown Bristol crosses into both Tennessee and Virginia,
joining at the appropriately named and iconic State Street. On
the Virginia side, the Downtown neighborhood travels north to
the foot of a sloping hill located near Spencer Street. Downtown
is a lively mix of uses in the tradition of a classic central business
district. Downtown Bristol features a variety of residential, commercial, entertainment, institutional, governmental, and even
industrial uses within an approximately 5 by 5 block neighborhood. It meets the needs of many individuals, serving as a major
tourist destination for some, a jobs hub for others, and a home for
a segment of the City’s population.
The area includes both quaint alleys and narrow side streets
alongside major arterial highways. The neighborhood accommodates the pedestrian and a human scale on certain blocks, while
featuring expansive parking lots and newer infill construction
that more closely mirrors auto-centric, suburban-style development on other blocks. The area also includes high-quality open
space, Beaver Creek, a lovely greenway, and active freight railroad tracks. All of these conditions present a complex downtown
fabric for Bristol, Virginia containing both deep heritage alongside tremendous potential for the 21st Century.
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Serving
Multiple
Populations &
Markets
Downtown Bristol must effectively serve multiple populations and
multiple markets simultaneously.
First, it is a local neighborhood with
its own residents who rely on the
district to meet its daily needs for
housing, goods, and services. But it
also serves as the hometown “Main
Street” for citywide residents who
populate neighborhoods across the
Virginia side. Furthermore, Downtown Bristol also caters to a regional
population that commutes and travels throughout the Tri Cities metropolitan area.

Finally, Downtown Bristol is the point
of entry and the central hub for a
major tourism industry that draws
on the Birthplace of Country Music
Museum, NASCAR, and other events,
drawing visitors from across North
America. Vibrant downtown districts
successfully balance these types of
complex needs and Downtown Bristol can do so by understanding its
different districts, nodes, and areas,
and planning according for future
growth and infill development.

North-South
Thoroughfares & EastWest Districts
Downtown Bristol is largely defined
by two arterial highways or parkways
that “bookend” the neighborhood –
Commonwealth Avenue and Martin
Luther King, Jr. Boulevard. Further,
the area is defined by the Tennessee state boundary to the south, and
the elevation change up Solar Hill
to the northwest and to the north
near Spencer Street. Along with Lee
Street and Moore Street, much of the
motoring public accesses Downtown Bristol from neighborhoods to
the north of I-81.

Within the Downtown neighborhood there are three clear
districts, which are more
east-west in orientation,
away from the high-speed
and high-volume traffic
found on Piedmont Avenue
and King, Jr. Boulevard: Scott
Street, Cumberland Square,
and State Street. Within each
of these districts are defining
features and clear nodes of
activity. These three areas
are examined in detail with
site-specific recommendations, broken out by district.
These sections comprise the
Downtown Subarea Plan.

Sub-Areas Plan
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City of Bristol, VA

Downtown Subarea:
Scott Street
KEY

Streetscaping on Scott Street. The City should evaluate a
streetscaping program that adds decorative lighting,
banners, street furniture, and other enhancements, while
also evaluating opportunities to beautify the railroad
alignment, as discussed in this Subarea Plan.
Small, Affordable Placemaking Opportunities. The
Beaver Creek greenway already features public art and
sculpture, and more could be added to the area as it
develops. There are other opportunities to add small and
affordable, but still impactful, placemaking investments,
such as painting the utility box located near the creek and
MLK Boulevard.
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The Mosby Building (300 Moore). The Mosby Building is
the first site motorists see as they enter the Scott Street
district from Piedmont Avenue, which is located on a curve
that mirrors the railroad alignment. The site is generally an
attractive part of the Scott Street district but could be
improved by burying the overhead utility lines and adding
landscaping along the site’s frontage. The existing
monument signage could also be upgraded to a masonry
design and complemented by nighttime landscape
lighting.
Bristol Health Department Site Improvements. The
Health Department headquarters office building is located
somewhat in a “hole” created by the curving railroad tracks,
and elevated intersection at Scott and Moore Street. There
are no plans to relocate the facility, and therefore the City
should develop a long-range, incremental improvement
plan for the site. That plan should address a number of site
improvements, including extending the greenway and
bicycle trail across the parking lot, adding decorative
retaining walls and landscaping at the wedge between the
railroad bridge and Piedmont Avenue, as well as parking
lot landscaping and lighting.

CUMBERLAND
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STATE ST
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Accommodating Parking. Currently, it is not anticipated
that the area needs additional parking, but the City could
examine opportunities to use flexible and shared parking
strategies in the district.

Norfolk Southern Property. This site acts as a major
gateway into both Downtown and the Scott Street district.
The City should work with Norfolk Southern to identify
opportunities to improve the parking lots, add lighting,
landscaping, screening, and decorative fencing along their
property, adjacent to MLK Boulevard.

SCO
TT S
T
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Beaver Creek. Beaver Creek runs east-west through the
Scott Street area and other than traveling underneath the
roadways, is daylight and visible from the neighborhood.
Some stretches of the creek are landscaped and feature
decorative fencing, but other areas are more industrial in
character and primarily channelized and screened. The City
should ensure the high-quality maintenance of the
masonry walls that line the waterway itself while also
elevating the prominence and incorporation of the creek
into the Downtown experience. This could include
decorative night-lighting, ecological placards and outdoor
exhibitions, and managed landscaping along its banks.

Southeast Block #6 Infill Development Opportunity. This
site should be evaluated for infill development. Future
construction should reflect the character, density, and form
of the Scott Street corridor, including first-floor storefronts
designed at a pedestrian-scale and abutting the sidewalk.
The rear yard (southern portion) of the site should include a
linear parking lot and quality screening and landscaping
that buffers the development from the greenway.

LEE
ST

Scott Street Greenway. There is a short, two block
greenway along Beaver Creek, primarily on the north side
of the waterway. This is a beneficial amenity for the area
and could be improved as a signature feature of Downtown
Bristol.

SP
EN
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Bridge Improvements. The Moore and Lee Street bridges
are essentially auto-oriented and utilitarian spans that
cross Beaver Creek featuring only cement sidewalks and
metal handrails. The City should evaluate opportunities to
improve the pedestrian experience.

Placemaking & Plaza Opportunity. This open space is
below-grade from Scott Street and presents an appealing
“sense of enclosure” and the opportunity for a unique
placemaking opportunity that could act as an “outdoor
living room” for the district. This plaza space could be used
for office workers during the daytime for lunch, coffee
breaks, and informal meetings, and used as a public event
space at night, such as outdoor movies projected onto the
side of the building. Finally, there is currently an informal
midblock crosswalk between this space and City Hall and
this crossing should be emphasized with differentiated
pavement and striping.

MO
ORE
ST

Crosswalk Improvements. Crosswalks at Moore Street,
Lee Street, and MLK Boulevard are not painted or marked in
any way. The City should evaluate opportunities to improve
these crosswalks, including using differentiated colors,
pavements, and signage to indicate a pedestrian zone.

Perimeter Screening. Screening is the practice of visually
shielding unattractive land uses and storage from public
view, typically through the usage of landscaping or fencing.
The Code of Ordinances should be updated to require the
usage of attractive landscaping or fencing to screen
between uses of differing intensities as well as storage of
materials.

ST

Engaging the Greenway. Currently, no existing structures
on the south side of Scott Street engage Beaver Creek or
the greenway in any meaningful way. Existing buildings and
businesses, such as the new Studio Brew, could consider
adding back patios and upper-floor balconies that look out
onto Downtown Bristol and Beaver Creek. Further, any
future infill construction should incorporate rear yard
elements that engage the greenway and recognize its
value to the area.

At-Grade Railroad Alignment. The rail line is active and
freight trains are a common characteristic of the area. This
condition is expected to remain, but the City could evaluate
infrastructure treatments that both provide buffering
between pedestrians and the trains, as well as improve the
visual aesthetic of the area.

MO
OR
E

District Gateways. The Scott Street district should also be
designated through minor gateway signage and
streetscape branding.

Old Rail Viaduct Landmark. The City should consider
acquiring the site and designing the space as a public
plaza and landmark feature in Downtown Bristol.

PIED
MON
T AVE

Major Downtown Gateways. Major gateway monuments
that announce the entrance to Downtown Bristol should be
located within these roadway corridors as they approach
Scott Street.

Gateway
Monuments
The Vision
The Scott Street district should continue to serve as the
primary “civic campus” for the Bristol, Virginia community,
presenting a vibrant, active node of office workers during
daytime hours. The district should better engage Beaver Creek,
expand the greenway and bicycle trail, and elevate this area
as a central, defining feature of the district. The streetwall
located on Scott Street should be strengthened through infill
construction that mirrors the historic character and urban form
of the area, as well through public realm improvements, such
as streetscaping, public art, and crosswalk improvements.
Further, the Scott Street area must act as an attractive, exciting
gateway into Downtown Bristol for those traveling south on
Piedmont and MLK. However, the three-block area itself will
serve more of a “midtown” function as the transition zone
between the central business district and the residential
neighborhoods to the north. The Scott Street district can
provide a “local option” alternative for Bristol-area residents
and workers that contrasts itself with the visitor-intensive
traffic experience on State Street. This neighborhood character
would be reinforced by quaint, cozy open spaces along
Beaver Creek and through public plazas on Scott Street that
could serve as gathering spaces during lunchtime for office
employees and small-scale special event space at nighttime
for local residents.

The Scott Street district acts as the
gateway to Downtown Bristol from
the north. Many visitors access
Downtown by traveling south on
Piedmont Avenue and MLK Boulevard. The area should include
gateway monuments that define
both Downtown and the Scott Street
district.

Major Downtown
Gateways
Major gateway monuments that
announce the entrance to Downtown Bristol should be located within
these roadway corridors as they approach Scott Street. King, Jr. Boulevard features a landscaped median
that could serve as a location in that
corridor, whereas the railroad bridge
and underpass on Piedmont Avenue
could serve as a location there. The
bridge structure itself and the masonry retaining walls on Piedmont
provide an opportunity for murals
and unique, decorative signing that
when combined with the experience
of traveling through the underpass
provides a distinctive arrival to
Downtown Bristol.

District Gateways
The Scott Street district should also
be designated through minor gateway signage and streetscape branding. At Scott and King, Jr. Boulevard
intersection, there is a grass rightof-way as well as an old caboose on
private property, on the northwest
corner of the intersection. As part
of a more extensive streetscaping
project, there are opportunities for a
Scott Street gateway at this location. Scott Street is accessed from
Piedmont off of a left-lane ramp
that navigates the grade change.
The area features masonry retaining
walls as well as landscaped rightof-way that could accommodate a
distinctive archway sign over the top
of the roadway as it turns east.

Engaging the
Greenway

Crosswalk
Improvements

Currently, no existing structures on
the south side of Scott Street engage
Beaver Creek or the greenway in
any meaningful way. The greenway
is met by an unscreened surface
parking lot and the buildings all
present their rear door entrances
to the parking lot. Existing buildings and businesses could consider
adding back patios and upper-floor
balconies that look out onto Downtown Bristol and Beaver Creek, such
as what Studio Brew and the Bristol
Virginia Public Schools building
have done. Further, any future infill
construction should incorporate
rear yard elements that engage the
greenway and recognize its value to
the area.

The Scott Street area features sidewalks on virtually every block and
there is good pedestrian connectivity, accessibility, and mobility. However, the crosswalks at Moore Street,
Lee Street, and King, Jr. Boulevard are
not painted or marked in any way.
The City should evaluate opportunities to improve these crosswalks,
including using differentiated colors,
pavements, and signage to indicate
a pedestrian zone.

Sub-Areas Plan
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1

1

Bridge
Improvements

Scott Street
Greenway

Beaver
Creek

The Moore and Lee Street bridges
are essentially auto-oriented and
utilitarian spans that cross Beaver Creek featuring only cement
sidewalks and metal handrails. The
City should evaluate opportunities to
improve the pedestrian experience
by adding decorative, nonstructural
features to the bridge itself, including the potential to add decorative
lighting in the vicinity. Crossing the
creek should be a memorable experience, which also acts as the transition into the Cumberland Square
area and the core central business
district.

There is a short, two block greenway
along Beaver Creek, primarily on
the north side of the waterway. This
is a beneficial amenity for the area
and could be improved as a signature feature of Downtown Bristol.
First, the greenway largely abuts
surface parking lots; the City should
work with property owners to better
landscape and screen the greenway
itself from auto traffic and parking areas. Secondly, the greenway
could be expanded one block west
to Piedmont Avenue to connect
into the Solar Hill neighborhood,
and regional trail networks beyond
Downtown.

Beaver Creek runs east-west
through the Scott Street area and
other than traveling underneath
the roadways, is daylight and
visible from the neighborhood.
Some stretches of the creek are
landscaped and feature decorative
fencing, but other areas are more
industrial in character and primarily channelized and screened. The
City should ensure the high-quality
maintenance of the masonry walls
that line the waterway itself while
also elevating the prominence and
incorporation of the creek into the
Downtown experience. This could
include decorative night-lighting,
ecological placards and outdoor exhibitions, and managed landscaping
along its banks.

Finally, the City should evaluate
what potential exists to bury the
overhead utility lines over time, as
the opportunity presents itself with
other infrastructure projects in the
area. Additionally, if connected to
a regional trail network beyond
Downtown, the greenway could
be designed as a trailhead for the
area, providing parking and cycling
amenities.
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The Mosby
Building
(300 Moore)
The Mosby Building is the first site
motorists see as they enter the
Scott Street district from Piedmont
Avenue, which is located on a curve
that mirrors the railroad alignment.
The façade of the building is curved
to mimic the corridor and is situated on an elevated lot wrapped by
a decorative stonewall. The site is
generally an attractive part of the
Scott Street district but could be
improved by burying the overhead
utility lines and adding landscaping
along the site’s frontage. The existing monument signage could also
be upgraded to a masonry design
and complemented by nighttime
landscape lighting.

Bristol Health
Department
Site
Improvements
The Health Department headquarters office building is located
somewhat in a “hole” created by the
curving railroad tracks, and elevated intersection at Scott and Moore
Street. The structure is a 1-story
brick building that is surrounded by
a large surface parking lot, which
does not feature any landscaping
or lighting. The railroad embankment features unmanaged scrub
vegetation and rip rap, which is also
present along Beaver Creek on the
site’s southern edge.

There is also a low-rise, older billboard that should be removed from
the site. There are no plans to relocate the facility, and therefore the
City should develop a long-range,
incremental improvement plan for
the site. That plan should address
a number of site improvements,
including extending the greenway
and bicycle trail across the parking lot, adding decorative retaining
walls and landscaping at the wedge
between the railroad bridge and
Piedmont Avenue, as well as parking
lot landscaping and lighting.

Placemaking & Plaza
Opportunity
2

Directly across from City Hall there is
a vacant lot that features stairs and
pedestrian access from the parking lot to Scott Street. Studio Brew
has recently opened in the building
to the west and the opportunity
presents the potential to use the
space as a public plaza and/or a
beer garden facility. This open space
is below-grade from Scott Street
and presents an appealing “sense of
enclosure” and the opportunity for
a unique placemaking opportunity
that could act as an “outdoor living
room” for the district.
This plaza space could be used for
office workers during the daytime for lunch, coffee breaks, and
informal meetings, and used as a
public event space at night, such as
outdoor movies projected onto the
side of the building. Finally, there
is currently an informal midblock
crosswalk between this space and
City Hall and this crossing should
be emphasized with differentiated
pavement and striping.

3

Southeast
Block #6 Infill
Development
Opportunity
The southeastern-most block in
the Scott Street district is currently
a large, gravel parking lot with no
landscaping or other infrastructure
improvements. There is frequently unscreened dumpsters and the
sidewalk network does not continue
through this block. The site borders
the Beaver Creek greenway but does
not relate or engage that area at all.
This site should be evaluated for
infill development that could also
include parking for the neighboring
Hotel Bristol. Future construction
should reflect the character, density,
and form of the Scott Street corridor, including first-floor storefronts
designed at a pedestrian-scale and
abutting the sidewalk. The rear yard
(southern portion) of the site should
include a linear parking lot and
quality screening and landscaping
that buffers the development from
the greenway; this design should
generally mirror the existing block’s
form to the west.

4

Parking
The Scott Street district features an
off-street, surface parking lot for
each of the area’s six blocks. Currently, it is not anticipated that the
area needs additional parking, but
the City could examine opportunities
to use flexible and shared parking
strategies in the district. Most of
the parking is publicly-owned and
dedicated to government facilities,
which operate during typical business hours. As infill development
occurs there may be opportunities to
creatively stagger and share parking
in the district. Further, parking on
the southern blocks along Beaver
Creek should be threaded behind
the streetwall of buildings on Scott
Street, and well screened, buffered,
and landscaped from the bicycle
trail and waterway. Parking lots
should be well lit and clearly signed.

3

Streetscaping Small,
Affordable
Placemaking
Opportunities

Currently Scott Street does not
feature any streetscaping improvements or district branding. The only
instance of overhead utility lines
occurs at Moore and Scott. There are
sidewalks throughout the area and
many have been recently improved
and/or replaced. The City should
evaluate a streetscaping program
that adds decorative lighting, banners, street furniture, and other enhancements, while also evaluating
opportunities to beautify the railroad
alignment.

The Beaver Creek greenway already
features public art and sculpture,
and more could be added to the area
as it develops. There are other opportunities to add small and affordable, but still impactful, placemaking
investments, such as painting the
utility box located near the creek and
Martin Luther King, Jr. Boulevard. The
City should consider adding creative
public art components as part of a
Scott Street streetscaping project as
well as improvements to the bridges.

Old Rail
Viaduct
Landmark

At-Grade
Railroad
Alignment

Norfolk
Southern
Property

When motorists pass under the
current railroad bridge on Piedmont Avenue they immediately see
a historic railroad bridge built into
the hillside on the west side of the
roadway, adjacent to Johnson Street
on the hilltop. The remainder of the
lot is either turf grass or a poorly
maintained asphalt parking lot. The
City should consider acquiring the
site and designing the space as a
public plaza and landmark feature
in Downtown Bristol. The site itself
could be landscaped and modified
to accommodate outdoor activities,
and the bridge could act as the signature feature of the site. The bridge
could include “Welcome to Downtown Bristol” signage and be up lit at
night to highlight the under or deck
truss structure.

The Scott Street corridor features
an at-grade railroad alignment as
it approaches the Norfolk Southern
yard to the east. The rail line is active
and freight trains are a common
characteristic of the area. This condition is expected to remain, but the
City could evaluate infrastructure
treatments that both provide buffering between pedestrians and the
trains, as well as improve the visual
aesthetic of the area. This treatment
could act as the central feature of
a streetscaping program on Scott
Street, including a knee-wall, fencing, and decorative lighting.

Norfolk Southern owns a large property located east of Martin Luther
King Jr. Boulevard that operates as
its yard office, and is generally light
industrial in character. It contains
sheds, an operations building, outdoor material storage, and a series of
both surface and gravel parking lots.
This site acts as a major gateway
into both Downtown and the Scott
Street district. The City should work
with Norfolk Southern to identify
opportunities to improve the parking lots, add lighting, landscaping,
screening, and decorative fencing
along their property, adjacent to
Martin Luther King, Jr. Boulevard.

4
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Downtown Subarea:
State Street
KEY

A Back-Up Development Approach. The
City should also be prepared if the
Session Hotel project does not
materialize. That area is currently a mix of
older industrial buildings, surface parking
lots (including gravel), and vacant ground.

Downtown Gateways. The City should
consider working with Capital Bank to add
a complementary piece, such as a banjo,
on the Virginia side as part of a larger
gateway treatment into Downtown.

The Cameo Theatre. The Cameo Theatre
was built in 1925 and is one of the oldest
such facilities in Virginia. It is a major
historical landmark on State Street and
carries the potential to be a visitor
destination and activity generator,
particularly for the stretch of Downtown
located west of Piedmont Avenue. The
City should organized an exploratory
committee to identify potential
development groups with experience
renovating and revitalizing historic
theaters. As part of this assessment, the
City could consider potential incentive
packages to redevelop the site and bring
both film and live events back to the
Cameo.

Parking Lot Screening. Generally, the
rear parking lots behind buildings on
State Street are older and feature
edge-to-edge asphalt. There is almost no
landscaping or screening, and some
parcels feature chain link fence. The City
should examine its parking lot
landscaping and screening regulations
for these properties as well as consider a
grant and/or financial incentive program
to improve the appearance, lighting, and
screening of these rear parking lots.

ST

Improving Crosswalks. State Street
features some of the best crosswalks in
the Bristol community. Virtually all are
stripped and some feature differentiated
pavement and signage, including
midblock crosswalks. Although improving
the crosswalk infrastructure is less of a
priority on State Street, there are certain
intersections that would benefit from
better quality crossings.

Activating Winstons Alley. This alleyway
has the opportunity to become an
interesting, intimate passageway just off
of Main Street. Improvements could
include brick pavers, public art, and lights
strung up between buildings. While the
alley would remain open to vehicles, it
should be more pedestrian oriented. The
hosting of events such as “Activate the
Alley” or “Winstons Alley Fest” could draw
activity into the space.

M.L.K. JR.
BLVD

TriSummit Bank & WCYB Parking Lot.
The large parking lot that serves both
TriSummit Bank and the WCYB building is
more typical of a large suburban
shopping center. Ultimately the parking
lot’s functionality is important and serves
a role to signify the transition out of
Downtown; however, the lot could be
improved by the addition of more
landscaped islands, better lighting, and
vegetated screening and buffering
around the lot’s perimeter.

Maintaining the Streetscape. Additional
street trees could be installed east of
TriSummit Bank where the pedestrian
environment deteriorates, but otherwise
the strategy is to ensure the adequate
budgeting and funding for the ongoing
and continuous maintenance of the State
Street urban design.

Outdoor Dining. Downtown Bristol does
not feature a lot of sidewalk or outdoor
dining opportunities. This experience has
increased in popularity in recent years
across the U.S. and Downtown provides
the ideal setting for such restaurant
concepts.
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The Sullins Block. The area is a
hodgepodge of residential, commercial,
industrial, and vacant properties. As the
parcels impacted by the Session Hotel
redevelop, as well as the BP, the City
should evaluate what opportunities exist
to locate parking or other
Downtown-supportive uses within this
isolated block that abuts Commonwealth
at Goode Street and leads into Downtown
Bristol.

Closing Streets – Creating Places. The
City could evaluate closing King Street
and/or James Street. Both segments are
short and only connect Goode Street to
State Street. There is other functionality
and circulation for motorists at both
Commonwealth and Piedmont, and no
building have their front facades on this
short side blocks. Both King and James
offer the potential to create outdoor
plazas and dining areas that would be
memorable parts of the Downtown
experience.
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E

The Sessions Hotel Project. Creative
Boutique Hotels, a Virginia-based
development company, has acquired a
number of older industrial buildings and
adjacent, vacant properties in the far
western block of State Street in
Downtown Bristol, bound by
Commonwealth Avenue, Goode Street,
and west of King Street. The project would
cover 11 parcels, including the renovation
and redevelopment of some existing
structures, generally staggered around
surface parking lots and infill buildings.
The project has been working towards the
commencement of construction activities
for more than a year and the overall
timeline is finalized.

WINSTONS ALLEY

STATE ST
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The Sessions
Hotel Project
The Vision
State Street will continue to function as the central gathering
space and destination district for all of the Bristol region. It
will continue to be a dynamic, urban, mixed-use district that
provides an eclectic mix of businesses alongside landmark
destinations, housing, and offices. Further, the district will
provide a number of outdoor plazas and public spaces with
an attractive streetscape and public art display. In this way,
State Street will be the point of entry of initial landing spot
for visiting Downtown Bristol, acting as a gateway to its other
districts and nodes on both the Virginia and Tennessee sides
of the border.

Creative Boutique Hotels, a Virginia-based development company,
has acquired a number of older
industrial buildings and adjacent,
vacant properties in the far western
block of State Street in Downtown
Bristol, bound by Commonwealth
Avenue, Goode Street, and west of
King Street. The project would cover
11 parcels, including the renovation
and redevelopment of some existing
structures, generally staggered
around surface parking lots and
infill buildings. The project has been
working towards the commencement of construction activities for
more than a year and the overall
timeline is finalized. The City should
partner and assist as much as
possible to help this hotel concept
materialize. The project would fill a
need in the Downtown market and
address some blighted properties on
and near State Street. The Sessions
Hotel project carries the potential to
be a powerful catalyst for the State
Street blocks west of King Street at
an important time in Downtown’s
history.

A Back-Up
Development
Approach
The City should also be prepared if
the Session Hotel project does not
materialize. That area is currently a
mix of older industrial buildings, surface parking lots (including gravel),
and vacant ground. There is grade
change that needs to be incorporated into a redevelopment, and some
buildings may be justifiably demolished. A number of parcels could
be consolidated and redeveloped
which would yield a more marketable site that could accommodate
better managed off-street parking,
utilizing Goode Street. The Sessions
Hotel project does not include the
BP gas station, but that parcel is
critical to the long-term success
of this block on State Street. This
area acts as the western gateway
into Downtown Bristol and the City
should prioritize its successful redevelopment.

The Sullins
Block
Although technically outside of the
Downtown study area, the block of
buildings located around Sullins
Street and Sullins Alley are related
to older industrial buildings on the
south side of Goode Street. There
are substantial grade changes, but
not inconsistent with those found in
other parts of Downtown Bristol. The
area is a hodgepodge of residential,
commercial, industrial, and vacant
properties. As the parcels impacted
by the Session Hotel redevelop, as
well as the BP, the City should evaluate what opportunities exist to locate
parking or other Downtown-supportive uses within this isolated
block that abuts Commonwealth at
Goode Street and leads into Downtown Bristol.

Closing Streets
– Creating
Places

TriSummit
Bank & WCYB
Parking Lot

The City could evaluate closing
Carter Family Way and/or Stoneman
Family Drive. Both are short segments and only connect Goode
Street to State Street. There is
greater functionality and circulation
for motorists at both Commonwealth
and Piedmont, and no buildings
have their front facades on these
short-sided blocks. Both King and
James offer the potential to create
outdoor plazas and dining areas that
would be memorable parts of the
Downtown experience. The streets
feature a sense of enclosure from
the adjacent historic buildings and
could be designed with lighting,
public art, and other treatments
like knee-walls to frame the public
space.

The large parking lot that serves
both TriSummit Bank and the WCYB
building is more typical of a large
suburban shopping center. It abuts
three major roadways in Cumberland, Martin Luther King, Jr., and
State, and acts as the edge of the
State Street corridor. The parking lot
transitions into the railroad corridor
and degrades the pedestrian environment, limiting connectivity to any
neighborhoods to the east. Ultimately the parking lot’s functionality is
important and serves a role to signify
the transition out of Downtown;
however, the lot could be improved
by the addition of more landscaped
islands, better lighting, and vegetated screening and buffering around
the lot’s perimeter.
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Downtown
Gateways
Downtown Bristol is marked by the
iconic “Good Place to Live” monument sign as visitors travel in from
the east on State Street, but there is
no gateway signage entering from
the west. On the Tennessee side,
there is a large guitar sign that offers
a form of a gateway to the area. The
City should consider working with
Capital Bank to add a complementary piece, such as a banjo, on the Virginia side as part of a larger gateway
treatment into Downtown.
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One Market,
Pursuing a
One Trade Area: Parking Garage
Working Across
Borders
Despite the unique governmental
jurisdictional differences in the area,
ultimately Downtown Bristol is one
market and one trade area to both
business owners and consumers
alike. The community has worked
hard for generations to promote
and develop Downtown as such,
spanning anywhere from aligning
the names of the two municipalities to the work of Believe in Bristol.
The community should continue to
approach downtown economic development activities and any related
marketing and branding work as a
coordinated, collaborative effort that
recognizes the functionality of the
area as one Downtown district.

Sub-Areas Plan

Downtown Bristol, on both the Virginia and Tennessee sides, features
a large amount of surface parking
lots. Although there are locations
where parking can be competitive, in
general, it appears there is sufficient
parking for regular usage. Even in
the case of some special events,
the Downtown area has managed
parking demand relatively well.
However, recent discussions about
the introduction of a parking garage
should continue. As Downtown
Bristol continues to develop and experience infill projects, it is important
to produce additional parking. As a
result, in the future there will likely
be sufficient demand to warrant a
parking structure near State Street.

3

Outdoor
Dining

Improving
Crosswalks

Parking Lot
Screening

Downtown Bristol does not feature
a lot of sidewalk or outdoor dining
opportunities. This experience has
increased in popularity in recent
years across the U.S. and Downtown
provides the ideal setting for such
restaurant concepts. Quaker Steak &
Lube has been successful with their
patio, and other locations such as
a closed King and/or James Streets
could provide similar space. Bristol’s
sidewalks do not tend to provide
adequate space to accommodate
large sidewalk cafes, however, there
may be locations where some tables
could be placed outdoors. Further,
there may be opportunities longterm to reduce one parking spot
at the intersections and install a
bump-out that could accommodate more outdoor dining. The City
could evaluate such strategies as
part of transportation planning on
State Street and look for zoning code
opportunities to promote outdoor
dining.

State Street features some of
the best crosswalks in the Bristol
community. Virtually all are striped
and some feature differentiated
pavement and signage, including
midblock crosswalks. Although improving the crosswalk infrastructure
is less of a priority on State Street,
there are certain intersections that
would benefit from better quality
crossings. The primary crosswalk
on State is at Lee Street, which
is not striped and crosses a wide
cross-section. Pedestrian refuge
islands could be added at Martin
Luther King, Jr. Boulevard and State
Street, which is a very wide intersection of two arterials. However,
the area needing attention is the
transition from the alleys behind
State Street as pedestrians head
towards Cumberland Square. Crossings at King Street and Lee Street
by the library have no markings
or signals, and the intersection of
Piedmont Avenue and Goode Street
is challenging. These areas should
be engineered to improve pedestrian connectivity from State Street to
destinations north.

Generally, the rear parking lots
behind buildings on State Street are
older and feature edge-to-edge
asphalt. There is almost no landscaping or screening, and some
parcels feature chain link fence. The
City should examine its parking lot
landscaping and screening regulations for these properties as well
as consider a grant and/or financial
incentive program to improve the
appearance, lighting, and screening
of these rear parking lots. Although
they do not detract from the experience on State Street, as Bristol
works to expand the “downtown
experience” transitioning northand-south, it will be increasingly
important to provide high-quality
downtown parking areas.

1

2

Historic
Preservation &
Built Form
3

A critical part of Downtown Bristol’s
appeal is its historic character. Moving forward, it is critical that any infill
construction or redevelopment work
on State Street respect the community’s support for historic preservation and the historic built form
of Downtown Bristol. As part of this
approach the City should evaluate
adopting a historic zoning overlay
district, particularly to manage the
form and streetwall found along
State Street. Further, the City should
consider a form-based code to
regulate infill construction, utilizing
tools such as build-to lines.

4
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Façade
Improvements

Upstairs
Downtown

The Cameo
Maintaing
the Streetscape Theatre

Although Downtown Bristol features a number of well-preserved
historic facades, some have been
modernized at various points in
time and have been degraded. The
City offers a façade improvement
grant program and there have been
successful projects stimulated
from this funding source. The City
should leverage detailed urban
design standards that emphasize
the historic character and quality of
State Street, prioritizing the original
designs of existing, historic buildings
as much as possible.

Downtown Bristol currently features
some residential units in the upper
floors of buildings on State Street.
The City should work with Believe
in Bristol and downtown property owners to identify strategies to
create a formal marketing campaign
to promote living Downtown in loft
residential units. In some communities this approach has been called
“Upstairs Downtown.” The City could
consider incentives targeted to the
conversion of office and/or vacant
upstairs space into contemporary,
market-rate residential units as part
of this effort.

State Street features a high-quality, attractive streetscape, including
street furniture, trash cans, decorative lighting, banners, and landscaping. Additional street trees could
be installed east of TriSummit Bank
where the pedestrian environment
deteriorates, but otherwise the
strategy is to ensure the adequate
budgeting and funding for the ongoing and continuous maintenance
of the State Street urban design. The
CIty is already planning on replacing
the existing street trees.

4

Some communities receive initial
grants to design and install streetscaping infrastructure and then allow
it to deteriorate, or replace components with inconsistent materials
of lesser quality, which detract from
the objective of a streetscaping plan.
Downtown Bristol needs to ensure it
does not happen in its community.

The Cameo Theatre was built in
1925 and is one of the oldest such
facilities in Virginia. It is a major
historical landmark on State Street
and carries the potential to be a
visitor destination and activity generator, particularly for the stretch of
Downtown located west of Piedmont
Avenue. The Board of Directors of
WHCB 91.5 “The Blessing” have
recently placed the vacant structure
for sale. The City should organize an
exploratory committee to identify
potential development groups with
experience renovating and revitalizing historic theaters. As part of this
assessment, the City could consider
potential incentive packages to redevelop the site and bring both film
and live events back to the Cameo.

Addressing
Vacancy

Community
Events

Activate the
Alley

Although Downtown Bristol is a successful central business district that
features many best practices, it also
suffers from vacancy. This is particularly true of the blocks located west
of Piedmont Avenue. Many of the
first-floor storefronts are vacant, but
even more upper stories are unused
as well. The City, Believe in Bristol,
and other organizations have made
strategic efforts and designed programs and incentives around stimulating new investment. While there
have been recent success stories,
before there is too much emphasis
on new infill construction, a retention and expansion program needs
to ensure the continued stability of
existing businesses on State Street.

Downtown Bristol currently holds a
wide variety of community events
anchored on or around State Street,
including Small Business Saturday,
the Race Week Parade, Rhythm
and Roots, Border Bash, live music concerts, and seasonal/holiday
festivals, for example. These events
are important cultural and community-building activities for local
residents but also add vibrancy
to the district for visitors. Many of
these events are organized and/or
sponsored through Believe in Bristol.
The City should continue to act as a
partner and supporter of Downtown
events. One potential strategy could
be to host a Downtown events charrette to identify which events have
been successful as well as brainstorm new potential event concepts.

Winstons Alley has the opportunity
to become an interesting, intimate
passageway just off of Main Street.
Improvements could include brick
pavers, public art, and lights strung
up between buildings. While the
alley would remain open to vehicles, it should be a more pedestrian
oriented passageway. The hosting of
events such as “Activate the Alley”
or “Winstons Alley Fest” could draw
activity into the space.

A targeted developer recruitment
strategy needs to be identified.
The City should conduct a building-by-building assessment of
properties with chronic vacancy,
engage the property owners, and
assemble a list of competitive disadvantages. Further, the City may want
to examine permitted uses in Downtown zoning, and consider allowing
first-floor uses west of Piedmont
Avenue for residential where there is
demonstrated demand, even if they
are not retail and restaurant uses.

5
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Downtown Subarea:
Cumberland Square
KEY

Potential Trailhead Property. The Scott Street
corridor anticipates extending the Beaver Creek
greenway and bicycle trail west, crossing
Piedmont Avenue. A potential alignment to travel
to Commonwealth Avenue is along Sycamore
Street. Within this design approach, the City
could evaluate acquiring and using the linear
gravel parking lot and 1-story buildings as a
trailhead property.
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Redeveloping the Executive Plaza Building &
its Alley. The City needs to ensure this building
is redeveloped as a catalyst project with a use
that adds life and activity to the area. The park,
triangular open space, and proximity to the
museum all position this area as an appealing
location for a hotel property, housing, or Class A
office space. The alley should be redeveloped as
a quaint outdoor recreation area, such as for
dining or event space.

The Public Safety Super Block. The eastern
edge of the Cumberland Square district is largely
formed by the super block that contains Bristol,
Virginia’s public safety and many court and
correction functions. The site features a number
of built forms and designs that are required for
security purposes and general functionality.

MO
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Improving the Birthplace of Country Music
Way Open Space. There is currently a short
stretch of pavement that cuts diagonally from
Cumberland Street to Lee Street – this is known
as the Birthplace of Country Music Way. The City
could consider closing this section of pavement
to auto traffic and integrating the existing
buildings into the triangular open space located
to the north.

Parking Lot Screening. The Cumberland Square
district features a considerable number of
surface parking lots. Many of these lots feature
no landscaping or screening and lighting is often
only provided by a single cobra head or utility
pole. The City should work to ensure zoning
codes and development regulations require
high-quality parking lot screening as part of
redevelopment activities, and approach current
private property owners about making
investments to elevate the quality of surface lots
in the district in the near-term.
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The Node at Piedmont & Cumberland. The City
should prioritize this remaining corner for infill
development, thus completing an urban form
through this section of Piedmont Avenue. Infill
construction could be only 1-story in height, but
should relate to future development to the east
on Moore Street, including coordinating parking
management in a shared-use, rear-access alley.

Engaging Beaver Creek. Beaver Creek and the
adjacent greenway really mark the transition
from Cumberland Square into the Scott Street
district. However, the waterway does act as the
northern edge of the area and integrates with the
park. As noted in the Scott Street district section
of this Subarea Plan, the waterway and greenway
should be an inviting pedestrian experience and
a prominent urban design feature that defines
these two districts of Downtown Bristol while
also stitching them together.
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The Node at Moore & Cumberland. This
intersection should be a priority for the City to
promote infill redevelopment to both contribute
to a Moore Street streetwall as well as to provide
an urban experience at the entrance to this
major visitor destination.

Streetscaping Improvements. Cumberland
Street does feature some stretches of
landscaped medians, but does not have a
contemporary streetscape typical of downtown
neighborhoods. The only lighting is on the north
side of the street and is older cobra head style
standards used on arterial highways. Moore
Street recently had its sidewalks upgraded but
there is no streetscape infrastructure within this
corridor. The City should include streetscaping
elements in both corridors, including expanding
the landscaped boulevard treatment on
Cumberland Street. The intersection of these two
streets should be prominent and function as the
anchoring node for the Cumberland Square
district.

ST

Crosswalk Improvements. The City needs to
invest in elevating the pedestrian experience to
help transition the multi-modal function of
Downtown Bristol as it travels north from State.

MO
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Cumberland Square Park & Its Parking Lot.
Cumberland Square Park is one of Downtown
Bristol’s primary assets and the City should
maintain its quality and appeal.

The Vision
Cumberland Square will serve as the heart of Bristol’s urban
experience for locals, providing housing, lower density
neighborhood retail and services, as well as open space,
public plazas, and access to trail networks. This complete
neighborhood will be quieter, lower density, and more
“neighborhood” in character than State Street, which will
function as the entry point for visitors and tourists. The center
of life in the district will be an expanded Cumberland Square
Park, only two blocks from both City Hall and State Street.
The district will build on its existing local, small businesses
while integrating new, contemporary housing products to
increase overall Downtown population. Further, it will be a
fully integrated part of the pedestrian network, which easy,
attractive, and safe paths between the district and Downtown
destinations both north and south.

Cumberland
Square Park &
its Parking Lot

The Node
at Moore &
Cumberland

The Node at
Piedmont &
Cumberland

The central feature to this district is
the park, with public art, sculpture,
plazas, grassy lawns, memorials, and
outdoor performance space. Cumberland Square Park is one of Downtown Bristol’s primary assets and
the City should maintain its quality
and appeal. The block also includes
a surface parking lot, on its western
edge abutting Moore Street. The City
should evaluate the feasibility of
removing this parking lot if parking
capac¬ity can be provided elsewhere. This may include flexible and
shared use within Downtown, as well
as through new parking provided by
future development and/or the potential construction of a new parking
structure nearby. The City could then
use this area as an expansion of
Cumberland Square Park, including creating a gateway entrance at
the northeastern corner of Moore
and Cumberland Street. A masonry
plaza featuring a knee-wall would
help “hold the corner” and mirror the
street wall on adjacent corners.

There is an existing node at this
intersection anchored by the Birthplace of Country Music Museum.
The other three corners are currently
surface parking. This intersection
should be a priority for the City to
promote infill redevelopment to
both contribute to a Moore Street
streetwall as well as to provide an
urban experience at the entrance
to this major visitor destination. The
expanded park’s presence at the
northeastern corner of the intersection will integrate the built-form into
this landmark open space, transitioning the Downtown neighborhood
character from State Street into the
park. Future infill construction could
be only 1-story in height, or it could
be a multi-story, mixed-use development.

There is another existing node at the
intersection of Piedmont Avenue
and Cumberland Street, anchored
by the old post office, the building
that contains Blackbird Bakery, and
a historic one-story structure on
the southeast corner. The remaining northeastern corner is currently
surface parking. The City should prioritize this remaining corner for infill
development, thus completing an
urban form through this section of
Piedmont Avenue. Infill construction
could be only 1-story in height, but
should relate to future development
to the east on Moore Street, including coordinating parking management in a shared-use, rear-access
alley.

Improving the
Birthplace of
Country Music
Way Open
Space
There is currently a short stretch of
pavement that cuts diagonally from
Cumberland Street to Lee Street –
this is known as the Birthplace of
Country Music Way. The City could
consider closing this section of
pavement to auto traffic and integrating the existing buildings into
the triangular open space located to
the north. This greenspace should
be improved to function as an outdoor plaza, transitioning from the
museum and existing building stock
into Cumberland Square Park.

This plaza should include outdoor
seating, public art, and perhaps a
contemporary water feature. With
existing features such as the very
tall Executive Plaza Building and the
vintage Coca Cola mural defining
the area today, the area has the
potential to be a signature landmark
destination in Downtown Bristol and
reinforce Cumberland Square as the
central node of the district north of
State Street.

Additionally, the expansion of the
Birthplace of Country Music Museum
into the neighboring Bingo Building
(which the museum currently owns)
should be supported.
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Redeveloping
the Executive
Plaza Building &
its Alley
1

The Executive Plaza Building is one
of the most critical existing properties in Downtown Bristol. At 7
stories it towers over the Cumberland Square district and provides
the visual landmark that defines the
neighborhood. Unfortunately it is
currently vacant, although there are
plans to renovate the building and
open a boutique hotel. Further, there
is a small alley to its immediate west
that provides some limited circulation and access.

1
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Potential
Trailhead
Property

The City needs to ensure this
building is redeveloped as a catalyst
project with a use that adds life
and activity to the area. The park,
triangular open space, and proximity
to the museum all position this area
as an appealing location for a hotel
property, housing, or Class A office
space. The alley should be redeveloped as a quaint outdoor recreation
area, such as for dining or event
space.
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The Scott Street corridor anticipates
extending the Beaver Creek
greenway and bicycle trail west,
crossing Piedmont Avenue. A
potential alignment to travel to
Commonwealth Avenue is along
Sycamore Street. Within this design
approach, the City could evaluate
acquiring and using the linear gravel
parking lot and 1-story buildings as
a trailhead property. The structures
could hold government offices and/
or provide amenities to cyclists,
while the properties themselves
could offer bicycle parking and
maintenance equipment that would
serve the Downtown neighborhood,
in what is sometimes known as a
“bike station” format.

Crosswalk
Improvements

Parking Lot
Screening

There are sidewalks present
throughout virtually every block
in the Cumberland Square district,
however, the pedestrian environment is generally a lower quality
than found on State Street. The
City needs to invest in elevating
the pedestrian experience to help
transition the multi-modal function
of Downtown Bristol as it travels
north from State. Adequate crosswalks are a particular challenge in
the Cumberland Square district, and
many are not striped, mark, offer
push-buttons, or have any signage
for motorists. Crosswalk improvements need to be made at major
intersections as well as existing
mid-block crosswalks.

The Cumberland Square district
features a considerable number
of surface parking lots. Many of
these lots feature no landscaping or
screening and lighting is often only
provided by a single cobra head or
utility pole. The City should work to
ensure zoning codes and development regulations require high-quality parking lot screening as part
of redevelopment activities, and
approach current private property
owners about making investments
to elevate the quality of surface lots
in the district in the near-term.

The Public
Safety Super
Block
The eastern edge of the Cumberland Square district is largely formed
by the super block that contains
Bristol, Virginia’s public safety and
many court and correction functions.
The site features a number of built
forms and designs that are required
for security purposes and general
functionality. There are no plans to
relocate or substantially redevelop
this block. The block does feature
a midblock crosswalk and a public
plaza at the corner of Lee and Cumberland Street. The building relates
to the corner and contributes to the
overall character of Cumberland
Square.

Streetscaping
Improvements

Engaging
Beaver Creek

Cumberland Street does feature
some stretches of landscaped medians, but does not have a contemporary streetscape typical of downtown
neighborhoods. The only lighting is
on the north side of the street and
is older cobra head style standards
used on arterial highways. Moore
Street recently had its sidewalks
upgraded but there is no streetscape
infrastructure within this corridor.
The City should include streetscaping elements in both corridors,
including expanding the landscaped
boulevard treatment on Cumberland
Street. The intersection of these two
streets should be prominent and
function as the anchoring node for
the Cumberland Square district.

Beaver Creek and the adjacent
greenway really mark the transition
from Cumberland Square into the
Scott Street district. However, the
waterway does act as the northern
edge of the area and integrates with
the park. As noted in the Scott Street
district section of this Subarea Plan,
the waterway and greenway should
be an inviting pedestrian experience
and a prominent urban design feature that defines these two districts
of Downtown Bristol while also
stitching them together.
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TRANSPORTATION &
MOBILITY PLAN
Bristol contains a robust transportation network of roadways and public transit, but lacks many
pedestrian infrastructure outside of the city’s core. Safe and efficient access and mobility are critical
in supporting land use and development, economic development, and quality of life. This chapter of
the Comprehensive Plan presents recommendations intended to guide investment in a well-balanced, multi-modal transportation system that accommodates both the automobile as well as the
walker, jogger, and cyclist.

The Tranpsortation & Mobility
Plan is organized into six sections.
General Trends Affecting
Transportation & Mobility
Motorized Mobility
Air
Public Transit
Freight & Passenger Rail
Bike & Pedestrian Connectivity
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2035 Goal
In 2035, Bristol will
have a safe, efficient,
and economically
competitive
transportation
network, with an
intermodal system
of roads, rail, trails,
and paths that serve
all residents and
businesses.

Priority
Objectives

ǴǴ 1E. Work with both state and local

ǴǴ

Objective #1
Road Safety & Efficiency.
Ensure the safe and efficient navigation
of the City’s road network for all users.

ǴǴ

ǴǴ 1A. Plan and work cooperatively
with the Commonwealth of Virginia,
Washington County, Bristol, TN,
and Bristol MPO on improvements
to Bristol’s roadways, balancing
regional priorities with local objectives.
ǴǴ 1B. Continue to identify and support
roadway projects that enhance local
circulation.
ǴǴ 1C. Identify and improve problematic intersections through realignment, enhanced signalization, and
signage.
ǴǴ 1D. Budget for on-going maintenance and repairs of City owned
streets and bridges as part of a
Capital Improvement Plan.

ǴǴ

ǴǴ

ǴǴ

ǴǴ

partners to improve directional and
wayfinding signage to highways,
interstates, and key destinations.
1F. Designate, and reinforce with
appropriate infrastructure, Martin
Luther King, Jr. Boulevard as the
connecting link to Downtown from
Lee Highway and The Falls.
1G. Upgrade Lee Highway with
additional road infrastructure to
provide additional traffic capacity
associated with The Falls and adjacent redevelopment areas.
1H. Continue to monitor and reduce
traffic congestion along roadways
identified as likely to experience
high levels of congestion (LOS E and
F) by 2035.
1I. Identify and implement Intelligent Transportation Systems (ITS)
improvements recommended in the
2008 Bristol Regional ITS Architecture and Deployment Plan.
1J. Work with business owners
along commercial corridors to
reduce the number of curb cuts and
improve cross-access.
1K. Improve the ease and friendliness of parking within Downtown
Bristol.

Objective #2
Public Transportation
Provide safe and reliable fixed-route and
demand responsive transit services that
meets the transportation needs of Bristol,
Virginia residents. (*Note: some rec-

ommendations originate from the City’s
Transit Development Plan).

Bristol, VA.

ǴǴ 2G. Explore potential demand for

ǴǴ

ǴǴ

ǴǴ 2A. Implement the recommenda-

ǴǴ

ǴǴ

ǴǴ

ǴǴ

ǴǴ

tions within the City’s Transit Development Plan.
2B. Ensure that transit stops are
well-served by pedestrian infrastructure, including crosswalks,
sidewalks, benches, and shelters,
when warranted.
2C. Continue to update transit
routes with significant alterations
in land use and provide service to
any major new developments or
redevelopments.
2D. Provide transit service connections between residential areas
and commercial areas with jobs,
education, shopping and medical
services.
2E. Provide easily identifiable stop
locations along routes and passenger shelters when warranted.
2F. Actively market transit services
as a travel option within the City of

ǴǴ

ǴǴ

ǴǴ

ǴǴ

expanding transit service to other
cities in the region.
2H. Maintain a systemwide fare box
recovery ratio that meets or exceeds
standards identified in the Transit
Development Plan.
2I. Achieve systemwide fixed-route
ridership levels that meet or exceed
standards identified in the Transit
Development Plan.
2J. Ensure that transit service operators maintain an accident rate of
less than the standard identified in
the Transit Development Plan.
2K. Ensure that an adequate fleet
of vehicles is maintained for the
fixed-route and demand-responsive services.
2L. Identify the need for replacement vehicles based on industry
standards for defined useful life of
vehicles.
2M. Provide transit services that are
accessible to all population groups
within the City of Bristol, Virginia.

Objective #3
Rail
Support and enhance the City’s rail
network.

ǴǴ 3A. Proactively lobby for extension
of Amtrak passenger rail service to
Bristol.
ǴǴ 3B. Support the provision of adequate and necessary railroads and
railroad infrastructure to support
and attract industrial businesses to
the City.
ǴǴ 3C. Continue to work with Norfolk Southern and VDOT to ensure
rail crossings are safe, properly
maintained, or improved whenever
necessary.

ǴǴ

ǴǴ

ǴǴ

ǴǴ

Objective #4
Bike & Pedestrian Mobility
Establish a well-connected network
of sidewalks, pathways, and trails that
increase the safety and desirability of
walking and biking. (*Note: some recom-

mendations are cross-listed with Chapter
8: Parks, Open Spaces, & Environmental
Features).

ǴǴ

in Downtown, within large planned
developments, and subdivisions.
4B. Develop a continuous trail, sidewalk, and/or path network between
Downtown and Sugar Hollow Park
along or near Beaver Creek.
4C. Establish a long-term connectivity program that identifies needed
sidewalks and trails, and prioritizes
projects based on prospective impacts
such as safety, ease of completion,
cost, and benefit to residents.
4D. Establish dedicated pedestrian
routes between park facilities, neighborhoods, and important destinations
that are marked with wayfinding
signage and improved pedestrian
crossings.
4E. Minimize the impact of physical
barriers, such as Beaver Creek, railroad
tracks, Interstate 81, and other high
traffic roadways, through dedicated
pathways, trails, intersection crossings,
and larger projects such as pedestrian
bridges or tunnels.
4F. Utilize existing waterways or open
space corridors to establish dedicated
greenways connected with recreational trails.

ǴǴ 4A. Require sidewalks in all new
developments along key corridors,

Transportation & Mobility Plan
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Actions &
Supporting
Information
General Trends
Affecting
Transportation &
Mobility
The utilization of Bristol’s transportation network is shaped by a variety
of factors, including the local and
regional population, employment
levels, tourism, and interstate traffic.
Some of the key trends that shape
the recommendations within this
chapter include:

ǴǴ Bristol, Virginia’s population is expected to remain
relatively stable over the next
decade. ESRI Business Analyst
predicts a slight population decline in the coming years (-0.2%
annually) while the Bristol MPO’s
Long Range Transportation Plan
and University of Virginia’s Weldon Cooper Center both predict
very slight growth (+0.1% and
+0.5% annually, respectively).
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ǴǴ The Tri Cities regional population is also expected to
remain relatively stable over
the next decade. The Bristol
MPO’s Long Range Transportation Plan estimates very slight
growth for the region (+0.2%
annually), with an increase of
only 5,049 between 2010 and
2035.

ǴǴ Bristol, Virginia’s employment
levels have declined. Since
2008, the number of total primary
jobs in the city has declined
relatively steadily from 15,081
to 11,165. The Bristol MPO’s
Long Range Transportation Plan
predicted an increase in local
employment (18,359 by 2035),
however, those calculations were
predicated on pre-recession conditions. While the local economy is
expected to rebound, the industry
composition of jobs will continue
to shift and the city may not reach
pre-recession employment levels
over the next decade. Virginia
estimates that the New River/Mt.
Rogers Workforce Investment Area
(which includes Bristol, VA) will see
a growth in total employment from
144,876 to 159,594 between 2012
and 2022. Applying Bristol’s share
of total regional employment
(8.0%) in 2012 to 2022, the city
could gain 1,179 jobs, which still is
below pre-recession levels.
Transportation & Mobility Plan

ǴǴ The regional economy is
growing slowly. Bristol’s local
economy is a component of
a broader regional economy
(Kingsport-Bristol-Bristol, TNVA metropolitan area). Between
2013 and 2016, the U.S. Conference of Mayors estimates that
the region’s gross metropolitan
product will increase from $11.1
billion to $12.1 billion. By 2021,
it is estimated that the region’s
gross metropolitan product
will grow to $14.8 billion, with
an average annual growth rate
of 3.9%. However, increases in
worker productivity and other
factors may mean that this does
not directly translate into significant employment growth for
Bristol, Virginia, with only 15,000
jobs expected to be added to
the entire New River/Mt. Rogers
Workforce Investment Area by
2022.

ǴǴ The automobile is overwhelmingly the preferred
mode of transportation within
Bristol, Virginia. According to
the U.S. Census Bureau’s American Community Survey, 89.9%
of residents use the automobile
to commute to work, with an average travel time of 17.5 minutes
each way.

ǴǴ A spatial mismatch exists
– workers do not live in the
communities in which they
work. Most jobs within Bristol
are held by individuals outside of the City. Equally, most
Bristol residents travel to other
locations for work. This dynamic
is relatively typical across the
nation, but can lead to roadway
congestion as distance often
translates into automobile
utilization. This can be helped
by increased Transportation
Demand Management (TDM)
efforts such as vanpooling.

ǴǴ Recreational and shopping
tourism is expected to increase. With a resurgence of
Downtown Bristol, the opening
of the Birthplace of Country
Music Museum, heightened
marketing, and the continued
development of The Falls, the
number of visitors to Bristol is
expected to increase. For example, the City estimates that The
Falls will draw approximately 2
million annual visitors.

ǴǴ Little pedestrian transportation infrastructure exists
outside of the city core. Trails,
sidewalks, and paths are vital
components of any community,
utilized both by residents, employees, and visitors. Throughout the outreach process,
residents expressed a desire for
better ways to get around the
community on foot and on bike.

With these factors in mind, It is expected that over the lifespan of the
Comprehensive Plan:

ǴǴ Surges in local/regional population and employment levels
are not expected. Increases in
demand on the city’s transportation infrastructure will likely
be a result of tourism and interstate traffic.

ǴǴ The City’s existing road and rail
network is built out, and routine
maintenance is the policy
directive. However, major road
improvements should occur
along the Lee Highway area,
between Exits 5 and 7, to accommodate the influx in traffic
that is likely to occur associated
with The Falls development
and spin-off projects along Lee
Highway.

ǴǴ Pedestrian infrastructure – both
for functional mobility as well
as recreational purposes – is
needed outside of the core of
the community, particularly
in growing commercial areas
such as The Falls area. While
sidewalks may not be feasible
or even desirable in all locations, trail connections can help
connect different neighborhoods and commercial areas,
as well reduce commute times
if cycling or walking to work
becomes feasible.

ǴǴ The expansion of passenger rail
to Bristol will increase its attractiveness as a business and
tourist destination.

City of Bristol, VA
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Locals are the most common road
classification in Bristol. They are
mostly residential roadways and
provide direct access to homes
through driveways and curb cuts.
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Lee Highway Expansion Area will
require that transportation
infrastructure continue to be
upgraded to meet traffic capacity as
well as ensure safe and efficient
movement. A critical component of
such programming is the need to
widen Lee Highway between Blevins
Boulevard/Cabela Drive eastward to
Travalite Drive/Alexis Drive as well as
install additional traffic lights. The
area includes streets in The Falls
development.
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Downtown-The Falls Connector
would establish a clear route or
routes between Downtown and The
Falls, two of the community’s largest
activity generators. The City should
designate, and reinforce with
appropriate marketing and
infrastructure (e.g. signage,
streetscaping, etc.) Martin Luther King,
Jr. Boulevard as the connecting link to
Downtown from Lee Highway and
The Falls.
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Collectors provide access to both
arterials and neighborhoods, parks,
schools, and small commercial areas.
They balance land access with
mobility and collect traffic and
disburse it onto the busier traffic grid.

Amtrak Passenger Rail Service
would be economically beneficial to
Bristol, connecting the community to
a variety of other destinations across
the region. The City should continue
to actively work with Commonwealth
officials, including VDOT, to extend
the line and provide passenger rail
service to the community.

Beave

Minor Arterials support principal
arterials and often intersect with
them. An example is King Mill Pike or
Old Airport Road.

Congestion Mitigation Areas are
stretches of roadway likely to
experience high congestion during
peak periods by 2035. A variety of
strategies, ranging from
implementation of Intelligent
Transportation Systems (ITS) to better
roadway design, can help mitigate
congestion moving forward.
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Principal Arterials are busy roadways
that link interstates with less busy
roads and serve as the main spine(s)
of the community. Lee Highway and
Gate City Highway are examples.
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Interstates are high-speed roadways
that provide a high level of mobility
but no land access. I-81 and I-381 are
examples. Bristol, VA has four exits: 1,
3, 5, and 7.
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It is important the City plans and
works cooperatively with the Commonwealth of Virginia and other
partners on improvements to Bristol’s roadways, balancing regional
priorities with local objectives.
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Based on traffic counts, I-81 is the
busiest road within Bristol (53,000
vehicles daily), followed by Commonwealth Avenue (18,000), Lee
Highway (17,000), State Street
(14,000), and Euclid Avenue (12,000).

WOO
D

Roadway Jurisdiction

TY
CI

One classification that may warrant
a change is along Lee Highway (US
Route 11 & 19) between Exits 5 and 7.
It is currently designated as a Minor
Arterial. Given the increased traffic
expected, as well as planned road
widenings and additional signing,
that segment of roadway needs to
be upgraded to a Principal Arterial.
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Bristol’s roads are classified into
different categories by the Virginia’s
Department of Transportation (VDOT)
based on the level of service and
access they provide. These classifications, depicted and explained
on the accompanying map, assist
planners and government officials in
understanding the role and responsibility of different roadways, as well
as what levels of investment are
required.

Jurisdiction over Bristol’s roads are
split between the City of Bristol and
VDOT. I-81 and I-381 are maintained
by VDOT, while all other roads are
maintained by the City. City streets
that are also state and federal routes
(e.g. US Route 11, US Route 19, US
Route 421, and State Route 113) are
regulated by the State but the City is
responsible for day-to-day operation. Road improvements on these
roads can be either self-administered by the City or administered by
VDOT.

Congestion Mitigation
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Road congestion is expected to stay
relatively minimal based on traffic
forecasting conducted by the Bristol
Metropolitan Planning Organization
(MPO), outside of additional traffic
generated by “The Falls” development and any other new projects.
The MPO identified several stretches
of roadway within Bristol expected to
experience moderate to high levels
of congestion by 2035 (LOS E and
F), and they are designated on the
accompanying map as “congestion
mitigation areas.”

On the whole, however, the vast
majority of Bristol’s road segments
were expected to experience low
levels of congestion. The City should
continue to monitor reduce traffic
congestion along roadways identified as likely to experience high
levels of congestion (LOS E and F) by
2035, and when possible, implement
projects and policies that reduce
congestion.

Key projects that the MPO has identified as mitigating future congestion
levels include widening of Bonham
Road, Kings Mill Pike, and Old Airport
Road; modifying the narrow railroad
underpass along Old Abingdon
Highway; reconfiguring lanes along
West State Street. Other strategies
offered include (some of which are
offered in the Long Range Transportation Plan):

ǴǴ Systems management and
operations strategies. The
addition or modification of turn
lanes, signals, and other infrastructure can improve traffic
flow.

ǴǴ Access points coordination
and design. The quantity and
engineering of access points
(ingress and egress) can inhibit traffic flow. Access points
should be spaced sufficiently
apart in order for traffic control
devices and turn lanes to operate effectively.

ǴǴ Incident management. Efficiently clearing traffic incidents
such as crashes and fender
benders from the roadway can
improve traffic flow.

ǴǴ Walking & biking. The increased utilization of walking,
biking, and carpooling to work
can reduce traffic congestion.

Additionally, Intelligent Transportation Systems (ITS) can be used to
improve the efficiency of a transportation network through investments
in technology rather than or in conjunction with roadway infrastructure
improvements. There are several
forms of ITS that could be implemented in order to provide benefits
to residents, businesses, and public
service providers.

ǴǴ Synchronization. Synchronization involves the coordination
of signal phasing at multiple
locations throughout a network.
The intent is to allow for the
“platooning” of vehicles, or the
efficient movement of groups of
vehicles along a corridor. Synchronization can be modified to
provide priority to major arterials with higher traffic volumes,
and can vary throughout the
day or week to respond to peak
volumes.

ǴǴ Emergency Signal Preemption. Signal preemption allows
emergency vehicles to “trip”
a signal for a green light. This
allows the vehicle to safely
and quickly pass through the
intersection while other traffic
waits. Following the preemption,
the signal reverts to its programmed phasing.

ǴǴ Transit Signal Priority. Transit
Signal Priority (TSP) provides a
short extended green or shortened red as a transit vehicle
approaches an intersection. It
does not entirely preempt the
signal phasing, but modifies to
enable more efficient movement for buses. TSP improvements would require both
signal upgrades and vehicle
technology upgrades, and may
only be applicable on primary
region routes.

ǴǴ Vehicle Detection Systems.
Vehicle detection systems
trigger modified signal phasing
based on the current users of
the intersection. At intersections with low traffic counts, this
would minimize wait time for
vehicles standing when there is
no cross traffic. The result is less
wait time and lower exhaust
emissions.

Transportation & Mobility Plan

In June 2008, a multi-jurisdictional
task force authored a shared Bristol
Regional ITS Architecture and
Deployment Plan. The City should
continue to identify and implement
Intelligent Transportation Systems
(ITS) improvements recommended in
the 2008 Bristol Regional ITS Architecture and Deployment Plan.

Bristol, VA Comprehensive Plan

95

Several of Bristol’s major roadways
(I-81, I-381, and US Route 11/Lee
Highway) are designated by the
Commonwealth of Virginia as a part
of the “Crescent Corridor” under the
“Corridors of Regional Significance”
program. These corridors are given
elevated priority for federal and
state funding as well as receiving
heightened attention for planning
purposes.
The Crescent Corridor is a multilane interstate network that stretches from Tennessee to New York,
running along the Appalachian
Mountains within southwest Virginia.
I-81 is a major trucking and freight
corridor (one of the top eight truck
routes in the U.S.) both regionally
and nationally. It is also an important
passenger link between the urban
centers of Winchester, Harrisonburg,
Staunton, Roanoke, Blacksburg, and
Bristol.

No existing portion of the Crescent
Corridor within Bristol is deemed “overcapacity” by the Virginia Department of
Transportation (VDOT). However, VDOT
estimates that heightened congestion
during peak usage may increase travel
times along the corridor. For example, in
2035, a road trip from Bristol to Blacksburg may increase by 36% over the
current timing. VDOT has issued several
strategies that can help keep the Crescent Corridor competitive for personal,
freight, and tourist travel, including:
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FIGURE 1

Crescent Corridor National Context Map

Many federal highways and state
routes converge within Bristol,
including Route 11, Route 19, Route
421, and I-81. Signage for these
routes, however, can be extremely
confusing for motorists, often listing
several different routes. The City
should work with VDOT to simplify
existing directional signage to ensure efficient and convenient traffic
movement throughout the city.

Wayfinding Signage
Wayfinding signs effectively direct
motorists, cyclists, and pedestrians
to points of interest throughout a
given area. The City already has
some wayfinding signage within the
core of the city, however, it is not of
a consistent design or scheme, and
appears uncoordinated as some
signs only contain one destination.
The City should install wayfinding
signage throughout Bristol that
can direct visitors to destinations
such as The Falls, Downtown Bristol,
Clear Creek Golf Course, Birthplace
of Country Music Museum, Bristol
Pirates, and more. The size and scale
of the signs will vary depending on
the scale of the environment and the
speed of travel, with smaller pedestrian-oriented signage in Downtown
and larger auto-oriented signage in
corridor areas.

Downtown-The
Falls Connector
The Falls and Downtown Bristol are
arguably the community’s two most
significant destinations. However, at
present there is no clearly marked
route or “straight shot” between the
two activity hubs. The two areas feel
“disconnected” from one another when they should be mutually
reinforcing.
From The Falls to Downtown, most
logical connection would be Lee
Highway linked to Martin Luther
King, Jr. Boulevard. The City should
designate, and reinforce with appropriate marketing and infrastructure
(e.g. signage, streetscaping, etc.),
Martin Luther King, Jr. Boulevard as
the connecting link to Downtown
from Lee Highway and The Falls.
Efforts should be made to beautify
the corridor to ensure an attractive
gateway into Downtown Bristol from
I-81.

Capital Projects – Roadways
Many capital projects have been
identified by the Commonwealth
of Virginia, Bristol Metropolitan
Planning Organization (MPO), and
the City of Bristol. They are detailed
in the accompanying table with cost
estimates provided by each aforementioned source. The City should
continue to identify and support
roadway projects that enhance local
circulation as well as budget for
on-going maintenance and repairs
of City owned streets and bridges as
part of a Capital Improvement Plan

Desired Roadway Capital Projects
Location

Project

Cost

Project & Cost Source

$864,000

Bristol Urban Area Long-Range
Transportation Plan Year 2035

$11,146,000

Bristol Urban Area Long-Range
Transportation Plan Year 2035

$5,443,000

Bristol Urban Area Long-Range
Transportation Plan Year 2035

Short Range Projects
a

b
c

Lee Highway from Alexis Drive to Old Dominion Road; Clear Creek
Road at shopping center signal; Old Airport Road from Lee Highway to Interconnect Lee Highway traffic signals with those on Clear Creek Road and Old Airport Road
Interstate 81 Exit 7 interchange
Replace existing three-lane and four-land undivided with four-land with turn lanes as needed;
Lee Highway from Kerin Drive (north end of existing five-lane section) replace Lee Highway bridge over Goose Creek; replace Bonham Road bridge over Beaver Creek
to northern corporate limits
with wide bridge (six lanes or more); extend Bonham Road and/Travelite Drive to shopping center;
adjust traffic signals accordingly
Bonham Road from Lee Highway to Old Airport Road, northern
Extend to five-lane north of Interstate 81 and four-lane south of Interstate 81; replace Bonham
intersection
Road bridge over Beaver Creek with wider bridge (six lanes or more)

Long Range Projects
d

E Valley Drive from Lee Highway to Kings Mill Pike

e

Kings Mill Pike from E Valley Drive to East corporate limits

f

Lee Highway from Euclid Ave/Euclid Ave Ext to Overhill Road/Wendover Drive (south end of existing 5-lane section)
Lee Highway intersection west of Old Airport Road/Clear Creek Road;
Old Airport Road from Lee Highway to Exit 7 ramps (southbound); Linden Drive at Old Airport Road and at new connector to Lee Highway

Replace three-land roadway with five-lane roadway

$6,179,000

Bristol Urban Area Long-Range
Transportation Plan Year 2035
Bristol Urban Area Long-Range
Transportation Plan Year 2035
Bristol Urban Area Long-Range
Transportation Plan Year 2035

Install median on Old Airport Road to prevent all left turns; connect Linden Drive to Lee Highway
west of Clear Creek Road/Old Airport Road; Modify commercial access points along Old Airport
Road accordingly

$5,720,000

Bristol Urban Area Long-Range
Transportation Plan Year 2035

h

Old Abingdon Highway at railroad overpass

Replace narrow passage under railroad with new passage

$1,281,000

i

Old Airport Road from Kings Mill Pike to Bonham Road, southern
intersection

Replace two-lane roadway with either four- or five-lane roadway

$20,554,000

j

Intersection of Moore Street and MLK Boulevard

Construct a five-point roundabout including pedestrian amenities and landscaping

$500,000

Bristol Urban Area Long-Range
Transportation Plan Year 2035
Bristol Urban Area Long-Range
Transportation Plan Year 2035
VDOT Six-Year
Improvement Program

g

Replace two-lane roadway to four-lane; replace railroad overpass and widen Beaver Creek bridge; $8,700,000
adjust traffic signals accordingly
Replace two-land roadway with four- or five-lane roadway with improved alignment; adjust traffic $20,229,000
signals accordingly

Transportation & Mobility Plan
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Lee Highway – The Falls
As subsequent phasing of The Falls
completes and spin-off development occurs over the next ten
years, it is critical that transportation infrastructure continue to be
upgraded to meet traffic capacity
as well as ensure safe and efficient
movement. A critical component of
such programming is the need to
widen Lee Highway between Blevins
Boulevard/Cabela Drive eastward to
Travalite Drive/Alexis Drive as well as
install additional traffic lights.

Air

Public Transit

The City, in conjunction with Bristol,
TN; Johnson City, TN; Washington
County, VA; and Sullivan County, TN,
jointly govern the Tri-Cities Regional Airport (TRI) located in Sullivan
County, TN. It is located roughly
15 miles southwest of Bristol, VA
and supports commercial, charter,
and cargo flights. Carriers include
Allegiant, Delta, and U.S. Airways. It is
also a federal customs port, allowing
an international point of entry and
departure for goods and merchandise. The City should continue to
support airport operations, leverage
its proximity for tourism purposes,
and actively market it to new industrial businesses

The greater Bristol area is served by
the Bristol Tennessee Transit (BTT)
and Bristol Virginia Transit Systems
(BVT). Collectively, these two systems
currently offer seven fixed-route
bus lines, which operate during
weekdays. All buses originate from
the Downtown Transfer Center, the
800 block of State Street next to the
farmers’ market on the Tennessee
side, as a base of arrival and departure.
As of March 2016, three of the routes
provide service within Bristol, VA,
covering more than 400 miles a day:

ǴǴ East Bristol/East Ridge Route,
with service to Kingtown and
industrial users along Bonham
Road, among others.

ǴǴ Exit 7/Wal-Mart Route, with
service to Super-WalMart and
the I-81 exits 5 and 7 commercial areas, among others.
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ǴǴ Mall Route, with service to Food
City and the Bristol Mall, among
others.
During the Comprehensive Plan
planning process, the City also
developed a new Transit Development Plan (TDP). The new TDP aims
to update the City’s public transit
and align its services with both
present and future conditions, taking
into account growth along the Lee
Highway corridor between I-18 Exits
5 and 7. Specifically, it recommends
renaming and streamlining the three
existing routes to reduce the number of stops and distance traveled,
as well as add an additional route
that can better service commercial
areas in the north and northeastern
part of the community. Both existing
and proposed public transportation
routes are depicted on the accompanying map. Additionally, the
TDP also evaluates the addition of
Saturday service, which is currently
not offered.

The Comprehensive Plan fully
supports the Transit Development
Plan, and the City should begin to
implement its recommendations.
Specifically, the City should:

ǴǴ Provide transit service connections between residential areas
and commercial areas with jobs,
education, shopping and medical services.

ǴǴ Provide easily identifiable stop
locations along routes and
passenger shelters when warranted.

ǴǴ Actively market transit services
as a travel option within the City
of Bristol, VA.

ǴǴ Explore potential demand for
expanding transit service to
other cities in the region.

ǴǴ Maintain a systemwide fare box
recovery ratio that meets or
exceeds standards identified in
the Transit Development Plan.

ǴǴ Achieve systemwide fixedroute ridership levels that meet
or exceed standards identified
in the Transit Development Plan.

ǴǴ Ensure that transit service
operators maintain an accident
rate of less than the standard
identified in the Transit Development Plan.

ǴǴ Ensure that an adequate fleet
of vehicles is maintained for the
fixed-route and demand-responsive services.

ǴǴ Identify the need for replacement vehicles based on industry standards for defined useful
life of vehicles.

ǴǴ Provide transit services that
are accessible to all population
groups within the City of Bristol,
Virginia.

ǴǴ Ensure that transit stops are
well-served by pedestrian infrastructure, including crosswalks, sidewalks, benches, and
shelters, when warranted.

ǴǴ Continue to update transit
routes with significant alterations in land use and provide
service to any major new developments or redevelopments.

Long-Term Transit
Considerations
Over the long-term, possible expansion opportunities for the BVT and
BTT include:

ǴǴ Adding a transit stop at Sugar
Hollow Park.

ǴǴ Establishing inter-community
service throughout the Tri Cities
region.

ǴǴ Developing tourism related transit shuttles between
hotels near I-81 Exits 5 & 7 and
Downtown Bristol, or between
Bristol, VA and the Bristol Motor
Speedway.

Freight &
Passenger Rail
A Norfolk Southern rail line threads
through the City allowing for the
interstate movement of goods and
raw materials. The main line enters
Bristol through the northeastern part
of the city from Roanoke, crossing
Lee Highway, I-81, Columbia Road,
Mary Street, Old Abingdon Highway,
Valley Drive, and State Street. All are
at separate grades from the roadway
except for State Street. A branch line
extends to the west and northwest,
crossing several roadways at grade,
including through the northern part
of Downtown along Scott Street, as
well as Commonwealth Ave. and Euclid Ave. Spurs provide direct access
for industrial employers, although
only two are in use.

While rail is a benefit to the City’s
economy and economic development efforts, at-grade rail crossings
can impact efficient flow of traffic
throughout the City and where no
crossings exist, the railroads can
create barriers, sectioning off areas
of the City. At present, the volume
of train traffic on the at-grade rail
crossings (along the branch line)
does not merit the significant engineering, construction, and maintenance cost of grade separation.
The City should continue to monitor
traffic conditions within the City
should conditions change, and work
with Norfolk Southern to ensure
rail crossings are safe, properly
maintained, or improved whenever
necessary.

Amtrak Extension
Bristol is not currently serviced by
passenger rail. The Commonwealth
of Virginia has proposed to extend
existing Amtrak service westward
through Roanoke and Lynchburg
to link directly to Bristol. The City
should continue to actively work
with Commonwealth officials, including VDOT, to extend the line and
provide passenger rail service to the
community. The recently-renovated
historic Bristol Train Station would
be a fantastic “first impression” for
visitors to Bristol via Amtrak.

Bike & Pedestrian
Connectivity
(Note: Some information in this
section is also included in Chapter
9: Parks, Open Spaces, & Environmental Features Plan).

Existing Infrastructure
Sidewalks
The quantity and quality of the sidewalk network varies widely within
Bristol, with pedestrian infrastructure
mostly clustered in pockets found
within Downtown, core residential
areas, and neighborhoods around
schools. Most roads within Downtown and nearby neighborhoods
contain sidewalks and some level
of pedestrian crossings. Downtown is compact and walkable, with
zebra striping at major intersections
and pedestrian amenities such as
benches and trash receptacles.

The sidewalk network along major
corridors is often spotty, with gaps in the
network, narrow sidewalks, or a lack of
signaling and striping at intersections.
For example, while Gate City Highway and Euclid Avenue have a pretty
consistent sidewalk network, stretches of Lee Highway do not have any
sidewalks.
Areas of the City that were developed in
a suburban fashion typically lack sidewalks and basic pedestrian amenities.
This includes both along local streets
within neighborhoods as well as along
minor arterials and collectors such as
Old Airport Road and King Mill Pike.
The City has recently used federal
grants to invest in pedestrian improvements, such as adding curb cuts
and sidewalks along Commonwealth
Avenue, State Street, Hillside Avenue,
and Euclid Avenue. New commercial
developments often include sidewalks;
however, when developed in the midst
of older areas without sidewalks, they
can be “sidewalks to nowhere.”

Transportation & Mobility Plan

Existing Trails
Bristol contains two multi-purpose
trails: (1) a small two-block trail
along Beaver Creek between Moore
Street and Martin Luther King, Jr.
Boulevard and (2) the Sugar Hollow
Park trail, comprised of several small
nature trails ranging from 950 feet to
4,300 feet in length.
Bristol, VA also sits within the midst
of several existing regional trails
spanning Southwest Virginia and
Northeast Tennessee. These include:

ǴǴ Virginia Creeper Trail, a 34
mile trail running from Abingdon, VA through Damascus, VA
and ending at the VA/NC state
line in Whitetop, VA. It is open
year round to hiking, mountain
biking, and horseback riding.
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ǴǴ US Bicycle Route 76 Trail, a
cross-country multi-purpose
trail that originates in Kansas
and ends in Virginia.

ǴǴ Cherokee National Forest,
which includes over 600 miles
of trails throughout several
states including nearly 150
miles of the scenic Appalachian
Trail which extends almost
2,200 miles from Maine to
Georgia.

ǴǴ Wes Davis Greenway, a 2800
feet trail built along a former rail
bed in Bristol, TN.

ǴǴ Steele Creek Park includes
several trails in Bristol, TN.
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Connectivity Program
The City should review the pedestrian system to establish a phased
Connectivity Plan & Program that
identifies improvements needed to
connect disparate elements of the
existing network. A comprehensive
network could be comprised of multiple types of pedestrian infrastructure, including sidewalks, dedicated
off-road trails, on-road shared
roadway trails, on-road shoulder
trails, informal pathways, and more.
The program should aim to comprehensively connect residents to park
and recreational facilities, community facilities, and important destinations within Bristol. This program
should be long-term, providing
an action plan with projects and
improvements prioritized based on
ease of completion, costs, benefits
to residents, and other prospective
impacts. Opportunities to plug into
the regional trail network should
also continue to be evaluated.

Transportation & Mobility Plan

One of the greater challenges for
improved connectivity will be significant physical barriers that challenge mobility within the community.
Examples of barriers include grade
changes, Beaver Creek, local railroad
tracks, and high traffic roadways.
I-81 is a key example which blocks
pedestrian and bicycle access to
Sugar Hollow Park for residents who
live south of the interstate. As part
of the connectivity program, the City
should look to minimize the impact
of these barriers through pathways,
trails, intersection crossings, and
other projects. As a longer-term
solution, the City should analyze the
feasibility of larger projects, such as
pedestrian and bicycle bridges and
tunnels, which can transcend physical barriers.

Connecting Downtown
to Sugar Hollow Park
Downtown Bristol and Sugar Hollow
Park are two of Bristol’s most important assets, but are not currently linked
together with pedestrian infrastructure. It is recommended that the City
develop a Beaver Creek Trail that
would connect Downtown Bristol with
Sugar Hollow Park.
The signed trail would likely be
comprised of integrated sidewalks,
greenways, off-street trails, and pathways, depending on the development
program. Along some stretches, the
trail would likely follow the flow of
Beaver Creek; where this is not possible, the trail may route along nearby
sidewalks, paths, or streets.
More detailed information is provided
in Chapter 9: Parks, Open Spaces,
and Environmental Features.

Lee Highway Shared Use Path

New Developments

Blueways/Greenways

The City is in the process of
developing a network of shared
use paths and sidewalks along
Lee Highway, Bonham Road, and
Suncrest Drive (terminating at Van
Pelt School). It is recommended
that the City construct sidewalk
along Lee Highway from Martin
Luther King, Jr. Boulevard to just
south of Exit 5 (at Tru-Point Bank).

The City should require sidewalks in
all new developments in areas that
generate foot traffic, such as along
key corridors, in Downtown, within
large planned developments, and
subdivisions.

The City should review existing
open space corridors, rail, and utility
easements, and establish plans for
dedicated greenways within the
community. This can be accomplished either within the connectivity program or through a separate
effort. The Beaver Creek and Little
Creek waterways show strong potential for development as greenways, with ample room and opportunity for trails and related amenities.
Development of greenways can help
to protect open space and environmentally sensitive areas within the
City and create safe, extended routes
through the community.

MPO Proposed Trail Network
The Bristol MPO proposed a comprehensive trail network for the City.
As part of the Connectivity Program,
the City should continue to assess its implementable feasibility
depending on available capital and
grant funding. Additionally, the proposed Mendota Trail may be another
trail development opportunity.

An initial project could be development of the Corvette Trail & Greenway, described within Chapter 6:
Bob Morrison Boulevard Sub-Area
Plan. While small in scale, it could
provide a starting point for a much
larger greenway and trail network.
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NORTH

08

COMMUNITY
FACILITIES &
INFRASTRUCTURE
PLAN
Community facilities support the provision of services and amenities that define local quality of
life and the desirability of living and working in Bristol. This includes critical City services, as well
as those services provided by other governmental bodies, such as the public school district, library,
private schools, and utilities providers.

The Community Facilities &
Infrastructure Plan is organized
into four sections.
Quality Municipal Services

The Community Facilities & Infrastructure Plan presents general policies and guidelines to help
ensure Bristol remains well-served by high quality facilities and services. However, it is not intended
to supersede goals and policies of other agencies, or act as a substitute for more detailed planning
that should be undertaken by the City and other providers.

Intergovernmental Support, Coordination &
Cooperation
Supporting Youth
Re-Using Virginia Intermont College
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2035 Goal
Provide highquality City services,
maintain adequate
infrastructure and
utilities throughout
the community, and
make Bristol one of the
best places to live in
Virginia.

Priority
Objectives

ǴǴ 1E. Work with other public agen-

ǴǴ

Objective #1
Facilities & Infrastructure
Provide, or support the provision of,
community facilities and services that
strengthen the quality of life within
Bristol.

ǴǴ 1A. Conduct a comprehensive life
cycle assessment for all City buildings, equipment, vehicles, facilities,
and properties.
ǴǴ 1B. Regularly identify necessary
short-, medium-, and long-term
facility, road, and infrastructure
projects.
ǴǴ 1C. Complete and annually review a
5 year Capital Improvement Program
that identifies construction, maintenance, and improvement projects as
well as infrastructure replacements
and upgrades to be made in the
short- and long-term.
ǴǴ 1D. Regularly review services offered by the City to determine their
impact and identify opportunities to
better align services offered with the
needs of the community.

ǴǴ

ǴǴ

ǴǴ

ǴǴ

ǴǴ

cies to maintain adequate sites and
facilities.
1F. Ensure adequate levels of police
and fire protection throughout the
City and ensure that emergency
vehicles can effectively serve all
areas of the City.
1G. Improve water supply and
distribution for firefighting, replacing
older lines and smaller feeder lines
where necessary.
1H. Continue to evaluate opportunities to replace Fire Department
Station #1.
1I. Work with the Bristol Sheriff’s
Office to explore options to reduce
crowding in the City jail, including
considerations for a new jail facility
or participation in a regional jail in
Abingdon.
1J. Initiate a promotional campaign
to heighten awareness of community services offered by the City and
how residents can take advantage
of these amenities.
1K. Work with the Bristol, VA Public
Schools (BVPS) as they re-assess
their facility needs, including development of new facilities and/or
redevelopment and re-use of closed
facilities.

ǴǴ 1L. Work with schools to review the

ǴǴ

ǴǴ
ǴǴ

ǴǴ

ǴǴ

existing parking facilities, buildings, drop-off/pick-up areas, and
bus parking, including ingress and
egress to ensure they are adequate
and if not, identify opportunities for
improvement.
1M. Work with schools to ensure
proper buffering surrounding school
facilities and provide safe and adequate access to all school sites.
1N. Support the operations of the
Bristol Public Library.
1O. Increase cooperation with the
City of Bristol, TN and Washington
County, including continue evaluation of opportunities for shared
services and partnerships.
1P. Maintain positive channels
of communication with all public
agencies, quasi-public agencies,
and community service providers to
ensure better coordination of projects, alignment of long-range plans,
and evaluate options for shared
services.
1Q. Work closely with Virginia Intermont College to creatively repurpose the vacant campus for a new
higher education user.

Objective #2

Objective #3

Infrastructure Capacity
Align all new development with infrastructure providers, closely evaluating
development proposals to ensure the
intensity of new development does not
overburden existing and planned utility
systems, water resources, schools, roads,
and other infrastructure.

Youth
Strengthen the local education system,
support the extracurricular development
of the city’s youth, and set the foundation
for the future.

ǴǴ 3A. Engage the City’s youth on civic

ǴǴ 2A. Coordinate with utility and
service providers such as BVU to establish an inventory and assessment
of local infrastructure capacity, with
regular updates to maintain a clear
understanding of infrastructure
needs in Bristol.
ǴǴ 2B. Continue to consult critical
service and utility providers as the
City reviews new development
proposals.
ǴǴ 2C: Continue to support and advertise Bristol’s access to broadband.

ǴǴ

ǴǴ

ǴǴ

ǴǴ

issues through a regular outreach
program with local public and private schools.
3B. Evaluate creation of a high
school and college student summer
internship program at City Hall.
3C. Encourage area employers to
offer summer employment opportunities, internships, and apprenticeships to students.
3D. Bolster academic and social
linkages between Bristol’s schools
and Virginia and Tennessee colleges to better prepare students for
college or other post-secondary
career training program.
3E. Promote mentoring programs of
at-risk children in coordination with
local non-profit organizations.

Community Facilities & Infrastructure Plan

ǴǴ 3F. Review all existing youth
services provided by the City and
partner organizations, and identify
opportunities to better promote or
expand services.
ǴǴ 3G. Incorporate dedicated spaces
for youth within planned developments, park and recreation facilities,
and in Downtown Bristol.
ǴǴ 3H. Work with the Bristol Pirates and
similar sports-related organizations to offer programs and services
which encourage physical activity
and recreation.
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Actions &
Supporting
Information
Quality Municipal
Services
As an independent city, the City of Bristol
provides a range of municipal services
to its residents. City government operates out of multiple facilities across the
city, with the majority of administrative
departments housed in the Bristol City
Hall at 300 Lee Street in Downtown
Bristol.
Operations are split between eighteen
departments: Family Resource Center,
Youth Services, Building Inspection,
Circuit Court Clerk’s Office, Finance
Department/City Clerk, City Manager,
Treasurer, Commissioner of the Revenue, Community and Economic Development, Fire, Human Resources, Parks
and Recreation, Police, Public Works,
Purchasing, Sheriff’s Office, and Transit.
Some departments are under the purview of the City Manager while others
are elected constitutional offices.
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The City should continue to encourage
close coordination and communication between departments to ensure
municipal services are high quality
and identify opportunities for cooperation on projects. Often, the actions
of one department will have a direct
impact on other departments or elements of the City government. Communication between departments, as
integral parts of the City itself, should
be a top priority to guarantee civic
services and amenities are provided in
a quality and efficient manner.

City Hall
Bristol City Hall is a two-story building located at 300 Lee Street in the
heart of Downtown. It houses the
majority of the City’s administrative departments. It is expected to
remain City Hall during the lifespan
of the Comprehensive Plan.

Community Facilities & Infrastructure Plan

Police Department

Sheriff’s Office

Fire Department

The Bristol Police Department is
housed in 501 Scott Street, which is
also the western half of the City Hall
Building. As of 2015, the department
has 53 sworn police officer positions,
and a non-sworn support staff of 21
full-time members for a total of 74
members. At this time, the department reports no plans to renovate
or add a new facility and there are
no issues with the size or location
of their facility. Priorities for the
department in the short term include
improving the departmental garage,
adding a second radio repeater and
another frequency, and changing the
record management system. In the
medium to longer-term, the department hopes to increase the number
of officers.

The Bristol Sheriff’s Office is responsible for providing a safe and
secure environment for the operation of city courts and the city jail, as
well as acting as the municipality’s
process server. They operate out of
two locations, the City Courthouse
at 497 Cumberland Street, and the
City Jail at 417 Cumberland Street.
As reported in the public “Analysis
of Potential Options for Meeting the
City’s Jail Needs Report,” the City Jail
is overcrowded.

The Fire Department operates out of
three facilities: 211 Lee Street (Station #1), 1603 Euclid Avenue (Station
#2), and 105 Suncrest Drive (Station
#3). They also own and operate a
Fire Training Center at 2216 Shakesville Road. The department reports
that water supply and distribution
is inadequate, although service has
gotten better over the years. Older
lines and small feeder lines present
issues in certain areas. The department expressed concern over the
close proximity of Stations #1 and
#2, which affects the credit awarded
for an insurance (ISO) review. Their
current rating is 2, which is much
better than neighboring communities.

The City should continue to provide
adequate levels of police protection
throughout the City and ensure that
emergency vehicles can effectively
serve all areas of the City.

The City should continue to explore
options to reduce crowding in the
City Jail, including participating in a
shared regional job or construction
of a new jail facility, either on the
current site or at a new location in
the community. Options for housing inmates during construction,
impacts on adjacent uses, and
other potential impacts should be
reviewed.

Over the next decade, the department is looking to replace trucks as
well as a ladder unit. The department
notes that they sought grant funding
for a new station to replace the oldest facility (Station #1), but that the
application was unsuccessful.
The City should:

ǴǴ Provide adequate levels of fire
protection throughout the City
and ensure that emergency
vehicles can effectively serve all
areas of the City.

ǴǴ Improve water supply and
distribution for firefighting, replacing older lines and smaller
feeder lines where necessary.

ǴǴ Continue to evaluate opportunities to replace Fire Department Station #1.

Capital Improvements
Programming
The physical infrastructure systems
and facilities of Bristol provide the
backbone through which public
amenities are provided. This includes public roadways, stormwater
and sanitary sewers, the electric grid,
civic facilities, and other infrastructure systems.
Bristol’s financial resources will
always be limited, and public dollars
must be spent wisely. A Capital Improvements Plan (CIP) is a comprehensive schedule of prioritized public improvement projects, typically
extending over a five-year period.
A CIP allows the City to be able to
appropriately focus infrastructure
improvements on supporting the
existing population and non-residential users, while ensuring new
development and redevelopment
can be executed as directed by the
Comprehensive Plan.

A Capital Improvements Plan typically schedules the implementation of a range of specific projects,
particularly the restoration and
upgrading of existing utilities, roads,
bridges, and infrastructure facilities.
Expansion or improvement of City
facilities would also be included in
the CIP. A CIP also assigns priorities
to identified projects and includes
cost estimates and potential funding
sources. Non-governmental entities
frequently use a CIP to map out
growth and investment in facilities
and infrastructure. As the City develops and monitors its own Capital
Improvement Plan, City staff should
coordinate with other community
facilities providers to ensure that
investment is occurring in a logical
manner and synergies can be created between public, quasi-public,
and private improvements.

The CIP should be regularly updated
in conjunction with updates to the
Comprehensive and the development of a five-year Strategic Plan.
The City should:

ǴǴ Conduct a comprehensive life
cycle assessment for all City
buildings, equipment, vehicles,
facilities, and properties.

ǴǴ Regularly identify necessary
short-, medium-, and long-term
facility, road, and infrastructure
projects.

ǴǴ Complete and annually review
a 5 year Capital Improvement
Program that identifies construction, maintenance, and
improvement projects as well
as infrastructure replacements
and upgrades to be made in the
short- and long-term.

Intergovernmental
Support,
Coordination, &
Cooperation
The efficiency and organization of a
municipality is often reliant on the
ability to coordinate and cooperate between internal departments,
non-jurisdictional agencies, and
adjacent government organizations.
The City of Bristol, VA should work
to maintain positive channels of
communication with all public and
quasi-public agencies and community services providers, as well
as support them in their mission
to provide quality services and
infrastructure. This will help ensure
better coordination of projects and
long-range planning on a local and
regional scale.

Commonwealth of Virginia

Bristol Public Library

The Commonwealth of Virginia has
several branch offices within the City
of Bristol, including:

The Bristol Public Library is located
at 701 Goode Street in Downtown
Bristol. The facility is jointly-owned
by the City of Bristol, VA and the
City of Bristol, TN. Each City Council appoints five members to the
Library Board and each municipality
provides equal funding to the library
annually and each has 50% ownership of its capital assets. The distinctive brick and glass facility was
completed in 2006 and is considered a significant educational asset.
The City should continue to support
the Bristol Public Library, recognizing
it is one of the community’s greatest
assets and is a stabilizing anchor
within Downtown Bristol.

ǴǴ Virginia Department of
Health, located at 205 Piedmont Avenue.

ǴǴ Virginia Department of Transportation – District Office #1,
located at 870 Bonham Road.

ǴǴ Virginia Department of Social
Services, located at 621 Washington Street.

Bristol, VA Public
Schools (BVPS)
The Bristol, VA Public Schools (BVPS)
is a legally separate entity from the
City which operates four elementary
schools, one middle school, and one
high school for students residing in
the City. The schools are overseen by
an elected School Board, however,
the City Council approves the School
Board’s operational and capital budgets and must approve the issuance
of bonded debts.
The office for the BVPS is located at
220 Lee Street in Downtown Bristol.
The facility also includes space for
the City’s Youth Services Department. Six schools are distributed
throughout the community. BVPS
notes that enrollment has declined
over the past five years but enrollment is expected to stay the same
over the next five years.
Renovations are expected in the
coming years at Van Pelt Elementary
School, Virginia High School, and
Virginia Middle School. BVPS reports
that they hope to consolidate and
close three outdated facilities and
build a new school at a location to
be determined.

Community Facilities & Infrastructure Plan

The City should continue to:

ǴǴ Work with the Bristol, VA Public
Schools (BVPS) as they re-assess their facility needs, including development of new facilities and/or redevelopment and
re-use of closed facilities. The
closed Oak Street should be repositioned for office uses. If that
is not considered market-viable,
residential uses compatible
with the surrounding neighborhood may be appropriate.

ǴǴ Work with schools to review the
existing parking facilities, buildings, drop-off/pick-up areas,
and bus parking, including ingress and egress to ensure they
are adequate and if not, identify
opportunities for improvement.

ǴǴ Work with schools to ensure
proper buffering surrounding
school facilities and provide
safe and adequate access to all
school sites.
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Re-Use of Closed Public
School Buildings
School buildings are neighborhood
anchors that attract activity and act
as a focal point, but when left vacant
they can become a liability to school
operations, and a potential burden
on the surrounding community. A
review of existing adaptive school
reuse projects indicates that there
is not a strong correlation between
structural characteristics and certain
types of reuse. The needs of the
surrounding community, market
demand, and developer willingness
have more to do with how the building is adapted.
Public school closures are a growing
phenomenon in the nation, but
marketing the school sites to buyers
for repurposing proves difficult.
To begin with, school districts are
typically not set up to handle the
challenges of property sales – their
business is in education administration and not in real estate or
economic development. Additionally,
other entities compete with school
districts to sell vacant facilities, such
as private schools, which can make
transactions more nimble and often
have facilities in better shape than
public schools.
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Location changes the selling game
as well – adaptation of a property
on a busy corridor, is significantly
more feasible than a property that is
tucked away into the heart of a residential neighborhood, such as the
vacant Oak Street School. A building
in substandard condition that is on
an active corridor, will likely have a
higher asking price than a less accessible building in great condition.
Structural factors play a major
part in the trouble of repurposing
vacant school buildings. Typically,
the larger the building, the more
difficult it is to find a suitable use–
smaller buildings are compatible
with a wider range of uses and are
easier to locate buyers for. Moreover,
aged buildings may require serious
renovations by the buyer, the need
to be brought into compliance with
the Americans with Disabilities Act
(ADA), or might have insufficient
parking. Excessive associated costs
will drive away potential buyers.

School buildings are creatively reutilized in a wide variety of methods.
The most common occupants that
take up home in closed schools
are charter schools – 42% of large
city school closures are reused by
charters. Other institutional uses
frequently establish themselves in
school buildings as well, such as private schools, college and university
buildings, health clinics, community
or cultural centers, police stations,
homeless shelters, and churches. If
appropriate, the property is sometimes even bought up by the municipality, and transformed into a green
park or other public space.
Commercial, residential, or office
space is also sometimes compatible
with the property’s structure and location. Commercial and office applications have included neighborhood
markets, recording studios, daycare facilities, technology centers,
shopping centers, medical offices,
school administration offices, movie
theaters, and hotels. Residential
properties, especially mixed-income
apartments or mixed use developments, are also typical adaptations.

BVU Utilities

Supporting Youth

The BVU Authority provides electricity, water, wastewater, and OptiNet
services to Bristol’s residents. It is
managed and financed separately
from the City. BVU operates three
substations in Bristol. They report no
plans for the renovation or addition
of facilities, but do expect to make
improvements to water and sewer
lines. It is important that the City
coordinate with BVU as the City reviews new development proposals.

Bristol’s future lies in its youth, who
represent prospective residents,
homeowners, entrepreneurs, business owners, and members of the
work force. As such, it is important
for the City to prioritize its youth by
providing education, services, and
activities that support their growth
and keep them healthy, happy, and
involved. To better engage and support Bristol’s youth, the City should:

ǴǴ Engage youth on local civic is-

Other Partners
Other planning partners include
Washington County, VA; Bristol, TN;
Bristol Transit System; and the Bristol
Metropolitan Planning Organization
(MPO). The City should maintain
close communication with these
entities to ensure residents continue to have access to quality public
services and facilities. Where appropriate, the City should take advantage of opportunities to partner with
other organizations and cooperate to
improve the efficiency and quality of
services provided.

sues through a regular outreach
program with local schools.

ǴǴ Evaluate creation of a high
school and college student
summer internship program at
City Hall.

ǴǴ Encourage area employers
to offer summer employment
opportunities, internships, and
apprentice-ships to students.

ǴǴ Bolster academic and social linkages between Bristol’s schools
and Virginia and Tennessee colleges to better prepare students
for college.

ǴǴ Promote mentoring programs of
at-risk children in coordination
with local non-profit organizations.

Community Facilities & Infrastructure Plan

ǴǴ Review all existing youth services
provided by the City and partner
organizations, and identify opportunities to better promote or
expand services.

ǴǴ Incorporate dedicated spaces for
youth within planned developments, park and recreation facilities, and in Downtown Bristol.

ǴǴ Work with the Bristol Pirates and
similar sports-related organizations to offer programs and
services which encourage physical activity and recreation.

Re-Using Virginia
Intermont College
Virginia Intermont College was
a small private four-year college
located northeast of Downtown and
north of the Virginia Hill Historic
District. It was founded in 1884 and
ceased operations in 2014 after experiencing financial and reaccreditation issues. The roughly 30 acre
vacant campus includes several institutional buildings, a fitness center,
gymnasium, a 900 seat auditorium,
and a pool. College leadership have
put the campus up for sale; however,
the college is also exploring options.

The College reports that the historical buildings need roof repair and
replacement, most buildings need
renovation, and that parking also
needs repair. The vacant campus is
a valuable asset within Bristol and
represents a significant opportunity to retain a higher educational
facilities within the community. The
campus also has a significant impact
on the stability and attractiveness of
the surrounding neighborhood.
The City should work close with college leadership to attract a new user
to the site. While the site could be
repurposed for a variety of uses, the
continued use as a college campus
is an invaluable opportunity to offer
higher educational opportunities to
the community. Working together,
the City and college should aim to
attract a new educational institution
to the campus, most preferably an
existing larger university within the
state or region that could operate
the site as a satellite campus. This
would ensure that a new tenant
has the support and resources to
successfully utilize the campus and
could be a major factor in promoting
Bristol throughout the region as a
center for higher education.
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09

PARKS,
OPEN SPACE &
ENVIRONMENTAL
FEATURES PLAN
Parks, open space and environmental features contribute significantly to the City’s appeal, overall
quality of life, image, character, desirability, and aesthetics. Public parks and open space provide
places for residents and visitors to recreate and enjoy nature. This section of the Comprehensive
Plan presents the plan, policies and recommendations which pertain to parks, open space and environmental features. The Plan seeks to preserve and protect important and sensitive environmental
features and to provide adequate open space and recreation to the community.

The Parks, Open Space &
Environmental Features Plan is
organized into five sections.
Park Network: Access & Facilities
Connectivity
Recreation Assets
Connecting Downtown to Sugar Hollow
Park
Natural Features
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2035 Goal
Preserve and enhance
a network of parks,
open spaces, and trails
that improve quality
of life, safeguard the
environment, and
strengthen public
health.

Priority
Objectives
Objective #1
Parkland Quantity & Access
Ensure Bristol’s residents have equitable
access to city parks and open space,
expanding the park network, where
necessary.

ǴǴ 1A. Develop a Parks and Recreation
Master Plan that can establish a
vision for the park’s system, assess
quality of existing facilities, forecast
park needs over the course of the
next ten years, prioritize expansions,
and identify needed site improvements.
ǴǴ 1B. Explore opportunities for new
mini-parks or neighborhood parks
in older, developed neighborhoods
within the City with park deficiencies identified on the accompanying
map.
ǴǴ 1C. Encourage private park or open
space dedications with large industrial or commercial developments
for employee usage.

ǴǴ 1D. Continue to plan and budget
for expansion or improvement of
existing parks.
ǴǴ 1E. Evaluate opportunities to develop a shared-use program with the
Bristol, VA Public Schools that allows
residents to use school fields, playgrounds, and recreational amenities
during non-school hours.
ǴǴ 1F. Promote the addition of new
public gathering spaces, pocket
parks, and plazas.

Objective #2
Connectivity
Provide a network of pedestrian connections between neighborhoods, parks, and
recreational destinations.

ǴǴ 2A. Establish a long-term connectivity program that identifies needed
sidewalks and trails, and prioritizes projects based on prospective
impacts such as ease of completion,
cost, and benefit to residents.
ǴǴ 2B. Develop a continuous trail, sidewalk, and/or path network between
Downtown and Sugar Hollow Park
along or near Beaver Creek.
ǴǴ 2C. Pursue opportunities to connect
Sugar Hollow Park and Clear Creek
Golf Course to residential areas to the

southwest.

ǴǴ 2D. Develop the “Corvette Greenway” proposed within Chapter 6: Bob
Morrison Boulevard Sub-Area Plan.
ǴǴ 2E. Establish dedicated pedestrian routes between park facilities,
neighborhoods, and important
destinations that are marked with
wayfinding signage and improved
pedestrian crossings.
ǴǴ 2F. Minimize the impact of physical
barriers, such as Beaver Creek, railroad tracks, Interstate 81, and other
high traffic roadways, through dedicated pathways, trails, intersection
crossings, and larger projects such
as pedestrian bridges or tunnels.
ǴǴ 2G. Utilize existing waterways or
open space corridors to establish
dedicated greenways connected
with recreational trails.

Objective #3

Objective #4

Priority #5

Regional Recreation Assets
Leverage major recreation assets such
as the Clear Creek Golf Course, Bristol Pirates, and Sugar Hollow Park to enhance
local quality of life and stimulate tourism.

Waterways
Enhance the health and appearance of
Bristol’s waterways and protect them from
pollution and encroachment.

Development
Minimize development impacts on natural features such as wetlands, ponds, and
mature trees.

ǴǴ 4A. Establish a cross-jurisdictional

ǴǴ 5A. Encourage the preservation of

ǴǴ 3A. Work with the Bristol Pirates to
identify and implement long-term
facility needs that can elevate the
team’s position within the region.
ǴǴ 3B. Utilize larger recreational facilities
to host community events and gatherings that will highlight the amenities
these areas offer and foster greater
community interaction and activity.
ǴǴ 3C. Review and make improvements
to wayfinding signage, gateway
features, and other branding elements
that could elevate awareness of
unique recreational amenities for both
residents and visitors.
ǴǴ 3D. Incorporate unique recreational
assets and amenities into branding
and promotional efforts for the City.

ǴǴ

ǴǴ

ǴǴ

ǴǴ

program to regularly monitor waterways and review the quality of water
and health of water ecosystems.
4B. Develop minimum setbacks and
other regulations within floodplains
and near waterways to limit the
impact of development and construction.
4C. Update development regulations to require mitigation of stormwater runoff from large paved areas,
including incentives for inclusion of
raingardens, bioswales, and other
methods to reduce runoff and remove pollutants from waterways.
4D. Identify opportunities to
leverage and protect waterways by
connecting them to recreational
opportunities such as dedicated
parks and trails.
4E. Beautify Bristol’s creeks, where
possible, through native plantings
and removal of concrete channelization and chain linked fencing.

Parks, Open Space & Environmental Features Plan

mature trees within new developments.
ǴǴ 5B. Develop a street-tree program
to maintain and expand the City’s
mature tree canopy by planting new
trees and replace dying trees where
appropriate.
ǴǴ 5C. Elevate unique natural features
by incorporating them into dedicated recreational space to improve
their prominence and vitality within
the community.
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Park Network:
Access & Facilities
As of 2016, Bristol contains eighteen
parks and recreation facilities: fifteen
traditional parks, one golf course
(Clear Creek Golf Club), one recreation facility (Douglas Senior Center),
and one sports complex (Randolph
Field Complex). All are operated by
the City of Bristol’s Parks and Recreation Division. Collectively, they
provide more than 660 acres of park
space within the community.
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Development of a Parks &
Recreation Master Plan
To effectively guide the long-range
provision of park and recreation
opportunities for the community, it is
recommended that the City build on
this Comprehensive Plan with a detailed Parks and Recreation Master
Plan. A more specialized planning
effort would greatly assist the City in
prioritizing park improvements and
potential land acquisitions.

Classifications
The National Recreation Parks Association (NRPA) is the recognized
authority for parks and recreation
planning in the United States. Each
of the City’s parks have been classified based on size and function
utilizing NRPA’s best practices
recommendations. A classification
hierarchy creates a formal structure
for assessing facilities and establishing the role and function of each
facility.

Parks, Open Space & Environmental Features Plan

The service areas of each park are
also shown on the accompanying map to depict which areas are
served or not served by the existing
park systems.

ǴǴ Mini-Parks address a limited
and small-scale recreational
need and are smaller than one
acre in size. They typically serve
the local population that lives
within a quarter-mile.

ǴǴ Neighborhood Parks are the
basic unit of any park system
and serve as the recreational
and social focus of the neighborhood. They generally range
from several acres to fifty acres
in size. The NRPA recommends
that each resident have access
to a neighborhood park within
a 0.5 mile walk of their home,
reflecting an average walk time
of 10 minutes.

ǴǴ Community Parks serve both
local neighborhoods as well as
the larger population that drives
to the park. They serve a larger
geographic area and often have
ball fields and trails, and offer
recreational activities beyond
what is available in neighborhood parks. Their service area is
two miles.

ǴǴ Other Parks include the Clear
Creek Golf Club (a special use
park), Douglas Senior Center (a
recreation facility), and the Randolph Field Complex (a sports
complex park).
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Parks play a vital role in shaping Bristol’s quality of life, providing opportunities for physical exercise,
social activity, linkages between home and work, and interaction with nature. This map depicts the
City’s 20 parks and recreation facilities, and park service areas (either 0.25, 0.5, or 2.0 miles,
depending on the classification). This analysis determines what residential areas need better park
access and also visually communicates how existing and proposed parks and trails interact with
one another and how they align with the City’s neighborhoods.
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Park Supply Evaluation

Population Based Standards

The NRPA endorses an extensive list
of best practices for local parks and
recreation planning that commonly serve as “baseline” standards.
Although these best practices are
conventional, it is important to
recognize that individual communities must respond to demographic
changes, land use context, funding
for maintenance and installation,
and other factors. Considering variations in outdoor recreation environments throughout the country,
the City should select guidelines
that best serve its planning needs.
Acknowledging this, the City can
evaluate its parks and open space
inventory with its own developed
standards, as well as the two major
NRPA standards: population-based
standards and service area/geography-based standards.

On the whole, the NRPA suggests a
standard of 10 acres of parkland for
every 1,000 residents, not including
school properties or golf courses.
Bristol exceeds this rule-of-thumb
significantly by more than 260 acres.
However, it is important to note that
90% of the City’s parkland is found in
one park in the northeastern portion
of the community, Sugar Hollow Park.
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Park Supply Evaluation: Population Based Standards
Park Type
Mini Parks
Neighborhood Parks
Community Parks
All Parkland

Existing Acreage

NRPA Recommended
Acreage

Deficit / Surplus

6 acres
44 acres
400 acres
447 acres

8.9 acres
35.6 acres
133.5 acres
178 acres

- 2.9 acres
+ 8.4 acres
+266.5 acres
+ 269 acres

Note: golf courses and school properties excluded.
The 2010 Census population of 17,835 was used for calculations.

More specifically, it is suggested that
a community have 0.5 acres of mini
park space per 1,000 residents, 2.0
acres of neighborhood park space
per 1,000 residents, and 7.5 acres of
community park space per 1,000 residents. Outside of a very small deficit
in the Mini Parks category, Bristol has
a significant surplus of park space
from a volume perspective.

Parks, Open Space & Environmental Features Plan

Service Area Standards

Conclusions

In addition to ensuring an adequate overall supply of parkland, it
is important that parks are located
in areas that are convenient and
accessible to the population. Park
and recreation master plans typically utilize service area standards
to analyze the location of parks
and recreation facilities. The NRPA
provides suggested service standards for neighborhood parks and
community-wide facilities. These
standards should be used to assess
the effectiveness of Bristol’s parks
and identified underserved areas.

Providing the Bristol community with
quality parkland access requires a
widespread and diverse system of
park facilities that offer recreational opportunities within reasonable
proximity to residents. Overall, Bristol
has an adequate supply of parkland
available to residents in terms of
quantity. However, much of the parkland is found within one large park,
and many neighborhoods fall outside of park service areas, including
neighborhoods in the central-north
(roughly between Wagner Road in
the west and Lee Highway in the
east) and eastern (around King Mill
Pike and Old Airport Road) lack local
park access.

All of Bristol’s parks have been
classified with an associated service area, which are shown on the
accompanying map to depict which
areas are served or not served by
the existing park systems. Many of
Bristol’s residential neighborhoods
are not served by parks based on
NRPA standards.

It is recommended that the City:

ǴǴ Develop a Parks and Recreation
Master Plan that can establish
a vision for the park’s system, assess quality of existing
facilities, forecast park needs
over the course of the next ten
years, and identify needed site
improvements.

ǴǴ Explore opportunities for new
mini-parks or neighborhood
parks in older, developed
neighborhoods within the City
with park deficiencies identified
on the accompanying map.

ǴǴ Continue to plan and budget for
expansion or improvement of
existing parks.

ǴǴ Evaluate opportunities to develop a shared-use program with
the Bristol, VA Public Schools
that allows residents to use
school fields, playgrounds, and
recreational amenities during
non-school hours.

Existing Trail
Proposed Trails
Conceptual Beaver Creek Trail
Existing Parks & Open Space

ǴǴ US Bicycle Route 76 Trail, a
cross-country multi-purpose
trail that originates in Kansas
and ends in Virginia.
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which includes over 600 miles
of trails throughout several states including the nearly
150 mile Appalachian National
Scenic Trail.
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ǴǴ Wes Davis Greenway, a 2800

ǴǴ Steele Creek Park includes
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ǴǴ Cherokee National Forest,

feet trail built along a former rail
bed in Bristol, TN.
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Beaver Creek river walk and trail
that snaked through Downtown
was proposed in the CIty’s 1999
Ignite Plan.

Trail & Open Space Connections

D
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ǴǴ Beaver Creek Riverwalk. A

mile trail running from Abingdon, VA through Damascus, VA
and ending at the VA/NC state
line in Whitetop, VA.

RT

Metropolitan Planning Organization’s Long Range Transportation Plan of 2011 recommended
a comprehensive trail network
for Bristol, including sections
along rail right-of-way.

ǴǴ Virginia Creeper Trail, a 34

O

Note: information within this section is also included in Chapter 7:
Transportation & Mobility Plan.

ǴǴ Local network. The Bristol
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BONHAM RD

Bristol contains two multi-purpose
trails: (1) a small two-block trail
along Beaver Creek between Moore
Street and Martin Luther King, Jr.
Boulevard and (2) the Sugar Hollow
Park trail, comprised of several nature trails totaling 8.5 miles of trails
and 2.5 miles of paved walkways.
Prior planning efforts have been undertaken or proposed to extend the
existing trail network within Bristol.
They include:

LEE H
WY

Connectivity is necessary to ensure
that residents not only have a variety
of parks to visit, but have safe methods by which to visit them from their
homes, schools, place of work, and
beyond. Efforts to increase connectivity should be a central step in
improving the parks system by complimenting new park facilities with
greater accessibility. This is provided
by trails, pathways, and dedicated
routes that allow pedestrians and
bicycles to move safely through the
community.

KING MILL PIKE
113

BL
VD

The City reports several plans to
expand and improve the existing
system. The City should continue
to plan future projects and upgrades to facilities within the parks
system both in the near future and
long term. The regular inventory and review of all existing parks
and recreation facilities will help
identify aging amenities that should
be replaced or renovated as well as
opportunities to introduce new programming. Planning and review of
future upgrades and projects should
be completed annually as part of the
City’s Capital Improvement Program
and budget allocation process.

Bristol, VA also sits within the midst
of several existing regional trails
spanning Southwest Virginia and
Northeast Tennessee. These include:
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Trail development should not only
focus on development of a network
within Bristol, but also opportunities
to connect to the larger regional trail
network. Expansion will not only
increase resident quality of life and
encourage healthy lifestyles, but
also better link residents and
non-residents alike to Bristol’s many
important destinations.
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Connectivity Program
The City should review the pedestrian system to establish a comprehensive, phased Connectivity Plan
& Program that identifies improvements needed to connect disparate
elements of the existing network.
A comprehensive network could
be comprised of multiple types of
pedestrian infrastructure, including
sidewalks, dedicated off-road trails,
on-road shared roadway trails, onroad shoulder trails, informal pathways, and more. The program should
aim to comprehensively connect
residents to park and recreational
facilities, community facilities, and
important destinations within Bristol.
This program should be long-term,
providing an action plan with projects and improvements prioritized
based on ease of completion, costs,
benefits to residents, and other
prospective impacts. Opportunities
to plug into the regional trail network
should also continue to be evaluated.

One of the greater challenges for
improved connectivity will be significant physical barriers that challenge mobility within the community.
Examples of barriers include grade
changes, Beaver Creek, local railroad
tracks, and high traffic roadways.
I-81 is a key example which blocks
pedestrian and bicycle access to
Sugar Hollow Park for residents who
live south of the interstate. As part
of the connectivity program, the City
should look to minimize the impact
of these barriers through pathways,
trails, intersection crossings, and
other projects. As a longer-term
solution, the City should analyze the
feasibility of larger projects, such as
pedestrian and bicycle bridges and
tunnels, which can transcend physical barriers.

Parks, Open Space & Environmental Features Plan

Blueways/Greenways
The City should review existing
open space corridors, rail, and utility
easements, and establish plans for
dedicated greenways within the
community. This can be accomplished either within the connectivity program or through a separate
effort. The Beaver Creek and Little
Creek waterways show strong potential for development as greenways, with ample room and opportunity for trails and related amenities.
Development of greenways can help
to protect open space and environmentally sensitive areas within the
City and create safe, extended routes
through the community.

An initial project could be development of the Corvette Trail & Greenway, described within Chapter 6:
Bob Morrison Boulevard Sub-Area
Plan. While small in scale, it could
provide a starting point for a much
larger greenway and trail network.
The development of a dedicated Beaver Creek greenway or trail
network is another opportunity. For
more information, please see pages
114-115.

Recreation Assets
Bristol contains a number of recreation assets unique to the region,
including Clear Creek Golf Course,
Sugar Hallow Park, and the Bristol
Pirates minor league baseball team.
The City should aim to leverage
these amenities to enhance the
local quality of life and stimulate
tourism within Bristol. This can
include efforts to reposition and
highlight existing facilities as well
as better publicize recreation assets
both locally and regionally.

The City should place an emphasis on utilizing larger recreational
facilities to host community events
and gatherings, particularly Sugar Hollow Park. This will help to
highlight the amenities these areas
offer and foster greater community
interaction and activity. In addition,
the City should work with the Bristol
Pirates to identify potential projects
and expansions to improve their
operations, including relocation to a
facility that could draw larger crowds
and provide better amenities.

As both a tourist attraction and recreation asset, the Bristol Pirates and
their facilities can have a significant
impact on the City’s image. Improvements to these and other significant
recreation assets will elevate the
team and City’s position within the
region.

Natural Features
Any urbanized area is located within
an existing natural landscape, which
typically has played an important
role in shaping how the community
developed. Bodies of water, topography, vegetation, and wildlife can
all play an important role in understanding a community and planning
for its future. Bristol is located in
some of the most recognizable and
distinctive environmental areas in
the United States, and capturing this
natural setting is important for future
land use and development planning.

The City should take steps to
preserve its natural features and
environmentally sensitive areas from
future development or encroachment which may lead to loss of
habitat, flooding, or other negative
impacts to the environment. This
can be accomplished through the
adoption of regulatory measures to
protect natural areas. This should
include areas of extreme topography,
wetlands, waterways, floodplains,
and open spaces surrounding these
and other important recreational or
environmental features. The overlay
district should prohibit development
within these areas and put in place
a mechanism to review construction
or expansion that could affect environmentally sensitive areas.

Where appropriate, the City can further protect unique natural features
by incorporating them into dedicated recreational spaces. This will
help improve their prominence and
vitality within the community while
converting potentially developable
land into unique recreational spaces
for residents and visitors.

Elevation & Topography

Tree Canopies

Bristol sits within the foothills of the
Southern Appalachian Mountains,
and the elevation of the community
ranges from 1,670 feet to 2,000 feet.
For comparison, the mean elevation
in Virginia is 950 feet. 29% of the
City’s land is sloped at greater than
15% and 61% of the City is sloped
at between 5% and 15%. This hilly
terrain provides for scenic vistas and
a beautiful landscape but can pose
challenges for development.

Tree canopies, or a city’s tree cover,
act as an urban forest and help shield
direct sunlight, absorb rainwater, and
improve air quality. Trees also increase
the quality of life by beautifying the
streetscape. Outside of the city core
and industrial areas, Bristol’s tree canopy is relatively well-preserved.

Parks, Open Space & Environmental Features Plan

The City should take steps to preserve
the existing tree canopy by protecting
mature trees during redevelopment. In
addition to or as part of a tree preservation policy, the City should create a
street-tree program that incentivizes
maintenance of existing trees and replacement of removed or aging trees
where appropriate. This can apply to
developments which will remove trees
from the City’s canopy as well as areas
that have been historically deforested. Closer to Downtown, this program
could be used to carefully maintain
and expand parkway trees that contribute to the City’s scenic image.

Bristol, VA Comprehensive Plan
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CONNECTING DOWNTOWN TO SUGAR HOLLOW PARK
BUILDING A BEAVER CREEK TRAIL
The proposed Beaver Creek Trail is
a scenic, multi-use trail route that
would follow Beaver Creek, connecting Downtown Bristol with four
local parks and terminating at Sugar
Hollow Park. Passing through a mix of
land uses, the trail would serve both
recreational and active-transportation users, providing an opportunity
for residents and visitors to traverse
Bristol while experiencing the City’s
natural and cultural amenities.

OD

A new Beaver Creek Trail would
provide many benefits to the community

Trails and greenways promote environmental protection and conservation. By maintaining greenways free
of development, a community can
maintain and enhance potential biological, aesthetic, and cultural features
of a community. The natural areas that
comprise a greenway offer educational and recreational opportunities, as
well as environmental benefits such as
cleaner air and water.
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This section establishes a conceptual
framework for the future development
of a Beaver Creek Trail. The signed
trail would likely be comprised of
integrated sidewalks, greenways, offstreet trails, and pathways, depending
on the development program. Along
some stretches, the trail would likely
follow the flow of Beaver Creek; where
this is not possible, the trail may route
along nearby sidewalks, paths, or
streets. In appropriate locations, new
residential or mixed-use development could capitalize on views of and
access to the creek.
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Access to recreational amenities
such as trails not only provides
opportunities for leisure activities,
but also improves public health and
wellness. Community members that
regularly take advantage of local
parks and trails are shown to have
lower body max indexes, lower blood
pressure, lower levels of stress, and
improved quality of life.

Active Transportation
The ability of trails and greenways to
function as transportation corridors
make them critical components of a
community’s transportation network.
Further, increased active transportation may reduce traffic congestion, decrease pollution, and spur
economic development.

Source: City of Bristol
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Flood Control
Comprised of natural areas with
permeable surfaces, greenway components can provide critical flood
management. Trails that follow bodies of water, such as Beaver Creek,
serve as critical buffers to adjacent
development. These natural buffers
can reduce flood risks to developed
area, which contribute to safer, more
resilient communities.

Past Planning: Ignite
(1999)
The City’s 1999 Ignite Downtown Plan
established the foundation for the
Beaver Creek Trail. Ignite proposed
a Beaver Creek Walk, or an activated
walkway along the creek in Downtown Bristol that could drive new
development and activate the downtown. Ignite rightly noted that Beaver
Creek is underutilized and could be
leveraged for environmental, recreational, and commercial benefits. The
Comprehensive Plan builds upon this
recommendation by proposing a citywide path that would extend from a
new Bristol Creek Walk in Downtown
to Sugar Hollow Park in the northeastern part of the city.

Planning Process
Planning and constructing a trail
network is a community effort. The
chart below outlines a typical process for implementing a trail project:

Planning
Considerations

Landowner
Cooperation & Buy-In

Potential Funding
Sources

The Norfolk Southern rail line that
follows much of the proposed Beaver
Creek Trail alignment provides an opportunity to take advantage of existing right-of-way and/or may require
cooperation with the rail company to
obtain trail easements. Trails located
adjacent to active rail lines are not
uncommon. As of September 2013,
the Rails to Trails Conservancy identified 161 “rails-with-trails” projects
in 41 states. Research has shown that
these trails include a range of designs
and prove to be safe, with only three
reports of injury involving a trail user
and train in a 20-year period.

The successful implementation of
the Beaver Creek Trail will require
close cooperation with adjacent land
owners. While land acquisition is the
most effective strategy to maintain
control over trail corridors, easements provide an effective alternative. As such, landowners should be
active participants in the planning
process, helping to define public
use under an easement, including
the type of access, when and under
what conditions access can be used.
Easements should also be granted
that limit liability to landowners.
Where/when easements are not
available, the usage of sidewalks
or the shoulders of roads may be

Trails and greenways can be funded
through a number of state and federal programs:

Rails-with-Trails

possible.

ǴǴ Surface Transportation Block
Grant (STBG) program funding
for transportation alternatives

ǴǴ Recreational Trails Program
ǴǴ Virginia Recreational Trails Fund
(VRTF)

ǴǴ Virginia Land Conservation
Fund (VLCF)

ǴǴ Virginia Open-Space Lands
Preservation Trust Fund
(VOSLPTF)

ǴǴ Land and Water Conservation

Case Studies

Tobacco Heritage Trail

Roanoke Valley
Greenways

The Roanoke Valley Greenways is
a network of greenway corridors
throughout the Roanoke area that
comprise a combined 270.9 miles
of paved, cinder-surfaced, on-road,
and natural surface trails. The project
began in 1995, when a members of
the non-profit group, Valley Beautiful Foundation, led the charge to
engage and educate local officials
on the benefits of greenways. With
support from local officials, a Steering
Committee was formed that helped to
engage the public to create a community-based greenway plan.

Fund

ǴǴ Virginia Outdoors Fund
ǴǴ Virginia Outdoor Recreation
Legacy Partnership Program
(ORLPP)
Additional information about these
programs can be found in the Implementation Chapter.

In 1996, the committee secured funding through the Intermodal Surface
Transportation Efficiency Act (ISTEA)
to launch a pilot program for the Mill
Mountain Greenway, the first of more
than a dozen area greenways. The
Steering Committed then organized the creation of the Greenway
Commission, an advisory body with
appointed citizen and staff representatives from Roanoke Valley jurisdictions that coordinates greenway
planning, development, and maintenance; and Pathfinders for Greenways, a citizen non-profit group that
assists with greenway education and
promotion, volunteer coordination,
maintenance, and fund raising.

The Tobacco Heritage Trail is greenway trail network that spans five
counties and 18 municipalities in
southern Virginia. The project began
in 2003, when a group of citizens
and local officials presented a proposal to form a tax-exempt corporation that would acquire abandoned railroad property to develop
a trail system. This established the
Roanoke Rails-to-Trails Corporation
(RRRT), which began work to brand
the project as the Tobacco Heritage
Trail and obtain approval to utilize a
segment of abandoned right-of-way
between the towns of La Crosse and
Brodnax that was acquired by local
governments in the 1970s for public
use. Once obtained, the RRRT met
with Norfolk Southern to acquire
additional abandoned rail rights-ofway to expand the trail network.

Initial segments of the trail network
were funded through a grant from
the Bikes Belong Coalition, VDOT
Enhancement Program, USDA Rural
Development, Virginia Land Conservation Fund and the Recreational
Trails Fund. The project also received
advisory assistance from the National Park Service through the Rivers,
Trails and Conservation Assistance
Program (RTCA). RRRT continues to
work with local municipalites to implement the Tobacco Heritage Trail
Overall Master Plan (2008), which
when complete, would encompass
160 miles of rail rights-of-way
linked to 110 miles of on-road trail,
new trail, and active rail right-ofway.

Source: Tobacco Heritage Trail, Flickr, East Coast Greenway, 2015
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Wetlands

Floodplain

Waterways

Wetlands are lands inundated or
saturated with water at a frequency
and duration sufficient to support
vegetation and animals adapted
for life in such conditions. Examples include marshes, bogs, and
swamps. If properly maintained,
they can filter water from impurities,
recycle nutrients, capture rainwater
and melting snow, and provide a
habitat for wildlife. Bristol contains
several small pockets of fresh water
emergent wetlands and fresh water
forested/shrub wetlands. The City
should strictly prohibit development
on wetlands.

Floodplains are any areas of land
that are susceptible to being overcome from floodwaters in the event
of a 100 year flood. In other words,
during any given year, there is a
one-percent chance that the area
will be flooded. The City’s zoning
code restricts development in the
floodplain. The floodplain is mostly concentrated within Downtown
Bristol and along the City’s streams
and creeks. New development within
a floodplain should be built out of
the floodplain and include adequate
green infrastructure.

Four main waterways run through
the City of Bristol, including Beaver
Creek, Mumpower Creek, Susong
Creek, and Little Creek. They are
supplemented by three minor
creeks: Clear Creek, Goose Creek,
and Steele Creek. These waterways are shallow, narrow, and slow
moving, but play an important role
in the health and ecology of the
community. Waterways support plant
life and wildlife, and are vital to the
cycle of water moving through a
region. Pollution and encroachment
by development can have a significant impact on waterways and the
surrounding environment within
Bristol and other communities located downstream. Further, waterways
are seen as valuable amenities to
residents, improving the appearance
and atmosphere of an area.

The City should take proactive steps
to protect these waterways from
encroachment and pollution. Given
historic development patterns within
Bristol, this can be a challenging
endeavor as many existing structures are within close proximity to
the streams and many neighborhoods lack any sort of riparian buffer.
However, the City could work with
existing property owners, where
possible, to institute a buffer on
existing development or, as redevelopment occurs, ensure that new
development does not encroach
upon the waterway.

Development should not encroach upon waterways such as rivers and creeks.
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Bodies of water, topography, vegetation, and wildlife can all play an important role in understanding a community and planning for its future. Open spaces
and environmental features also sustain a healthy ecosystem and provide a beautiful landscape. Bristol is located in some of the most recognizable and
distinctive environmental areas in the United States, and preserving this natural setting is important for future land use and development planning. The
City should take steps to preserve its natural features and environmentally sensitive areas from future development or encroachment which may lead to
loss of habitat, flooding, or other negative impacts to the environment.

LEGEND
Parks / Open Spaces are green spaces
throughout the community that are
utilized for either active or passive
recreation.

Wetlands are lands inundated or
saturated with water at a frequency and
duration sufficient to support vegetation
and animals adapted for life in such
conditions. The City should strictly
prohibit development on wetlands.

Hilly Topography gives Bristol both a
distinctive Appalachian character and
scenic beauty but poses challenges for
development.

100-Year Floodplains are any areas of
land that are susceptible to being
overcome from floodwaters in the event
of a 100 year flood. New development
within a floodplain should either be built
out of the floodplain or not permitted; if
built out, the site should include adequate
green infrastructure.

Streams & Creeks include four major
creeks and three minor creeks.
Waterways support plant life and wildlife,
and are vital to the cycle of water moving
through a region. Pollution and
encroachment by development can have
a significant impact on the surrounding
environment within Bristol and other
communities located downstream. The
City should take proactive steps to protect
these waterways from encroachment and
pollution.

Proposed Riparian Buffer &
Development Set-Back are areas along
the banks of major creeks that should not
be encroached upon with development.
Proposed Beaver Creek Trail is a
conceptual trail that would run along
Beaver Creek, with both recreational and
environmental benefits.
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Tree canopies, or a city’s tree cover, act as an urban forest and help shield direct
sunlight, absorb rainwater, and improve air quality. The City should take steps to
preserve the existing tree canopy by protecting mature trees during
redevelopment.
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10

IMPLEMENTATION
The City of Bristol Comprehensive Plan sets forth a road map to help guide the City for the next 15
to 20 years. This Implementation Chapter helps translate the Comprehensive Plan’s policy and land
use recommendations into direct action. It outlines the next steps to the successful execution and
application of the Plan’s goals, objectives, and policy recommendations.
This section outlines seven key steps the City of Bristol should undertake to begin implementation
of the Comprehensive Plan.

The Implementation chapter is
organized into eight sections.
Use the Plan Daily
Review & Update the Plan on a Regular
Basis
Develop an Action Plan
Update Development Regulations
Maintain Open Communication
Promote Cooperation
Identify & Pursue Funding
Implementation Priorities
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1. Use the
Plan Daily
The Comprehensive Plan is intended
to serve as the official policy guide
for land use and development. It
should be readily available and
accessible for reference and used
on a day-to-day basis by City staff,
officials, boards, and commissions to
inform everyday decision making.

New facilities, infrastructure, and
programming should align with the
Plan’s goals and objectives. Following adoption of the Plan, City
administration should meet with all
department heads for a debriefing
of the Plan, highlighting the significance of its contents and how it
may influence policies, projects and
capital improvements.

2. Review &
Update the Plan
on a Regular
Basis
Cities are dynamic environments
and are constantly changing and
evolving. As such, the Comprehensive Plan should serve as a living
document that is updated on a
regular basis to reflect the changing
needs of the community.

ǴǴ Plan Update. The City should
undertake a systematic review
of the Plan every 3 to 5 years,
and revise and update the Plan
accordingly. The review should
coincide with the preparation
of the City’s budget and Capital
Improvements Program. In this
manner, recommendations or
changes relating to capital improvements or other programs
can be considered as part of the
commitments for the upcoming
fiscal year.

3. Develop an
Action Plan
The Comprehensive Plan includes
goals and supporting objectives
for each element of the plan. Each
objective includes strategic recommendations and strategies to
achieve the vision of the community.

The creation of a detailed Action
Plan will help structure implementation in a manageable way and
measure progress. Implementation
items (e.g. new policies, infrastructure investments) should be prioritized and measureable. City officials
should evaluate all of the Plan’s recommendations and annually prioritize execution based on community
needs, ease of implementation, and
current and projected resources.

The Action Plan should highlight the
key activities to be undertaken each
year and may consist of:

ǴǴ A detailed description of the
projects and activities to be
undertaken;

ǴǴ The priority/timeframe of each
project or activity (e.g. Year 1,
Year 2, Year 3, Year 4, Year 5);

ǴǴ An indication of the public and
private sector responsibilities
for initiating and participating in
each activity; and

ǴǴ Metrics that can be used to

ǴǴ Annual Review. The City

track the progress of each project or activity.

should review the plan annually,
maintaining a public list of potential amendments, issues, or
needs which may be a subject
of change, addition, or deletion
from the Comprehensive Plan.
Routine examination of the Plan
will help ensure that the Plan
remains relevant to community
needs and aspirations.

Implementation
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4. Update
Development
Regulations
The Comprehensive Plan sets forth
policies regarding the location and
uses of land within the City of Bristol
and establishes guidelines for the
quality, character, and intensity
of new development in the years
ahead. Development regulations,
such as zoning and subdivision
ordinances, should align with and
support the Comprehensive Plan’s
vision, goals, and objectives. The
City’s development regulations in
the Zoning Ordinance are the “legal
teeth” for the Plan’s recommendations. As such, the City’s zoning, subdivision, property maintenance, and
other related codes and ordinances
should be reviewed and updated to
ensure that all are consistent with
and complementary to the Comprehensive Plan.

122

Bristol, VA Comprehensive Plan

Zoning Ordinance amendments
and ordinances may include the
following:

ǴǴ Modify the Zoning Map to
reflect the desired locations of
residential, commercial, and industrial development throughout the community;

ǴǴ Amend subdivision and zoning
ordinance to support cluster
development, explicitly permit
stormwater management best
management practices, and
protect open space areas, etc.

ǴǴ Review the standards for older
residential districts to ensure
that they do not inhibit reinvestment in these important
areas of the City.

ǴǴ Utilize overlay districts to create
distinct commercial character
areas, including a higher level
of design in terms of building
materials, landscaping, and
signage along the City’s key
corridors.

Implementation

ǴǴ Require sidewalks along the
right-of-way as redevelopment
occurs to enhance connections between neighborhoods,
community amenities, parks,
schools and retail; particularly in
neighborhoods in close proximity to Downtown.

ǴǴ Require parkway trees in new
development areas and prescribe tree species that provide
diversity and resiliency to disease and climate change.

5. Maintain
Open
Communication
The public dialogue that shaped the
Bristol Comprehensive Plan should
continue well into its implementation. Consistent communication and
outreach with residents and businesses is essential for the successful
implementation of the Plan. The City
should ensure that the Plan’s major
recommendations and “vision” for
the future are conveyed to the entire
community.

To further educate the community
about the Plan, the City should:

ǴǴ Make copies of the Plan available and accessible online and
at City Hall

ǴǴ Provide assistance in explaining
the role of the Plan, its policies,
and its relationship to public
and private development.

ǴǴ Keep the public informed of all
planning developments through
the City’s website, a newsletter,
and communication through
civic and community leaders.

ǴǴ Continue to engage and seek
feedback from residents and
the business community.

ǴǴ Maintain and open dialogue
and communication on regional
issues with Washington County
and Bristol, Tennessee

6. Promote
Cooperation
Strong leadership from the City of
Bristol and firm partnerships and
relationships between other public
agencies, community groups and
organizations, the local business
community, and the private sector are crucial to the success of
the Comprehensive Plan. The City
should assume a leadership role
to cooperate and coordinate with
government agencies such as
Washington County, Virginia Department of Natural Resources, Virginia
Department of Transportation and
Bristol, Tennessee.

Cooperation and communication
with local service providers including the School District, public
safety providers, and utility providers, are equally important. Regular
communication with these entities
promotes cooperation and helps
identify mutually beneficial projects
and opportunities.

7. Identify &
Pursue Funding
The Comprehensive Plan includes
a variety of policy and planning
recommendations for land use and
development, transportation, parks
and open space, and community facilities. Many vary in terms of
timeframe and cost. Some actions,
such as regulatory amendments, administrative policies, or partnerships,
can be executed immediately with
minimal or no financial cost. Others,
however, require funding that may
not currently be programmed or is
beyond the capacity of the City. As
such, the City of Bristol should continuously identify and apply for local,
state, and federally-available funds.

The funding sources identified
below provide a range of potential
sources to implement the Comprehensive Plan. These resources,
however, are subject to change as
local, state, and federal programs
evolve. They should be closely monitored and assessed to understand
application deadlines and eligibility
requirements.

Service Districts
Any locality may create a service
district to “provide additional or more
complete services of government
than are required in the city (county or town) as a whole.” A separate
assessment on real estate within
the district may be used for a variety
of purposes including physical
improvements and maintenance,
general business promotion, facilities operation and staffing.

Community Development
Authorities

Assessments for Local
Improvements

Cities, towns and certain counties
may create community development
authorities and issue tax exempt
revenue bonds to develop and manage facilities and services including
roads, parking, utilities, streetlights,
landscaping, security, maintenance,
recreation, schools, etc. A separate
and additional tax on real estate may
be assessed to pay the debt service
on the bonds.

Virginia allows local governments
to tax or assess abutting properties
for local improvements including
constructing, improving, replacing
or enlarging sidewalks, streetlights,
alleys, curb and gutter, water and
sewer lines, and amenities such as
benches and waste receptacles.

Tax Increment Financing (TIF)

Local Technology Zones

Any locality may create TIF districts
to stimulate private investment
in development project areas. TIF
district boundaries are set and the
current or “base assessed value”
of tax revenue is determined. In
the ensuing years the base value continues to go to the locality’s
general fund, but any increase in
revenue due to redevelopment (the
increment) is placed in a separate
TIF Fund. TIF funds are usually used
to pay off debt incurred to provide
redevelopment incentives such as
land assembly and site preparation
and infrastructure improvements.

All cities, counties and towns may
designate one or more zones to
offer up to ten years of incentives
and regulatory flexibility, including
reductions of gross receipts tax and
permit fees, special zoning, etc.

Implementation

Entitlement to Certain
Sales Tax Revenues
Cities that meet required critieria
may use sales tax revenue generated within a new, renovated or
expanded public facility (publicly-owned auditorium, coliseum,
convention or conference center) to
pay costs of acquisition, construction
and start-up operations
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Enterprise Zones
Businesses within Enterprise Zones
that create jobs and improve facilities can receive grants for job
creation and real estate investment.

Low-Income Housing
Tax Credits
The Virginia Housing Development
Authority (VHDA) allocates federal
tax credits for acquiring/constructing/renovating rental units for
low-income persons.

Neighborhood
Assistance Program

Appalachian Regional
Commission

Businesses can receive a tax credit
of 45% of their investment in approved community service projects
that benefit low income individuals
and areas. Eligible uses include job
training and daycare centers, cultural programs, and neighborhood
renovations. Credits may also be
taken for donations of materials, employees’ paid time and services.

ARC provides matching grants to
counties and cities in western and
southwestern Virginia for projects
fostering economic and community
development and human resource
improvements.

New Markets Tax Credits
Investors such as banks, corporations, organizations, or individuals
can receive a tax credit of 39% over
seven years for their investment in
qualified Community Development
Entities (CDEs) that in turn invest in
profit-generating community development projects in low-income
areas.

124

Bristol, VA Comprehensive Plan

Implementation

Arts and Urban Design
The National Endowment for the
Arts’ Visual Arts program provides
matching grants for art-in-public
places and the Design Arts program
promotes architecture, planning,
preservation, urban design, etc.
The Virginia Commission for the
Arts has several matching grant
programs such as local government
challenge grants, general operating
support for arts organizations, technical assistance grants, and touring
performance artist grants.

Community Development
Block Grants
Bristol is classified as an entitlement
community by the Department of
Housing and Urban Development
(HUD). The Department of Community Development and Planning
is responsible for administering
Community Development Block
Grant (CDBG ) funds within the
city. Projects must benefit low and
moderate income persons, aid in the
prevention or elimination of slums
or blight, and meet other community development needs having a
particular urgency because existing
conditions pose a serious threat to
the health or welfare of the community when other financial resources
are not available to meet such needs
(natural disaster, fire, tornado, etc.).
Establishing programs with demonstrated and quantifiable success
(within the scope of CDBG) can help
increase Bristol’s access to additional CDBG dollars.

Tourism
The Virginia Tourism Corp. distributes matching grants for marketing
through the Tourism Cooperative
Advertising Fund. Applications
must come from local destination
marketing organizations, along with
other partners, to fund new projects
promoting Virginia attractions to
out-of-state audiences,

Transportation
Federal Transportation
Funding
In December 2015 the Fixing America’s Surface Transportation (FAST)
Act, a five-year transportation reauthorization bill, was established. The
FAST Act replaces the Moving Ahead
for Progress in the 21st Century
(MAP-21) Act, which expired in October 2015 and was extended three
times. The FAST Act aims to improve
infrastructure, provide long-term
certainty and increased flexibility for
government, streamline approval
processes, and encourage innovation to make the surface transportation system safer and more efficient.

The FAST Act continues funding
for numerous programs previously
funded through MAP-21. Given the
recent passage of the FAST Act, it
is still uncertain how changes in
Federal policy will ultimately impact
existing funding programs. The City
should stay informed of the status
of these programs and new funding sources that may be introduced
in the near future as a result of the
FAST Act.

Safe Routes to School (SRTS)

HB 2 & Prioritization

UDA Grants

SRTS is an effort to increase safety
and promote walking and bicycling
to school through engineering,
education, enforcement, encouragement, and evaluation. The 2015
FAST Act carries this program over
from the 2005 SAFETEA-LU federal
transportation bill. Eligible projects
include:

HB2 was signed into law in 2014
and contains two funding programs
administered by the Commonwealth
Transportation Board (CTB) using an
objective scoring process.

As enabled by Virginia Code §
2.2-229, the Office of Intermodal
Planning and Investment (OIPI) of
the Secretary of Transportation is
offering grants for professional planning consultant assistance to local
governments and regional entities to
establish and support Urban Development Areas.

ǴǴ Sidewalk improvements;
ǴǴ Traffic calming and speed reduction improvements;

ǴǴ Pedestrian and bicycle-crossing improvements;

There are two main pathways to
funding within the process—the
Construction District Grant Program (CDGP) and the High-Priority
Projects Program (HPPP). These two
grant programs were established
this year under House Bill 1887. The
CDGP is open only to localities and
replaces the old “40-30-30” construction fund allocation model.

ǴǴ On-street bicycle facilities
ǴǴ Off-street bicycle and pedestrian facilities;

ǴǴ Secure bicycle parking system;
and,

ǴǴ Traffic diversion improvements
in the vicinity of schools

A project applying for funds from
the CDGP is prioritized with projects
from the same construction district.
A project applying for funds from
the HPPP is prioritized with projects
statewide. The CTB then makes a
final decision on which projects to
fund.

Urban Development Areas (UDAs)
can cover a wide variety of community types, ranging from small town
or village centers to suburban activity areas to urban downtowns. UDAs
can help local governments and regional entities to focus investments
and create great places that attract
businesses and workers alike.

Parks & Trails
Recreational Trails Program
This program provides and maintains motorized and non-motorized
recreational trails and trail-related projects. Public agencies, and
non-profit or private organizations
are eligible to sponsor – non-profit
and private sponsorship will require
a public agency co-sponsor. Qualifications for funding include:

Parks & Recreation
The Virginia Department of Conservation and Recreation’s Division of
Planning and Recreation Resources
administers the Virginia Outdoors
Fund, which provides matching
grants for acquisition and development of public outdoor recreation
areas and facilities.

ǴǴ A minimum 20% match is
required.

ǴǴ Trails resulting from successful
applications must be maintained as a public facility for a
minimum of 20 years.

Implementation
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Implementation Action Agenda
#

Strategy

Recommendation Action

Timing

Potential Partners

Potential Funding Sources

1a. Revise zoning, development, and signage regulations to ensure compatibility with the Comprehensive
Plan.

1

Property Owners,
Business Owners,
Residents

Primarily City staff time and Resources

1b. Maintain flexibility particularly in relation to the
Bristol Mall Property, Gordon Park Property, Tenneva
Property, and Southern States Property to respond to
development proposals

1

Development Community, Property
Owners, Investors

Primarily City staff time and Resources

Work with property owners, developers, lenders to
demolish structures that are abandoned or represent a
threat to public health and safety

1

Property Owners,
Development Community, Neighborhood Organizations,
Lenders

Tax Increment Financing (TIF), Service
Districts, Assessments for Local Improvements, Neighborhood Assistance
Programs, Housing Tax Credits, HUD,
CDBG Funds

Develop a Comprehensive Blight Elimination Plan that
prioritizes areas for public investment.

2

Property Owners,
Development Community. Lenders

Primarily City staff time and Resources

Develop a residential rehabilitation incentive program.

2

Property Owners,
Development Community, Lenders,
Investors

Tax Increment Financing (TIF), Service
Districts, Assessments for Local Improvements, Neighborhood Assistance
Programs, Housing Tax Credits, HUD,
CDBG Funds

Require rental inspections and occupancy permits to
ensure that units are safe and inhabitable, and that
landlords are properly adhering to application regulations.

1

Property Owners,
Development Community

Primarily City staff time and Resources

Budget for and continue to support the undertaking of
consistent and effective code enforcement

1

Property Owners,
Residents, Development Community

Primarily City staff time and Resources

Incentivize infill development in residential neighborhoods in need of reinvestment

2

Property Owners,
Development Community, Lenders,
Investors. Neighborhood Organizations

Tax Increment Financing (TIF), Service
Districts, Assessments for Local Improvements, Neighborhood Assistance
Programs, Low-Income Housing Tax
Credits, HUD, CDBG Funds

2

Protect the historic character Preserve and restore historic structures through code
of the Downtown, Euclid Av- amendments.
enue, Solar Hill, and Virginia
Hill neighborhoods.

2

Property Owners,
Development Community, Lenders.
Historic Preservation
groups

Primarily City staff time and Resources

3

Ensure new residential development is well-designed
and constructed with quality
materials.

Develop non-binding residential design guidelines that
can provide guidance to property owners and developers on styles, materials, bulk and density

3

Property Owners,
Residents, Stakeholders, Development Community

Primarily City staff time and Resources

4

Screen neighborhoods from
incompatible industrial or
commercial uses.

Require adequate buffering and screening between
residential neighborhoods, utilities, and more intense
uses through code amendments, parking limitations,
and more compatible land use arrangements.

2

Property Owners,
Development Community

Primarily City staff time and Resources

5

Expand housing options

Encourage the development of a range of housing
options, including multi-family developments and
"age in place" options, on sites with close proximity to
community facilities and amenities.

2

Property Owners, Development
Community, Human
& Healthcare providers

Neighborhood Assistance Programs,
Housing Tax Credits, Tax Increment
Financing (TIF)

Encourage the de-concentration of low-income
housing

2

Property Owners, Stakeholders,
Development
Community

Neighborhood Assistance Programs,
Low-Income Housing Tax Credits, HUD

Land Use & Development Plan
1

Administer and Enforce the
Land Use Plan

Residential Areas Framework Plan
1

8.Implementation
ActionMatrix
The Comprehensive Plan provides
many policy and program recommendations. The Implementation
Action Matrix included at the end
of this section provides City staff,
officials and stakeholders with an
organized table highlighting some
of the key recommendations and
strategies of the Plan along with
identifying potential partners and
resources.

The Implementation Action Matrix
consists of:

ǴǴ A detailed description of the
projects and activities to be
undertaken;

ǴǴ The timing/priority of each project or activity;

ǴǴ An indication of the public and
private sector responsibilities
for initiating and participating in
each activity; and

ǴǴ Potential funding sources and
assistance programs that might
be available for implementing
each project or activity.
While the action matrix identifies
numerous potential partners for
implementing the Comprehensive
Plan, the City of Bristol remains
primarily responsible for all action
items. The listed potential partners demonstrate opportunities for
cooperation, but the action matrix
does not represent a commitment
or responsibility on their behalf. In
addition, new funding sources may
become available or certain programs may be discontinued during
the life of the plan. The City should
continue to explore opportunities for
partnering and funding.
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Stabilize and revitalize
residential areas.

Action Priorities
Each action item has been designated a timing/priority level to aid with
implementation of Plan recommendations. Action item priorities are
broken into three levels including:
1. Actions that are on-going or
capable of being implemented
in the immediate to short term.
Though not necessarily more
important, items listed as “1”
may have an immediate impact
on the community, may be more
easily completed, or may be
necessary actions for longer
term projects to begin.
2. Actions that have secondary
priority and/or include longer
term projects, actions that have
less of a direct impact on quality
of life, and actions that require
other projects be completed
before they can be started.
3. Actions that are similar in scope
to those marked as “2” but are
viewed as longer-term items.
Again, not less important, but
may require additional planning,
are dependent on other actions
or require more complex funding to accomplish.

#

Strategy

Recommendation Action

Timing

Potential Partners

Potential Funding Sources

Commercial & Employment Areas Framework Plan
1

2

3

4

Promote redevelopment and
reinvestment along Bristol's
commercial corridors.

Continue efforts to make
I-81 Exits 5 & 7 the premier
shopping destinations within
the greater Tri Cities area.

Improve the aesthetic
appearance of Bristol’s commercial and industrial areas
and ensure compatibility
with neighboring uses.

Leverage Bristol’s many
unique assets to increase
tourism and visitors to the
city.

Leverage incentives and financing tools to promote
commercial reinvestment along Euclid Avenue, Commonwealth Avenue, West State Street, and Gate City
Highway.

2

Support the creative re-use or redevelopment of the
Bristol Mall utilizing the framework provided in the Land
Use and Development Plan.

2

Beautify and improve the infrastructure of key corridors
and enhance gateway features at key locations to
announce entry into the City of Bristol.

3

Improve pedestrian and cyclist infrastructure along
commercial corridors to increase connectivity between
residents/consumers and local businesses.

Development Community, Property
Owners

#

Strategy

Recommendation Action

5

Maintain Downtown Bristol
as an exciting mixed-use
environment and the cultural, social, and entertainment
heart of the community.

Implement the recommendations of the Downtown
Sub-Area Plan.

National Endowment for the Arts' Visual
Arts and Urban Design programs, Appalachian Regional Commission, Neighborhood Assistance Program, New
Markets Tax Credits, Enterprise Zones,
Assessments for Local Improvements,
Tax Increment Financing (TIF)

Property Owners,
Development Community, Investors

Appalachian Regional Commission,
Neighborhood Assistance Program, New
Markets Tax Credits, Enterprise Zones,
Assessments for Local Improvements,
Tax Increment Financing (TIF), UDA grants

Property Owners,
Businesses Owners,
VDOT

VDOT administered grants and programs

2

Property Owners,
VDOT

VDOT administered grants and programs

Complete the planned phasing of The Falls.

3

Business Owners,
Development Community, Property
Owners

Tax Increment Financing (TIF), Service
Districts, Assessments for Local Improvements, CDBG Funds, Appalachian
Regional Commission, UDA Grants

Undertake the road and utility infrastructure improvements necessary to accommodate future residential
and commercial development associated with The Falls
and spin-off redevelopment.

3

VDOT, BVU

Construction District Grant Program
(CDGP), High-Priority Projects Program
(PPP)

Update the Code of Ordinances to facilitate the transition of the area north of Lee Highway (as identified
on the Future Land Use Map), roughly between Blevins
Road in the west and the railroad right-of-way in the
east, into a master-planned mixed-use development(s)
that can add residential density to the district.

2

Business Owners,
Development Community, Property
Owners, VDOT, BVU

Primarily City Staff Time and Resources

Amend the Code of Ordinances to require on-site
landscaping for all new commercial and industrial development, adequate buffering and screening between
residential neighborhoods and more intense uses, and
screening of industrial storage, dumpsters, and raw
materials from the public right-of-way.

2

Business Owners,
Property Owners,
Development Community

Primarily City Staff Time and Resources

Develop non-binding design guidelines for commercial
corridors and industrial parks that can provide guidance
to developers and architects on new product.

3

Business Owners,
Property Owners,
Development Community

Primarily City Staff Time and Resources

Encourage the transition and redevelopment of
incompatible land use arrangements, as identified
on the Land Use Map, into more compatible land use
arrangements.

2

Business Owners,
Property Owners,
Development Community

Tax Increment Financing (TIF), Service
Districts, Assessments for Local Improvements

Establish a direct route that can efficiently link two major activity generators: The Falls and Downtown Bristol.

3

VDOT, Property
Owners

Tax Increment Financing (TIF), Service Districts, Assessments for Local Improvements,
CDBG Funds, Appalachian Regional Commission, UDA, HB2 programing funds

Enhance marketing campaign to further promote the
advantages and benefits of living, working, doing business in, or visiting Bristol.

1

Property Owners,
Residents & Stakeholders, Chamber of
Commerce, CVB

Primarily City Staff Time and Resources

Continue to support existing programs and events and
develop new events such as community festivals and
holiday events and gatherings recognizing that these
programs and events bring the community together,
foster civic pride, and create a sense of unity.

1

Property Owners,
Residents & Stakeholders

VA Tourism Corp., Service Districts,
Assessments for Local Improvements

6

Facilitate the redevelopment
and/or expansion of underutilized areas identified
on the Future Land Use Map
for office, light industrial, and
business park uses.

Timing

Potential Partners

Potential Funding Sources

2

Bristol, TN, Believe in
Bristol, Business and
Property Owners

National Endowment for the Arts' Visual
Arts and Urban Design programs, Appalachian Regional Commission, Neighborhood Assistance Program, New
Markets Tax Credits, Enterprise Zones,
Assessments for Local Improvements,
Tax Increment Financing (TIF)

Implement the Comprehensive Parking Study and Parking Management Plan for Downtown Bristol.

2

Bristol, TN, Believe in
Bristol, Business and
Property Owners

Primarily City staff time and Resources

Enact historic zoning that can protect Bristol's historic
structures from demolition and significant façade
alterations while encouraging and incentivizing the
adaptive re-use of Bristol's vacant or underutilized
historic structures.

2

Property Owners,
Historic Preservation
Organizations, Development Community,
Believe in Bristol

Federal and State Historic Preservation
Programs

Restore modernized and covered up facades of historic
buildings to their original architectural design.

3

Property Owners,
Historic Preservation
Organizations, Development Community,
Believe in Bristol

Federal and State Historic Preservation
Programs

Review and amend the zoning code to ensure engaging, context appropriate, new infill development.

1

Property Owners,
Development Community

Primarily City staff time

Add public art, including murals and sculptures,
throughout Downtown to improve its unique sense of
place.

3

Property Owners,
Business Owners,
Residents, Art
Community, Bristol
Virginia Public
Schools

National Endowment for the Arts' Visual Arts and Urban Design programs,
Appalachian Regional Commission,
Neighborhood Assistance Program,
Private donations, VA Tourism Corp.

Continue to use the historic Bristol Train Station to host
special events, pop-up events, rotating tenants, and/or
the addition of a small park or plaza. Continue evaluating opportunity for passenger rail use.

3

Property Owners,
Business Owners,
Residents

Tax Increment Financing (TIF), Service
Districts, Assessments for Local Improvements, Neighborhood Assistance
Programs, CDBG Funds

Support the development of lodging, including boutique
hotel(s), within Downtown Bristol.

2

Property Owners,
Development Community, Chamber of
Commerce, CVB

Tax Increment Financing (TIF), Service
Districts, VA Tourism Corp., Appalachian Regional Commission, Tobacco
Commission

Improve pedestrian access by enhancing the striping
of crosswalks, adding crosswalk countdown timers, and
evaluating opportunities for bike lanes and bike parking.

2

Bristol, TN, Believe in
Bristol, Business and
Property Owners

UDA, HB2 programing funds, Virginia
Department of Conservation and
Recreation

Continue to host large-scale music festivals and concerts, such as Rhythm & Roots or traveling acts or major
bands, in the Downtown area.

2

Bristol, TN, Believe in
Bristol, Business and
Property Owners,
Residents, Chamber
of Commerce, CVB

VA Tourism Corp.

Implement the recommendations of the Bob Morrison
Boulevard Sub-Area Plan.

3

Property Owners,
Business Owners,
Development Community

Tax Increment Financing (TIF), Service
Districts, Assessments for Local
Improvements, CDBG Funds, Appalachian Regional Commission, UDA,
Smart Scale funds, Enterprise Zone,
New Markets Tax Credits, Tobacco
Commission

Support the expansion of existing light industrial and
industrial uses in identified transition areas as well as
industry along Old Airport Road, Bonham Road, and
Beacon Road.

3

Property Owners, Stakeholders,
Development Community, EDA

Tax Increment Financing (TIF), Service
Districts, Assessments for Local
Improvements, CDBG Funds, Appalachian Regional Commission, UDA,
Smart Scale funds, Enterprise Zone,
New Markets Tax Credits, Tobacco
Commission
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#

Strategy

Recommendation Action

Timing

Potential Partners

Potential Funding Sources

7

Work to enhance the local
business climate to attract
employment opportunities
as well as diversification of
the tax base.

Develop an Economic Development Strategic Plan

1

Property Owners,
Business Owners,
EDA

Primarily City Staff Time and Resources

Identify target sectors and industries to help focus and
guide business recruitment and retention

1

Business Owners,
Property Owners,
EDA

Primarily City Staff Time and Resources

Market and promote Bristol’s low cost of living, transportation infrastructure, and proactive business climate to
prospective employers.

1

Property Owners,
Business Owners,
EDA, Development
Community, Real
Estate Brokers

Primarily City Staff Time and Resources

Property Owners,
Business Owners,
EDA, Development
Community

Primarily City Staff Time and Resources

Business owners.
EDA

Primarily City Staff Time and Resources

Evaluate opportunities to simplify existing regulatory
and permitting processes to make them more predictable, streamlined, and business-friendly.

1

Host regular meetings that can bring together city staff/
officials and members of the business community to
discuss challenges, share ideas, and answer regulatory
questions.

1

#

Transform the Bob Morrison
Boulevard sub-area into
a hub for innovation and
advanced industries surrounded by healthy, vibrant,
and pedestrian friendly
commercial corridors.

Encourage new infill development along State Street,
particularly underutilized surface parking.

1

2

3

Appalachian Regional Commission,
Neighborhood Assistance Program,
New Markets Tax Credits, Enterprise
Zones, Assessments for Local Improvements, Tax Increment Financing (TIF)

Timing

Potential Partners

Potential Funding Sources

Enhance the Scott Street
district so that it continues
to serve as the primary “civic
campus” for the Bristol, Virginia community, and presents a vibrant, active node
of office workers during
daytime hours.

Implement improvements
to make State Street a
destination and a catalyst for
attracting additional development and investment to
the City of Bristol, Virginia.

Add gateway features, landscaping, decorative signage,
murals, and mosaics to define both Downtown and the
Scott Street district.

2

Property Owners, Development
Community, Believe
in Bristol. Arts Community

National Endowment for the Arts'
Visual Arts and Urban Design programs,
Appalachian Regional Commission,
Neighborhood Assistance Program, New
Markets Tax Credits, Enterprise Zones,
Virginia Outdoors Fund, Recreational Trails
Program, Assessments for Local Improvements, Tax Increment Financing (TIF)

Screen, expand, and improve the Beaver Creek Greenway, connecting it to a regional trail network when
possible.

3

Property Owners, Development Community, Believe in Bristol.
Arts Community

Tax Increment Financing (TIF), UDA
Grants, Recreational Trails Program

Evaluate infrastructure treatments to the at-grade
railroad alignment to provide buffering between pedestrians and the trains, as well as improve the visual
aesthetic of the area.

3

Railroad, Believe in
Bristol

Railroad, Tax Increment Financing (TIF),
CDBG Funds, UDA Grants

Partner and assist in ensuring successful development
of new Downtown hotels and related development.

1

Property Owners, Development
Community, Believe
in Bristol

National Endowment for the Arts'
Visual Arts and Urban Design programs,
Appalachian Regional Commission,
Neighborhood Assistance Program, New
Markets Tax Credits, Enterprise Zones,
Virginia Outdoors Fund, Recreational Trails
Program, Assessments for Local Improvements, Tax Increment Financing (TIF)

Evaluate closing Carter Family Way and/or Stoneman
Family Drive to create outdoor plazas and dining areas
with accompanying lighting, public art etc.

3

Property Owners,
Believe in Bristol

Appalachian Regional Commission,
Neighborhood Assistance Program, New
Markets Tax Credits, Enterprise Zones,
Virginia Outdoors Fund, Recreational Trails
Program, Assessments for Local Improvements, Tax Increment Financing (TIF),
National Endowment for the Arts' Visual
Arts and Urban Design programs,

Create gateway signage entering from the west.

2

Believe in Bristol,
Bristol, TN

Enhance buffers between proposed light industrial
developments and the surrounding residential and
commercials areas

2

Property Owners

Appalachian Regional Commission,
Neighborhood Assistance Programs,
Assessments for Local Improvements,
Tax Increment Financing (TIF)

Provide pedestrian amenities such as paved crosswalks, countdown timers, and signage. Add landscape
improvements including medians and parkway trees

3

VDOT, Property
owners, Development Community

VDOT administered programs

Develop the Corvette Trail into a multi-use trail with a
supporting greenway, connecting residential neighborhoods with Downtown Bristol.

3

Property Owners,
Development Community, Neighborhood Organizations

Virginia Outdoors Fund, Recreational
Trails Program

Promote and support residential units Downtown and
consider incentives targeted to the conversion of office
and/or vacant upstairs space into contemporary, market-rate residential units.

1

Property Owners, Development Community, Believe in Bristol

Tax Increment Financing (TIF), UDA
Grants, Historic Tax Credits

Ensure that development does not encroach on the
existing floodplain and utilize green infrastructure to
mitigate flooding for new and existing developments.

1

Property Owners,
Development Community, Army Corp

Primarily City Staff Time and Resources

Identify potential development groups with experience
renovating and revitalizing historic theaters to consider
potential incentives to redevelop the Cameo Theatre
and bring both film and live events back to the theater.

2

Property Owners, Development
Community, Believe
in Bristol

Primarily Staff Time and Resources

Organize a retention and expansion program to ensure
the continued stability of existing businesses on State
Street and identify a targeted developer recruitment
strategy.

1

Property Owners, Development Community, Believe in Bristol

Primarily Staff Time and Resources

Evaluate feasibility of removing Cumberland Square
Park’s surface parking area as an expansion of Cumberland Square Park, including creating a gateway
entrance at the northeastern corner of Moore and
Cumberland. Important to note that this should be
pursued only if it can be determined that new and/or
reconfigured parking supply can accommodate for the
loss of existing parking.

3

Development Community, Property
Owners, Believe in
Bristol

Tax Increment Financing (TIF), UDA
Grants,

Work to ensure zoning codes and development regulations encourage the City's vision for the area

1

Development Community, Property Owners, Believe in Bristol

Primarily Staff Time and Resources

3
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Recommendation Action

Downtown Sub-area Plan

Bob Morrison Boulevard Sub-area Plan
1

Strategy
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Implementation

Define Cumberland Square
as the heart of Bristol’s
urban experience for locals,
providing housing, lower
density neighborhood retail
and services, as well as open
space, public plazas, and
access to trail networks.

#

Strategy

Recommendation Action

Timing

Potential Partners

Potential Funding Sources

#

Transportation & Mobility Plan
1

2

3

4

Ensure the safe and efficient
navigation and connectivity
of the City’s road network

Strategy

Recommendation Action

Timing

Potential Partners

Potential Funding Sources

Community Facilities & Infrastructure Plan

Plan and work cooperatively with the Commonwealth
of Virginia, Washington County, Bristol, TN, and Bristol
MPO on improvements to Bristol’s roadways, balancing
regional priorities with local objectives.

1

Budget for on-going maintenance and repairs of City
owned streets and bridges as part of a comprehensive
Capital Improvement Plan.

1

Designate, and reinforce with appropriate infrastructure,
Martin Luther King, Jr. Boulevard as the connecting link
to Downtown from Lee Highway and The Falls.

2

VDOT, Commonwealth of Virginia,
Washington County,
Bristol, TN, Bristol
MPO

FAST Act Funds, TIGER grants. Construction District Grant Program (CDGP),
High-Priority Projects Program (HPPP),
UDA Grants

VDOT, Commonwealth of Virginia,
Washington County,
Bristol, TN, Bristol
MPO

FAST Act Funds, TIGER grants. Construction District Grant Program (CDGP),
High-Priority Projects Program (HPPP),
UDA Grants. Tax Increment Financing
(TIF)

Property Owners,
Business Owners.
VDOT

FAST Act Funds, TIGER grants. Construction District Grant Program (CDGP),
High-Priority Projects Program (HPPP),
UDA Grants, Tax Increment Financing
(TIF)

1

2

Provide for and support the
provision of, community
facilities and services that
strengthen the quality of life
and public health and safety

Conduct a comprehensive needs assessment for
all City buildings, equipment, vehicles, facilities, and
properties

1

All City Departments

Primarily City Staff and Resources;
State and Federal funding as appropriate for specific municipal service

Work closely with Virginia Intermont College to creatively repurpose the vacant campus for a new higher
education user.

1

Virginia Intermont
College

Appalachian Regional Commission,
Tax Increment Financing (TIF), UDA
Grants

Align all new development
with infrastructure providers
to ensure adequate capacity

Coordinate with utility and service providers such as
BVU to establish an inventory and assessment of local
infrastructure capacity, with regular updates to maintain
a clear understanding of infrastructure needs in Bristol.

1

BVU

Primarily Staff Time and Resources

Develop a Parks and Recreation Master Plan that can
establish a vision for the park’s system, assess quality of
existing facilities, forecast park needs over the course
of the next ten years, prioritize expansions, and identify
needed site improvements.

2

Virginia Department
of Conservation and
Recreation, Property
Owners, Residents
Development
Community, Stakeholders

Virginia Outdoors Fund, Recreational
Trails Program, UDA Grants. Appalachian Regional Commission

Explore opportunities for new mini-parks or neighborhood parks in older, developed neighborhoods.

2

Property Owners,
Residents

Virginia Outdoors Fund, Recreational
Trails Program, UDA Grants. Appalachian Regional Commission

Parks, Open Space & Environmental Features Plan
1

Ensure Bristol’s residents
have equitable access to
city parks and open space,
expanding the park network,
where necessary.

Upgrade Lee Highway infrastructure to provide additional traffic capacity associated with The Falls and
adjacent redevelopment areas.

1

Property Owners,
Business Owners.
VDOT

FAST Act Funds, TIGER grants. Construction District Grant Program (CDGP),
High-Priority Projects Program (HPPP),
UDA Grants, Tax Increment Financing
(TIF)

Work with business owners along commercial corridors to reduce the number of curb cuts and improve
cross-access

3

Property Owners,
Business Owners.
VDOT

FAST Act Funds, Construction District
Grant Program (CDGP), High-Priority
Projects Program (HPPP), UDA Grants.
Tax Increment Financing (TIF)

Provide safe and reliable
fixed-route and demand
responsive transit services
that meets the transportation needs of Bristol, Virginia
residents.

Implement the recommendations within the City’s Transit Development Plan and ensure that the provision of
transit services are accessible to all population groups
within the City of Bristol, VA.

1

VDOT, BTT, BVT

FAST Act, Safe Routes to School (SRTS)
Funds, Construction District Grant
Program (CDGP), High-Priority Projects
Program (HPPP), UDA Grants

Continue to plan and budget for expansion or improvement of existing parks.

2

Virginia Department
of Conservation and
Recreation

Virginia Outdoors Fund, Recreational
Trails Program, UDA Grants. Appalachian Regional Commission

Evaluate opportunities to develop a shared-use program with the Bristol, VA Public Schools that allows residents to use school fields, playgrounds, and recreational
amenities during non-school hours.

2

BVPS

Virginia Outdoors Fund, Recreational
Trails Program, UDA Grants. Appalachian Regional Commission

Support and enhance the
City’s rail network.

Proactively lobby for extension of Amtrak passenger rail
service to Bristol.

1

Amtrak, VDOT

FAST Act, Construction District Grant
Program (CDGP), High-Priority Projects
Program (HPPP)

Promote the addition of new public gathering spaces,
pocket parks, and plazas.

2

Property Owners,
Residents

Virginia Outdoors Fund, Recreational
Trails Program, UDA Grants. Appalachian Regional Commission

Continue to work with Norfolk Southern and VDOT to
ensure rail crossings are safe, properly maintained, or
improved whenever necessary.

1

Norfolk Southern,
VDOT

FAST Act, Safe Routes to Schools Funds,
Construction District Grant Program
(CDGP), High-Priority Projects Program
(HPPP)

3

Property Owners,
Residents, Development Community,
VDOT

Virginia Outdoors Fund, Recreational
Trails Program, UDA Grants. Appalachian Regional Commission

Require sidewalks in all new developments along key
corridors, in Downtown, within large planned developments, and subdivisions.

3

Development Community, Property
Owners

FAST Act, Safe Routes to School (SRTS)
Funds, Tax Increment Financing (TIF),
UDA Grants

In conjunction with transportation improvements, establish a long-term connectivity program that identifies
needed sidewalks and trails, and prioritizes projects
based on prospective impacts such as ease of completion, cost, and benefit to residents.

3

Develop a continuous trail, sidewalk, and/or path network between Downtown and Sugar Hollow Park along
or near Beaver Creek.

3

Development Community, Property
Owners

Virginia Outdoors Fund, Recreational
Trails Program, UDA Grants

Develop a continuous trail, sidewalk, and/or path network between Downtown and Sugar Hollow Park along
or near Beaver Creek.

Property Owners,
Residents, Development Community,
VDOT

Virginia Outdoors Fund, Recreational
Trails Program, UDA Grants. Appalachian Regional Commission

1

Development Community, Property
Owners

Primarily City Staff Time and Resources

Pursue opportunities to connect Sugar Hollow Park
and Clear Creek Golf Course to residential areas to the
southwest.

3

Establish a long-term connectivity program that identifies needed sidewalks and trails, and prioritizes projects
based on prospective impacts such as safety, ease of
completion, cost, and benefit to residents.

Property Owners,
Residents, Development Community

Virginia Outdoors Fund, Recreational
Trails Program, UDA Grants. Appalachian Regional Commission

Develop the “Corvette Greenway” proposed within the
Bob Morrison Boulevard Sub-Area Plan.

3

Utilize existing waterways or open space corridors to
establish dedicated greenways connected with recreational trails.

3

Development Community, Property
Owners

Virginia Outdoors Fund, Recreational
Trails Program, UDA Grants

Property Owners,
Residents, Development Community

Virginia Outdoors Fund, Recreational
Trails Program, UDA Grants. Appalachian Regional Commission

Establish a well-connected
network of sidewalks, pathways, and trails that increase
the safety and desirability of
walking and biking.

2

Provide a network of pedestrian connections between
neighborhoods, parks, and
recreational destinations.
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